
Southern Nevada Trades High School
Multi-year Projection
As of Dec FY2025

Year 1 Year 2 Year 3
2024-25 2025-26 2026-27

SUMMARY
Revenue

Revenue from Local Sources 1,010,113     300,000        200,000        
State Revenue 2,216,635     3,415,663     4,400,110     
Federal Revenue 601,258        315,900        388,800        

Total Revenue 3,828,006     4,031,563     4,988,910     

Expenses
Personnel Services-Salaries 1,224,703     1,469,097     1,713,479     
Personnel Services-Employee Benefits 559,299        728,831        862,798        
Professional and Tech Services 237,183        271,840        291,814        
Property Services 925,453        1,078,613     1,280,994     
Other Services 279,873        106,830        122,276        
Supplies 585,855        371,899        440,005        
Depreciation Expense 1,661            -                    -                    
Debt Service and Miscellaneous 10,772          -                    -                    

Total Expenses 3,824,799     4,027,110     4,711,366     

Operating Income 3,207            4,453            277,544        

Fund Balance
Beginning Balance (Unaudited) (633,190)       (629,983)       (625,530)       
Audit Adjustment
Beginning Balance (Audited) (633,190)       (629,983)       (625,530)       
Operating Income 3,207            4,453            277,544        

Ending Fund Balance (629,983)       (625,530)       (347,986)       

Total Revenue Per ADE 20,581          12,405          12,472          

Total Expenses Per ADE 20,563          12,391          11,778          

Operating Income Per ADE 17                 14                 694               

Fund Balance as a % of Expenses -16% -16% -7%
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Key Assumptions

Total ADE 186               325               400               



Southern Nevada Trades High School
Multi-year Projection
As of Dec FY2025

Year 1 Year 2 Year 3
2024-25 2025-26 2026-27

REVENUE

Revenue from Local Sources

1500 Investment Income 450               -                    -                    

1900 Other Local Revenue 5                   -                    -                    

1920 Contributions and Donations From Private Sources 1,008,340     300,000        200,000        

1980 Refund of Prior Year's Expenditures 1,318            -                    -                    

SUBTOTAL - Revenue from Local Sources 1,010,113     300,000        200,000        

Intermediate Revenue Sources
SUBTOTAL - Intermediate Revenue Sources -                    -                    -                    

State Revenue

3110.201 PCFP - Base Funding 1,751,004     3,151,337     3,994,925     

3200 State Funds & Grants-in-Aid 297,959        -                    -                    

3254 PCFP - ELL 29,652          53,988          94,888          

3255 PCFP - FRL 75,780          75,780          75,780          

3270 State SpEd 62,240          134,559        234,517        

SUBTOTAL - State Revenue 2,216,635     3,415,663     4,400,110     

Federal Revenue

4500.633 Title I 37,943          73,125          90,000          

4500.639 IDEA 18,735          32,500          40,000          

4500.658 Title III-LEP 1,691            7,150            8,800            

4500.661 CSP 409,000        -                    -                    

4500.688 McKinney Vento Homeless Education Funds 190               -                    -                    

4500.709 Title II -                    16,250          20,000          

4500.742 ESSER III 5,699            -                    -                    

4500.802 NSLP 128,000        186,875        230,000        

SUBTOTAL - Federal Revenue 601,258        315,900        388,800        

TOTAL REVENUE 3,828,006     4,031,563     4,988,910     
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Year 1 Year 2 Year 3
2024-25 2025-26 2026-27

EXPENSES

Personnel Services-Salaries

101 Salaries-Teachers 729,203        908,787        1,036,963     

102 Salaries-Instructional Aides 40,000          40,800          81,616          

104 Salaries-Licensed Administration 94,500          96,390          98,318          

105 Salaries-Non-licensed Administration 212,000        216,240        220,565        

106 Salaries-Other Licensed Staff 67,000          128,340        195,907        

107 Salaries-Other Classified/Support Staff 82,000          78,540          80,111          

SUBTOTAL - Personnel Services-Salaries 1,224,703     1,469,097     1,713,479     

Personnel Services-Employee Benefits

210 Employee Benefits - Group Insurance 121,800        152,250        185,441        

220 Employee Benefits - Social Security Contributions 310               -                    -                    

230 Employee Benefits - Retirement Contributions 382,983        511,297        600,535        

240 Employee Benefits - Medicare Payments 17,758          21,302          24,845          

260 Employee Benefits - Unemployment Compensation 25,584          31,168          37,142          

270 Employee Benefits - Workers Compensation 10,864          12,814          14,834          

SUBTOTAL - Personnel Services-Employee Benefits 559,299        728,831        862,798        

Professional and Tech Services

310 Office/Administrative Services 4,464            4,575            4,689            

320 Professional Educational Services 66,691          112,775        126,175        

331 Training & Development Services - Teachers 10,000          10,250          10,506          

340 Other Professional Services 32,125          37,303          38,236          

340.1 Business Service Fees 70,000          74,200          78,652          

345 Marketing Services 35,791          30,000          30,750          

350 Technical Services 15,442          -                    -                    

352 Other Technical Services 2,670            2,737            2,805            

SUBTOTAL - Professional and Tech Services 237,183        271,840        291,814        

Property Services

410 Utility Services 52,800          58,080          63,888          

411 Water and Sewer 12,000          13,200          14,520          
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421 Garbage and Disposal 14,400          14,760          15,129          

422 Janitorial and Custodial Services 6,283            6,440            6,601            

430 Repairs and Maintenance Services 35,000          35,000          10,000          

441 Rent - Land and Building 779,159        926,004        1,145,099     

443 Rentals of Computers and Related Equipment 14,760          15,129          15,507          

450 Construction Services 972               -                    -                    

490 Other Purchased Property Services 10,079          10,000          10,250          

SUBTOTAL - Property Services 925,453        1,078,613     1,280,994     

Other Services

519 Student Transportation 180,000        -                    -                    

522 Liability Insurance 49,335          37,769          41,545          

531 Postage 150               150               154               

535 Phone & internet services 6,600            7,260            7,986            

540 Advertising 6,500            6,500            6,500            

550 Printing and Binding 1,000            1,000            1,025            

570 Food Service Management 14,400          14,760          15,129          

591 CS Sponsor Fee (1.25% of PCFP) 21,888          39,392          49,937          

SUBTOTAL - Other Services 279,873        106,830        122,276        

Supplies

610 General Supplies 43,646          32,500          41,000          

612 Non-capitalized equipment 192,000        16,250          20,500          

630 Food 147,541        212,175        264,758        

641 Textbooks 107,000        50,000          51,250          

650 Supplies-Information Technology-related - General 70,328          35,000          35,875          

651 Supplies - Technology - Software 20,340          20,849          21,370          

653 Web-based and similar programs 5,000            5,125            5,253            

SUBTOTAL - Supplies 585,855        371,899        440,005        

Depreciation Expense

790 Depreciation 1,661            -                    -                    

SUBTOTAL - Depreciation Expense 1,661            -                    -                    
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Debt Service and Miscellaneous

810 Dues and Fees 1,400            -                    -                    

832 Interest 500               -                    -                    

890.1 Miscellaneous Expenditures -  Prior Year Expenses 8,872            -                    -                    

SUBTOTAL - Debt Service and Miscellaneous 10,772          -                    -                    

Other Items - Expense
SUBTOTAL - Other Items - Expense -                    -                    -                    

TOTAL EXPENSES 3,824,799     4,027,110     4,711,366     



 
 

Southern Nevada Trades High School 

 

February 11, 2025 

To: Katherine Broughton, SPCSA 

Re: Short and Long Term Debt 

 

The only debt Southern Nevada Trades High School has outside of our facility lease is a 
copier lease for $1234.00 for 38 months and a consulting agreement with ACE for $25,000 
annual fee for 2024-25 and 2025-25.  ACE is deferring these payments until the school is 
fully enrolled. 

Sincerely, 

 

Julie Carver 

Executive Director 

Southern Nevada Trades High School 

 

  



 
SNTHS Donors 

ABG $500.00  
ACM $1,000.00 
Alpha Landscape  $5,000.00  
Avanti $25,000.00 
Battle Born Specialties  $2,500.00  
Beazer $100,000.00 
Bill Laub $500.00 
Builders FirstSource  $30,000.00  
Building Science & Beer, Kansas City $3000.00 
Cashman Equipment Company $5,000.00 
Classic Door & Trim $500.00  
Closets Las Vegas $5,000.00  
Commission on Construction Education $284,000.00 
Cooper Roofing and Solar $100,000.00  
Coronado Concrete $3,000.00  
Daniel Ibarra $1,000.00 
Desert Concrete, Framing, Plastering & Steel $8,000.00  
Distinctive Insurance $10,000.00  
DR Horton $25,000.00 
Edgewater Custom Pools & Landscaping $10,000.00  
Enix Mechanical $10,000.00  
Federal Charter Schools Program  $1,500,000.00 
Focus Plumbing $28,000.00 
Frazee Paint $1,000.00  
Frosty Heating and AC $1,000.00 
Google $100,000.00 
Gothic Landscaping $2,500.00  
Hearth & Home Specialties $14,000.00  
Howard Hughes $11,000.00  
Hirschi Companies $100,000.00 
ISI Design & Installation Solutions $30,000.00  
Jennifer L Page Foundation $5,000.00 
JMAC Plumbing and AC $10,000.00  
KB Home $25,000.00 
Kelly Kwasniewski $1,000.00 
KTGY Group $2,000.00  
Lennar Foundation $250,000.00 
Lewis Properties $2,000.00 
LGI Homes Group LLC $5,000.00 



 
Longboard $5,000.00 
Mitsubishi $12,500.00  
Nevada Builders Foundation 
Nevada Stairs Inc 

$3000.00 
$2,500.00  

Nevada Subcontractors Association $100,000.00  
NRCGA $2100.00 
Opportunity180 $100,000.00 
Patriot Framing  $5,000.00  
PowerHouse Plaster $10,000.00 
Pulte Group $50,000.00  
Red Rock Insulation $15,000.00  
Rew Materials $5,000.00 
Robertsons Ready Mix $12,500.00  
Sandra Roche $500.00 
Say it with Style Promos $500.00 
Sierra Air $5,000.00  
Silver Lake Construction $140,000.00 
Southern Nevada Concrete & Aggregates 
Assoc. 

$60,000.00  

Southern Nevada International Code Council $125,000.00  
Southwest Gas $10,000.00 
SonRay Construction $6,000.00  
Southern Nevada Home Builders Association $340,000.00 
Storage One  $5,000.00  
Suzanne Lea $100.00 
Taylor Morrission 
Toll Brothers 

$3500.00 
$17,500.00  

Tri Pointe Homes $15,000.00 
WestCor $6,000.00  
Woodside Homes $5,000.00  
World Wide Safety $10,000.00 
TOTAL $3,788,200.00 

 

 



 
 

Southern Nevada Trades High School 

 

February 11, 2025 

 

To: Katherine Broughton, SPCSA 

Re: Other Revenue  

 

In 2024, SNTHS received $752,959.92 in private contributions and a $100,000 Year Zero 
grant from Opportunity 180.  Additionally, we received $109,000 from the Commission 
on Construction Education which is reflected as state income. In 2025, we have 
budgeted $1,010,113 in private contributions and have also received $175,000 from the 
Commission on Construction Education.  In 2025-26, we are budgeting $300,000 in 
private contributions and in 2026-27 we are budgeting $200,000 in private contributions.   

 

Our full list of donors is included below and available on our website at: 
https://www.snvtradeshighschool.org/completedonorlist 

 

Sincerely, 

 

Julie Carver 

Executive Director 

Southern Nevada Trades High School 

 

  

https://www.snvtradeshighschool.org/completedonorlist


 
SNTHS Donors 

ABG $500.00  
ACM $1,000.00 
Alpha Landscape  $5,000.00  
Avanti $25,000.00 
Battle Born Specialties  $2,500.00  
Beazer $100,000.00 
Bill Laub $500.00 
Builders FirstSource  $30,000.00  
Building Science & Beer, Kansas City $3000.00 
Cashman Equipment Company $5,000.00 
Classic Door & Trim $500.00  
Closets Las Vegas $5,000.00  
Commission on Construction Education $284,000.00 
Cooper Roofing and Solar $100,000.00  
Coronado Concrete $3,000.00  
Daniel Ibarra $1,000.00 
Desert Concrete, Framing, Plastering & Steel $8,000.00  
Distinctive Insurance $10,000.00  
DR Horton $25,000.00 
Edgewater Custom Pools & Landscaping $10,000.00  
Enix Mechanical $10,000.00  
Federal Charter Schools Program  $1,500,000.00 
Focus Plumbing $28,000.00 
Frazee Paint $1,000.00  
Frosty Heating and AC $1,000.00 
Google $100,000.00 
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Howard Hughes $11,000.00  
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JMAC Plumbing and AC $10,000.00  
KB Home $25,000.00 
Kelly Kwasniewski $1,000.00 
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Longboard $5,000.00 
Mitsubishi $12,500.00  
Nevada Builders Foundation 
Nevada Stairs Inc 

$3000.00 
$2,500.00  

Nevada Subcontractors Association $100,000.00  
NRCGA $2100.00 
Opportunity180 $100,000.00 
Patriot Framing  $5,000.00  
PowerHouse Plaster $10,000.00 
Pulte Group $50,000.00  
Red Rock Insulation $15,000.00  
Rew Materials $5,000.00 
Robertsons Ready Mix $12,500.00  
Sandra Roche $500.00 
Say it with Style Promos $500.00 
Sierra Air $5,000.00  
Silver Lake Construction $140,000.00 
Southern Nevada Concrete & Aggregates 
Assoc. 

$60,000.00  

Southern Nevada International Code Council $125,000.00  
Southwest Gas $10,000.00 
SonRay Construction $6,000.00  
Southern Nevada Home Builders Association $340,000.00 
Storage One  $5,000.00  
Suzanne Lea $100.00 
Taylor Morrission 
Toll Brothers 

$3500.00 
$17,500.00  

Tri Pointe Homes $15,000.00 
WestCor $6,000.00  
Woodside Homes $5,000.00  
World Wide Safety $10,000.00 
TOTAL $3,788,200.00 

 

 



Month Rent Abated Rent Net Rent Due
8/1/2023 42,121.15       (42,121.15)      -                   
9/1/2023 42,121.15       (42,121.15)      -                   

10/1/2023 42,121.15       (42,121.15)      -                   
11/1/2023 42,121.15       (42,121.15)      -                   
12/1/2023 42,121.15       -                   42,121.15       

1/1/2024 42,121.15       -                   42,121.15       
2/1/2024 42,121.15       -                   42,121.15       
3/1/2024 42,121.15       -                   42,121.15       
4/1/2024 42,121.15       -                   42,121.15       
5/1/2024 42,121.15       -                   42,121.15       
6/1/2024 42,121.15       -                   42,121.15       
7/1/2024 42,121.15       -                   42,121.15       
8/1/2024 81,821.19       (81,821.19)      -                   
9/1/2024 81,821.19       (81,821.19)      -                   

10/1/2024 81,821.19       -                   81,821.19       
11/1/2024 81,821.19       -                   81,821.19       
12/1/2024 81,821.19       -                   81,821.19       

1/1/2025 81,821.19       -                   81,821.19       
2/1/2025 81,821.19       -                   81,821.19       
3/1/2025 81,821.19       -                   81,821.19       
4/1/2025 81,821.19       -                   81,821.19       
5/1/2025 81,821.19       -                   81,821.19       
6/1/2025 81,821.19       -                   81,821.19       
7/1/2025 81,821.19       -                   81,821.19       
8/1/2025 84,275.83       (84,275.83)      -                   
9/1/2025 84,275.83       (84,275.83)      -                   

10/1/2025 84,275.83       -                   84,275.83       
11/1/2025 84,275.83       -                   84,275.83       
12/1/2025 84,275.83       -                   84,275.83       

1/1/2026 84,275.83       -                   84,275.83       
2/1/2026 84,275.83       -                   84,275.83       
3/1/2026 84,275.83       -                   84,275.83       
4/1/2026 84,275.83       -                   84,275.83       
5/1/2026 84,275.83       -                   84,275.83       
6/1/2026 84,275.83       -                   84,275.83       
7/1/2026 84,275.83       -                   84,275.83       
8/1/2026 86,804.10       -                   86,804.10       
9/1/2026 86,804.10       -                   86,804.10       

10/1/2026 86,804.10       -                   86,804.10       
11/1/2026 86,804.10       -                   86,804.10       
12/1/2026 86,804.10       -                   86,804.10       

1/1/2027 86,804.10       -                   86,804.10       
2/1/2027 86,804.10       -                   86,804.10       



3/1/2027 86,804.10       -                   86,804.10       
4/1/2027 86,804.10       -                   86,804.10       
5/1/2027 86,804.10       -                   86,804.10       
6/1/2027 86,804.10       -                   86,804.10       
7/1/2027 86,804.10       -                   86,804.10       
8/1/2027 89,408.22       -                   89,408.22       
9/1/2027 89,408.22       -                   89,408.22       

10/1/2027 89,408.22       -                   89,408.22       
11/1/2027 89,408.22       -                   89,408.22       
12/1/2027 89,408.22       -                   89,408.22       

1/1/2028 89,408.22       -                   89,408.22       
2/1/2028 89,408.22       -                   89,408.22       
3/1/2028 89,408.22       -                   89,408.22       
4/1/2028 89,408.22       -                   89,408.22       
5/1/2028 89,408.22       -                   89,408.22       
6/1/2028 89,408.22       -                   89,408.22       
7/1/2028 89,408.22       -                   89,408.22       



LEASE AGREEMENT 

by and between 

RED HOOK CAPITAL PARTNERS IV LLC, 
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SOUTHERN NEVADA TRADES HIGH SCHOOL,  
a Nevada non-profit corporation 
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LEASE AGREEMENT 

1. Basic Provisions. 

1.1 Parties.  This Lease Agreement, together with all exhibits attached hereto that are 
expressly incorporated herein (this “Lease”), dated as of June 27, 2022 (the “Effective Date”), is 
made by and between RED HOOK CAPITAL PARTNERS IV LLC, a Delaware limited 
liability company (“Lessor”), and SOUTHERN NEVADA TRADES HIGH SCHOOL, a 
Nevada non-profit corporation (“Lessee”) (Lessor and Lessee being sometimes referred to herein 
collectively as the “Parties” and individually a “Party”).  Lessee is entering into this Lease to 
provide for the use and occupation of the Premises (as defined below) by a school (the “School”) 
and to be operated by Lessee. 

1.2 Premises. The property consisting of: (i) the land, the building(s), and adjacent 
common areas (collectively, the “Building”) located at 1580 Bledsoe Lane, Las Vegas, Nevada, 
and (ii) any adjacent identified surface parking lots (the “Parking Lots”) (together with the 
Building, collectively, the “Premises), and which are more particularly described on Exhibit A 
attached hereto.  Lessee shall have exclusive use of the entire Building, its common areas, and 
the Parking Lots (see also Section 2 below).   

1.3 Term; Lessee Termination Right.The term of this Lease shall commence on the 
date that Lessor delivers to Lessee the Premises (the “Commencement Date”) and shall end on 
the date that is twenty-five (25) years thereafter (as applicable, the “Initial Term”) (or such 
other later date if Lessee exercises any extension option) (such date, as it may be extended, the 
“Expiration Date”).  (See also Section 3 below).  If Lessor does not deliver to Lessee possession 
of the Premises on or before the anticipated Commencement Date or any other date, Lessor shall 
not be subject to any liability, nor shall the validity of this Lease, nor the obligations of Lessee 
hereunder be affected, but the Commencement Date shall be tolled until Lessor delivers to 
Lessee possession of the Premises.  For the purposes of this Lease, “Lease Year” shall mean the 
twelve (12) month period commencing on the Commencement Date, and on each anniversary of 
the Commencement Date (or portion thereof ending on the Expiration Date). 

(b) During the Initial Term and any extension thereof, Lessee shall be 
responsible, at its sole cost and expense, for obtaining and maintaining any education-related 
approvals necessary for its contemplated operations hereunder (collectively, the “Charter 
Approvals”), and this Lease shall remain in full force and effect if Lessee fails to obtain and 
maintain any such Charter Approvals. 

1.4 Extension Option. Lessee shall have two (2) options to extend the Initial Term, 
the first (1st) for five (5) years and the second (2nd) for four (4) years, eleven (11) months (such 
extension terms, collectively, the “Extension Term” and, collectively with the Initial Term, if 
the Extension Term is applicable, the “Term”) upon at least twelve (12) months’ notice to 
Lessor and with the Rent during the Extension Term to be determined pursuant to Section 6 
below. 
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1.5 Rent. The base rent (“Base Rent”) for the Initial Term will commence on the 
Commencement Date and be determined and subject to the escalations set forth in Exhibit B 
attached hereto (see also Section 5, below). 

1.6 Security Deposit.  Lessee shall deliver to Lessor a Security Deposit in the initial 
amount of one (1) month of Base Rent, as determined in accordance with Exhibit B.  Lessee 
shall deliver one-half (1/2) of the initial Security Deposit concurrently with its execution and 
delivery of this Lease, and Lessee shall deliver to Lessor the remaining one-half (1/2) of the 
initial Security Deposit on or before the Commencement Date.  On the second anniversary of the 
Commencement Date, the Security Deposit shall be increased to an amount equal to two (2) 
months’ Base Rent, and on or before the second anniversary of the Commencement Date, Lessee 
shall deliver to Lessor the remainder of the Security Deposit.  Upon the occurrence of any event 
of default by Lessee, Lessor may, from time to time, without prejudice to any other remedy 
provided herein or provided by law, apply the Security Deposit to the extent necessary to make 
good any arrears of Rent and any other damage, injury, expense or liability caused to Lessor by 
such event of default; and in such event, Lessee shall pay to Lessor on demand the amount so 
applied in order to restore the Security Deposit to its original amount.  Lessee specifically waives 
the provisions of any statute that would prevent Lessor from applying the Security Deposit in 
accordance with this Section 1.6.  The Security Deposit shall be held by Lessor without liability 
for interest and as security for the performance by Lessee of Lessee's covenants and obligations 
under this Lease, it being expressly understood that the Security Deposit shall not be considered 
an advance payment of Rent or a measure of Lessor's damages in case of default by Lessee.  
Lessor may commingle the Security Deposit with Lessor's other funds.  Lessor may, without 
prejudice to any other remedy, use the Security Deposit to the extent necessary to make good any 
Rent delinquencies or to satisfy any other covenant or obligation of Lessee hereunder; and 
following any such application of the Security Deposit, Lessee shall pay to Lessor on demand the 
amount so applied in order to restore the Security Deposit to its full amount.  No part of the 
Security Deposit shall be considered to be held in trust, to bear interest, or to be prepayment for 
any monies to be paid by Lessee under this Lease.  Subject to the foregoing, within thirty (30) 
days after Lessee (i) has surrendered the Premises to Lessor (which, Lessor and Lessee agree, 
includes turning over to Lessor's representative all keys to the Premises), and (ii) has provided 
Lessor with a forwarding address, Lessor shall return to Lessee the portion of the Security 
Deposit remaining after deducting all damages, charges and other amounts permitted by the 
terms of this Lease and applicable law.  Lessee acknowledges and agrees that if Lessee has 
breached this Lease before or during Lessee's surrendering the Premises to Lessor, then Lessor 
shall be entitled to deduct from the Security Deposit being returned to Lessee (if any) all 
damages and losses that Lessor has suffered or that Lessor reasonably estimates that it will suffer 
as a result of such breach of this Lease by Lessee.  Lessee hereby waives the provisions of any 
applicable law with respect to the Security Deposit and agrees that the provisions of this Section 
1.6 shall govern the treatment of Lessee's Security Deposit in all respects for this Lease.  If 
Lessor transfers its interest in the Premises during the term of this Lease, Lessor may assign the 
Security Deposit to the transferee; and upon such transfer and the transferee's acknowledgement 
of responsibility to Lessee for the Security Deposit (which acknowledgement will be deemed to 
have been effected if the transferee assumes the obligations of the Lessor under this Lease, i.e., 
even without a specific mention of the Security Deposit), Lessor shall thereafter have no further 
liability for the return of the Security Deposit.
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1.7 Real Estate Brokers.  There are no real estate brokers associated with this 
transaction. Lessee hereby represents and warrants to Lessor that Lessee has not dealt with any 
broker or finder or real estate licensee acting in their capacity as broker or finder or real estate 
licensee in connection with this Lease.  Lessee shall protect, indemnify, defend and hold 
harmless Lessor from any and all damages, liabilities, losses, costs, or expenses (including, 
without limitation, reasonable attorneys’ fees and costs) that Lessor may incur or sustain from a 
claim for a commission, broker’s fee, finder’s fee, or other similar compensation by any party 
claiming by, through or under Lessee with respect to this Lease.  

2. Premises. 

2.1 Letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, 
the Premises, for the Term, at the Rent (as defined below) and upon and subject to all of the 
terms, covenants and conditions set forth in this Lease. 

2.2 Condition of Premises. Subject to Sections 2.3 and 2.4, below, the Premises are 
leased “AS IS, WHERE IS, WITH ALL FAULTS AND DEFECTS,” with Lessee accepting all 
faults and defects, if any; and Lessor makes no warranty of any kind, express or implied, with 
respect to the Premises (without limitation, Lessor makes no warranty as to the habitability, 
fitness or suitability of the Premises for a particular purpose, nor as to compliance with any laws, 
rules or regulations, nor as to the absence of any toxic or otherwise hazardous substances). 

2.3 Compliance. If any applicable building codes, applicable laws, covenants or 
restrictions of record, regulations, and ordinances (collectively, the “Applicable 
Requirements”) require, during the Term, the maintenance or repair of the Building’s 
foundation, outer walls or structural components of the Building, Lessor hereby agrees to 
undertake and complete such maintenance or repair (each, a “Capital Expenditure”), provided 
that the costs therefor shall be deemed “Expenses” (as defined below) hereunder.  

2.4 Acknowledgements. Lessee acknowledges that its acceptance of the Premises on 
the Commencement Date shall be conclusive evidence that it has made all investigations and 
inspections as it deems necessary with respect to the suitability of the Premises as it relates to 
Lessee’s occupancy thereof and the Premises’ compliance with Applicable Requirements, and 
Lessee will have satisfied itself as to all such matters on the Commencement Date.   

2.5 School Approvals. Lessee shall be responsible, at its sole cost and expense, for 
obtaining its school charter for operation of the School at the Premises (the “Charter”) and 
obtaining and maintaining any other approvals necessary for its contemplated operations 
hereunder.  Notwithstanding the foregoing, if Lessee fails to obtain the Charter by September 30, 
2022 (the “Charter Deadline”), then Lessee may terminate this Lease by (i) providing written 
notice to Lessor by the Charter Deadline, and (ii) reimbursing Lessor for all of Lessor’s actual, 
out-of-pocket costs and expenses incurred in connection with this Lease, the Purchase 
Agreement, Lessor’s due diligence investigations of the Premises, pursuit of any entitlements for 
the Premises, and the design and anticipated construction of any tenant improvements hereunder 
(including, without limitation, attorneys’ fees) within fifteen (15) business days after Lessee’s 
receipt of reasonable supporting documentation therefor.  Following full reimbursement of 
Lessor’s costs and expenses as required hereunder, this Lease shall terminate and be of no further 
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force or effect, the Security Deposit (or portion thereof that has not been applied by Lessor 
hereunder) shall be returned to Lessee, and neither party shall have any further rights or 
obligations hereunder, except for those that expressly survive the termination of this Lease.  If 
Lessee fails to provide to Lessor a written notice of Lease termination by the Charter Deadline, 
or if Lessee obtains the Charter prior to the Charter Deadline, then Lessee’s termination right 
hereunder shall be null and void. 

3. Term. 

3.1 Term. The Commencement Date, Expiration Date and Term of this Lease are as 
specified in Section 1.3. 

4. Expenses. 

4.1 Expenses. Lessee shall be responsible for all Expenses (as defined herein below 
or elsewhere in this Lease), which Lessee shall pay to Lessor within thirty (30) days after 
receiving a statement from Lessor itemizing (with reasonable description) all charges included 
thereon. Except as otherwise provided herein, all Base Rent shall be absolutely net to Lessor so 
that this Lease shall yield net to Lessor the Base Rent to be paid each month during the Term and 
Lessee shall pay either directly or as reimbursement to Lessor for all costs, expenses and 
obligations of every kind or nature whatsoever relating to the Premises which may arise or 
become due during the Term, including, without limitation, all costs and expenses of operation, 
maintenance and repairs, utilities, insurance and taxes relating to the Premises.   

“Expenses” shall mean all costs and expenses of the ownership, operation, maintenance, 
repair or replacement, and insurance of the Premises, as determined by standard accounting 
practices, including, by way of illustration only, and not by way of limitation, to the extent they 
apply to the Premises: 

(i) Gross receipts taxes, whether assessed against Lessor or assessed 
against Lessee and collected by Lessor; 

(ii) Water, sewage, and waste or refuse removal charges; 

(iii) Gas, electricity, telephone and other utilities; 

(iv) Air conditioning and heating; 

(v) Elevator maintenance (if any); 

(vi) Supplies, materials, labor, equipment, and utilities used in or 
related to the operation and maintenance of the Premises; 

(vii) All maintenance, replacement and repair costs including, without 
limitation, janitorial, cleaning and repair services relating to the Premises and all 
improvements thereon, including, without limitation, air conditioning systems, 
landscaping, service areas, building exteriors (including painting), signs and directories, 
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repairing and replacing roofs, walls, janitorial (if any is supplied), capital improvements 
and upgrades, and cost of compliance with applicable laws; 

(viii) Capital improvements made to the Premises (whether funded in 
full or amortized with reasonable financing charges) which may be required by any 
government authority or which will improve the operating efficiency of the Premises;  

(ix) Real Property Taxes (as defined in Section 12.1 below) and 
personal property taxes (as described in Section 12.3 below), if any; and 

(x) Any other costs or expenses reasonably incurred by Lessor relating 
to the operation of the Premises under this Lease and not otherwise reimbursed by 
Lessee; provided that Lessee will have no obligation to pay any expenses incurred by 
Lessor related to an alleged breach or default under this Lease by Lessee if it is later 
determined that the allegation of breach or default was in error or it is determined by a 
court of law or arbitrator that the breach or default was erroneously asserted.   

For the avoidance of doubt, Expenses shall not include depreciation on the buildings of which 
the Premises are a part and shall not include any overhead of Lessor, internal operating costs or 
salaries of Lessor, or any other expenses that are unrelated to the operation of the Premises.  
Lessee will have the right to review all invoices, receipts, or other back-up documentation in 
connection with any Expenses that Lessee is required to pay under this Lease.  Lessee may, at its 
sole cost and expense, audit the Expenses that it reimburses Lessor for purposes of determining 
whether such Expenses were properly related to the Premises or charged to Lessee in accordance 
with the terms of this Lease.  The auditor performing such audit must have at least five (5) years 
of experience auditing tenant-related expenses under leases and may not have worked for or been 
affiliated with either Lessor or Lessee in the preceding five (5) years.  If the auditor determines 
that Lessee paid expenses that were not properly charged to Lessee under the terms of this Lease, 
then Lessor will promptly reimburse Lessee for such over-charges and, if such over-charges 
exceed Five Thousand Dollars ($5,000), Lessor will also reimburse Lessee for the cost of the 
audit.   

5. Rent. Lessee covenants to pay to Lessor during the Term, the full amount of all Base 
Rent, Expenses and additional rent or charges due hereunder and the full amount of all such 
other sums of money as shall become due under this Lease, all of which herein may be 
collectively called “Rent.” Lessee shall cause all Rent payable to Lessor under this Lease to be 
received by Lessor in lawful money of the United States on or before the first day of each month, 
without offset or deduction.  Rent for any period during the Term hereof which is for less than 
one full calendar month shall be prorated based upon the actual number of days of said month.  
Payment of Rent due to Lessor shall be made to Lessor at its address stated herein or to such 
other persons or place as Lessor may from time to time designate in writing. Payment of the 
monthly rate after the fifth day of the month shall be subject to a late fee of ten percent (10%).  
Unless otherwise consented to by Lessor in writing, all payments due from Lessee hereunder 
shall be made by wire transfer of funds or by an electronic funds transfer debit transaction 
utilizing the Automated Clearing House network of the U.S. Federal Reserve System, in each 
case, to an account designated by Lessor. 



6 

5.1 Budgeting Rent. The Lessee covenants to take such action as may be necessary 
to include all such payments of Rent due hereunder in its annual budgets, to make, as necessary, 
annual appropriations for all such payments and to take such action annually as shall be required 
to provide funds in such year for such payments of Rent.    

5.2 Accounting. If Lessor so requests in writing, Lessee agrees to provide Lessor 
within twenty (20) business days an audited annual accounting, or monthly or quarterly 
unaudited accountings, of the Expenses paid for the current calendar year as well as one or more 
audited annual financial statements, in form and content reasonably acceptable to Lessor and 
Lessor’s lender, detailing the financial condition of Lessee and Lessee’s operating history during 
the period covered by such statements.  If the form of any such documents is not acceptable to 
Lessor, in Lessor’s reasonable discretion, then the parties will work in good faith to revise the 
form and, if necessary, the content of such documents so that they are in form reasonably 
acceptable to Lessor.  Upon Lessee’s request, Lessor will execute a confidentiality agreement in 
form reasonably acceptable to both parties in connection with the delivery of any financial or 
other private documents that Lessee delivers to Lessor.  Notwithstanding anything to the contrary 
herein, Lessee shall provide the following financial reports to Lessor: (i) by July 1st of each year, 
a preliminary budget for the current fiscal year (the “Annual Budget”); (ii) by December 15th of 
each year, an interim financial report for the current fiscal year reflecting changes through 
October 31st of such year; (iii) on or before December 15th of each year, a copy of Lessee’s 
annual, independent financial audit report for the preceding fiscal year; (iv) by March 15th of 
each year, a second interim financial report for the current fiscal year reflecting changes through 
January 31st of such year; and (v) by September 15th of each year, a final unaudited report for 
the full prior year, which report shall include an annual statement of all Lessee’s receipts and 
expenditures for the preceding fiscal year. Student enrollment data shall be provided in 
accordance with the requirements for P1 and P2 and annual pupil count reporting as follows: (i) 
the P1 report shall be provided on or before January 17th of each year; (ii) the P2 report shall be 
provided on or before May 1st of each year; and (iii) annual attendance reporting shall be 
provided on or before July 17th of each year. Lessee shall promptly notify Lessor and its lender 
of any material change in enrollment promptly after any such material change occurs.  

5.3 Source of Rent Payments. Lessee’s obligation hereunder to pay the Rent is a 
general obligation of Lessee and the School, and Lessee (on behalf of itself and on behalf of the 
School) hereby (i) pledges and grants a security interest in the Gross Revenues of the School (as 
defined below) as security for the payment of the Rent (“Security Interest”) and (ii) covenants 
not to pledge to any third-party (except Lessor’s lender) the Gross Revenues of the School.  
Notwithstanding the foregoing, Lessor agrees that under no circumstances shall Lessee be 
required to advance any moneys derived from, nor shall Lessor have recourse to, any revenues or 
assets attributable to, or designated by any third party for, any other schools operated by Lessee 
and not located at the Premises (such schools collectively referred to as the “Other Schools”), or 
pledged by Lessee to secure loans to or financings or leases for any such Other Schools.  Such 
moneys, assets and revenues would include income and revenues directly or indirectly derived 
by Lessee’s operation of any Other Schools, including without limitation, per pupil revenues and 
other funding received from the State of Nevada or by virtue of the charter granted to Lessee for 
any Other Schools, and all gifts, grants, bequests and contributions (including income and profits 
therefrom) to the extent specifically restricted by the donor or maker thereof to any Other 
Schools, and such moneys would also include net insurance or condemnation proceeds received 
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or payable to Lessee on account of damage or destruction of any Other Schools or the property 
on which they are located, or other loss incurred by Lessee with respect to its operation of any 
Other Schools or the property on which they are located.  Nothing contained in this Section 5.3 
shall be construed to release Lessor from the performance of any of the agreements on its part 
herein contained, and in the event Lessor shall fail to perform any such agreements on its part, 
Lessee may institute such action against Lessor as Lessee may deem necessary to compel 
performance, so long as such action does not abrogate the obligations of Lessee contained in the 
first sentence of this Section 5.3.  Lessee may, however, at Lessee’s own cost and expense and in 
Lessee’s own name or in the name of Lessor prosecute or defend any action or proceeding or 
take any other action involving third persons that Lessee deems reasonably necessary in order to 
secure or protect Lessee’s right of possession, occupancy and use hereunder, and in such event, 
Lessor hereby agrees to cooperate fully with Lessee and to take such action necessary to effect 
the substitution of Lessee for Lessor in such action or proceeding if Lessee shall so request.  
Moreover, and notwithstanding any other provision of this Lease, nothing herein will prevent 
Lessee from pledging the gross revenues of or the receivables from any Other Schools in order to 
obtain a loan, cash advance, or other form of credit; Lessor’s rights will at all times be 
subordinate to any party providing such a loan or cash advance secured by Lessee’s revenues or 
receivables from any Other Schools; and Lessor agrees to execute any documents reasonably 
requested by Lessee and to reasonably cooperate (at no expense to Lessor) with any requests in 
connection with Lessee’s efforts to obtain a loan, cash advance or other form of credit for any 
Other Schools.   

As used herein, “Gross Revenues of the School” means all income and revenues directly 
or indirectly derived by the Lessee’s operation of the School, including without limitation, per 
pupil revenues and other funding received from the State of Nevada or by virtue of the charter 
granted to Lessee for the School, and all gifts, grants, bequests and contributions (including 
income and profits therefrom) specifically restricted by the donor or maker thereof to the School 
or the Premises, to the extent not specifically restricted by the donor or maker thereof to a 
particular purpose inconsistent with their use for the payments required under this Lease.  Gross 
Revenues of the School also includes net insurance or condemnation proceeds received or 
payable to the Lessee on account of damage or destruction of the Premises or other loss incurred 
by Lessee with respect to its operation of the School or the Premises. 

5.4 Relocation of School.  Lessee shall not relocate the operations of the School to 
any other property without Lessor’s written consent, which may be granted or withheld in 
Lessor’s reasonable discretion.   

6. Option to Extend. Lessor hereby grants to Lessee two (2) options to extend the term of 
this Lease, each for five (5) years (each, an “Extension Option”). Each Extension Option must 
be exercised, if at all, by written notice (each, an “Option Notice”) delivered by Lessee to 
Lessor not fewer than twelve (12) months prior to the then-scheduled Expiration Date, provided, 
however, that the Extension Option shall not be exercisable unless, as of the date of the Option 
Notice and at the then-scheduled Expiration Date, Lessee is not in default hereunder.  In the 
event the Term of this Lease shall be extended under this Section 6, then all of the terms, 
covenants and conditions of the Lease shall remain unmodified and in full force and effect, 
except that: 
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(i) Each Extension Term shall commence immediately upon the 
expiration of the Initial Term or prior Extension Term, as applicable. 

(ii) The Base Rent for the Extension Term shall be determined as set 
forth in Exhibit B. 

(iii) Such Rent as so determined shall be paid during the Extension 
Term in installments at the times and in the manner specified in this Lease. 

7. Option to Purchase.  For the time period commencing on the first day of the thirty-
seventh (37th) month following the Commencement Date and expiring on the last day of the 
eighty-fourth (84th) month following the Commencement Date, Lessee shall have an option to 
purchase the Premises pursuant to the terms and conditions provided in Exhibit B (the 
“Purchase Option”).  If Lessee does not elect to purchase the Premises before the expiration of 
the Purchase Option set forth in this Section 7, then the Purchase Option shall terminate and be 
of no further force or effect.

8. Use. 

8.1 Use. Subject to the terms of Section 12 (Assignment and Subletting) below, 
Lessee shall not rent the Premises as residential rental property to others, or permit any subtenant 
to rent the Premises as residential rental property to others.  Lessee shall not use or permit the 
use of the Premises in a manner that is unlawful, creates damage, waste or a nuisance, or that 
disturbs other tenants on the Premises of or causes damage to neighboring premises or 
properties.  Notwithstanding any other provision of this Lease and subject to Applicable 
Requirements, Lessee agrees to use the Premises for the purpose of operating a public charter 
school educating school-aged students (the “Permitted Use”).  Lessee is responsible for 
acquiring and maintaining at all times during the Term all necessary permits and approvals for 
operating for the Permitted Use at the Premises, including without limitation, all Charter 
Approvals. 

8.2 Hazardous Substances. 

(a) Reportable Uses Require Consent.  The term “Hazardous Substance” 
as used in this Lease shall mean (a) any oil, flammable substance, explosives, radioactive 
materials, hazardous wastes or substances, toxic wastes or substances or any other wastes, 
materials or pollutants which (i) pose a hazard to the Premises or to persons on or about the 
Premises or (ii) cause the Premises to be in violation of any Environmental Regulation (as 
defined herein); (b) asbestos in any form which is or could become friable, urea formaldehyde 
foam insulation, transformers or other equipment which contain dielectric fluid containing levels 
of polychlorinated biphenyls, or radon gas; (c) any chemical, material or substance defined as or 
included in the definition of “waste,” “hazardous substances,” “hazardous wastes,” “hazardous 
materials,” “extremely hazardous waste,” “restricted hazardous waste,” or “toxic substances” or 
words of similar import under any Environmental Regulation including, but not limited to, the 
Comprehensive Environmental Response, Compensation and Liability Act (“CERCLA”), 42 
USC §§ 9601 et seq.; the Resource Conservation and Recovery Act (“RCRA”), 42 USC §§ 6901 
et seq.; the Hazardous Materials Transportation Act, 49 USC §§ 1801 et seq.; the Federal Water 
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Pollution Control Act, 33 USC §§ 1251 et seq.; and the Safe Drinking Water and Toxic 
Enforcement Act of 1986 (Proposition 65); (d) any other chemical, material or substance, 
exposure to which is prohibited, limited or regulated by any governmental authority or agency or 
may or could pose a hazard to the health and safety of the occupants of the Premises or the 
owners and/or occupants of property adjacent to or surrounding the Premises, or any other 
person coming upon the Premises or adjacent property; or (e) any other chemical, materials or 
substance which may or could pose a hazard to the environment.  The term “Environmental 
Regulations” means any federal, state or local law, statute, code, ordinance, regulation, 
requirement or rule relating to dangerous, toxic or hazardous pollutants, Hazardous Substances 
or chemical waste, materials or substances.  Lessee shall not engage in any activity in or on the 
Premises which constitutes a Reportable Use of Hazardous Substances without the express prior 
written consent of Lessor and timely compliance (at Lessee’s expense) with all Applicable 
Requirements.  “Reportable Use” shall mean (i) the installation or use of any above or below 
ground storage tank, (ii) the generation, possession, storage, use, transportation, or disposal of a 
Hazardous Substance that requires a permit from, or with respect to which a report, notice, 
registration or business plan is required to be filed with, any governmental authority, and/or (iii) 
the presence at the Premises of a Hazardous Substance with respect to which any Applicable 
Requirements requires that a notice be given to persons entering or occupying the Premises or 
neighboring properties.  Notwithstanding the foregoing or anything herein to the contrary, Lessee 
may use any ordinary and customary materials reasonably required to be used in the normal 
course of the Permitted Use, including such instructional materials as may be used in art, science 
and other instructional activities, ordinary office supplies (copier toner, liquid paper, glue, etc.) 
and common cleaning materials, so long as such use is in compliance with all Applicable 
Requirements, is not a Reportable Use, and does not expose the Premises or neighboring 
property to any meaningful risk of contamination or damage or expose Lessor, Lender or Lessee 
to any liability therefor.  In addition, Lessor may condition its consent to any Reportable Use 
upon receiving such additional assurances as Lessor reasonably deems necessary to protect itself, 
the public, the Premises and/or the environment against damage, contamination, injury and/or 
liability, including, but not limited to, the installation (and removal on or before Lease expiration 
or termination) of protective modifications (such as concrete encasements). 

(b) Duty to Inform Lessor.  If Lessee knows, or has reasonable cause to 
believe, that a Hazardous Substance has come to be located in, on, under or about the Premises, 
other than as previously consented to by Lessor, Lessee shall immediately give written notice of 
such fact to Lessor, and provide Lessor with a copy of any report, notice, claim or other 
documentation which it has concerning the presence of such Hazardous Substance. 

(c) Lessee Remediation.  Lessee shall not cause or permit any Hazardous 
Substance to be spilled or released in, on, under, or about the Premises (including through the 
plumbing or sanitary sewer system) and shall promptly, at Lessee’s expense, comply with all 
Applicable Requirements and take all investigatory and/or remedial action reasonably 
recommended, whether or not formally ordered or required, for the cleanup of any contamination 
of, and for the maintenance, security and/or monitoring of the Premises or neighboring 
properties, that was caused or materially contributed to by Lessee, or pertaining to or involving 
any Hazardous Substance brought onto the Premises during the Term of this Lease, by or for 
Lessee, or any third party; provided that Lessee will have no obligation to clean-up Hazardous 
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Substances that migrate under the Premises from adjacent properties without any involvement or 
contribution from Lessee or its agents or employees. 

(d) Lessee Indemnification.  Lessee shall indemnify, defend and hold Lessor, 
its managing member, and the agents, employees, officers, directors of either of them (“Lessor’s 
Indemnified Parties”) harmless from and against any and all loss of rents and/or damages, 
liabilities, judgments, claims, expenses, penalties, and attorneys’ and consultants’ fees arising out 
of or involving any Hazardous Substance brought onto the Premises by or for Lessee or anyone 
acting by, through, or under Lessee.  No termination, cancellation or release agreement entered 
into by Lessor and Lessee shall release Lessee from its obligations under this Lease with respect 
to Hazardous Substances, unless specifically so agreed by Lessor in writing at the time of such 
agreement.  The provisions of this subdivision (d) of Section 8.2 shall survive the termination of 
this Lease. 

(e) Hazardous Substance Condition Remediation.  If Lessee becomes 
aware of a Hazardous Substance Condition occurring during the Term of this Lease, then Lessee 
shall notify Lessor and Lessor shall make the investigation and remediation thereof required by 
the Applicable Requirements, the costs relating thereto constituting an Expense for which Lessee 
is responsible and this Lease shall continue in full force and effect, but subject to Lessor’s rights 
under Section 8.2(d); provided, however, that if a Hazardous Substance Condition occurs as a 
result of Hazardous Materials that are brought on the Premises (by a party other than Lessee or 
anyone acting by, through, or under Lessee) prior to the Commencement Date, then Lessor shall 
be solely responsible for making the investigation and remediation thereof at its sole cost and 
expense, and this Lease shall continue in full force and effect.  “Hazardous Substance 
Condition” shall mean the occurrence or discovery of a condition involving the presence of, or a 
contamination by, a Hazardous Substance as defined in Section 8.2(a), in, on, or under the 
Premises which requires repair, remediation, or restoration.  

8.3 Lessee’s Compliance with Applicable Requirements. Except as otherwise 
provided in this Lease, Lessee shall, at Lessee’s sole expense, fully, diligently and in a timely 
manner, materially comply with all Applicable Requirements, the requirements of any applicable 
fire insurance underwriter or rating bureau, and the recommendations of Lessor’s engineers 
and/or consultants which relate in any manner to the such Applicable Requirements, without 
regard to whether such Applicable Requirements are now in effect or become effective after the 
Commencement Date; provided that if Lessee disagrees with recommendations of engineers 
and/or consultants, or objects to the cost associated with their recommendations, then Lessee 
may retain its own engineers and/or consultants and, upon Lessor’s reasonable approval, follow 
the recommendation of the engineers and/or consultants retained by Lessee so long as the result 
is that the Premises complies with all Applicable Requirements.  Lessee shall, within ten (10) 
days after receipt of Lessor’s written request, provide Lessor with copies of all permits and other 
documents, other information evidencing Lessee’s compliance with any Applicable 
Requirements specified by Lessor, and other information evidencing Lessee’s possession of all 
applicable permits and approvals pertaining to the Permitted Use,  and shall immediately upon 
receipt, notify Lessor in writing (with copies of any documents involved) of any threatened or 
actual claim, notice, citation, warning, complaint or report pertaining to or involving the failure 
of Lessee or the Premises to comply with any Applicable Requirements or of Lessee’s ability to 
operate at the Premises for the Permitted Use.   
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9. Maintenance; Repairs. 

9.1 Lessee’s Obligations. Subject to the provisions of Sections 9.2 (Lessor’s 
Obligations), 11 (Damage or Destruction) and 15 (Condemnation), Lessee shall, at Lessee’s sole 
expense, keep the interior and exterior non-structural elements of the Premises in good order, 
condition and repair; and keep the exterior, and major utility components of the Premises and 
other portions of the Premises in good order, condition and repair, including, but not limited to, 
roof, roof membrane, all equipment or facilities, such as plumbing, HVAC equipment, electrical, 
lighting facilities, boilers, pressure vessels, fire protection system, fixtures, interior walls, 
ceilings, floors, windows, doors, plate glass, skylights, landscaping, driveways, parking lots, 
fences, signs, sidewalks and parkways located in, on, or adjacent to the Premises.  Lessee’s 
obligations shall include restorations, replacements or renewals when necessary to keep the 
Premises and all improvements thereon or a part thereof in good order, condition and state of 
repair.  If any maintenance, replacement, or repair is required in the last five (5) years of this 
Lease, and such repairs or replacements will result in the installation or replacement of structures 
or equipment that will have a useful life that survives the termination of this Lease, then Lessor 
shall pay a proportionate share of such repairs or replacements.  Lessor’s proportionate share of 
the cost of such repairs or replacements will equal the remaining expected useful life of such 
repair or replacement after the expiration of the term of this Lease divided by the total use life of 
such repair or replacement.   If, after Lessor pays a proportionate share of a repair or 
replacement, the term of this Lease is extended by Lessee or by mutual agreement of the parties, 
then Lessee will reimburse Lessor such that Lessor (after such reimbursement) will have paid the 
amount it would have paid if the term (at the time the costs were apportioned between the 
parties) had already been extended.  Subject to the provisions of this Section 9.1 and Sections 11 
(Damage or Destruction) and 15 (Condemnation) herein, it is intended by the Parties hereto that 
Lessor have no obligation, in any manner whatsoever, to repair and maintain the Premises, or the 
equipment therein, all of which obligations are intended to be that of Lessee.  It is the intention 
of the Parties that the terms of this Lease govern the respective obligations of the Parties as to 
maintenance and repair of the Premises, and they expressly waive the benefit of any statute now 
or hereafter in effect to the extent it is inconsistent with the terms of this Lease. 

9.2 Lessor’s Obligations. Subject to the provisions of Sections 2.2 (Condition), 11 
(Damage or Destruction) and 15 (Condemnation), Lessor shall maintain and make necessary 
repairs to the Building’s foundation, outer walls or structural components.  Any costs and 
expenses incurred by Lessor in connection with any maintenance or repair it performs shall be 
deemed “Expenses” hereunder.  Lessee waives the right to make repairs at Lessor’s expense 
under any applicable laws. 
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9.3 Utility Installations; Trade Fixtures; Alterations. 

(a) Definitions.  The term “Utility Installations” refers to all floor and 
window coverings, air and/or vacuum lines, power panels, electrical distribution, security and 
fire protection systems, communication cabling, lighting fixtures, HVAC equipment, plumbing, 
and fencing in or on the Premises.  The term “Trade Fixtures” shall mean Lessee’s machinery 
and equipment that can be removed without doing material damage to the Premises.  The term 
“Alterations” shall mean any modification of the improvements, other than Utility Installations 
or Trade Fixtures, whether by addition or deletion.  “Lessee Owned Alterations and/or Utility 
Installations” are defined as Alterations and/or Utility Installations made by Lessee that are not 
yet owned by Lessor pursuant to Section 9.4(a). 

(b) Consent.  Lessee shall not make any Alterations or Utility Installations to 
the Premises without Lessor’s prior written consent, except as provided herein.  Notwithstanding 
the foregoing, Lessee may make non-structural Alterations or Utility Installations and may make 
structural Alterations or Utility Installations to the interior of the Premises (excluding the roof) 
without such consent but upon notice to Lessor, as long as they are not visible from the outside, 
do not involve puncturing, relocating or removing the roof or any existing walls, and will not 
affect the electrical, plumbing, HVAC, and/or life safety systems.  Notwithstanding the 
foregoing, Lessee shall not make or permit any roof penetrations and/or install anything on the 
roof without the prior written approval of Lessor and such approval shall not be unreasonably 
withheld.  Any Alterations or Utility Installations that Lessee shall desire to make and which 
require the consent of Lessor shall be presented to Lessor in written form with detailed plans.  
Consent shall be deemed conditioned upon Lessee’s: (i) acquiring all applicable governmental 
permits, (ii) furnishing Lessor with copies of both the permits and the plans and specifications 
prior to commencement of the work, and (iii) compliance with all conditions of said permits and 
other Applicable Requirements in a prompt and expeditious manner.  Any Alterations or Utility 
Installations shall be performed in a workmanlike manner with good and sufficient materials.  
Lessee shall promptly upon completion furnish Lessor with as-built plans and specifications.   

(c) Liens; Bonds.  Lessee shall pay, when due, all claims for labor or 
materials furnished or alleged to have been furnished to or for Lessee at or for use on the 
Premises, which claims are or may be secured by any mechanic’s or materialmen’s lien against 
the Premises or any interest therein.  Lessee shall give Lessor not less than ten (10) days’ notice 
prior to the commencement of any work in, on or about the Premises, and Lessor shall have the 
right to post notices of non-responsibility.  If Lessee shall contest the validity of any such lien, 
claim or demand, then Lessee shall, at its sole expense defend and protect itself, Lessor and the 
Premises against the same and shall pay and satisfy any such adverse judgment that may be 
rendered thereon before the enforcement thereof. 

9.4 Ownership; Removal; Surrender; and Restoration. 

(a) Ownership.  All Lessee Owned Alterations and Utility Installations shall, 
at the expiration or termination of this Lease, at the option of Lessee, (i) be removed by Lessee 
or (ii) be surrendered by Lessee with the Premises and become the property of Lessor.   
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(b) Surrender and Restoration.  Lessee shall surrender the Premises by the 
Expiration Date or any earlier termination date, with all of the improvements, parts and surfaces 
thereof broom clean and free of debris, and in good operating order, condition and state of repair, 
ordinary wear and tear excepted.  “Ordinary wear and tear” shall not include any damage or 
deterioration that would have been prevented by good maintenance practice.  Lessee shall repair 
any damage occasioned by the installation, maintenance or removal of Trade Fixtures, 
furnishings, and equipment as well as the removal of any storage tank installed by or for Lessee.  
Lessee shall completely remove from the Premises any and all Hazardous Substances brought 
onto the Premises by or for Lessee or anyone acting by, through, or under Lessee.  Lessee 
Owned Alterations, Utility Installations, and Trade Fixtures shall remain the property of Lessee 
and shall be removed by Lessee at the expiration of the Lease.  Any personal property of Lessee 
not removed on or before the Expiration Date or any earlier termination date shall be deemed to 
have been abandoned by Lessee and may be disposed of or retained by Lessor as Lessor may 
desire.  The failure by Lessee to timely vacate the Premises pursuant to this Section 9.4(b) 
without the express written consent of Lessor shall constitute a holdover under the provisions of 
Section 25 below; provided that no holdover will be deemed to have occurred if Lessee has 
completely vacated the Premises and removed all property from the Premises that is twenty-one 
(21) days after the Expiration Date.  

10. Insurance; Indemnity. 

10.1 Liability. Lessee shall keep in force such liability insurance policies and in such 
amounts as set forth in Exhibit C attached hereto.  The premium for such insurance shall be 
deemed an “Expense” hereunder.   

10.2 Property. Lessee shall obtain and keep in force a policy or policies of property 
insurance in its name, but naming Lessor as an additional insured under such policy or policies, 
with a provision making loss payable to Lessor and to any lender insuring loss or damage to the 
Premises.  The amount of such insurance shall be as set forth in Exhibit C attached hereto and 
will at all times remain subject to approval by Lessor’s lender.  The premium for such insurance 
shall be deemed an “Expense” hereunder.   

10.3 Rental Interruption. Lessee shall also obtain and keep in force, for the benefit of 
Lessor, or otherwise obtain for Lessor (at Lessee’s sole cost and expense) rental interruption 
insurance insuring Lessor for the amounts of Rent arising from an interruption of the payment of 
the Rent, and otherwise payable by Lessee hereunder.  The premium for such insurance shall be 
deemed an “Expense” hereunder.   

10.4 Insurance Requirements; Waiver of Subrogation. All insurance procured and 
maintained by Lessee shall be written by insurance companies satisfactory to Lessor which are 
licensed to do business in the state in which the Premises is located with a general policyholder’s 
rating of not less than A and a financial rating of not less than Class VIII as rated in the most 
current edition of Best’s Key Rating Guide, or, if it becomes available during the Term of this 
Lease and is approved by Lessor’s lender, equivalent coverage provided by a charter school self-
insurance joint power authority, formed and operating under Nevada law.  Lessor and Lessor’s 
lender(s), ground lessor (if any) and property manager shall be named as additional insureds 
under all insurance maintained by Lessee, and Lessee shall obtain waivers of subrogation in 
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favor of Lessor as its interests may appear; moreover, Lessee shall obtain a written obligation on 
the part of each insurance company to notify Lessor at least ten (10) days prior to cancellation of 
such insurance.  Lessee shall provide Lessor with an original Certificate of Insurance 
demonstrating that the insurance required by this Lease was purchased and is in effect. Lessee 
shall also provide Lessor with a copy of the additional insured, waiver of subrogation 
endorsements or such other policy language demonstrating that the insurance policies comply 
with this Lease. If Lessee should fail to comply with the foregoing requirements relating to 
insurance, Lessor may obtain such insurance and Lessee shall pay to Lessor on demand as 
additional Rent hereunder the premium cost thereof plus interest.  Lessee hereby acknowledges 
and agrees that any such payment and interest shall be payable immediately on demand as 
additional Rent and that the same are cumulative with, and do not supersede or reduce in any 
way, Lessor’s rights as specified in Section 14 of this Lease.  Without affecting any other rights 
or remedies, Lessee and Lessor each hereby release and relieve the other, and waive their entire 
right to recover damages against the other, for loss of or damage to its property arising out of or 
incident to the perils required to be insured against herein.  The effect of such releases and 
waivers is not limited by the amount of insurance carried or required, or by any deductibles 
applicable hereto.  The Parties agree to have their respective property damage insurance carriers 
waive any right to subrogation that such companies may have against Lessor or Lessee, as the 
case may be, so long as the insurance is not invalidated thereby. 

10.5 Indemnity. Except for Lessor’s gross negligence or willful misconduct, Lessee, 
with respect to third party claims, shall indemnify, protect, defend and hold harmless the 
Premises, Lessor and its agents, partners, members, directors, officers and lenders, from and 
against any and all claims, loss of rents and/or damages, liens, judgments, penalties, attorneys’ 
and consultants’ fees, expenses and/or liabilities arising out of, involving, or in connection with, 
the use and/or occupancy of the Premises by Lessee.  If any action or proceeding is brought 
against Lessor by reason of any of the foregoing matters by any third party, Lessee shall upon 
written notice defend the same at Lessee’s expense by counsel reasonably satisfactory to Lessor 
and Lessor shall cooperate with Lessee in such defense.  Lessor need not have first paid any such 
claim in order to be defended or indemnified.  Lessor shall indemnify, protect, defend and hold 
harmless Lessee and its agents, partners, members, directors, officers and lenders, from and 
against any and all claims, loss of rents and/or damages, liens, judgments, penalties, attorneys’ 
and consultants’ fees, expenses and/or liabilities arising out of, involving, or in connection with, 
Lessor’s grossly negligent acts or willful misconduct.  The provisions of this Section 10.5 shall 
survive the termination of this Lease.   

10.6 Exemption of Lessor from Liability. Subject to the provisions of Section 10.5, 
Lessor shall not be liable for injury or damage to the person or goods, wares, merchandise or 
other property of Lessee, Lessee’s employees, contractors, invitees, customers, students or any 
other person in or about the Premises, whether such damage or injury is caused by or results 
from fire, steam, electricity, gas, water or rain, or from the breakage, leakage, obstruction or 
other defects of pipes, fire sprinklers, wires, appliances, plumbing, HVAC or lighting fixtures, or 
from any other cause, whether the said injury or damage results from conditions arising upon the 
Premises or from other sources or places.   

11. Damage or Destruction. 



15 

11.1 Repair of Damage to Leased Premises by Lessor.  Lessee shall promptly notify 
Lessor of any damage to the Premises resulting from fire or any other casualty.  If the Premises 
shall be damaged by fire or other casualty, Lessor shall promptly and diligently, subject to 
reasonable delays for insurance adjustment or other matters beyond Lessor’s reasonable control, 
and subject to all other terms of this Section 11, restore the Premises; provided that if the cost of 
such repair by Lessor exceeds the amount of insurance proceeds received by Lessor from 
Lessee’s insurance carrier, as assigned by Lessee, the cost of such repairs shall be paid by Lessee 
to Lessor, at Lessee’s election, either (i) prior to Lessor’s repair of the damage, or (ii) reimbursed 
to Lessor promptly after Lessor incurs such costs and provides an invoice and reasonable 
supporting documentation therefor, plus Interest on such amounts from the date paid by Lessor 
until reimbursed by Lessee.  Such restoration shall be to substantially the same condition of the 
Premises prior to the casualty, except for modifications required by zoning and building codes 
and other laws or by the holder of a mortgage on the Premises or any portion thereof, or the 
lessor of a ground or underlying lease with respect to the Premises or any portion thereof.  
Notwithstanding anything to the contrary herein, in no event shall Lessor be obligated to repair 
or restore any specialized or dedicated equipment serving Lessee, such as any cabling, wiring, 
supplemental utility system, telephone system or wi-fi network.  Lessor shall not be liable for 
any inconvenience or annoyance to Lessee or its visitors, or injury to Lessee’s business resulting 
in any way from such damage or the repair thereof; provided however, that if such fire or other 
casualty shall have damaged the Premises necessary to Lessee’s occupancy, and if such damage 
is not the result of the negligence or willful misconduct of Lessee or Lessee’s employees, 
contractors consultants, agents, licensees, students, invitees, or anyone else acting by, through, or 
under Lessee, Lessor shall allow Lessee a proportionate abatement of Base Rent to the extent 
Lessor is reimbursed from the proceeds of rental interruption insurance, during the time and to 
the extent the Premises are unfit for occupancy for the purposes permitted under this Lease, and 
not occupied and used by Lessee as a result thereof. 

11.2 Lessor’s Option to Repair.  Notwithstanding Section 11.1 above to the contrary, 
Lessor may elect not to rebuild and/or restore the Premises and instead terminate this Lease by 
notifying Lessee in writing of such termination within sixty (60) days after Lessor becomes 
aware of such damage, such notice to include a termination date giving Lessee up to ninety (90) 
days to vacate the Premises, but Lessor may so elect only if the Premises shall be damaged by 
fire or other casualty or cause, and one or more of the following conditions is present:  (i) repairs 
cannot reasonably be completed within one hundred twenty (120) days after the date of such 
damage (when such repairs are made without the payment of overtime or other premiums); (ii) 
the holder of any mortgage on the Premises or ground or underlying lessor with respect to the 
Premises shall require that the insurance proceeds or any portion thereof be used to retire the 
mortgage debt, or shall terminate the ground or underlying lease, as the case may be; or (iii) the 
damage is not fully covered by Lessee’s or Lessor’s insurance policies.  In addition, if the 
Premises is destroyed or damaged to any substantial extent during the last twenty-four (24) 
months of the Term, then notwithstanding anything contained in this Section 11, Lessor or 
Lessee shall have the option to terminate this Lease by giving written notice to the other party of 
the exercise of such option within thirty (30) days after such party becomes aware of such 
damage, in which event this Lease shall cease and terminate as of the date of such notice.  Upon 
any such termination of the Lease pursuant to this Section 11.2, Lessee shall pay the Base Rent 
and additional rent, properly apportioned up to the earlier of the date of termination or the date 
that Lessee vacated the Premises as a result of the casualty, and both parties hereto shall 
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thereafter be discharged from all further obligations under this Lease arising after such 
termination, except for those obligations which expressly survive the expiration or earlier 
termination of the Term.

11.3 Waiver of Statutory Provisions.  The provisions of this Lease, including this 
Section 11, constitute an express agreement between Lessor and Lessee with respect to any and 
all damage to, or destruction of, all or any part of the Premises, and any statute or regulation of 
the state in which the Premises is located, with respect to any rights or obligations concerning 
damage or destruction in the absence of an express agreement between the parties, and any other 
statute or regulation, now or hereafter in effect, shall have no application to this Lease or any 
damage or destruction to all or any part of the Premises.

11.4 Lessee’s Responsibilities.  There shall be no abatement of rent (except as 
expressly provided above in Section 11.1) and no liability of Lessor by reason of any injury to or 
interference with Lessee’s business or property arising from the making of any repairs, 
alterations or improvements in or to any portion of the Premises or in or to fixtures, 
appurtenances and equipment therein.  Lessee understands that Lessor will not carry insurance of 
any kind on Lessee’s furniture, furnishings and other personal property, and Lessor shall not be 
obligated to repair any damage thereto or replace the same.  All such property shall be kept, 
stored and maintained at the sole risk of Lessee.

12. Real Property Taxes. 

12.1 Definition. As used herein, the term “Real Property Taxes” shall include any 
form of assessment, real estate, general, special, ordinary or extraordinary, or rental levy or tax 
(other than inheritance, personal income or estate taxes); improvement bond; and/or license fee 
imposed upon or levied against any legal or equitable interest of Lessor in the Premises, Lessor’s 
right to other income therefrom; and/or Lessor’s business of leasing, by any authority having the 
direct or indirect power to tax and where the funds are generated with reference to the address of 
the Premises and where the proceeds so generated are to be applied by the city, county or other 
local taxing authority of a jurisdiction within which the Premises is located.  Real Property Taxes 
shall also include any tax, fee, levy, assessment or charge, or any increase therein:  (i) imposed 
by reason of events occurring during the Term of this Lease, including but not limited to, a 
change in the ownership of the Premises, and (ii) levied or assessed on machinery or equipment 
provided by Lessor to Lessee pursuant to this Lease. 

12.2 Payment of Taxes. Lessee shall timely file for exemption against any Real 
Property Taxes and shall maintain such exemption during the Term. If for any reason an 
exemption is not in effect with respect to the entirety of the Premises, during any period that this 
Lease remains in effect, then Lessee shall pay to the County Assessor’s Office at least ten (10) 
business days before the same become delinquent, all Real Property Taxes applicable to the 
Premises to the extent any such Real Property Taxes are charged, levied, assessed or imposed, 
and Lessee shall provide written notice to Lessor of such payment concurrently with the delivery 
of the Real Property Taxes.  Lessor agrees to reasonably cooperate (so long as Lessor incurs no 
out-of-pocket costs) with any request by any taxing authority, including, but not limited to, the 
Internal Revenue Service, any state taxation agency, the City of Las Vegas, or the County of 
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Clark, and any reasonable request by Lessee in connection with Lessee’s attempts to obtain any 
tax exemption for Real Property Taxes. 

12.3 Personal Property Taxes. Lessee shall timely file for exemption against any 
taxes on Lessee Owned Alterations, Utility Installations, Trade Fixtures, furnishings, equipment 
and all personal property of Lessee and shall maintain such exemption during the Term.  Lessee 
shall pay, prior to delinquency, all such taxes to the extent they are charged, levied, assessed or 
imposed after an exemption for such taxes is filed as required hereunder. Lessor agrees (so long 
as Lessor incurs no out-of-pocket costs) to reasonably cooperate with any request by any taxing 
authority, including, but not limited to the Internal Revenue Service, any state taxation agency, 
the City of Las Vegas, the County of Clark, or by Lessee in connection with Lessee’s attempts to 
obtain any tax exemption for Lessee Owned Alterations, Utility Installations, Trade Fixtures, 
furnishings, equipment, and all personal property of Lessee. 

13. Assignment and Subletting.   

13.1 By Lessee. Lessee shall not sublease, assign, mortgage, pledge, hypothecate or 
encumber this Lease or any of Lessee’s interest hereunder without the prior written consent of 
Lessor (which Lessor will not unreasonably withhold).  Notwithstanding the preceding, Lessee 
may sublease a portion of the Leased Premises to one or more community schools, summer 
camps, churches, non-profit groups, social groups, educational groups, or similar school-related 
organizations without the prior consent of Lessor, but subject to Lessor’s reasonable approval of 
the form and content of such sublease; provided that (i) any such sublease may not exceed fifty 
percent (50%) of the Leased Premises or extend beyond three (3) consecutive months in 
duration; (ii) no such sublease shall extend beyond the Expiration Date; (iii) the sublease will be 
direct with Lessee and will not release Lessee from any of its obligations hereunder; (iv) such 
sublease will not interfere or be inconsistent with Lessee’s use and operation of the Leased 
Premises as a charter school; and (v) Lessee shall provide Lessor with at least thirty (30) days’ 
advance written notice and a copy of the proposed sublease for Lessor’s review and approval.  
Lessee acknowledges that Lessor will finance a portion of the acquisition of the Premises 
(potentially with tax-exempt bond financing), and Lessor will be required to obtain the lender’s 
(or the bond trustee’s) approval to a sublease, assignment or other transfer or encumbrance of 
Lessee’s interest in the Lease.  Lessee agrees that Lessor’s failure to consent to any assignment 
or sublease or encumbrance will be deemed to be reasonable if due to lender’s (or the bond 
trustee’s) disapproval.  Notwithstanding the preceding, Lessor agrees that it will not withhold its 
consent to Lessee’s request to assign this Lease to an entity formed for the purpose of operating a 
charter school as permitted in Section 8.1 hereof if such entity is wholly owned or controlled by 
Lessee or results from a restructuring or reconstitution of Lessee; provided that (a) the persons 
managing Lessee must continue to manage the assignee, and (b) nothing herein will be deemed 
to eliminate the need to obtain the consent of Lessor’s lender to such an assignment.  To the 
extent any sublease or assignment of this Lease is approved by Lessor, Lessor agrees to provide 
reasonable non-disturbance assurances to the applicable assignee or sublessee.  Lessee agrees to 
reimburse Lessor as an Expense pursuant to Section 4 for the cost of any reasonable, third-party, 
out-of-pocket costs associated with Lessor’s review of any consent requests and proposed 
documentation hereunder. 
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13.2 By Lessor. Lessee acknowledges that the Premises may be subject to a mortgage 
or deed of trust and assignment of rents in favor of a lender and that the Lease may be assigned 
to such lender as security for a loan (collectively, “Deed of Trust”).  

14. Default; Breach; Remedies. 

14.1 Default; Breach. A “Default” is defined as a failure by Lessee to comply with or 
perform any of the terms, covenants or conditions under this Lease.  A “Breach” is defined as 
the occurrence of one or more of the following Defaults, and the failure of Lessee to cure such 
Default within any applicable grace period: 

(a) The abandonment of the Premises, provided, however, that under no 
circumstances shall the lack of use of the Premises during a temporary break from educational 
instruction be deemed an abandonment of the Premises if the break is reflected on Lessee’s 
customary academic calendar. 

(b) The failure of Lessee to make any payment of Rent required to be made by 
Lessee hereunder, whether to Lessor or to a third party, when due, to provide reasonable 
evidence of insurance or surety bond, or to fulfill any obligation under this Lease which 
endangers or threatens life or property, where such failure continues for a period of three (3) 
business days following written notice to Lessee, provided that if Lessee fails to pay Rent when 
due hereunder more than two (2) times in any twelve (12) month period, then Lessee shall not be 
entitled to written notice from Lessor for any subsequent failure and shall be in default 
immediately under this subsection (b). 

(c) Any material representation or warranty made in this Lease, or in any 
report, certificate, financial statement, or instrument furnished in connection with this Lease, 
proves to have been false or misleading when made, in any material respect. 

(d) A Default by Lessee as to the terms, covenants, conditions or provisions of 
this Lease, other than those described in subparagraphs 14.1(a) through (c) above, where such 
Default continues for a period of thirty (30) days after written notice; provided, however, that if 
the nature of Lessee’s Default is such that more than thirty (30) days are reasonably required for 
its cure, then it shall not be deemed to be a Breach if Lessee commences such cure within said 
thirty (30) day period and thereafter diligently prosecutes such cure to completion.  

(e) The occurrence of any of the following events: (i) Lessee’s making of any 
general arrangement or assignment for the benefit of creditors; (ii) Lessee’s becoming a 
“debtor” as defined in 11 U.S.C. Section 101 or any successor statute thereto (unless, in the case 
of a petition filed against Lessee, the same is dismissed within ninety (90) days); (iii) the 
appointment of a trustee or receiver to take possession of substantially all of Lessee’s assets 
located at the Premises, or of Lessee’s interest in this Lease, where possession is not restored to 
Lessee within sixty (60) days; or (iv) the attachment, execution or other judicial seizure of 
substantially all of Lessee’s assets located at the Premises, or of Lessee’s interest in this Lease, 
where such seizure is not discharged within sixty (60) days; provided, however, in the event that 
any provision of this subparagraph (e) is contrary to any applicable law, such provision shall be 
of no force or effect, and not affect the validity of the remaining provisions. 



19 

(f) The discovery that any financial statement of Lessee given to Lessor was 
materially false. 

(g) The failure of Lessee to comply with the following representations, 
warranties or covenants: (i) except as specifically provided in this Lease, the Lessee covenants 
not to create, assume, incur or suffer to be created, assumed or incurred any lien on the Premises 
or the Gross Revenues of the School, (ii) the Lessee shall take all actions necessary, and shall not 
omit to take any action necessary for it to maintain its status (or its derivative status through its 
sole member) as an organization described in Section 501(c)(3) of the Internal Revenue Code of 
1986, as amended and (iii) the Lessee will do, or cause to be done, all things necessary to obtain 
and maintain the School’s status as a charter school under the Charter School Law. 

14.2 Remedies. If Lessee fails to perform any of its affirmative duties or obligations, 
within thirty (30) days after written notice (or, in the case of those duties and obligations that 
cannot reasonably be performed within thirty (30) days after notice, to commence and diligently 
prosecute such duties and obligations to completion), Lessor may, at its option, perform such 
duty or obligation on Lessee’s behalf, including but not limited to the obtaining of reasonably 
required bonds, insurance policies, or governmental licenses, permits or approvals.  Lessee shall 
pay to Lessor the costs and expenses incurred by Lessor in such performance upon receipt of an 
invoice therefor.  In the event of a Breach, Lessor may, with or without further notice or demand, 
and without limiting Lessor in the exercise of any right or remedy which Lessor may have by 
reason of such Breach: 

(a) Terminate Lessee’s right to possession of the Premises by any lawful 
means, in which case this Lease shall terminate and Lessee shall immediately surrender 
possession to Lessor; provided that Lessor will only elect to terminate Lessee’s possession of the 
Premises following a material Breach or default under the terms hereof by Lessee that remains 
uncured after the notice provided in accordance with this Lease.  In such event Lessor shall be 
entitled to recover from Lessee: (i) the unpaid Rent which had been earned at the time of 
termination; (ii) the worth at the time of award of the amount by which the unpaid Rent which 
would have been earned after termination until the time of award exceeds the amount of such 
rental loss that Lessee proves could have been reasonably avoided; (iii) the worth at the time of 
award of the amount by which the unpaid Rent for the balance of the term after the time of award 
exceeds the amount of such rental loss that Lessee proves could be reasonably avoided; and (iv) 
any other amount necessary to compensate Lessor for all the detriment proximately caused by 
Lessee’s failure to perform its obligations under this Lease or which in the ordinary course of 
things would be likely to result therefrom, including but not limited to the cost of recovering 
possession of the Premises, expenses of reletting, including necessary renovation and alteration 
of the Premises, reasonable attorneys’ fees of Lessor and the Lender, and that portion of any 
leasing commission paid by Lessor in connection with this Lease applicable to the unexpired 
term of this Lease.  The worth at the time of award of the amount referred to in provision (iii) of 
the immediately preceding sentence shall be computed by discounting such amount at the 
discount rate of the Federal Reserve Bank of the District within which the Premises are located at 
the time of award plus one percent.  Efforts by Lessor to mitigate damages caused by Lessee’s 
Breach of this Lease shall not waive Lessor’s right to recover damages under this Section 14.  If 
termination of this Lease is obtained through the provisional remedy of unlawful detainer, Lessor 
shall have the right to recover in such proceeding any unpaid Rent and damages as are 
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recoverable therein, or Lessor may reserve the right to recover all or any part thereof in a 
separate suit.  If a notice and grace period required under Section 14.1 was not previously given, 
a notice to pay rent or quit, or to perform or quit given to Lessee under the unlawful detainer 
statute shall also constitute the notice required by Section 14.1.  In such case, the applicable 
grace period required by Section 14.1 and the unlawful detainer statute shall run concurrently, 
and the failure of Lessee to cure the Default within the greater of the two such grace periods shall 
constitute both an unlawful detainer and a Breach of this Lease entitling Lessor to the remedies 
provided for in this Lease and/or by said statute. 

(b) Continue the Lease and Lessee’s right to possession and recover the Rent 
as it becomes due.  Acts of maintenance, efforts to relet, and/or the appointment of a receiver to 
protect Lessor’s interests, shall not constitute a termination of Lessee’s right to possession.  

(c) Pursue any other remedy now or hereafter available under the laws or 
judicial decisions of the state wherein the Premises are located.  The expiration or termination of 
this Lease and/or the termination of Lessee’s right to possession shall not relieve Lessee from 
liability under this Lease, including under any indemnity provisions of this Lease as to matters 
occurring or accruing during the term hereof or by reason of Lessee’s occupancy of the Premises. 

14.3 Interest. Any monetary payment due Lessor hereunder not received by Lessor 
when due as to scheduled payments (such as Base Rent) or within thirty (30) days following the 
date on which it was due for non-scheduled payments, shall bear interest from the date when due 
as to scheduled payments, or the 31st day after it was due as to non-scheduled payments.  The 
interest (“Interest”) charged shall be computed at the rate of ten percent (10%) per annum, but 
shall not exceed the maximum rate allowed by law.   

14.1 Lessor’s Default.  Notwithstanding anything to the contrary set forth in this 
Lease, Lessor shall not be in default in the performance of any obligation required to be 
performed by Lessor pursuant to this Lease, nor shall Lessor be subject to any claims for 
damages of any kind, unless Lessor fails to perform such obligation within thirty (30) days after 
receipt of written notice from Lessee specifying in detail Lessor’s failure to perform; provided, 
however, that if the nature of Lessor’s obligation is such that more than thirty (30) days are 
required for its performance, then Lessor shall not be in default under this Lease if Lessor 
commences such performance within such thirty (30) day period and thereafter, diligently 
pursues the same to completion.  Upon any default by Lessor that extends beyond all applicable 
cure periods, Lessee’s sole remedy shall be to perform such obligations on Lessor’s behalf, in 
which case, Lessor will reimburse Lessee for all of the reasonable, out-of-pocket costs paid by 
Lessee in connection with such performance within thirty (30) days after Lessor’s receipt of a 
written request and reasonable supporting documentation therefor. 

15. Condemnation. If the Premises or any portion thereof are taken under the power of 
eminent domain or sold under the threat of the exercise of said power (collectively 
“Condemnation”), this Lease shall terminate as to the part taken as of the date the condemning 
authority takes title or possession, whichever first occurs, and Expenses and Base Rent thereafter 
shall be limited to those applying to the remaining Premises subject to this Lease, it being agreed 
that Base Rent will be reduced by the percentage of the Premises that has been the subject of the 
taking.  If there is a Condemnation of less than all of the Premises, and such portion so taken is 
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material to Lessee’s use and quiet enjoyment of the Premises as a whole, then all available 
Condemnation awards and/or payments shall be used first, to restore the remaining portion of the 
Premises to a usable whole, and second, to reduce the balance of any loan made to Lessor and 
secured by the Premises in proportion to the portion taken or sold.  Any portion of the award 
and/or payment that remains after the foregoing purposes have been satisfied shall be the 
property of Lessor.  If the entirety of the Premises is taken, then the Condemnation awards 
and/or payments shall be the property of Lessor.   Each party waives the provisions of any 
applicable law allowing either party to petition the superior court to terminate this Lease as a 
result of a partial taking.  Nothing in this Section 15 will be deemed to limit Lessee’s right to file 
a claim in the condemnation proceeding for any loss of income, goodwill, personal property, or 
other damages arising from Lessee’s loss of operations.   

16. Estoppel Certificates; Subordination. (a)  Lessee agrees that it will use good 
faith efforts to, within ten (10) days following request by Lessor, execute and deliver to Lessor a 
written statement (each, an “Estoppel Certificate”) addressed to Lessor (and/or parties 
designated by Lessor), which statement shall identify Lessee and this Lease, shall certify that this 
Lease is unmodified and in full force and effect (or if there have been modifications, that the 
same is in full force and effect as so modified), shall confirm that Lessor is not in default as to 
any obligations of Lessor under this Lease (or if Lessor is in default, specifying any default), 
shall state the dates to which the rent and other changes have been paid in advance, if any, and 
shall contain such other information or confirmations as Lessor may reasonably require.  If 
Lessee fails to do so within thirty (30) days after the delivery of a written request from Lessor to 
Lessee, then this shall be a default under the Lease and Lessor would have all rights and 
remedies accorded to Lessor pursuant to Section 14 of this Lease.  Lessor is also hereby 
irrevocably appointed and authorized as the agent and attorney-in-fact of Lessee to execute and 
deliver any such written statement on Lessee’s behalf.  The form of the Estoppel Certificate will 
be reasonably acceptable to Lessee, and Lessee will have no obligation to make any 
representations or assertions that are not, in Lessee’s view, true and accurate and consistent with 
the terms of this Lease.  Lessor agrees to reimburse Lessee for the cost of any third party, out-of-
pocket costs associated with delivery of the Estoppel Certificate up to One Thousand Dollars 
($1,000).  (b) Lessee hereby covenants and agrees: (1) this Lease at all times shall be 
automatically subject and subordinate to any current or future Deed of Trust (unless waived in 
writing by the trustee or beneficiary thereunder (as applicable, “Beneficiary”)) and any 
amendments, modifications, extensions, or refinancings thereof; (2) Lessee shall attorn to the 
Beneficiary and any purchaser at a foreclosure sale, such attornment to be self-executing and 
effective upon acquisition of title to the Premises by any purchaser at a foreclosure sale or by the 
Beneficiary in any manner; (3) to execute such further evidences of attornment and 
subordination as a mortgagee or any purchaser at a foreclosure sale may from time to time 
request, including a subordination and attornment agreement in form and substance acceptable to 
the Beneficiary or any purchaser in its sole discretion, so long as such documents contain non-
disturbance provisions reasonably protecting Lessee if a foreclosure occurs; (4) this Lease shall 
not be terminated by foreclosure or any other transfer of the Premises; and (5) Lessee shall, upon 
receipt a written request from the Beneficiary, pay all rents payable under this Lease to the 
Beneficiary. 
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17. Definition of Lessor. The term “Lessor” as used herein shall mean the owner or owners 
at the time in question of the fee title to the Premises.  Upon any transfer of fee title to the 
Premises, the prior Lessor shall be relieved of all liability with respect to the obligations and/or 
covenants under this Lease thereafter to be performed by Lessor so long as Lessor has delivered 
to the transferee any portion of the Security Deposit held by Lessor and the assignee has 
acknowledged the receipt thereof.  Subject to the foregoing, the obligations and/or covenants in 
this Lease to be performed by Lessor shall be binding only upon Lessor as hereinabove defined. 

18. Severability. The invalidity of any provision of this Lease, as determined by a court of 
competent jurisdiction, shall in no way affect the validity of any other provision hereof. 

19. Days. Unless otherwise specifically indicated to the contrary, the word “days” as used in 
this Lease shall mean and refer to calendar days. 

20. Limitation on Liability. The obligations of Lessor under this Lease shall not constitute 
personal obligations of Lessor, and Lessee shall look to the Premises, and to no other assets of 
Lessor, for the satisfaction of any liability of Lessor with respect to this Lease. 

21. Time of Essence. Time is of the essence with respect to the performance of all 
obligations to be performed or observed by the Parties under this Lease. 

22. No Prior or Other Agreements; Authority. This Lease contains all agreements between 
the Parties with respect to any matter mentioned herein, and no other prior or contemporaneous 
agreement or understanding shall be effective.  Each Party represents and warrants that the 
execution of the Lease will not, to the best of the Party’s knowledge, constitute a violation under 
any material agreements to which such Party is a party. Each individual executing this Lease on 
behalf of Lessee entity represents and warrants that he or she is duly authorized to execute and 
deliver this Lease on behalf of Lessee.  Lessee shall prior to execution of this Lease, deliver to 
Lessor evidence of such authority reasonably satisfactory to Lessor. 

23. Notices. 

23.1 Notice Requirements. All notices required or permitted by this Lease or 
applicable law shall be in writing and may be delivered in person (by hand or by courier) or may 
be sent by regular, certified or registered mail or U.S. Postal Service Express Mail, with postage 
prepaid, or by email, and shall be deemed sufficiently given if served in a manner specified in 
this Section 23.  A courtesy copy of any notice provided hereunder will be provided by email so 
long as the party receiving the notice has delivered its then-current email address to the other.  
The addresses for the Parties are set forth below and shall constitute the respective addressed for 
delivery or mailing of notices.  Either Party may, by written notice to the others, specify a 
different address for notice.  Upon Lessee’s taking possession of the Premises, the Premises shall 
constitute Lessee’s address for notice unless Lessee notifies Lessor otherwise.  A copy of all 
notices to Lessor or Lessee shall be concurrently transmitted to such party or parties at such 
addresses as Lessor or Lessee, respectively, may from time to time hereafter designate in writing.   
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23.2 Addresses.   

Lessor:  Red Hook Capital Partners IV LLC 
2120 E Grand Avenue, Suite 135 
El Segundo, CA 90245 
Attention: Craig Underwood  
Email: cunderwood@redhookcap.com 

With a  Seyfarth Shaw LLP 
copy to: 601 S. Figueroa Street, #3300 

Los Angeles, CA 90017 
Attention:  Alex S. Johnson, Esq. 
Email: asjohnson@seyfarth.com 

Lessee:  Southern Nevada Trades High School 
1580 Bledsoe Lane 
Las Vegas, Nevada 89110 
Attention: Julie Carver 
Email: snthsinfo@gmail.com 

With a copy to: Shumway Van, LLC 
8985 South Eastern Avenue,  Suite 100 
Las Vegas, Nevada 89123 
Attention: Michael C. Van, Esq. 
Email: michael@shumwayvan.com 

23.3 Date of Notice. Any notice sent by registered or certified mail, return receipt 
requested, shall be deemed given on the date of delivery shown on the receipt card, or if no 
delivery date is shown, the postmark thereon.  If sent by regular mail the notice shall be deemed 
given forty-eight (48) hours after the same is addressed as required herein and mailed with 
postage prepaid.  Notices delivered by United States Express Mail or overnight courier that 
guarantee next day delivery shall be deemed given twenty-four (24) hours after delivery of the 
same to the Postal Service or courier.  Notices transmitted by facsimile or email shall be deemed 
delivered upon delivery, provided a copy is also delivered via mail or overnight delivery.  If 
notice is received on a Saturday, Sunday or legal holiday, it shall be deemed received on the next 
business day. 

24. Waivers. No waiver by Lessor of the Default or Breach of any term, covenant or 
condition hereof by Lessee, shall be deemed a waiver of any other term, covenant or condition 
hereof, or of any subsequent Default or Breach by Lessee of the same or of any other term, 
covenant or condition hereof. 

25. No Right To Holdover. Except as provided in Section 9.4(b), Lessee has no right to 
retain possession of the Premises or any part thereof beyond the expiration or termination of this 
Lease.  In the event that Lessee holds over, then the Base Rent shall be increased to one hundred 
fifty percent (150%) of the Base Rent applicable immediately preceding the expiration or 
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termination.  Nothing contained herein shall be construed as consent by Lessor to any holding 
over by Lessee. 

26. Cumulative Remedies. No remedy or election hereunder shall be deemed exclusive but 
shall, wherever possible, be cumulative with all other remedies at law or in equity. 

27. Covenants and Conditions; Construction of Agreement. All provisions of this Lease 
to be observed or performed by Lessee are both covenants and conditions.  In construing this 
Lease, all headings and titles are for the convenience of the Parties only and shall not be 
considered a part of this Lease.  Whenever required by the context, the singular shall include the 
plural and vice versa.  This Lease shall not be construed as if prepared by one of the Parties, but 
rather according to its fair meaning as a whole, as if both Parties had prepared it. 

28. Binding Effect; Choice of Law. This Lease shall be binding upon the Parties, their 
personal representatives, successors and assigns and be governed by the laws of the State of 
Nevada.  The prevailing party in any litigation shall be entitled to its reasonable attorney’s fees. 

29. Lessor’s Access; Showing Premises; Repairs. Lessor shall have the right to enter the 
Premises at any time in the case of an emergency, and otherwise at reasonable times after 
twenty-four (24) hours’ prior written notice for the purpose of inspecting the Premises, verifying 
compliance by Lessee with this Lease, showing the Premises to prospective purchasers, lenders, 
or tenants, and making such alterations, repairs, improvements or additions to the Premises as 
Lessor may deem necessary or desirable and the erecting, using and maintaining of utilities, 
services, pipes and conduits through the Premises as long as there is no material adverse effect to 
Lessee’s use of the Premises.   

30. Quiet Possession. Subject to payment by Lessee of the Rent and there being no Breach 
or Event of Default by Lessee then in effect, Lessee shall be entitled to have quiet possession and 
quiet enjoyment of the Premises during the Term hereof.  Subject to the terms and conditions of 
this Lease, Lessee shall have access to the Premises twenty-four (24) hours per day and seven (7) 
days per week. 

31. Counterparts. This Lease may be executed by the Parties in counterparts, each of which 
shall be deemed an original and all of which together shall constitute one and the same 
instrument. 

32. Amendments. Subject to the terms of the Indenture, this Lease may be modified only in 
writing, signed by the Parties in interest at the time of the modification.  As long as they do not 
materially change Lessee’s obligations hereunder, Lessee agrees to make such reasonable non-
monetary and non-material modifications to this Lease as may be reasonably required by a lender 
in connection with the obtaining of normal financing or refinancing of the Premises. 

33. Limitation of Rights to Parties and Beneficiary. Nothing in this Lease expressed or 
implied is intended or shall be construed to give to any person other than Lessor, Lessee and 
Beneficiary any legal or equitable right, remedy or claim under or in respect of this Lease or any 
covenant, condition or provision herein contained; and all such covenants, conditions and 
provisions are and shall be held to be for the sole and exclusive benefit of Lessor, Lessee and 
Beneficiary. 
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34. Closing Contingency. This Lease is contingent on the closing of the purchase of the 
Premises by Lessor (or Lessor’s affiliate) pursuant to that certain Purchase and Sale Agreement 
and Joint Escrow Instructions dated September 13, 2021 (as may have been and may be amended 
and assigned from time to time, the “PSA”), by and between Full Gospel Las Vegas Korean 
Church – Assembly Of God, a Nevada non-profit corporation, as seller, and Lessor, as buyer.  If 
the transactions contemplated by the PSA do not close for any reason, and the PSA is terminated, 
or if the PSA is never entered into, then Lessor may terminate this Lease by providing written 
notice thereof to Lessee, in which case, this Lease shall terminate upon delivery of such notice 
and be of no further force and effect as of such date, and the Parties hereto shall be relieved of all 
obligations to each other owed pursuant to this Lease, except for those obligations which 
expressly survive the expiration or earlier termination of this Lease. 

35. Signage. 

Lessee shall not, without first obtaining (i) Lessor’s written approval, which approval shall not 
be unreasonably withheld, conditioned or delayed, and (ii) all necessary approvals and permits 
from the relevant governmental agencies, display any signage or other advertisement or fixed 
display in or on the Premises that is visible from the exterior of the Premises.  All signs must be 
professionally designed and prepared and must comply with all Applicable Requirements.  
Subject to each of the foregoing terms and the other terms of this Lease, Lessee shall be entitled 
to a sign created and installed at the Premises as described above at Lessee’s sole cost and 
expense.   

36. Premises Security. Subject to the terms of this Lease, Lessee has the right to install 
security systems at the Premises at Lessee’s sole cost and expense.  At all times during the Term, 
Lessee is required to provide, in a manner reasonably satisfactory to Lessor and at Lessee’s sole 
cost and expense, twenty-four hour per day security for the Premises and its employees, guests, 
agents and invitees.  Lessor is not liable for the security of the Premises.   

37. Non-Disturbance Agreement. Upon Lessee’s written request, Lessor agrees to use 
commercially reasonable efforts to obtain from Lessor’s lender a non-disturbance agreement for 
the benefit of Lessee in a form reasonably acceptable to all Parties.  The failure of Lessor or 
Lessor’s lender to enter into such an agreement shall not entitle Lessee to any rights or remedies 
under this Lease, shall not be deemed a breach by Lessor, and shall have no bearing on the 
effectiveness of this Lease. 

38. Code Compliance; Occupancy.  

Lessee’s taking of possession of the Premises shall be deemed Lessee’s acknowledgment that the 
Building complies with all Applicable Requirements, including, without limitation, the 
Americans with Disabilities Act and the Asbestos Hazard Emergency Response Act, and Lessee 
will have no right to make a claim for any deficiency in the Premises after it has taken possession 
of the Premises.  In addition, if required, Lessee shall obtain from the City of Las Vegas or 
County of Clark, as applicable, a certificate of occupancy for the use of any portable buildings on 
the Premises.  

39. Future Development.  
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If, at any time during the Term, Lessee intends to develop or further expand the School on the 
Premises, then Lessee must (i) give written notice to Lessor of such intention and back up 
information and documentation reasonably acceptable to Lessor containing the details of the 
intended development or expansion, and (ii) first offer to Lessor the opportunity to be the 
developer of such development or expansion.  Within ninety (90) days of receipt of such notice 
from Lessee, Lessor will deliver to Lessee the scope of services to be performed by Lessor and 
the fee that Lessor will charge for its development services (the “Lessor Proposal”).  Within 
thirty (30) days of receipt of the Lessor Proposal, Lessee, if it intends to move forward with the 
project, will execute a development agreement with Lessor, in a form reasonably acceptable to 
both Parties, provided that Lessee may choose another developer during such thirty (30) day 
period for the development or expansion only if the scope of services from the other developer 
equals or exceeds those presented in the Lessor Proposal and the development fee with the 
alternate developer is less than the development fee proposed in the Lessor Proposal. 

40. Property Tax Exemption Acknowledgment.  

Lessor and Lessee hereby acknowledge and agree that the Rent payable by Lessee under this 
Lease has been reduced by an amount at least equal to the amount of tax that would have been 
imposed if the Premises were not exempt pursuant to Nevada Revised Statutes, Section 361.096. 

41. State-Mandated Non-Obligation Language.  

For the avoidance of doubt, all obligations hereunder on the part of the Lessee are not the 
obligations, directly or indirectly, in whole or in part, of the State of Nevada, Nevada State 
Public Charter School Authority, or Nevada State Department of Education. 

 [Signatures Appear on Following Pages]
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The Parties hereto have executed this Lease as of the Effective Date. 

LESSOR: 

RED HOOK CAPITAL PARTNERS IV LLC, 
a Delaware limited liability company 

By: ___________________________________ 
               Name:  
               Title: Managing Member 

[Signatures Continue on Next Page] 
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LESSEE: 

SOUTHERN NEVADA TRADES HIGH SCHOOL,  
a Nevada non-profit corporation 

By:  ___________________________ 
Name: 
Its: 

nwillis
Typewriter
Board Chair

nwillis
Typewriter
R Brett Willis
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EXHIBIT A 

Description of Premises 

All of that certain real property located in the County of Clark, State of Nevada, more 
particularly described as follows: 

ALL OF THE LAND LYING WITHIN THE EXTERIOR BOUNDARIES OF THE FINAL 
MAP FOR MERGER AND RESUBDIVISION FOR FULL GOSPEL CHURCH AS SHOWN 
BY MAP THEREOF ON FILE IN BOOK 109 OF PLATS, PAGE 57, IN THE OFFICE OF 
THE COUNTY RECORDER OF CLARK COUNTY, NEVADA. 

Assessor’s Parcel Number: 140-28-112-001  
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EXHIBIT B 

Determination of Base Rent 

1. Base Rent for the First Lease Year: 

Base Rent for the first Lease Year shall be calculated based on eight percent (8%) of Lessor’s 
Project Costs (as defined below), as determined by Lessor and reviewed by Lessee on or before 
the Commencement Date.  At the request of either party, the other party shall execute and deliver 
to the requesting party on or before the Commencement Date a completed certificate that 
confirms the Base Rent for the first Lease Year and each month thereof.   

 “Lessor’s Project Costs” shall mean all of Lessor’s costs and expenses in connection with 
acquiring and improving the Premises, pursuing and obtaining any entitlements therefor, 
completing any tenant improvements and other construction to the Premises, and owning and 
operating the Premises, including, without limitation, acquisition fees and costs (including an 
acquisition fee equal to one percent (1%) of the purchase price), reasonable financing fees 
(including a financing fee equal to one percent (1%) of the principal amount of any loan obtained 
by Lessor in connection with the Premises), reasonable improvement costs, reasonable 
transaction costs (including legal fees), reasonable management fees, reasonable development 
fees (equal to five percent (5%) of any improvements to the Premises by Lessor, any initial 
tenant improvements and any subsequent construction managed by Lessor), and reasonable 
brokerage commissions. 

Provided that no Breach by Lessee has occurred, portions of Base Rent shall be abated as follows 
during the first, second, and third Lease Years (collectively, the “Abated Rent”): for the first 
four (4) months of the first Lease Year, for the first two (2) months of the second Lease Year, 
and for the first two (2) months of the third Lease Year, one hundred percent (100%) of Base 
Rent shall be abated. 

Notwithstanding the foregoing, upon any Breach by Lessee, (a) any abatement of Base Rent then 
ongoing shall immediately cease; and (b) (A) if the Breach by Lessee occurs during the first five 
(5) Lease Years, then the entire amount of the Abated Rent shall become immediately due and 
payable to Lessor as Additional Rent, or (B) if the Breach by Lessee occurs during the sixth (6th) 
through tenth (10th) Lease Years, then fifty percent (50%) of the amount of the Abated Rent 
shall become immediately due and payable to Lessor as Additional Rent.   

2. Annual Base Rent Increases After First Lease Year During Initial Term: 

Commencing on the first day of the second Lease Year and on each anniversary thereafter during 
the Initial Term, Base Rent shall increase by three percent (3%). 

Lessor shall notify Lessee in writing of the increase to the Base Rent for the applicable period 
during the Initial Term and the increased amount of the new monthly installments due with 
respect thereto, and Lessee’s rental payments shall be adjusted accordingly.  Within ten (10) days 
after such notice from Lessor, Lessee shall pay to Lessor all increases to the Base Rent owed for 
all months which may have elapsed after the anniversary of the Commencement Date. 
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3. Base Rent for Extension Terms: 

The monthly Base Rent for each month of an Extension Term shall be the amount calculated in 
accordance with the determination of Market Rent as set forth below, but in no event shall the 
monthly Base Rent for an Extension Term be less than the highest monthly Base Rent payable 
during the term immediately preceding the Extension Term. Four (4) months prior to the 
commencement of each Extension Term, if any, the Parties shall negotiate in good faith to 
determine the Base Rent for the Extension Term.   

For purposes hereof, the “Market Rent Adjustment” rate shall mean the greater of (i) the then-
prevailing market rate for comparable buildings in the vicinity of the Premises, taking into 
account the size of the Lease, the length of the renewal term, market escalations and the credit of 
Lessee, and (ii) the Base Rent in the Lease Year preceding the first year of the Extension Term. 
The Base Rent shall not be reduced by reason of any costs or expenses saved by Lessor by 
reason of Lessor’s not having to find a new tenant for such Premises (including, without 
limitation, brokerage commissions, costs of improvements, rent concessions or lost rental income 
during any vacancy period).  After the first Lease Year of an Extension Term, the annual Base 
Rent payable in each subsequent Lease Year during such Extension Term shall increase by three 
percent (3%) over the annual Base Rent payable during the previous Lease Year.   

If the parties are unable to agree on the Market Rent applicable to the first year of an Extension 
Term, then each party will within fifteen (15) days of the determination that they cannot agree on 
the Market Rent appoint a neutral party who will provide his or opinion of the Market Rent for 
the Premises.  Each neutral party will have at least 10 years’ experience in leasing properties in 
the market where the Premises are located and will propose their good faith opinion as to the 
Market Rent for the Premises without consulting with each other before submitting their 
proposed amounts.  If the difference between the Market Rent determinations proposed by each 
of the two neutral parties is within five percent (5%) of the lower proposed amount, then the 
Market Rent will be the average of the two Market Rent determinations proposed by the neutral 
parties.  If the difference between the two amounts is greater than five percent (5%) of the lower 
proposed amount, then the two neutral parties will agree on and appoint within fifteen (15) days 
after making their respective Market Rent determinations a third neutral party who will, within 
fifteen (15) days after being appointed, propose a third Market Rent determination and the 
Market Rent will be the average of the two closest Market Rent determinations proposed by the 
three neutral parties.  If the two original neutral parties are unable to agree on a third neutral 
party, then Lessor and Lessee agree that  the Market Rent determination made by each of the two 
neutral parties will be submitted to arbitration with JAMS (or American Arbitration Association 
if JAMS is no longer in existence) and the appointed neutral Arbitrator, whose fees will be split 
equally between the two parties, will determine which neutral’s Market Rent Determination 
more accurately reflects the fair market value of the property, and the Arbitrator’s determination 
will be binding on the parties.  The JAMS Streamlined Arbitration Rules and Procedures will be 
applicable, and the arbitrators proposed by JAMS pursuant to Rule 12 shall have experience in 
real estate disputes involving appraisals of property.   
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4. Purchase Option: 

Lessor hereby grants to Lessee the one-time option to purchase the Premises (“Purchase 
Option”), upon and subject to the following terms and conditions: 

(i)   To exercise the Purchase Option, Lessee shall give written notice to 
Lessor (“Exercise Notice”) of Lessee’s election to purchase the Premises, provided that the 
Exercise Notice shall be given between the first day of the thirty-seventh (37th) month following 
the Commencement Date and the last day of the eighty-fourth (84th) month following the 
Commencement Date.  Lessee’s failure to give the Exercise Notice by the last day of the eighty-
fourth (84th) month following the Commencement Date, whether due to Lessee’s oversight or 
otherwise, shall render the Purchase Option null and void.   

(ii)    The purchase price for the Premises (the “Purchase Price”) shall be 
calculated so that it results in an eleven and one-half percent (11.5%) internal rate of return for 
Lessor (or its successor) on its investment in the Premises, determined on an unlevered basis, 
after consideration of all fees and expenses incurred and actually paid by Lessor (or its 
successor) during the Term, including the initial purchase price paid by Lessor (or its successor) 
for the Premises, pursuing and obtaining any entitlements and governmental approvals for the 
Premises, performing any tenant improvements and any other costs to improve the Premises paid 
by Lessor, all transaction costs incurred by Lessor (or Lessor’s successor) in connection with the 
ownership and operation of the Premises, and any other costs or expenses incurred and paid by 
Lessor in connection with the Premises or this Lease to the extent not covered by the foregoing.  
Notwithstanding anything to the contrary herein, (i) any acquisition costs incurred by Lessor (or 
its successor) shall be capitalized on the date that Lessor (or its successor) acquires title to the 
Property, regardless of when such costs were actually incurred or paid by Lessor (or its 
successor); and (ii) any financing costs and fees shall be capitalized on the date that Lessor (or its 
successor) enters into a binding loan agreement with its lender, regardless of when any such 
costs were incurred or paid by Lessor (or its successor), any disbursements were made by 
Lessor’s (or its successor’s) lender in connection with such loan, and any loan proceeds were 
actually expended or otherwise used or allocated by Lessor (or its successor).    

(iii)    Within fifteen (15) days of the determination of the Purchase Price, Lessee 
shall notify Lessor in writing (the “Confirmation Notice”) of Lessee’s election to proceed with 
the purchase of the Premises for the Purchase Price in accordance with the terms and conditions 
of this Section 4.  Lessee’s failure to provide the Confirmation Notice within said fifteen (15) 
day period, whether due to Lessee’s oversight or otherwise, shall be deemed a rejection of the 
Purchase Price and render the Purchase Option null and void.  The giving of the Confirmation 
Notice shall obligate Lessor to sell and Lessee to purchase the Premises on the terms and 
conditions set forth in this Section 4.  The closing (“Closing”) of the purchase and sale of the 
Premises shall occur at the offices of Lessor’s counsel on a date specified by Lessee, but in no 
event later than one hundred eighty (180) days following Lessee’s delivery of the Confirmation 
Notice (“Closing Date”), at which time the deed shall be delivered and the transaction 
consummated, unless the parties shall otherwise agree in writing.  The parties may agree to close 
through an escrow with Lessor’s or Lessee’s counsel, whereby Lessor, Lessee and their attorneys 
need not be physically present at the Closing and may deliver documents by overnight courier or 
other means.  Notwithstanding the foregoing, the Closing Date may be extended without penalty 
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at the option of Seller to a date not later than thirty (30) days following the Closing Date 
specified above to satisfy any condition to Closing, including without limitation, any breach of a 
representation or warranty.  During the period between the Exercise Notice and the Closing Date, 
this Lease shall remain in full force and effect in accordance with the terms and provisions 
thereof. 

(iv)   If Lessee shall have given the Confirmation Notice as provided above, 
Lessor shall execute, acknowledge (where required) and deliver the following documents on the 
Closing Date (to the extent such instruments are then required or utilized to effectuate the 
conveyance by Lessor to Lessee of all of Lessor’s rights, title and interest in and to the Premises 
in accordance with, and subject to, the applicable provisions of this Lease): 

(a) A grant deed in substantially the same form as the deed pursuant to 
which Lessor acquired title to the Premises; 

(b) A certification of Lessor’s non-foreign status in such form as may 
be prescribed by federal regulations; 

(c) All transfer tax statements, declarations and filings as may be 
necessary or appropriate for the consummation of Purchase Option; and 

(d) All other instruments then required and utilized to effectuate such 
conveyance. 

(v)  If Lessee shall have given the Confirmation Notice as provided above, 
Lessee shall execute, acknowledge (where required) and deliver on the Closing Date such 
instruments and documents as are then required or utilized to effectuate the conveyance by 
Lessor to Lessee of all of Lessor’s rights, title and interest in and to the Premises in accordance 
with, and subject to, the applicable provisions of this Lease. 

(vi)    Provided the Purchase Option closes as contemplated herein, the Term 
shall end on the Closing Date, but all obligations and liabilities of Lessee which accrue on or 
prior to the Closing Date shall survive the Closing Date.  If Lessee shall have given the 
Confirmation Notice but for any reason fails to fulfill its obligation to purchase the Premises 
(except for a default by Lessor under this Section 4), including, without limitation, closing on the 
Closing Date, (i) the Purchase Option shall be rendered null and void, (ii) this Lease shall remain 
in full force and effect and the parties shall remain fully obligated under the terms and conditions 
hereof, and (iii) Lessee shall reimburse Lessor for all fees, costs and expenses of any kind or 
nature (including without limitation reasonable attorneys’ fees, including the cost of in-house 
counsel) incurred by Lessor in connection with the Purchase Option upon demand.  Lessee’s 
failure to reimburse Lessor for all such fees, costs and expenses within ten (10) days following 
Lessor’s demand therefor shall constitute an Event of Default under this Lease.  If Lessor 
defaults in its obligations under this Section 5 subsequent to delivery of the Confirmation Notice, 
Lessee may, as its sole and exclusive remedy, elect to sue for specific performance. 

(vii)    Lessee shall pay all charges incident to such conveyance, including 
counsel fees (other than Lessor’s counsel fees), escrow fees, recording fees, title insurance 
premiums and all applicable federal, state and local taxes (including transfer taxes, but excluding 
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income or franchise taxes levied upon or assessed against Lessor) which may be incurred or 
imposed by reason of such conveyance. 

(viii)    Lessee shall accept title to the Premises subject to all liens, encumbrances, 
charges, violations, defects, exceptions and restrictions on, against or relating to the Premises 
(including those arising pursuant to the terms of this Lease) that exist on the Closing Date, and 
subject to all applicable legal requirements, except for any liens or encumbrances created by 
Lessor (including any Lessor mortgages).   

(ix)   The Premises shall be conveyed “AS IS,” “WHERE IS,” and “WITH ALL 
FAULTS AND DEFECTS.”  Lessee agrees that Lessor shall not be responsible or liable to 
Lessee for any defects, errors or omissions, or on account of any conditions affecting the 
Premises.  Lessee, its successors and assigns, and anyone claiming by, through or under Lessee, 
hereby fully releases Lessor and Lessor’s Indemnified Parties from, and irrevocably waives its 
right to maintain, any and all claims and causes of action that it or they may now have or 
hereafter acquire against Lessor or Lessor’s Indemnified Parties with respect to any and all 
claims, damages, costs, expenses or losses arising from or related to any defects, errors, 
omissions or other conditions affecting the Premises.  The provisions of this Section 4 shall 
survive the Closing of the sale and purchase of the Premises pursuant to the Purchase Option. 

(x)   The acceptance of title to the Premises by Lessee shall be deemed to be 
full performance and discharge of any and all obligations on the part of Lessor to be performed 
pursuant to the provisions of this Section 4, except where such agreements and obligations are 
specifically stated to survive. 

(xi)   Lessor represents and warrants to Lessee that Lessor has not created any 
legal right or claim for a commission in favor of any broker with respect to the purchase of the 
Premises pursuant to the Purchase Option.  Lessee represents to Lessor that Lessee has not 
created any legal right or claim for a commission in favor of any broker with respect to the sale 
and purchase of the Premises pursuant to the Purchase Option.  Lessor and Lessee hereby 
indemnify each other against, and agree to hold each other harmless from, any liability or claim 
(and all expenses, including reasonable attorneys’ fees, incurred in defending any such claim or 
in enforcing this indemnity) for a real estate brokerage commission arising out of or in any way 
connected with any claimed dealings with the indemnitor and relating to the sale and purchase of 
the Premises pursuant to the Purchase Option.  The provisions of this indemnification shall 
survive the Closing of the sale and purchase of the Premises pursuant to the Purchase Option. 

(xii) Lessee hereby waives any right to record against the Premises or any 
interest of Lessor in the Premises any notice, memorandum, lis pendens, claim, lien or other 
instrument providing record notice of Lessee’s exercise of the Purchase Option or intention to 
purchase the Premises.  If Lessee fails to exercise the Purchase Option for any reason, or fails to 
fulfill its obligation to purchase the Premises once the Purchase Option has been exercised for 
any reason, Lessee shall execute any and all documentation that may be required by Lessor to 
evidence that the Purchase Option is null and void, and to allow Lessor to convey and/or transfer 
the Premises free and clear of the Purchase Option. 
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(xiii) The Purchase Option is unique and personal to Lessee, and no assignment 
of the Purchase Option shall be valid without the prior written consent of Lessor, which may be 
granted or withheld in Lessor’s sole and absolute discretion.  
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EXHIBIT C 
Insurance Coverage 

Lessee shall obtain and maintain the following insurance coverages: 

(a) Property insurance (including builder’s all-risk insurance) against loss or 
damage to any structure constituting any part of the Premises by fire and lightning, with 
extended coverage and vandalism and malicious mischief insurance.  Said extended coverage 
insurance shall, as nearly as practicable, cover loss or damage by explosion, windstorm, riot, 
aircraft, vehicle damage, smoke and such other hazards as are normally covered by such 
insurance.  All insurance provided pursuant to this paragraph shall be in an amount equal to the 
greater of (i) one hundred percent (100%) of the replacement cost (without depreciation) of all 
improvements constituting any part of the Premises or (ii) the principal amount of any loan 
secured by the Premises then outstanding, and shall be subject to a deductible not to exceed Five 
Thousand Dollars ($5,000). 

(b) Rental interruption insurance to cover loss, total or partial, of rental 
income to Lessor for any reason whatsoever, in an amount sufficient to pay the maximum Rent 
under the Lease for a period of at least twelve (12) months. 

(c) Liability insurance in amounts which are customarily carried and against 
such risks as are customarily insured against by other corporations in connection with the 
ownership and operation of facilities of similar character and size to the Premises. 

(d) Workers’ compensation insurance necessary to comply with Nevada state 
law. 

(e) Child abuse (including, but not limited to, sexual, physical, and verbal) 
and molestation insurance in commercially reasonable amounts, whether included in Lessee’s 
commercial general liability insurance policy(ies) or as stand-alone coverage. 


	SNTHS 3-year MYP.pdf
	SNTHS Memo Regarding Debt.pdf
	SNTHS Memo Regarding Other Revenue.pdf
	Red Hook SNTHS - Rent Roll 2024.pdf
	Rent Roll

	Red Hook_Bledsoe -- Lease Agreement - signed.pdf



