


















CP1161 Property Type Non-Residential

2024 Property Size 25,000-99,9999 csf
2025-2026 Included in Campus?  -select-

Baseline Emissions (mtCO2e) 309                              

Compliance 
Year

Max Emissions 
as % of Baseline

 Emission limit 
(mtCO2e/yr)

Hardship Max 
Emissions as % 

Hardship Emissions 
Limit (mtCO2e/yr)

2026 Baseline --- Baseline ---
2027  --- --- Baseline ---
2028  --- ---  --- ---
2029  --- ---  --- ---
2030 80% 247                                   80% 247                                      
2031 80% 247                                   80% 247                                      
2032 80% 247                                   80% 247                                      
2033 80% 247                                   80% 247                                      
2034 80% 247                                   80% 247                                      
2035 60% 185                                   60% 185                                      
2036 60% 185                                   60% 185                                      
2037 60% 185                                   60% 185                                      
2038 60% 185                                   60% 185                                      
2039 60% 185                                   60% 185                                      
2040 40% 124                                   40% 124                                      
2041 40% 124                                   40% 124                                      
2042 40% 124                                   40% 124                                      
2043 40% 124                                   40% 124                                      
2044 40% 124                                   40% 124                                      
2045 20% 62                                      20% 62                                         
2046 20% 62                                      20% 62                                         
2047 20% 62                                      20% 62                                         
2048 20% 62                                      20% 62                                         
2049 20% 62                                      20% 62                                         
2050 0% -                                    0% -                                       

Section populates based on above input Proposed Alternative Schedule

Alternative Schedule for a NEW  Covered Property (COO after 2018)

Covered Property ID

Default Baseline Years
Year of Cert. of Occupancy

Fill out the orange cells in the section below to populate your standard Emissions Reduction 
Trajectory. Then, enter a new percentage (%) reduction, per year, in column D to populate the 
expected Emission Limit under the proposed plan. 



 

4 Exeter Street, Arlington MA 02474 
(617) 875 1382      DLast@Last2Development.com 

www.last2dev.com 
 

 

 

City of Cambridge 

Office of Sustainability  

344 Broadway 

Cambridge, MA 02139 

 

RE: Property ID 55828292 & 57699592 

 

To whom it may concern, 

 

 Please take this letter as evidence that 55 Spinelli Place is a building that consists of 

spaces for two tenants. The first Tenant, Tasca Therapeutics Lease did not start until January 1, 

2025 and they moved in over the course of a number of months. 

 

 The second Tenant, Clear Scientific Lease did not start to July 1, 2025 and they moved in 

over a couple of months. Both spaces were vacant and not fully occupied for part of the year 

for 2025 and over 50% of the building was vacant for much than half the year. Thus, the first 

year the building will be fully occupied will 2026. 

 

Sincerely, 

 

 

David G. Last 

Last2 Development, LLC 

As Property Manager for West Cambridge Science Park, LLC  
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LEASE AGREEMENT 

By and Between 

WEST CAMBRIDGE SCIENCE PARK, LLC,  

As Lessor 

And 

CLEAR SCIENTIFIC, INC., 

As Lessee 

March_12_, 2025 
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LEASE AGREEMENT 

 ParƟes.  This Lease Agreement ("Lease") executed as of this __12__ day of March 2025  
by and between West Cambridge Science Park, LLC, a MassachuseƩs limited liability 
company having a mailing address of 38 PequosseƩe Road, Belmont, MassachuseƩs 
02478-3459 ("Lessor"), which term shall include its successors and assigns where the 
context so admits, and Clear ScienƟfic, Inc., a Delaware corporaƟon having a mailing 
address of 55 Spinelli Place, Cambridge, MassachuseƩs 02138 ("Lessee"), which term shall 
include its successors and assigns where the context so admits. 

 Leased Premises.  Lessor hereby leases to Lessee and Lessee hereby leases from Lessor  
the enƟre  third floor (but excluding building common areas) of the building (the 
"Building") at 55 Spinelli Place, Cambridge, MassachuseƩs (the "Property"), as shown on 
the plan aƩached hereto as Exhibit "A" and totaling approximately 8,547 gross square feet 
(“GSF” which is equivalent to rentable square feet) of space, together with eight (8) 
parking spaces, (collecƟvely referred to as the "Leased Premises"), and the right to use, in 
common with others, all common areas that serve the Property, including the ways which 
provide access to the Leased Premises, but excluding parking spaces or parking areas 
other than those specifically leased to Lessee as part of the Leased Premises. Lessee shall 
have the right to lease up to two (2) addiƟonal parking spaces at the iniƟal rental rate of 
$200.00 per month per space.  This right may be exercised by wriƩen noƟce given by 
Lessee to Lessor and, unless otherwise agreed to by Lessor, the term of the lease with 
respect to such addiƟonal parking space(s) shall begin on the first day of the month 
following the giving of such noƟce and shall end upon the expiraƟon or any earlier 
terminaƟon of the Lease Term (as hereinaŌer defined).  Upon Lessee’s exercising its opƟon 
to lease addiƟonal parking space(s), the space(s) so leased shall become part of the Leased 
Premises and shall be governed in all respects by the terms and condiƟons of this Lease.  
If Lessee leases said addiƟonal parking spaces and needs more parking spaces, Lessor 
agrees to invesƟgate whether, given the tenancy and operaƟonal requirements of West 
Cambridge Science Park, there are any further parking spaces at West Cambridge Science 
Park that could be made available to Lessee to rent on a temporary basis.  The GSF of the 
Building is 17,094, and the GSF of West Cambridge Science Park is 103,924. 

The Property is part of the development known as West Cambridge Science Park, which is 
shown on the Plan aƩached hereto as Exhibit "B" ("West Cambridge Science Park"). 

 Term and Extension OpƟon.  The term of this Lease (the “Term” or “Lease Term”) shall 
commence at 12:01 AM Eastern Time on the date that Lessor shall deliver the Leased 
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Premises to Lessee for Lessee’s occupancy with the Lessor’s Work as hereinaŌer defined 
in SecƟon 32 having been completed (the “Lease Commencement Date”) and shall 
terminate at midnight Eastern Time on a date five (5) years following the Rent 
Commencement Date as hereinaŌer defined in SecƟon 4.  Lessor esƟmates that the Lease 
Commencement Date will be July 1, 2025 and agrees that it shall be no later than 
September 1, 2025.  If the Lease Commencement date is delayed beyond September 1, 
2025, Lessee shall be enƟtled to a one-day credit against base rent for each day of the 
delay, with the credit to be computed based on a 365 day year, except to the extent that 
the delay results from force majeure events beyond the reasonable control of Lessor, 
including labor strikes or acƟons, supply chain interrupƟons or shortages of materials and 
supplies, acts of God, wars or civil insurrecƟon, pandemics or other widespread illness, or 
extreme or unusually inclement weather condiƟons.  Provided that there is not an 
uncured event of default by Lessee under the terms of this Lease, both at the Ɵme the 
opƟon may be exercised and on the commencement date of the OpƟon Period (as 
hereinaŌer defined), Lessor grants to Lessee the opƟon to extend the Lease Term for a 
period of five (5) years (the “OpƟon Period”).  Lessee shall exercise its opƟon to extend 
the Lease Term for the OpƟon Period by giving wriƩen noƟce thereof to Lessor at least 
twelve (12) months prior to the then expiraƟon date of the Lease Term.  All of the terms 
and condiƟons of this Lease shall apply to the OpƟon Period, except that Lessee shall have 
no further right to extend Lease Term beyond the expiraƟon of the OpƟon Period. 

 Base Rent. AddiƟonal Rent and UƟliƟes.  Commencing on November 1, 2025, which shall 
consƟtute the “Rent Commencement Date”, Lessee shall be obligated to pay to Lessor 
Base Rent during the iniƟal Lease Term in accordance with the following rent schedule: 

Base Rent at the rate of $45.00 per square foot for the twelve-month period 
commencing on November 1, 2025 and ending on October 31, 2026 which shall equal 
$384,615.00, payable in equal monthly installments of $32,051.25. 

Base Rent at the rate of $69.85 per square foot for the eight-month period 
commencing on November 1, 2026 and ending on June 30, 2027 which shall equal 
$398,005.30, payable in equal monthly installments of $49,750.66. 

Base Rent at the rate of $71.95 per square foot for the twelve-month period 
commencing on July 1, 2027 and ending on June 30, 2028 which shall equal 
$614,918.19, payable in equal monthly installments of $51,243.18 
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Base Rent at the rate of $74.10 per square foot per month for the twelve-month 
period commencing on July 1, 2028 and ending on June 30, 2029 which shall equal 
$633,365.73, payable in equal monthly installments of $52,780.48 

Base Rent at the rate of $76.33 per square foot per month for the twelve-month 
period commencing on July 1, 2029 and ending on June 30, 2030 which shall equal 
$652,366.71, payable in equal monthly installments of $54,363.89. 

Base Rent at the rate of $78.62 per square foot per month for the four-month period 
commencing on July 1, 2030 and ending on October 31, 2030 which shall equal 
$223,979.24, payable in equal monthly installments of $55,994.81 

By wriƩen noƟce given by Lessee to Lessor on or before August 1, 2025, Lessee shall have 
the right to extend the iniƟal rental rate of $45.00 per square foot for six (6) addiƟonal 
months from November 1, 2026 unƟl April 30, 2027.  If Lessee so provides Ɵmely noƟce, the 
term of the Lease shall automaƟcally be extended by six (6) months unƟl April 31, 2031 and 
the rent schedule shall be as follows: 

Base Rent at the rate of $45.00 per square foot for the eighteen-month period 
commencing on November 1, 2025 and ending on April, 30 2027 which shall equal 
$576,922.50, payable in equal monthly installments of $32,051.25. 

Base Rent at the rate of $73.55 per square foot month for the two-month period 
commencing on May 1, 2027 and ending on June 30, 2027 which shall equal 
$104.771.98, payable in equal monthly installments of $52,385.99. 

Base Rent at the rate of $75.76 per square foot per month for the twelve-month 
period commencing on July 1, 2027 and ending on June 30, 2028 which shall equal 
$647,490.81, payable in equal monthly installments of $53,957.57. 

Base Rent at the rate of $78.03 per square foot per month for the twelve-month 
period commencing on July 1, 2028 and ending on June 30, 2029 which shall equal 
$666,915.33, payable in equal monthly installments of $55,576.29. 

Base Rent at the rate of $80.37 per square foot per month for the twelve-month 
period commencing on July 1, 2029 and ending on June 30, 2030 which shall equal 
$686,923.00, payable in equal monthly installments of $57,243.58. 

Base Rent at the rate of $82.78 per square foot per month for the ten-month period 
commencing on July 1, 2030 and ending on April 30, 2031 which shall equal 
$589,608.90, payable in equal monthly installments of $58,960.89 
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If Lessee does not give Lessor such noƟce to extend the iniƟal rental rate, Lessor right to do  
so shall lapse, the rent schedule set forth in the first paragraph of this SecƟon 4 shall remain 
in full force and effect for the iniƟal Term of this Lease, and Lessee shall have the right by 
wriƩen noƟce given by Lessee to Lessor on or before June 30, 2026 to receive from Lessor 
an allowance of not to exceed $250,000 (“Improvement Allowance”) to be expended on such 
modificaƟons of and/or improvements to the Leased Premises as shall be mutually 
acceptable to Lessor and Lessee. The Improvement Allowance shall incorporate a five 
percent (5%) project management fee to cover Lessor’s costs associated with such 
modificaƟons and/or improvements, and the amount of the Improvement Allowance as 
amorƟzed on a straight line basis over the remaining Term of the Lease, together with 
accrued interest thereon at the rate of five percent (5%) per annum (such accrual to start on 
the date of each disbursement of the Improvement Allowance), shall be incorporated into 
the monthly Base Rent payable by Lessee over said remaining Term of the Lease.  Said 
monthly payments of Base Rent on account of the Improvement Allowance and the interest 
accrued thereon shall commence on the first day of the month following the date of the final 
disbursement of the Improvement Allowance and shall conƟnue for the remainder of the 
Lease Term. 

Base Rent includes the eight (8) parking spaces referenced in SecƟon 2 of this Lease at the 
rate of $200.00 per month per parking space.  Any addiƟonal parking space (beyond said 
eight [8] parking spaces) leased by Lessee pursuant to the provisions of said SecƟon 2 shall 
be charged separately from the above Base Rent amounts at the rate of $200.00 per month 
for each addiƟonal parking space.  The said rent charged on account of addiƟonal parking 
space(s) shall be increased by three percent (3%) annually. 

Each such installment of Base Rent shall be due and payable in advance on the first day of 
each month commencing on November 1, 2025. 

In addiƟon to the said Base Rent to be paid by Lessee, starƟng on the Lease 
Commencement Date, Lessee shall pay to Lessor as AddiƟonal Rent Lessee’s ProporƟonate 
Share (as set forth below) of all Real Estate Taxes, Property OperaƟng Expenses and West 
Cambridge Science Park OperaƟng Expenses (as hereinaŌer defined).  Such AddiƟonal Rent 
is currently esƟmated to be $12.50 per year per GSF of the Leased Premises but shall be 
subject to adjustment based on actual taxes and expenses and/or more accurate 
informaƟon regarding the esƟmated taxes and expenses as such informaƟon becomes 
available.  For purposes of such AddiƟonal Rent: 

a. “Real Estate Taxes” shall mean all of the real estate taxes, levies, fees (with the 
excepƟon of late fees or costs, unless such late fees or costs result from Lessee’s 
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failure to pay Lessee’s ProporƟonate Share of Real Estate Taxes) and 
assessments, which assessments shall be payable over the longest period 
available with interest payable thereon, levied or assessed by any governmental 
authority having jurisdicƟon over the Property and the Building, or any tax, levy, 
fee or assessment hereaŌer imposed in whole or in part in subsƟtuƟon for such 
real estate taxes, levies, fees and/or assessments. Real Estate Taxes as used 
herein shall exclude (i) Any state, local, federal, personal or corporate income 
tax measured by the income of Lessor; (ii) any estate, inheritance, giŌ taxes, or 
gross rental receipts taxes; (iii) any franchise, succession or transfer taxes; and 
(iv) interest on taxes or penalƟes resulƟng from Lessor’s failure to pay taxes 
(provided Lessee shall have made its required payments in a Ɵmely fashion). 

 
b. “Property OperaƟng Expenses” shall mean all expenses incurred by Lessor, on an 

accrual basis, associated with the operaƟon and maintenance of the Property and 
the Building, including, without limitaƟon, all expenses for administraƟon, 
cleaning, repair, insurance, management and maintenance of the Building and 
Property, including, without limitaƟon, all expenses incurred as a result of 
Lessor’s compliance with any of its obligaƟons under this Lease (including those 
set forth in SecƟon 8 hereof), and shall include, without limitaƟon, depreciaƟon 
(or, the cost of any items which under Federal income tax law are required to be 
capitalized and amorƟzed over the useful life thereof in accordance with generally 
accepted accounƟng principles) of any expenditure for any capital repair, or any 
capital improvement which is reasonably intended to result in a reducƟon of or 
to limit an increase in Property OperaƟng Expenses, and any and all expenses 
incurred by Lessor in connecƟon with compliance with Legal Requirements or any 
order, rule, requirement or regulaƟon of any uƟlity company, insurer of Lessor or 
the New England Fire Insurance RaƟng AssociaƟon (or successor organizaƟon) 
applicable to the operaƟon of the Property and the Building that come into effect 
following the date of this Lease.  Property OperaƟng Expenses as used herein shall 
exclude the following items: 
 

(i) leasing commissions, fees and costs, adverƟsing and promoƟonal 
expenses and other costs incurred in procuring Lessees for or in selling the 
Building or the Property; 
 
(ii) legal fees or other expenses incurred in connecƟon with enforcing 
leases with Lessees in the Building; 
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(iii) costs of renovaƟng or otherwise improving or decoraƟng space for any 
Lessee or other occupant of the Building or the Property, including Lessee, or 
relocaƟng any Lessee; 
 
(iv) financing costs including interest and principal amorƟzaƟon of debts 
and the costs of providing the same; 
 
(v) except as otherwise expressly provided above, depreciaƟon; 
 
(vi) rental on ground leases or other underlying leases and the costs of 
providing the same; 
 
(vii) wages, bonuses and other compensaƟon of employees above the 
grade of Building Manager and fringe benefits other than insurance plans and 
tax qualified benefit plans; 
 
(viii) any liabiliƟes, costs or expenses associated with or incurred in 
connecƟon with the removal, enclosure, encapsulaƟon or other handling of 
Hazardous Materials (as defined in SecƟon 11 of this Lease) and the cost of 
defending against claims in regard to the existence or release of Hazardous 
Materials at the Building or the Property (except with respect to those costs 
for which Lessee is otherwise responsible pursuant to the express terms of 
this Lease);   
 
(ix) costs of any items for which Lessor is paid or reimbursed by insurance; 
 
(x) increased insurance or Real Estate Taxes assessed specifically to any 
Lessee of the Building or the Property for which Lessor is enƟtled to 
reimbursement from any other Lessee;  
 
(xi) charges for electricity, water, or other uƟliƟes, services or goods and 
applicable taxes for which Lessee or any other Lessee, occupant, person or 
other party is obligated to reimburse Lessor or to pay to third parƟes; 
 
(xii) cost of any HVAC, janitorial or other services provided to Lessees on 
an extra cost basis aŌer regular business hours; 
 
(xiii)     cost of installing, operaƟng and maintaining any specialty service (other 
than electric vehicle chargers), such as a cafeteria, observatory, broadcasƟng 
faciliƟes, child or daycare; 
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(xiv) cost of correcƟng defects (to the extent covered by warranƟes and as 
disƟnct from normal wear, tear and aging of equipment and materials) in the 
design, construcƟon or equipment of, or latent defects in, the Building or the 
Property; 
 
(xv) cost of any work or service performed on an extra cost basis for any 
Lessee in the Building or the Property to a materially greater extent or in a 
materially more favorable manner than furnished generally to the Lessees 
and other occupants; 
 
(xvi) cost of any work or services performed for any facility other than the 
Building or Property; 
 
(xvii) any cost represenƟng an amount paid to a person firm, corporaƟon or 
other enƟty related to Lessor that is in excess of the amount which would 
have been paid in the absence of such relaƟonship; 
 
(xviii) cost of iniƟal cleaning and rubbish removal from the Building or the 
Property to be performed before final compleƟon of the Building or Lessee 
space; 
 
(xix) cost of iniƟal landscaping of the Building or the Property; 
 
(xx) except for capital expenditures permiƩed under this provisions of this 
definiƟon, the cost of any item that, under generally accepted accounƟng 
principles, are properly classified as capital expenses;  
 
(xxi) lease payments for rental equipment (other than equipment for which 
depreciaƟon is properly charged as an expense) that would consƟtute a 
capital expenditure if the equipment were purchased; 
 
(xxii) cost of the iniƟal stock of tools and equipment for operaƟon, repair 
and maintenance of the Building or the Property; 
 
(xxiii) late fees or charges incurred by Lessor due to late payment of 
expenses, except to the extent aƩributable to Lessee’s acƟons or inacƟons; 
 
(xxiv) cost of acquiring, securing, cleaning or maintaining sculptures, 
painƟngs and other works of art; 
 
(xxv) real estate taxes or taxes on Lessor’s business (such as income, excess 
profits, franchise, capital stock, estate, inheritance, etc.); 
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(xxvi) direct costs associated with parking operaƟons if there is a separate 
charge to Lessee, provided that this exclusion shall not apply to snow removal, 
paved area cleaning, repaving, PTDM (as defined in SecƟon 31 of this Lease)-
related charges and permit fees; 
 
(xxvii) charitable or poliƟcal contribuƟons; 
 
(xxviii) reserve funds; 
 
(xxix) all other items for which another party compensates or pays so that 
Lessor shall not recover any item of cost more than once; 
 
(xxx) any cost associated with operaƟng as an on or off-Property 
management office for the Building, except to the extent included in the 
management fee permiƩed hereby; 
 
(xxxi) Lessor’s general overhead and any other expenses not directly 
aƩributable to the operaƟon and management of the Building and the 
Property (e.g. the acƟviƟes of Lessor’s officers and execuƟves or professional 
development expenditures), except to the extent included in the 
management fee permiƩed hereby; 
 
(xxxii) costs and expenses incurred in connecƟon with compliance with or 
contesƟng or seƩlement of any claimed violaƟon of law or requirements of 
law, except to the extent aƩributable to Lessee’s acƟons or inacƟons; 
 
(xxxiii) costs of miƟgaƟon or impact fees or subsidies (however 
characterized), imposed or incurred prior to the date of the Lease or imposed 
or incurred solely as a result of another Lessee’s or Lessees’ use of the 
Property or their respecƟve premises; and  
 
(xxiv) any costs and expenses for repairs or replacements for which Lessor is   

reimbursed pursuant to warranƟes or guarantees. 
 

c. “West Cambridge Science Park OperaƟng Expenses” shall mean all expenses 
incurred by Lessor, on an accrual basis, associated with the operaƟon and 
maintenance of the common areas, faciliƟes and services of West Cambridge 
Science Park, including, without limitaƟon, all expenses for administraƟon, 
cleaning, snow and ice removal, repair, insurance, management and maintenance 
of the common areas and faciliƟes of, and the provision of common services for, 
West Cambridge Science Park, including, without limitaƟon, all expenses incurred 
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as a result of Lessor’s compliance with any of its obligaƟons under this Lease, and 
shall include, without limitaƟon, depreciaƟon (or, the cost of any items which 
under Federal income tax law are required to be capitalized and amorƟzed over 
the useful life thereof in accordance with generally accepted accounƟng 
principles) of any expenditure for any capital repair, or any capital improvement 
which is reasonably intended to result in a reducƟon of or to limit an increase in 
the West Cambridge Science Park OperaƟng Expenses (provided that such capital 
expenditures shall be accounted for on a cash basis), and any and all expenses 
incurred by Lessor in connecƟon with compliance with Legal Requirements or any 
order, rule, requirement or regulaƟon of any uƟlity company, insurer of Lessor or 
the New England Fire Insurance RaƟng AssociaƟon (or successor organizaƟon) 
applicable to the operaƟon and maintenance of the common areas, faciliƟes and 
services of West Cambridge Science Park coming into effect aŌer the Lease 
Commencement Date.  The same exclusions set forth with respect to “Property 
OperaƟng Expenses” shall also apply to “West Cambridge Science Park OperaƟng 
Expenses”. 

 
The amount of any property management fee to be included in AddiƟonal Rent to be paid 
by Lessee shall not exceed three percent (3%) of all revenue from the Leased Premises (with 
all rent concessions to be added back in). 
 
For purposes of compuƟng such AddiƟonal Rent, Lessee’s ProporƟonate Share of Real Estate 
Taxes, Property OperaƟng Expenses and West Cambridge Science Park OperaƟng Expenses 
shall be as follows: 

 
 50% of Real Estate Taxes; 

 50% of Property OperaƟng Expenses; and 

 8.23% of West Cambridge Science Park OperaƟng Expenses. 

Each year during the Lease Term, Lessor shall esƟmate the amount of Lessee’s 
ProporƟonate Share of Real Estate Taxes, Property OperaƟng Expenses and West 
Cambridge Science Park OperaƟng Expenses which shall be payable as AddiƟonal Rent 
hereunder.  Lessee shall pay one-twelŌh (1/12) of the esƟmated annual amounts of such 
AddiƟonal Rent on the first day of each month starƟng on the Lease Commencement 
Date, provided, however, that if the Lease Commencement Date does not fall on the first 
day of the month, Lessee shall pay, in advance the AddiƟonal Rent prorated for the 
number of days then remaining in the month.  Lessor reserves the right at any Ɵme and 
from Ɵme to Ɵme to revise the esƟmated annual amounts of the AddiƟonal Rent to more 
accurately reflect the amounts which shall be due, provided that Lessor shall not so revise 
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the esƟmated annual amounts of AddiƟonal Rent more frequently than once per 
calendar year.  The esƟmated amounts paid as AddiƟonal Rent shall be reconciled on an 
annual basis with the actual amounts paid or incurred by Lessor and shall also be 
reconciled upon the expiraƟon of the Lease Term or upon any early terminaƟon of such 
Term, as the case may be, if such expiraƟon or terminaƟon occurs before the anniversary 
date for such annual reconciliaƟon.  If, based upon such reconciliaƟon of the AddiƟonal 
Rent, Lessee has underpaid its AddiƟonal Rent, then the balance of the AddiƟonal Rent 
due Lessor shall be paid to Lessor within thirty (30) days aŌer the submission to Lessee 
of a statement therefor.  If, based upon such reconciliaƟon of the AddiƟonal Rent, Lessee 
has overpaid its AddiƟonal Rent, then (a) any overpaid amount shall be credited against 
the next installment(s) of AddiƟonal Rent due from Lessee or (b) if the Lease Term has 
expired or otherwise been terminated, any overpaid amount shall be credited against 
any Base Rent or AddiƟonal Rent that remains unpaid, with any remaining balance of 
such overpaid amount to be promptly refunded to Lessee. 

 Lessee shall have the right, to be exercised by giving wriƩen noƟce to Lessor within 
ninety (90) days following Lessor’s providing such a reconciliaƟon statement to Lessee, 
to review the books and records of Lessor which pertain to the computaƟon of the 
AddiƟonal Rent shown on the reconciliaƟon statement in order to confirm the AddiƟonal 
Rent amounts involved.   Such review may be conducted by Lessee or an accountant hired 
by Lessee and reasonably acceptable to Lessor.  Lessee shall bear the cost of such review. 
In the event of a dispute relaƟng to the computaƟon of AddiƟonal Rent, Lessor and 
Lessee shall refer the maƩer to a mutually saƟsfactory third-party accountant for 
resoluƟon whose decision shall be binding on the parƟes.  The costs of such third-party 
accountant shall be borne equally by Lessor and Lessee. 

Gas and electric service to the Leased Premises are to be separately metered, and, 
beginning on the Lease Commencement Date, Lessee shall pay all gas and electric 
charges directly to the uƟlity company. All water and sewer use charges and the costs of 
related backflow inspecƟons by the City of Cambridge shall be paid for by Lessor; and 
Lessee shall reimburse Lessor upon demand, as AddiƟonal Rent, for Lessee’s share of 
such charges and costs.   

In the event that Lessee shall exercise its opƟon to extend the Lease Term for the OpƟon 
Period, the rent for the first year of the OpƟon Period shall be Base Rent at the then fair 
market rental value for the Leased Premises (the “FMV”), plus the AddiƟonal Rent 
charged by Lessor to Lessee on account of Lessee’s ProporƟonate Share of Real Estate 
Taxes, Property OperaƟng Expenses and West Cambridge Science Park OperaƟng 
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Expenses.  In order to determine the FMV for purposes of the Base Rent for the first year 
of the OpƟon Period, Lessor and Lessee shall, either together or individually, consult with 
persons having experƟse with respect to determining the FMV, and shall endeavor in 
good faith to reach an agreement as to the FMV.  If Lessor and Lessee cannot reach 
agreement regarding the FMV by the expiraƟon of thirty (30) days following Lessee’s 
exercise of its right to extend the Lease for the OpƟon Period, then, in such event, Lessor 
and Lessee shall each appoint at their own cost and within fiŌeen (15) days following the 
expiraƟon of said thirty (30) day negoƟaƟon period, their own MAI qualified real estate 
professional who has at least ten (10) years full-Ɵme commercial real estate experience 
in leasing comparable commercial properƟes in Cambridge, MassachuseƩs (a “Real 
Estate Professional”). 

Lessor’s and Lessee’s chosen Real Estate Professionals shall each determine the FMV for 
the Leased Premises for purposes of the Base Rent for the first year of the OpƟon Period 
(i.e., with regard to similar leases for comparable premises in comparable buildings in 
comparable locaƟons for terms of comparable duraƟon, in its then-current as-is 
condiƟon without any allowance or concessions). If, aŌer having been appointed, the two 
Real Estate Professionals shall agree on said FMV, then the agreement of said Appraisers 
shall be deemed to be the FMV and shall be binding upon the parƟes hereto. If the 
determinaƟons as to the FMV reached by the two Real Estate Professionals are within 
ten (10.00%) percent of each other, the two determinaƟons shall be averaged together 
and said average shall be deemed to be the FMV and, subject to the provision regarding 
the Minimum OpƟon Period Base Rent hereinaŌer set forth, shall be binding upon the 
parƟes.  If, however, the two Real Estate Professionals do not determine the FMV as 
aforesaid within thirty (30) days aŌer being appointed, then they shall within ten (10) 
days thereaŌer together appoint a third Real Estate Professional (from a firm other than 
those with which the iniƟal Real Estate Professionals are associated), who shall prepare 
a third determinaƟon of the FMV. If the determinaƟon reached by the third Real Estate 
Professional falls between the determinaƟons reached by the original two Real Estate 
Professionals, then the determinaƟon of the third Real Estate Professional shall be 
deemed to be the FMV and shall be binding upon the parƟes subject to the provision 
regarding the Minimum OpƟon Period Base Rent hereinaŌer set forth.  If the 
determinaƟon reached by the third Real Estate Professional is less than both 
determinaƟons reached by the original two Real Estate Professionals, then the 
determinaƟon of the lower of the original two Real Estate Professionals shall be deemed 
to be the FMV and shall be binding upon the parƟes subject to the provision regarding 
the Minimum OpƟon Period Base Rent hereinaŌer set forth. If the determinaƟon reached 
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by the third Real Estate Professional is higher than both determinaƟons reached by the 
original two Real Estate Professionals, then the determinaƟon of the higher of the 
original two Real Estate Professionals shall be deemed to be the FMV and shall be binding 
upon the parƟes subject to the provision regarding the Minimum OpƟon Period Base 
Rent hereinaŌer set forth.  The cost of such third Real Estate Professional shall be split 
equally between Lessor and Lessee.   

Notwithstanding the foregoing to the contrary, in no event, shall the Base Rent for the 
first year of the OpƟon Period be less than the Base Rent being paid by Lessor during the 
immediately preceding twelve (12) month period increased by three percent (3%) (the 
“Minimum OpƟon Period Base Rent”).  If Lessor and Lessee agree on the FMV for 
purposes of the Base Rent, or failing such agreement, the FMV is determined by 
appraisal, Lessor and Lessee shall execute an Addendum to this Lease which shall specify 
the revised Base Rent based on the FMV for the first year of the OpƟon Period.  Said Base 
Rent shall then be increased by three percent (3%) annually during each ensuing year of 
the OpƟon Period. 

 Rent Due Date.  Consistent with the provisions of SecƟon 4 hereof, all Base Rent shall be 
due and payable monthly in advance starƟng on November 1, 2025, and all AddiƟonal 
Rent shall be due and payable monthly in advance starƟng on the Lease Commencement 
Date.  All Base Rent and AddiƟonal Rent shall be paid in full without any offset or reducƟon 
and without previous noƟce or demand therefor.  In the event that Lessee fails to make a 
rent payment within five (5) calendar days aŌer the due date thereof, then Lessee, without 
the need for any noƟce or demand from Lessor, shall be charged and pay a late charge 
equal to five percent (5%) of the amount of rent due for each month or porƟon of a month 
during which it is overdue.  Further, if Lessee is in default in paying rent and such default 
shall conƟnue for ten (10) calendar days aŌer wriƩen noƟce thereof is given by Lessor to 
Lessee, Lessee, without the need for any further noƟce or demand from Lessor, shall be 
charged and pay interest on said unpaid rent at the rate equal to the Wall Street Journal 
Prime Rate plus four (4) percent from the date such rent was due unƟl the date that it is 
paid. 

 Security Deposit.  As the Security Deposit, Lessee shall pay to Lessor the amount of                    
$167,991.29   at the Ɵme this Lease is executed by Lessee.  This Security Deposit shall be 
held as a security for the due performance of each and every obligaƟon of Lessee as in 
this Lease provided.  Lessor may commingle the Security Deposit in one or more bank 
accounts with other funds of Lessor and may use the Security Deposit for its business 
purposes.  Lessor may use the Security Deposit to cure any failure to pay or perform by 
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Lessee under the terms of this Lease, and Lessee shall pay to Lessor with fiŌeen (15) days 
following Lessor’s demand therefor, as AddiƟonal Rent, the amount so expended and any 
addiƟonal amount as is required to cause the Security Deposit at all Ɵmes to equal the 
amount set forth above.  Lessor shall assign the Security Deposit to any successor owner 
of the Building and, thereaŌer, Lessor shall have no further responsibility therefor or 
liability on account thereof.  Upon the expiraƟon (or any earlier terminaƟon) of the Lease 
Term, Lessor shall inspect the Premises, make such deducƟons from the Security Deposit 
as may be required to cure any failure to pay or perform by Lessee under the terms of this 
Lease, (provided that Lessor gives Lessee an itemized list, together with relevant 
supporƟng documentaƟon, of the amounts of such deducƟons), and pay the balance of 
the Security Deposit, if any, to Lessee within thirty (30) days of such expiraƟon or 
terminaƟon.  The Security Deposit may not be used by Lessee in lieu of rent payment(s) 
including, but not limited to, the last month's or months' Base Rent payment(s) or the 
payment of any AddiƟonal Rent. 

 Building Hours.  Hours of operaƟon for the Building are Monday through Friday 8:00 AM 
to 6:00 PM.  Lessee shall have 24-hour, 7-days per week access to the Leased Premises, 
provided that Lessee shall be solely responsible for maintenance of security, including all 
security systems, for the Leased Premises.  The Building has a covered loading area with 
direct freight access to the tenant occupied floors.  Lessee shall have 24-hour, 7-days per 
week access to the freight and loading area at no addiƟonal charge. 

 OperaƟng Costs.  Except as otherwise expressly provided in this Lease, Lessee shall pay all 
costs and expenses incurred by Lessee in the operaƟon of the Leased Premises and for all 
repairs, replacements, painƟng, cleaning and maintenance of the Leased Premises, 
including, without limitaƟon, the following:  (i) the cost of electrical energy for the 
operaƟon of any machine, appliance or device employed in connecƟon with the use and 
operaƟon of the Leased Premises; (ii) the cost of all uƟliƟes, whether they are used for 
furnishing heat, venƟlaƟng, air condiƟoning or other purposes; (iii) the cost of fuel 
furnished to the Leased Premises; (iv) the cost of trash disposal and lawful and proper 
disposal of any other refuse or waste material (except as hereinaŌer expressly provided); 
(v) the cost of window cleaning and janitorial services, including janitorial equipment and 
supplies; and (vi) the cost of maintaining and periodically cleaning the neutralizaƟon 
tank(s) and its (their) associated monitoring device(s). In addiƟon, Lessee shall reimburse 
Lessor, upon demand for the costs of water and sewer and related backflow inspecƟons 
by the City of Cambridge consistent with the provisions of SecƟon 4 of this Lease.  It is 
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agreed that these costs shall not be included by Lessor in the computaƟon of OperaƟng 
Expenses for the purpose of compuƟng AddiƟonal Rent pursuant to SecƟon 4 of this Lease. 

Lessor agrees to maintain the roof, exterior walls and other structural elements of the 
Building , the common Building systems, the common areas of the Building and the 
exterior areas of the Property surrounding the Building in as good condiƟon as they are in 
at the commencement of the Lease Term, ordinary wear and tear and damage by fire or 
other casualty or taking by eminent domain excepted, unless such maintenance is 
required due to acts or omissions (including, without limitaƟon, the failure to properly 
use) of Lessee or those on account of whose conduct Lessee is responsible, including, 
without limitaƟon, all employees, agents, contractors, guests and invitees of Lessee.  In 
addiƟon, Lessor shall, at Lessor’s cost, provide a dumpster or trash compactor at West 
Cambridge Science Park for Lessee’s and other tenants’ use in disposing of non-hazardous, 
non-controlled wastes.  The cost of the work referred to in the first sentence of this final 
paragraph of SecƟon 8 and of the said dumpster/compactor and the waste disposal 
services provided in connecƟon with it shall consƟtute “Property OperaƟng Expenses” as 
defined in SecƟon 4 of this Lease. 

 Maintenance and Signage.  Lessee covenants throughout the Term of this Lease, at its 
sole cost and expense, to keep and maintain the Leased Premises and all systems, 
equipment and fixtures located therein or which exclusively serve the Leased Premises 
(whether or not located in the Leased Premises), including, without limitaƟon, all electrical 
(including generator, lights and ballasts), plumbing, fire alarm, security/data systems, life 
safety systems, fire exƟnguishers, specialty systems, recirculaƟng hoods and HVAC 
systems, equipment, parts and components; carpeƟng and flooring; the inside walls and 
doors; and all window glass of the Leased Premises in good order and condiƟon, subject 
only to ordinary tear and wear, promptly making all repairs and replacements thereto as 
may be required. In addiƟon to (and not by way of limitaƟon of) the foregoing, with 
respect to the HVAC systems, generator(s) and other essenƟal operaƟng systems and their 
respecƟve equipment, parts and components, Lessee shall obtain and maintain in force 
during the term of this Lease full service maintenance contract(s) with reputable service 
contractors so as to insure that said items are maintained, repaired and, as needed, 
replaced on a regular, prevenƟve basis, including as applicable, but not limited to, regular 
changes of filters and belts, oiling motors, cleaning coils, checking and adjusƟng air flows, 
cleaning drains, and regular prevenƟve maintenance checks of, service/repairs to, and, as 
needed, replacement of electrical connectors, pumps, heat exchangers, compressors and 
refrigerants (the “Service Contract(s)”).  Lessee shall provide Lessor on a regular basis, but 
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not less frequently than once a year, with copies of all such Service Contract(s), as well as 
a wriƩen descripƟon of all repairs and replacements which were made to the systems, 
equipment, parts and components covered thereby.  In addiƟon, upon the expiraƟon or 
any earlier terminaƟon of the Lease Term, Lessee shall provide Lessor with wriƩen 
confirmaƟon from its service contractors saƟsfactory to Lessor that the systems, 
equipment, parts and components serving the Leased Premises covered by the Service 
Contract(s) have been serviced and maintained in accordance with the provisions of this 
SecƟon 9 and are in good working order and condiƟon. With respect to the plumbing, and 
more parƟcularly the plumbing systems associated with the laboratory space, Lessee shall 
monitor, maintain and clean on a regular basis and repair and, as needed, replace items 
such as eye washes, showers, mixing valves, back flow preventers and the neutralizaƟon 
tank(s) and all associated monitoring devices. Lessee shall not permit the Leased Premises, 
the Building or the Property to be overloaded, damaged, punctured, stained, stripped or 
defaced, nor shall Lessee suffer any waste thereto.  Lessee shall obtain Lessor's wriƩen 
consent before erecƟng or affixing any sign on or to the Leased Premises, the Building, the 
Property or any part of West Cambridge Science Park, provided, however, Lessor agrees 
that Lessee may place its business name on the exterior and lobby signage for the Building. 

Lessee shall have sole responsibility for the cost of installing Lessee's signage, except for 
the Building standard lobby signage.  All of Lessee's signs shall be removed by Lessee and 
any damage caused thereby shall be fully repaired, all at Lessee's sole cost and expense, 
prior to the expiraƟon or any earlier terminaƟon of the Lease Term.  If Lessee fails to so 
remove its signs and repair any damage caused thereby, Lessor shall have the right, 
without being deemed guilty of any manner of trespass, to do so, and all costs and 
expenses incurred by Lessor in connecƟon therewith shall be payable by Lessee to Lessor 
on demand as AddiƟonal Rent. 

 Use.  Lessee shall use the Leased Premises only for the purpose of business office, research 
and development and laboratory uses as shall be permiƩed by applicable zoning and land 
use control law and regulaƟon.  Lessee shall secure all necessary local, state and Federal 
permits, licenses and approvals for the conduct of its business. 

 Compliance with Laws; Special IndemnificaƟon as to Hazardous Materials.  Lessee 
acknowledges and covenants that the Leased Premises, the Building and the Property 
shall not be possessed, occupied or used for any purpose or in any manner which will be 
improper, noisy or offensive, or contrary to any applicable Federal, state and local law, 
by-law, ordinance, code, rule or regulaƟon or any guidance or interpretaƟon of any 
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governmental authority relaƟng thereto (hereinaŌer collecƟvely referred to as the "Legal 
Requirements").  Subject to compliance with all other applicable provisions of this Lease 
and all Legal Requirements (and having first given Lessor copies of all required permits, 
licenses and approvals), Lessee may bring or permit to be brought, stored, used or 
generated in or on the Leased Premises and the Building those "Hazardous Materials" 
(as hereinaŌer defined) that are required for the conduct of its business and the 
business of its permiƩed subtenants.  "Hazardous Materials" means and includes any 
substance, waste material, effluent or emission, whether in a solid, gas, liquid or other 
state, which is (a) radioacƟve, (b) a so-called ‘biohazard” or medical waste, or is 
contaminated with blood or other bodily fluids or (c) deemed hazardous, toxic, a 
pollutant or a contaminant under any Federal, state or local law, by-law, ordinance, code, 
rule, regulaƟon, execuƟve order or other administraƟve order, guidance or 
interpretaƟon of any governmental authority, judgment, decree, injuncƟon or other 
judicial order of or by any governmental authority, now or hereaŌer in effect, relaƟng to 
polluƟon or to the protecƟon of health, safety or the environment.  "Hazardous 
Materials" includes, without limitaƟon, "oil", "hazardous materials", "hazardous wastes" 
and "hazardous substances" as defined in the Comprehensive Environmental Response, 
CompensaƟon and Liability Act, 42 U.S.C. SecƟon 9601 et seq., as amended, and the 
Resource ConservaƟon and Recovery Act of 1976, 42 U.S.C. SecƟon 6901 et seq., as 
amended, and the regulaƟons promulgated thereunder, and also MassachuseƩs General 
Laws Chapter 21E and Chapter 21C and the regulaƟons promulgated thereunder.  If and 
to the extent that any Hazardous Materials are brought, stored, used or generated in or 
on the Leased Premises by Lessee or Lessee’s employees, agents, representaƟves, 
consultants, contractors, subtenants, licensees, customers, guests, invitees or any 
person(s) other than Lessor, Lessor’s agents, representaƟves, consultants, contractors, 
guests or invitees (individually and collecƟvely the “Lessee ParƟes”) and the Lessee 
ParƟes’ respecƟve employees, agents, representaƟves, consultants, contractors, guests 
and invitees (hereinaŌer “Lessee’s Hazardous Materials”), Lessee agrees to indemnify, 
defend and hold harmless, Lessor and Lessor’s employees, agents, representaƟves, 
consultants, contractors, guests and invitees from and against all loss, liability, damage 
and expense (including consultants’ and aƩorneys’ fees and expenses) ever caused by, 
resulƟng from or associated with such Lessee’s Hazardous Materials, including, without 
limitaƟon, all costs of assessment, containment, removal, remediaƟon or other 
response, any injury or death to any person or any loss of or damage to any property 
(including natural resource damages), regardless of whether Lessee or the Lessee ParƟes 
or their respecƟve employees, agents, representaƟves, consultants, contractors, guests 
or invitees have been negligent or otherwise at fault with respect to said Hazardous 
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Materials.  For purposes of this indemnificaƟon, Lessee and the Lessee ParƟes shall be 
deemed strictly, jointly and severally liable on account of all such Lessee’s Hazardous 
Materials, regardless of fault, excepƟng only if such loss, liability, damage or expense is 
caused solely by Lessor or Lessor’s employees, agents, representaƟves, consultants, 
contractors, guests or invitees.  If, at any Ɵme during the Lease Term, any lender or 
governmental authority requires any invesƟgaƟon or assessment, including, without 
limitaƟon, sampling and analyƟcal tesƟng, to determine whether there has been any 
release or threatened release of Hazardous Materials by Lessee or the Lessee ParƟes or 
their respecƟve employees, agents, representaƟves, consultants, contractors, guests or 
invitees,  then Lessee shall reimburse Lessor upon demand, as AddiƟonal Rent, for the 
costs thereof.  Lessee shall execute all affidavits, cerƟficaƟons and the like as may be 
reasonably requested by Lessor, from Ɵme to Ɵme, with respect to Lessee's best 
knowledge and belief concerning the presence, procedures for management and any 
releases or threatened releases of Lessee’s Hazardous Materials in, at or on the Leased 
Premises, the Building or the Property.  In addiƟon, immediately prior to the expiraƟon 
or any earlier terminaƟon of the Lease Term, Lessee shall, at Lessee’s expense, hire a 
qualified consultant or contractor to assure/verify that (x) all Hazardous Materials that 
have been brought, stored, used or generated in or on the Leased Premises by Lessee, 
the Lessee ParƟes and their respecƟve employees, agents, representaƟves, consultants, 
contractors, guests or invitees have been duly and completely removed from the Leased 
Premises, (y) any necessary clean-up, decontaminaƟon, close-out and/or other response 
acƟons, including a complete cleanout of all neutralizaƟon tanks or similar devices, have 
been duly completed, and (z) the Leased Premises, including all surfaces therein, are 
completely free of all such Hazardous Materials described in clause (x) above.  At or prior 
to the expiraƟon or any earlier terminaƟon of the Lease Term, Lessee shall confirm in 
wriƟng to Lessor, which confirmaƟon shall be accompanied by a wriƩen cerƟficaƟon, 
addressed to Lessor from such qualified consultant or contractor, staƟng that there has 
been full compliance with the requirements of the immediately preceding sentence.  
Lessor reserves the right to enter the Premises at all reasonable Ɵmes (provided that 
twenty-four (24) hours’ noƟce is given to Lessee, except in the case of emergency or 
other condiƟons affecƟng the safety or integrity of the Leased Premises, the Building or 
the Property) to inspect the same for Hazardous Materials.  If at any Ɵme during the 
Lease Term, Lessee or anyone claiming by, through or under Lessee brings into, or uses 
or stores radioacƟve materials in or on the Leased Premises, Lessee's obligaƟons under 
this SecƟon 11 shall include compliance with all so-called "close-out" procedures of the 
Nuclear Regulatory Commission or other Federal, state or local governmental authoriƟes 
having jurisdicƟon over radioacƟve materials.  Lessor agrees to indemnify, defend and 

Docusign Envelope ID: BC430DFE-660E-4416-84B1-E0DFD66A01E7



  

 

Page 18 of 40 

hold harmless Lessee and Lessee’s employees, agents and representaƟves from and 
against all loss, liability, damage and expense (including consultants’ and aƩorneys’ fees 
and expenses) caused by, resulƟng from or associated with Hazardous Materials which 
were present on, in, at our under the Building or the Property prior to the Lease 
Commencement Date, including, without limitaƟon, all costs of assessment, 
containment, removal, remediaƟon or other response, except to the extent that Lessee, 
its employees, agents, representaƟves, consultants or contractors may through their acts 
or omissions, including a failure to provide noƟce to Lessor and any public authoriƟes 
having applicable jurisdicƟon and to exercise reasonable care with respect to the 
Hazardous Materials once they were idenƟfied, have contributed to or exacerbated the 
condiƟons of contaminaƟon involved or any exposures thereto and/or the costs and 
expenses of responding to such Hazardous Materials. 

 Fire Insurance.  Lessee shall not permit any use of the Leased Premises, the Building or 
the Property which will void, make voidable or otherwise impair any insurance on the 
Building or the Property, or on the contents of the Building or the Property or which shall 
be contrary to any requirement or standard from Ɵme to Ɵme established by the New 
England Fire Insurance RaƟng AssociaƟon, or any similar body succeeding to its powers.  
Lessee shall on demand reimburse Lessor (as AddiƟonal Rent), for all extra insurance 
premiums caused by Lessee's failure to comply with any of the requirements of this Lease. 

 AlteraƟons.  Lessee shall not make structural alteraƟons or addiƟons to, or any alteraƟons 
or addiƟons which may adversely impact the structure of, the Building or the Leased 
Premises (hereinaŌer referred to as "structural alteraƟons or addiƟons").  Should Lessee 
wish to make non-structural alteraƟons (which shall include penetraƟons into or through 
walls, parƟƟons, ceilings, floors or doors) or addiƟons to the interior of the Leased 
Premises, including, but not limited to, alteraƟons or addiƟons to, or removal of, non-
bearing walls, parƟƟons, ceilings, flooring or floor coverings (including carpeƟng), doors 
or elements of the heaƟng, venƟlaƟng, air condiƟoning, plumbing or electrical systems, 
Lessee shall in each such case obtain Lessor's prior wriƩen consent thereto, which consent 
shall not be unreasonably withheld provided that the requirements of this SecƟon 13 and 
any other applicable requirements of this Lease are duly saƟsfied.  Prior to Lessor’s 
reviewing Lessee’s request for consent to any such non-structural alteraƟons or addiƟons, 
Lessee shall provide to Lessor design plans and specificaƟons describing in detail the 
proposed alteraƟons or addiƟons and including any applicable color schemes or choices 
for surface treatments and/or floor coverings (including carpeƟng).   
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Prior to undertaking any such non-structural alteraƟons or addiƟons which require a 
Building Permit from the City of Cambridge or any other construcƟon/installaƟon permit 
from a governmental authority, Lessee shall, at Lessee's sole expense, (unless otherwise 
mutually agreed upon by Lessor and Lessee in wriƟng as to any given project): 

(a) engage the services of a qualified architect and/or engineer to determine the 
need for and the design of the contemplated alteraƟons or addiƟons; and 

(b) provide to Lessor the architect's and/or engineer's report, together with the 
design plans and specificaƟons, for the alteraƟons or addiƟons when 
requesƟng Lessor's consent to implement them. 

Should Lessor's consent be granted for the making of alteraƟons or addiƟons to the 
interior of the Leased Premises, Lessee shall duly obtain all necessary permits, licenses 
and approvals prior to the commencement of the work and shall perform the work (if 
applicable) in accordance with the architect's and engineer's plans and specificaƟons 
therefor..  Should Lessee make any alteraƟons or addiƟons to the Leased Premises, and 
said alteraƟons or addiƟons result in a violaƟon of applicable zoning, building, health or 
safety laws, by-laws, ordinances, codes, rules or regulaƟons or any other Legal 
Requirements as to any part of the Leased Premises or the Building, even if such part is 
not being altered or changed (including those parts of the Leased Premises or the Building 
which then have non-conforming status as to any such Legal Requirements), then Lessee 
shall be fully responsible for curing all such violaƟons at Lessee's sole expense and shall 
reimburse Lessor on demand, as AddiƟonal Rent, for any actual out-of-pocket expenses 
(including consultants', contractors’ and aƩorneys' fees and charges) that Lessor may incur 
in connecƟon with such violaƟon(s). 

All such allowed alteraƟons or addiƟons shall be made at Lessee's sole expense and shall 
be of a quality at least equal to that of the present construcƟon.  All of Lessee’s contractors 
and their subcontractors shall be duly licensed and shall carry contractor’s liability 
insurance in limits and with policy provisions which shall be saƟsfactory to Lessor in the 
exercise of Lessor’s reasonable discreƟon.  Before any work is commenced with respect to 
allowed alteraƟons or addiƟons, Lessee’s contractor(s) shall provide cerƟficates of 
insurance to Lessor evidencing the required insurance coverage(s), naming Lessor and its 
manager(s) as addiƟonal insured parƟes and providing that such insurance shall not be 
modified or terminated without at least twenty (20) days advance wriƩen noƟce to Lessor.  
Lessee shall not permit any mechanics' liens, or similar liens, to aƩach to the Leased 
Premises for labor or materials furnished to Lessee, or claimed to have been furnished to 
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Lessee, in connecƟon with work of any character performed or claimed to have been 
performed at the direcƟon of Lessee, and shall cause any such liens to be released of 
record or bonded over forthwith without cost to Lessor.  Any alteraƟons or addiƟons made 
by Lessee which are fixtures and, as such, are aƩached to the Building shall become the 
property of Lessor upon the expiraƟon or any earlier terminaƟon of the Lease Term, unless 
Lessor agrees in wriƟng with Lessee at either the Ɵme of Lessor's granƟng its consent to 
the alteraƟons or addiƟons or within one hundred eighty (180) days prior to the expiraƟon 
or any earlier terminaƟon of the Lease Term that Lessee may remove some or all of such 
alteraƟons or addiƟons, in which case Lessee shall do so and shall fully repair prior to the 
expiraƟon or earlier terminaƟon of the Lease Term any damage, injury or disrupƟon to the 
Building and the Leased Premises caused by or resulƟng from such removal.  In the event 
that Lessee fails to so remove its alteraƟons and addiƟons at the expiraƟon or any earlier 
terminaƟon of the Lease Term as required by the preceding sentence and/or to repair or 
remedy any damage, injury or disrupƟon caused thereby or resulƟng therefrom, Lessee 
shall reimburse Lessor upon demand, as AddiƟonal Rent, for any funds expended by 
Lessor on account of such removal and/or repair. 

If Lessee shall make an alteraƟon or addiƟon which is not duly authorized pursuant to the 
provisions of this SecƟon 13 or shall make an alteraƟon or addiƟon which does not 
conform to the design plans and specificaƟons or other basis for Lessor’s approval of the 
proposed alteraƟon or addiƟon, then in any such event, Lessor shall, aŌer thirty (30) days 
advance wriƩen noƟce to Lessee (or immediately in the case of emergency or other 
condiƟon affecƟng the safety or integrity of the Leased Premises or the Building), have the 
right (but not the obligaƟon), at its sole opƟon, to enter upon the Leased Premises with 
personnel and equipment either to remove the non-complying alteraƟon or addiƟon and 
repair or remedy any damage, injury or disrupƟon caused thereby or to modify the 
alteraƟon or addiƟon so as to make it conform to the Lessor’s approval therefor.  Lessor 
shall have the right, at Lessor’s opƟon, to use all or part of the Security Deposit for 
purposes of such removal and repair, or modificaƟon.  Should Lessor elect not to use  the 
Security Deposit for such purpose or if monies so used are not sufficient to fully reimburse 
Lessor, Lessee shall reimburse Lessor upon demand, as AddiƟonal Rent, for any funds 
expended by Lessor and not otherwise reimbursed on account of such removal and repair, 
or modificaƟon.  Lessor and its employees, agents, consultants and contractors shall not 
be deemed guilty of trespass or otherwise be liable to Lessee or to any other party on 
account of Lessor’s exercising its rights hereunder; and while Lessor shall use commercially 
reasonable efforts to avoid unnecessary disrupƟon of Lessee’s business, Lessor and 
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Lessor’s employees, agents, consultants and contractors shall have no liability to Lessee 
on account of any such disrupƟon or any damage or loss resulƟng therefrom. 

The right to use  the Security Deposit as provided herein shall be in addiƟon to, and not 
by way of limitaƟon of, all other rights and remedies which Lessor shall have an account 
of Lessee's failure to perform Lessee's obligaƟons under the terms of this Lease. 

 Assignment and Subleasing.  Lessee shall not assign or permit the assignment of this 
Lease or any of Lessee’s rights or enƟtlements hereunder, whether by operaƟon or law or 
otherwise, nor sublease all or any porƟon of the Leased Premises without Lessor's prior 
wriƩen consent on each occasion, which consent shall not be unreasonably withheld or 
delayed, provided (a) there is no uncured default by Lessee under the terms of this Lease; 
(b) Lessee remains a business enƟty in good standing and financially capable of conƟnuing 
to perform its obligaƟons under this Lease; and (c) Lessor determines, in the exercise of 
its good faith judgment, that the proposed assignee or sublessee has sufficient financial 
resources, good reputaƟon and character of proposed occupancy to fulfill Lessee's 
obligaƟons under this Lease, without adversely affecƟng the appearance, operaƟon or 
character of the Building and the Property or the other (if any) tenants in the Building.  If 
Lessee is in default under the terms of this Lease or there exists a condiƟon which, with 
the giving of noƟce and/or the expiraƟon of any grace period(s), would consƟtute a default 
under this Lease, Lessee shall not be permiƩed to so assign this Lease or sublease all or 
any porƟon of the Leased Premises.  For purposes, hereof, the term "sublease" shall be 
deemed to include any arrangement pursuant to which a third party is permiƩed by Lessee 
to occupy or use all or any porƟon of the Leased Premises.  Notwithstanding any other 
provision of this SecƟon 14 (except as hereinaŌer condiƟoned), Lessee may assign this 
Lease without the consent of the Lessor in connecƟon with any merger or consolidaƟon 
of Lessee or the sale of substanƟally all of the assets and business of Lessee to a third 
party, provided, however, that the condiƟons set forth in clauses (a) and (c) of the first 
sentence of this SecƟon 14 shall first be duly saƟsfied 

If Lessee wishes to assign this Lease or sublease all or any porƟon of the Leased Premises, 
Lessee shall so noƟfy Lessor in wriƟng and, as applicable, request Lessor's consent thereto.  
Such noƟce shall include in each case (a) the name of the proposed assignee or sublessee, 
(b) a general descripƟon of the type(s) of business conducted by the proposed assignee 
or sublessee and a reasonably detailed descripƟon of the business operaƟons proposed 
to be conducted in the Leased Premises by such person or enƟty, (c) such financial 
informaƟon concerning the proposed assignee or sublessee as Lessor may reasonably 
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require, and (d) all terms and provisions upon which such assignment or sublease is 
proposed to be made, including a copy of the assignment or sublease agreement which 
Lessee proposes to execute.  Lessor shall have twenty (20) days from the day on which it 
receives Lessee's noƟce and all such required informaƟon to give noƟce to Lessee that (i) 
Lessor consents to such assignment or sublease or (ii) Lessor withholds its consent to such 
assignment or sublease.  In the case of a proposed assignment or sublease that does not 
require Lessor’s consent hereunder, Lessor shall nevertheless have the right, aŌer 
reviewing Lessee’s said noƟce, to inform Lessee that the condiƟons set forth in clauses (a) 
and (c) of the first sentence of this SecƟon 14 have not been duly saƟsfied so as to allow 
the proposed assignment or sublease to be made consistent with the terms of this Lease.  
In such event, the proposed assignment or sublease shall not be permiƩed unless and 
unƟl Lessor shall thereaŌer acknowledge in wriƟng that said condiƟons are duly saƟsfied. 

If Lessor consents to an assignment or sublease: (a) Lessee shall promptly deliver to Lessor 
a fully executed copy of said assignment or sublease, which shall be in the form previously 
submiƩed to Lessor for review; (b) aŌer any such assignment or sublease, Lessee shall 
remain primarily liable to Lessor under the terms of this Lease (which liability shall be joint 
and several with the assignee or sublessee); and (c) in the event of any such assignment 
or sublease pursuant to which the assignee or sublessee is obligated to pay rent, whether 
Base Rent or AddiƟonal Rent, which exceeds that provided for in this Lease, all such excess 
rental amounts (aŌer deducƟon of Lessee’s reasonable, out-of-pocket third-party 
brokerage fees, legal fees and architectural fees, tenant allowances and construcƟon costs 
paid in connecƟon with such transacƟon, and in the case of any sublease, any actual costs 
incurred by Lessee to separately demise the sublet space) shall be shared equally 
(50%/50%) by Lessor and Lessee, with Lessor’s share thereof payable to Lessor as an 
AddiƟonal Rent hereunder at the intervals provided for the payment thereof under the 
terms of the assignment or sublease. 

Regardless of whether Lessor grants such consent to an assignment or sublease, Lessee 
shall reimburse Lessor on demand, as AddiƟonal Rent, for all costs and expenses 
(including, without limitaƟon, aƩorneys' fees) reasonably incurred by Lessor in responding 
to a request for such consent, which costs and expenses shall not exceed $5,000.00 with 
respect to each specific request by Lessee. 

If Lessor so elects, it shall have the right to treat Lessee's request for Lessor's consent to a 
sublease which would cover thirty (30%) percent or more of the GSF of the Leased 
Premises as an offer to Lessor to release from this Lease that porƟon of the Leased 
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Premises which is proposed to be subleased for the term of such proposed sublease.  If 
Lessor accepts such offer by wriƩen noƟce given to Lessee within twenty (20) days 
following Lessor’s receipt of Lessee’s said request, then this Lease shall be deemed to be 
amended as of the proposed effecƟve date of such sublease so as to delete that porƟon 
of the Leased Premises which would have been subject thereto from the Leased Premises 
for purposes of this Lease (with a corresponding adjustment in Base Rent and AddiƟonal 
Rent) for the Ɵme period of what would have consƟtuted the term of such sublease. 

Any assignment or sublease shall be subject to all of the terms and provisions of this Lease, 
including, without limitaƟon, this SecƟon 14.  If Lessee enters into any such assignment or 
sublease, Lessor may, at any Ɵme and from Ɵme to Ɵme aŌer the occurrence of a default 
hereunder, collect rent from such assignee or sublessee, and apply the net amount 
collected against Lessee's obligaƟons hereunder, but no such assignment or sublease or 
collecƟon of rental shall be deemed an acceptance by Lessor of such assignee or sublessee 
as a lessee hereunder or as a release of the original named Lessee hereunder. 

 SubordinaƟon.  This Lease shall be subject and subordinate to any and all mortgages, 
deeds of trust and other instruments in the nature of a mortgage now, or at any Ɵme 
hereaŌer, consƟtuƟng a lien or liens on the Property.  Lessee shall, when requested, 
promptly execute and deliver such wriƩen instruments as shall be requested to evidence 
and confirm the subordinaƟon of this Lease to said mortgages, deeds of trust or other 
such instruments in the nature of a mortgage. 

 Non-Disturbance.  Should the Property be subject to a mortgage, deed of trust or other 
instrument in the nature of a mortgage and provided that  there is no uncured default by 
Lessee under the terms of this Lease, Lessor shall use commercially reasonable efforts to 
provide to Lessee, upon Lessee's request therefor, a non-disturbance agreement from the 
holders thereof. 

 Lessor's Access.  Lessee shall permit Lessor and Lessor’s employees, managers, agents and 
contractors, upon twenty-four (24) hours advance noƟce and during Lessee's business 
hours, to enter all parts of the Leased Premises to inspect the same and/or to enforce and 
carry out provisions of this Lease, provided, however, that in case of an emergency, a 
condiƟon affecƟng the safety or integrity of the Leased Premises, the Building or the 
Property or a default situaƟon, such access shall be provided at any Ɵme upon Lessor's or 
Lessor's manager’s verbal request.  Within six (6) months prior to the expiraƟon of the 
Lease Term, Lessor may show the Leased Premises to others, with reasonable prior noƟce 
and so as not to unreasonably interfere with the normal conduct of Lessee's business, and 
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may affix to any suitable part of the Leased Premises a noƟce for leƫng or selling of Leased 
Premises or the Property. 

 IndemnificaƟon.  In addiƟon to and not by way of limitaƟon of any indemnificaƟon 
obligaƟon set forth in any other secƟon of this Lease (including SecƟon 11 hereof), Lessee 
shall indemnify, defend and save Lessor and Lessor’s other tenants and their respecƟve 
employees, agents, contractors, guests and invitees harmless from and against all loss, 
liability, damage and expense, including, without limitaƟon, court costs and reasonable 
aƩorneys' fees, caused by, resulƟng from, or associated with Lessee’s or its employees’, 
agents’, contractors’, guests’ or invitees’ use, possession or occupancy of or acƟviƟes in, 
at or upon the Leased Premises, Building and Property, unless caused by the fault or 
neglect of Lessor or its employees, agents or contractors.  Lessor, for its part, agrees to 
indemnify, defend and save harmless Lessee and Lessee’s employees, agents and 
contractors from and against all loss, liability, damage and expense, including, without 
limitaƟon, court costs and reasonable aƩorneys’ fees, caused by, resulƟng from or 
associated with the fault or neglect of Lessor or its employees, agents or contractors; 
provided, however, that Lessor shall not be liable for damage or injury caused by, resulƟng 
from or associated with the leakage or release of water, whether aƩributable to roof leaks, 
pipes or plumbing fixtures bursƟng, leaking or overflowing, or other sources.  In the event 
that in a given instance Lessor and Lessee are parƟally at fault, then the indemnificaƟon 
obligaƟons hereunder shall be implemented so that each party is obligated to indemnify 
the other based upon its relaƟve fault. 

 Lessee’s Liability Insurance.  Lessee shall obtain and maintain in force during the Term of 
this Lease with respect to the Leased Premises and the Building and Property of which the 
Leased Premises are a part (a) comprehensive public liability insurance wriƩen on a 
Commercial Form in limits of at least $1,000,000 per occurrence and $2,000,000 in annual 
aggregate, and (b) an umbrella policy of at least $5,000,000.  Such insurance must be 
issued by responsible companies qualified to do business and in good standing in 
MassachuseƩs that have an A.M. Best raƟng of at least A X.  Such insurance shall insure 
Lessor, as well as Lessee, against injury to persons or damage to property, and shall include 
contractual liability coverage. 

As required by law, Lessee shall also carry Worker’s CompensaƟon and Employer’s Liability 
Insurance with statutory workers’ compensaƟon (Coverage A) and employer’s liability 
(Coverage B) limits of at least $100,000 for bodily injury by accident, $500,000 each 
accident and $100,000 bodily injury by disease, each employee. 
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All insurance required to be maintained under this SecƟon 19 shall be considered primary 
and non-contributory vis-à-vis any insurance maintained by Lessor.  Lessee and its insurers 
shall waive any rights of subrogaƟon against Lessor for any claims covered by the 
insurance required hereunder. 

In addiƟon, should Lessee be permiƩed under the terms of this Lease to bring, store, use 
or generate any Hazardous Materials in, on or at the Leased Premises, Lessee shall obtain 
and maintain in force during the Term of this Lease Environmental Impairment or PolluƟon 
Liability Insurance to indemnify for bodily injury, property damage or amounts which 
Lessee may be legally obligated to pay for clean-up/remediaƟon work arising out or on 
account of such Hazardous Materials.  Such insurance shall have limits of at least 
$1,000,000 for any one claim and in the aggregate.  This coverage requirement may be 
saƟsfied through the placement of stand-alone polluƟon coverage or, alternaƟvely, 
coverage may be provided as part of a General Commercial Liability or Professional 
Liability Insurance policy. 

Lessee shall deposit with Lessor cerƟficates for the insurance required under the 
provisions of this SecƟon 19 upon the execuƟon of this Lease, naming Lessor and its 
property manager and their respecƟve heirs, executors, administrators, personal 
representaƟves and successors and assigns as addiƟonal insureds under the policies, and 
shall likewise deposit with Lessor cerƟficates evidencing the renewal or replacement of 
such insurance at least thirty (30) days prior to the expiraƟon of any such policies.  All such 
insurance cerƟficates shall provide that such policies shall not be canceled without at least 
thirty (30) days prior wriƩen noƟce to each insured named therein, except in the case of 
cancellaƟon for non-payment of policy premium, in which case at least ten (10) days prior 
wriƩen noƟce shall be given to each named insured before cancellaƟon. Lessee shall also 
maintain normal and customary insurance coverage for its personal property at the Leased 
Premises. 

 Fire, Casualty and Eminent Domain.  Should seventy percent (70%) or more of the Leased 
Premises be substanƟally damaged by fire or other casualty, or be taken by eminent 
domain, Lessor may elect to terminate this Lease.  When any fire, casualty which is not 
caused or contributed to by acts or omissions of Lessee, Lessee’s affiliates, subtenants, 
assignees or licensees or any party claiming by, through or under Lessee, or any taking, 
renders the Leased Premises or any material porƟon thereof (which for purposes hereof 
shall mean sixty percent (60%) or more of the GSF of Leased Premises) unsuitable for their 
intended use, Lessee may elect to terminate this Lease if: 
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(a) Lessor fails to give wriƩen noƟce within thirty (30) days aŌer said fire, casualty 
or taking of its intenƟon to restore Leased Premises, or 

(b) Lessor fails to restore the Leased Premises to a condiƟon substanƟally suitable 
for their intended use within one hundred fiŌy (150) days aŌer said fire, 
casualty, or taking. 

Lessor reserves, and Lessee grants, assigns, transfers and sets over to Lessor, all rights 
which Lessee may have for damages to the Leased Premises for any taking by eminent 
domain, except for damage to Lessee's fixtures, property or equipment and Lessee’s 
moving expenses. 

Notwithstanding the foregoing, when any fire or casualty which is not caused or 
contributed to by acts or omissions of Lessee, Lessee’s affiliates, subtenants, assignees or 
licensees or any party claiming by, through or under Lessee, or any taking, occurs within 
one hundred eighty (180) days of the expiraƟon date of the Lease Term and renders the 
Leased Premises or any material porƟon thereof unsuitable for their intended use, Lessee 
shall have the right to terminate this Lease by wriƩen noƟce to Lessor given no later than 
thirty (30) days aŌer the occurrence of said fire, casualty or taking, unless either before or 
promptly aŌer Lessor receives such terminaƟon noƟce from Lessee, Lessor shall inform 
Lessee in wriƟng that Lessor intends to restore the Leased Premises to a condiƟon 
substanƟally suitable for their intended use within sixty (60) days aŌer the occurrence of 
said fire, casualty or taking. 

If part of the Leased Premises are rendered unusable by Lessee for the normal conduct of 
its business as a result of damage due to any such fire, casualty or taking, a percentage of 
the Base Rent and AddiƟonal Rent due hereunder shall be abated equal to the proporƟon 
that such unusable area bears to the enƟre area of the Leased Premises, and such rental 
abatement shall conƟnue unƟl the damaged part of the Leased Premises shall once again 
be usable by Lessee.  If porƟons of the damaged part of the Leased Premises progressively 
become available for use by Lessee, then the amount of the rental abatement shall be 
likewise progressively reduced based upon the areas of the Leased Premises which 
become so available for Lessee’s use. 

 Remedies in the Event of Default and Bankruptcy; Lessee to Reimburse Lessor for Costs 
of Enforcement.  In the event that: 
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(a) Lessee shall default in the payment of any installment of Base Rent or 
AddiƟonal Rent herein specified and such default shall conƟnue for ten (10) 
calendar days aŌer wriƩen noƟce thereof is given by Lessor to Lessee; 
provided, however, that if a rental payment default shall occur two Ɵmes 
within any eighteen month period, then Lessor shall not thereaŌer be 
required to give such noƟce of default to Lessee and to accord Lessee said 
right to cure; or 

(b) Lessee shall default in the due observance or performance of any other of 
Lessee's covenants, agreements or obligaƟons under the terms of this Lease 
and such default has not been cured within twenty (20) calendar days aŌer 
Lessor's giving to Lessee wriƩen noƟce thereof; or, if by the nature of such 
default it cannot be cured within twenty (20) calendar days, Lessee shall not 
commence to cure the default within said twenty (20) days and shall 
thereaŌer diligently pursue the curaƟve acƟon to compleƟon, which 
compleƟon date shall be no later than sixty (60) calendar days aŌer Lessor’s 
said giving of noƟce; provided, however, that if the default has been cured 
and Lessee is again in default in the same manner during the ensuing twenty-
four (24) months of the Term of this Lease then said right to cure shall not 
apply; or 

(c) Lessee or any guarantor of, or co-obligor with respect to, all or some of 
Lessee's obligaƟons under this Lease dissolves or otherwise terminates its 
legal existence or ceases the acƟve conduct of its business; dies or is 
otherwise incapacitated; makes any assignment for the benefit of creditors, 
commits any act of bankruptcy or files a peƟƟon under any bankruptcy or 
insolvency law; or if such a peƟƟon is filed against Lessee or any guarantor or 
co-obligor and is not dismissed within sixty (60) days; or if a receiver is 
appointed or similar officer becomes enƟtled to Lessee's leasehold hereunder 
and it is not returned to Lessee within sixty (60) days from the date of the 
receiver’s appointment or the date that such enƟtlement arises, or if such 
leasehold is taken on execuƟon or other process of law in any acƟon against 
Lessee; or 

(d) Any representaƟon or warranty made herein or in any cerƟficate, financial 
statement or any other instrument furnished in connecƟon with this Lease 
shall prove to be materially false; or 
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(e) Any aƩempted assignment of this Lease or any aƩempted subleƫng of all or 
any part of the Leased Premises in violaƟon of the provisions of SecƟon 14 
hereof; or 

(f) If, aŌer any permiƩed assignment or sublease in accordance with the 
provisions of SecƟon 14 hereof, Lessee or any guarantor of or co-obligor with 
respect to Lessee’s obligaƟons shall be subject to any of the condiƟons or 
events specified in SubsecƟon 21 (c) hereof, 

Lessor shall have the right thereaŌer, at Lessor's sole opƟon, while such event conƟnues, 
to re-enter and take the complete possession of the Leased Premises or to declare the 
Term of this Lease ended by giving wriƩen noƟce of terminaƟon to Lessee, which 
terminaƟon shall take effect immediately upon such noƟce being given as provided in 
SecƟon 24 hereof, and to remove Lessee's effects, fixtures, property or equipment 
(forcibly if necessary to the extent permiƩed by law), without prejudice to any remedies 
which might be otherwise used for arrearages of rent or other default and without being 
deemed guilty of any manner of trespass.  Lessee shall be liable for all Base Rent, 
AddiƟonal Rent and any other charges due from Lessee under the terms of this Lease as 
current damages for the remainder of the Lease Term and shall indemnify Lessor against 
all loss of rent and other payments which Lessor may incur by reason of such terminaƟon 
during the remainder of the Lease Term.  At any Ɵme aŌer such terminaƟon, whether or 
not Lessor shall have collected any such current charges payable under any of the 
foregoing provisions of this SecƟon, Lessor may, at its sole opƟon, elect to recover, and 
Lessee shall forthwith pay, as liquidated final damages in lieu of all such current damages 
beyond the date of such elecƟon, an amount equal to the excess, if any, of the Base Rent, 
AddiƟonal Rent and any other charges due from Lessee for the remainder of the Lease 
Term minus the fair market value rent for the Leased Premises, or any porƟon thereof, for 
such period of Ɵme.  Lessee agrees that Lessor may re-let the Leased Premises for a period 
which may, at Lessor's opƟon, be less than or exceed the balance of the Lease Term, and 
in connecƟon therewith may grant concessions or free rent.  Lessor agrees to list the 
Leased Premises for re-leƫng but shall not otherwise be obligated to pursue the re-leƫng 
of the Leased Premises.  Lessor may make such alteraƟons, repairs, replacements and 
decoraƟons to the Leased Premises as Lessor, in Lessor's reasonable judgment, considers 
advisable or necessary for the purpose of re-leƫng the Leased Premises.  Should Lessor 
be able to re-let the Leased Premises, the amount of the rent realized thereby, aŌer first 
deducƟng Lessor’s actual out-of-pocket expenses associated with such re-leƫng and in 
implemenƟng and enforcing the terms of the new lease, including all costs and expenses 
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incurred in accordance with the immediately preceding sentence, shall be applied to 
reduce Lessee’s conƟnuing rent payment obligaƟons under this SecƟon.   

If Lessee shall default beyond the noƟce and cure period set forth in subsecƟon (b) above 
with respect to the observance or performance of any condiƟons or covenants on Lessee's 
part to be observed or performed under or by virtue of any provisions of this Lease, then 
Lessor, without any obligaƟon to do so and without thereby waiving such default, may 
remedy such default for the account and at the expense of Lessee.  If Lessor makes any 
expenditures or incurs any obligaƟons for the payment of money in connecƟon therewith, 
including, but not limited to, aƩorneys’ fees, such sums paid or obligaƟons incurred shall 
be paid, together with interest from the date each such expenditure is made or obligaƟon 
incurred, as the case may be, at the Wall Street Journal Prime Rate plus four (4) percent 
per annum, to Lessor by Lessee as AddiƟonal Rent. 

Lessee shall reimburse Lessee on demand as AddiƟonal Rent for all costs and expenses, 
including court costs, aƩorneys' fees and expert witness(es)’ fees, of enforcing the terms 
of this Lease and Lessee's obligaƟons hereunder, including, without limitaƟon, Lessee's 
obligaƟons to pay all Base Rent, AddiƟonal Rent and other sums which may be due under 
the terms of this Lease. 

 LimitaƟon of Liability .  No owner of the Property shall be liable hereunder except for such 
breaches of Lessor's obligaƟons as shall occur during the period of its ownership.  The 
obligaƟons of Lessor under or arising from or on account of this Lease shall be binding 
solely upon Lessor's interest in the Property, and not upon any other assets of Lessor, and 
no individual partner, agent, trustee, manager, member, stockholder, officer, director, 
employee or beneficiary of Lessor shall be personally liable for the performance of Lessor's 
obligaƟons hereunder.  Notwithstanding any other provision of this Lease to the 
contrary, under no condiƟon or circumstance shall either party be liable to the other 
party to this Lease or to any other party for any special, remote or consequenƟal 
damages, including, but not limited to, business interrupƟon and/or impairment or loss 
of income, profits or business opportuniƟes. 

 Remedies CumulaƟve; No Waiver.  No reference to any specific right or remedy shall 
preclude Lessee or Lessor from exercising any other right or from having any other remedy 
or from maintaining any acƟon to which it may otherwise be enƟtled at law or in equity.  
No failure by Lessor or Lessee to insist upon the strict performance of any agreement, 
term, covenant or condiƟon of this Lease, and no acceptance by Lessor of full or parƟal 
rent during the conƟnuance of any breach or default hereunder, shall consƟtute a waiver 
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of any such breach or default by Lessor or Lessee, as the case may be, under this Lease.  
Failure of Lessor or Lessee to complain of any act or omission on the part of the other 
party to this Lease or any other course of dealing between the parƟes, no maƩer how long 
the same may conƟnue, shall not be deemed to be a waiver by Lessor or Lessee of any of 
its rights hereunder.  No waiver by Lessor or Lessee, at any Ɵme, of any breach of any 
provision of this Lease shall be deemed a consent to or waiver of any subsequent breach 
of the same provision or a waiver of a breach of any other provision of this Lease.  No 
acceptance by Lessor of any parƟal payment shall consƟtute an accord or saƟsfacƟon, but 
shall only be deemed a parƟal payment on account; nor shall any endorsement or 
statement on any check or any leƩer accompanying any check or payment be deemed an 
accord and saƟsfacƟon, and Lessor may accept such check or payment without prejudice 
to Lessor's right to recover the balance of such installment or to pursue any other right or 
remedy available to Lessor under this Lease or at law or in equity.  No breach or default 
by any other lessee under any other lease of any porƟon of the Property shall affect or 
alter this Lease in any way whatsoever, excuse Lessee from the due payment and 
performance of all of its obligaƟons under the terms of this Lease or create liability on the 
part of Lessor to Lessee. 

 NoƟce.  Any noƟce, request, consent or other communicaƟon from Lessor to Lessee 
relaƟng to this Lease, the Leased Premises or the Property or to the use, possession and 
occupancy thereof, shall be deemed duly given or served if (a) leŌ at the Leased Premises 
addressed to Lessee; (b) sent by electronic communicaƟon, such as electronic mail, with 
evidence of receipt (c) made by telex, telecopy or facsimile transmission with evidence of 
receipt; (d) sent to the Leased Premises by a recognized overnight courier service; or (e) 
mailed to the Leased Premises by registered or cerƟfied mail, return receipt requested, in 
each case with an applicable postage and other charges prepaid, addressed to Lessee.  Any 
noƟce, request, consent or other communicaƟon from Lessee to Lessor relaƟng to this 
Lease, the Leased Premises or the Property or to the use, possession and occupancy 
thereof, shall be deemed duly given or served if (a) sent by electronic communicaƟon, 
such as electronic mail, with evidence of receipt (b) made by telex, telecopy or facsimile 
transmission with evidence of receipt; (c) sent to Lessor by a recognized overnight courier 
service; or (d) mailed to Lessor by registered or cerƟfied mail, return receipt requested, in 
each case with all applicable postage and other charges prepaid, addressed to Lessor at 
the following address or to such other address as Lessor may from Ɵme to Ɵme advise 
Lessee of in wriƟng: 
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   With a copy to: 

           West Cambridge Science Park, LLC Michael P. Last, Esquire 
           AƩn. Joe Sultan, Manager Verrill Dana, LLP 
           38 PequosseƩe Road One Federal Street, 20th Floor 
           Belmont, MA 02478-345 Boston, MA  02110 
 

All noƟces, requests, consents and other communicaƟons hereunder shall be deemed to 
have been received (i) if by hand to Lessee, at the Ɵme of the delivery thereof to the 
Leased Premises; (ii) if made by electronic communicaƟon, such as electronic mail, at the 
Ɵme that receipt thereof has been acknowledged by electronic confirmaƟon or otherwise; 
(iii) if made by telex, telecopy or facsimile transmission at the Ɵme the receipt thereof has 
been acknowledged (iv) if sent by overnight courier, on the next business day following 
the day such noƟce is delivered to the courier service; or (v) if sent by cerƟfied mail, on 
the fiŌh business day following the day such mailing is made. 

 Lessee’s Personal Property.   All furniture, furnishings, equipment, fixtures and property 
of every kind of Lessee (including all such items covered by the second paragraph of 
SecƟon 27 hereof up unƟl the Ɵme they shall become the property of Lessor upon the 
expiraƟon or any earlier terminaƟon of the Lease Term) and of all persons claiming by, 
through or under Lessee which may be on the Leased Premises from Ɵme to Ɵme 
(collecƟvely, "Lessee's Property") shall be at the sole risk of Lessee, and Lessor shall not 
be liable if the whole or any part thereof shall be destroyed or damaged by any cause 
whatsoever.  Lessee shall pay promptly, when due, all taxes and assessments of any kind 
levied, imposed or assessed on Lessee's Property, which taxes and assessments shall be 
the sole obligaƟon of Lessee, whether the same is assessed to Lessee or to any other 
person and whether the property on which such tax and/or assessment is levied, imposed 
or assessed shall be considered part of the Leased Premises or personal property.  

 No ObstrucƟon of Common Areas; Lessor’s Rules and RegulaƟons.  Lessee agrees that 
neither it nor any of its employees, agents, contractors, guests or invitees shall obstruct in 
any manner any porƟon of the Building or the Property not hereby leased, including, 
without limitaƟon, the sidewalks and approaches to the Building or the Property; the 
parking areas; and any hallways or other common areas.  Lessee agrees to conform to all 
reasonable rules now or hereaŌer made by Lessor for the care and use of the Building, 
the Property and their faciliƟes and approaches.  

 Surrender.  At the end of the Lease Term, whether by terminaƟon or any other manner of 
expiraƟon or cessaƟon of Lessee's right of possession hereunder, Lessee shall enƟrely 
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vacate the Leased Premises and, subject to the limitaƟons set forth in the immediately 
following paragraph of this SecƟon 27, shall remove all of Lessee's property, goods and 
effects of any kind or character from the Leased Premises (including, without limiƟng the 
generality of the foregoing, all furniture, furnishings, equipment, Hazardous Materials, 
waste of any nature, and signs and leƩering affixed or painted by Lessee, either inside or 
outside the Leased Premises, [including all signs, leƩering or sƟckers on floors, doors, walls 
or cabinetry]). 

Lessee shall deliver to Lessor the Leased Premises (including, without limiƟng the 
generality of the foregoing, its heaƟng, venƟlaƟon, air condiƟoning, plumbing electrical, 
gas and like fixtures, equipment and systems; ceilings; doors and door frames; windows 
(including glass and window frames); carpeƟng and flooring; inside walls; all hoods of 
every type and character (including, without limitaƟon, fume hoods); keys and locks; life 
safety systems; and all other equipment and fixtures connected with or serving the Leased 
Premises and all alteraƟons and addiƟons made to or upon the Leased Premises [provided 
that Lessee is not required under the provisions of this SecƟon 27 or of SecƟon 13 hereof 
to remove or to have removed such alteraƟons or addiƟons]) clean and in as good order 
and condiƟon as they were in at the commencement of the Lease Term or in such 
improved condiƟon as they may hereaŌer be put during such Term, damage by fire or 
other casualty only excepted.  Notwithstanding any other provisions of this Lease to the 
contrary, Lessee shall not detach, disconnect or remove from the Leased Premises any 
items of its furniture, furnishings, equipment and other property of any kind or character 
(a) which are screwed or bolted into or otherwise aƩached to the walls, parƟƟons, floors, 
ceilings, doors or any other part of the Leased Premises or (b) which penetrate into, go 
through or are aƩached to any piping, conduit, duct or shaŌ which penetrates or goes 
through, any of the walls, parƟƟons, floors, ceilings, doors or any other part of the Leased 
Premises, unless (i) Lessor shall have first have granted Lessee wriƩen permission to do so 
and (ii) Lessee shall prior to the end of the Lease Term have repaired all loss or damage to 
the Leased Premises and the Building caused by such removal or have paid to Lessor an 
agreed upon sum to cover such loss or damage (which sum shall be in addiƟon to the 
Security Deposit). All such furniture, furnishings, equipment and other property which is 
not to be removed from the Leased Premises by Lessee shall, upon the expiraƟon of the 
Lease Term or any earlier terminaƟon thereof, become part of the Leased Premises and, 
as such, the property of Lessor, free and clear of all liens, encumbrances and claims of 
enƟtlement by any party. 
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In addiƟon to Lessor's rights under SecƟon 13 hereof to specify that Lessee shall remove 
its alteraƟons and addiƟons from the Leased Premises, Lessor, at Lessor's sole opƟon, shall 
have the right to require Lessee to remove some or all of Lessee's fixtures and some or all 
of the property referred to in the immediately preceding paragraph from the Leased 
Premises, in which event Lessee shall do so prior to the expiraƟon or any earlier 
terminaƟon of the Lease Term.  Lessee shall at its sole cost and expense repair any and all 
damage resulƟng from the removal of any of its property, fixtures, alteraƟons or addiƟons 
(see also the provisions of SecƟon 13 in this regard).  In the event of Lessee's failure to 
remove any of Lessee's property, goods and effects from the Leased Premises, Lessor may, 
at its opƟon and without being liable for trespass, remove any or all of such property, 
goods or effects in any manner that Lessor shall choose and store the same, without 
liability for loss or damage thereof, and Lessee shall pay to Lessor, on demand, any and all 
expenses incurred in such removal and storage for any length of Ɵme during which the 
same shall be in Lessor’s possession or in storage, or Lessor may at its opƟon at any Ɵme, 
without noƟce to Lessee or any other party, (a) destroy, (b) give away, (c) sell or (d) use 
for its own purposes any or all of Lessee’s said property, goods or effects in such manner 
and, if by sale, for such price, as the Lessor may deem fit and apply the proceeds of any 
sale against any amounts due under this Lease, including the expenses of removal and 
sale. 

Should Lessee fail to perform any of its obligaƟons under this SecƟon 27 or any other 
provisions of this Lease relaƟng to the condiƟon of the Leased Premises or the Building, 
Lessor may, at Lessor’s sole opƟon, perform or cause to be performed any part of or all 
clean-up, decontaminaƟon, close-out, removal, repair, replacement, maintenance and 
other work which are Lessee's responsibility under this Lease, including, but not limited 
to, under the provisions of this SecƟon, SecƟon 11 and SecƟon 13, and to charge Lessee 
as AddiƟonal Rent for all costs and expenses incurred by Lessor in connecƟon therewith 
(including, without limitaƟon, all architects’, engineers’, environmental service providers’, 
consultants’ and aƩorneys' fees incurred by Lessor in connecƟon therewith). 

If Lessee fails to vacate the Leased Premises (including as an essenƟal prerequisite thereof 
removing all of Lessee’s alteraƟons, addiƟons, property, goods and effects as and to the 
extent hereinabove provided) in a Ɵmely manner upon the expiraƟon of the Lease Term 
or any other terminaƟon of this Lease in compliance with the requirements of this SecƟon 
27 and all other applicable provisions of this Lease, including, but not limited to, providing 
wriƩen confirmaƟon to Lessor (which shall include a wriƩen cerƟficaƟon from the 
consultant or contractor who was hired to perform/verify the work involved) that all 
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Hazardous Materials have been duly and completely removed from the Leased Premises 
as required under the terms of this Lease; that any necessary clean-up, decontaminaƟon, 
close-out and/or other response acƟons (including the cleanout of the neutralizaƟon 
tank[s]) have been duly completed; and that the Leased Premises, including all surfaces 
therein, are completely free of any such Hazardous Materials as required under the terms 
of this Lease (see also SecƟon 11 hereof), Lessee shall, at Lessor’s opƟon, be deemed a 
tenant-at-sufferance only unƟl such Ɵme as such compliance has been achieved or, if 
compliance is not achieved, unƟl such Ɵme as Lessor shall give Lessee wriƩen noƟce 
terminaƟng the tenancy-at-sufferance.  During the period of such tenancy-at-sufferance, 
Lessee shall remain subject to all the terms and condiƟons of this Lease, except that, 
during such tenancy-at-sufferance, Lessee shall be obligated to pay to Lessor, commencing 
on the date of the expiraƟon or any earlier terminaƟon of the Lease Term, Base Rent at 
the rate equal to one hundred fiŌy percent (150%) of the Base Rent payable during the 
last month of the Lease Term.  Such payments shall not in any way consƟtute, or enƟtle 
Lessee to, a renewal or extension of this Lease or grant Lessee any right to conƟnue in 
possession of the Leased Premises, nor shall they limit or be in lieu of any other rights or 
remedies which Lessor may have against Lessee under the terms of this Lease or under 
applicable law.  

 Estoppel CerƟficate.  Each party agrees from Ɵme to Ɵme, upon ten (10) business days 
prior wriƩen request by the other,  to execute, acknowledge and deliver to the requesƟng 
party a statement in wriƟng in reasonable form saƟsfactory to the requesƟng party 
cerƟfying as to (a) the fact that this Lease is unmodified and in full force and effect and 
that Lessee has no defenses, offsets or counterclaims against its obligaƟons to pay the 
Base Rent or AddiƟonal Rent and to perform its other covenants and agreements under 
this Lease (or, if there have been any modificaƟons and/or, if there are any defenses, 
offsets, counterclaims or defaults, seƫng them forth in reasonable detail); (b) the Lease 
Commencement Date, the Rent Commencement Date (if different from the Lease 
Commencement Date) and the expiraƟon date of the Lease Term; (c) the dates to which 
the Base Rent, AddiƟonal Rent and other charges have been paid; and (d) such other 
maƩers as may be reasonably requested.  Any such statement delivered pursuant to this 
SecƟon may be relied upon any exisƟng mortgagee of the Property, any prospecƟve 
purchaser or mortgagee of the Property, or any prospecƟve assignee of any such 
mortgagee 

 Waiver of SubrogaƟon.  Any insurance carried by either Lessor or Lessee with respect to 
the Property or the Leased Premises and personal property therein or occurrences 
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thereon shall, if it can be so wriƩen without addiƟonal premium or with an addiƟonal 
premium which the other party to this Lease agrees to pay, include a clause or an 
endorsement denying to the insurer right of subrogaƟon against the other party to the 
extent rights have been waived by the insured prior to the occurrence of injury or loss.  
Each party, notwithstanding any provisions of this Lease to the contrary, hereby waives 
any rights against the other for injury or loss due to hazards covered by such insurance to 
the extent of the proceeds received thereunder. 

 Brokerage.  The Brokers named herein, Cresa and Cushman & Wakefield, represent and 
warrant that they are duly licensed as such by the Commonwealth of MassachuseƩs.  The 
fees and expenses of such Brokers shall be paid exclusively by Lessor.  Lessor and Lessee 
each acknowledge and represent to the other that no other brokers, finders or like parƟes 
are enƟtled to the payment of any commission or finder’s fee with respect to this Lease 
and the transacƟons contemplated by it, and each agrees to indemnify, defend and hold 
harmless the other with respect to any such payment. 

 Compliance with PTDM Requirements.  In order to comply with the requirements of the 
City of Cambridge Parking and TransportaƟon Demand Management Planning Ordinance, 
Lessor has filed with, and had approved by, the City of Cambridge Traffic, Parking and 
TransportaƟon Department, a Parking and TransportaƟon Demand Management Plan 
("PTDM Plan").  Lessee acknowledges having received and reviewed a copy of the PTDM 
Plan and hereby agrees duly to comply with (a) all requirements of the PTDM Plan which 
are applicable to Lessee and Lessee's employees, agents, guests and invitees, as said 
requirements may hereaŌer be supplemented, amended or otherwise modified to saƟsfy 
the City of Cambridge and (b) all guidelines, rules and regulaƟons issued from Ɵme to Ɵme 
by Lessor in order duly to implement the requirements of the PTDM Plan.  Consistent with 
the requirements of the PTDM Plan, Lessee is to discourage the use of single occupancy 
vehicle commuƟng and to promote the use of alternaƟve modes of transportaƟon, 
including, without limitaƟon, charging its employees for using the parking spaces on the 
Property.   

Lessee agrees promptly to provide Lessor with such informaƟon, including, without 
limitaƟon, informaƟon regarding the number of full-Ɵme equivalent employees using the 
Leased Premises, as shall be necessary for Lessor to comply with the monitoring and 
reporƟng requirements of the PTDM Plan.  In addiƟon, Lessee shall provide Lessor with 
periodic wriƩen status reports detailing the measures being implemented by Lessee to 
comply with the PTDM Plan.  Said status reports shall be provided at least annually or at 
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such more frequent intervals as may be reasonably requested by Lessor in order to saƟsfy 
the requirements of the City of Cambridge. 

 CondiƟon of the Leased Premises; Lessor’s Work.  Lessor shall deliver the Leased 
Premises to Lessor on the Lease Commencement Date in an “as is” condiƟon (which shall 
include one dedicated 45 KW generator), subject, however to the following Lessor’s Work 
which shall be completed, at Lessor’s expense, prior to the Lease Commencement Date: 

(a) Lessor shall provide piping for N2 to up to 6 drops and a connecƟon on 
exterior of building. Lessor and Lessee shall work together to locate an 
acceptable area on the exterior of the Building to locate Lessee’s N2 tank. 
Lessee shall be responsible for supply and installaƟon of tank and final 
connecƟons 

(b) Lessor shall provide a point of use RODI water system at one sink; and 

(c) Lessor shall deliver the Leased Premises with the following consistent with 
West Cambridge Science Park’s standard commercial grade office furniture:  
twenty (20) siƫng/standing office desks in the open area; a kitchen table to 
seat up to 10-12 people to be located just outside the kitchen area; a 
conference room table and associated seaƟng for each of the two 
conference rooms; and desks with  chairs for the  four offices.  All furniture 
so provided by Lessor shall remain the property of Lessor and shall be 
surrendered to Lessor at the expiraƟon or any earlier terminaƟon of the 
Lease Term in the condiƟon in which they were provided to Lessee, 
reasonable use and wear excepted. 

 Mutual RepresentaƟons.  Lessee and Lessor each respecƟvely warrants and represents 
that (a) it is duly organized, validly exisƟng and in good standing under the laws of the 
jurisdicƟon in which such enƟty was organized; (b) it has the authority to own its 
property and carry on its business as contemplated under this Lease; (c) it has duly 
executed and delivered this Lease; (d) the execuƟon, delivery and performance of this 
Lease (i) are within its powers (ii) will not violate any provisions of law or any order of 
any court or agency of government, or any agreement or other instrument to which it is 
a party or by which it or any of its property is bound, or (iii) will not result in the 
imposiƟon of any lien or charge on any of its property, except by the provisions of this 
Lease; and (e) this Lease is a valid and binding obligaƟon of such party in accordance 
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with its terms. Breach of the foregoing warranty and representaƟon shall be a default 
under this Lease. 

 Miscellaneous.   

(a) Severability.  If any provisions of this Lease or any applicaƟon thereof shall be 
deemed by a court to be invalid or unenforceable under a given set of 
circumstances, said provisions(s) shall be interpreted so as to permit their 
enforceability to the maximum extent possible, failing which, this Lease shall 
be interpreted as if such provision(s) were not a part hereof, and the 
remainder of this Lease shall not be affected thereby. 

(b) Governing Law; Venue.  This Lease shall be governed by and construed in 
accordance with the laws of the Commonwealth of MassachuseƩs without 
regard to its conflicts of laws principles.  The sole and exclusive jurisdicƟon 
and venue for any dispute arising out of the Lease shall be an appropriate 
Federal or state court located in the Commonwealth of MassachuseƩs, and 
Lessor and Lessee agree not to raise, and hereby waive, any objecƟons or 
defenses based upon venue or forum non conveniens. 

(c) RelaƟonship of ParƟes.  Lessor and Lessee shall not be considered to be joint 
venturers or partners, and neither shall have the power to bind or obligate 
the other except as expressly set forth herein. 

(d) ModificaƟon.  No changes, addiƟons or interlineaƟons made to this Lease 
shall be binding unless iniƟaled or signed by each of the parƟes. 

(e) Headings for Convenience Only; No Other RepresentaƟons or WarranƟes.  The 
SecƟon headings set forth in this Lease are convenience of reference only, and 
shall not be used to govern or interpret the meaning or intent of the 
provisions of this Lease.  Lessee acknowledges that Lessee has not been 
influenced to enter into this Lease by, nor has it relied upon, any warranƟes 
or representaƟons not set forth or otherwise specifically incorporated in this 
Lease. 

(f) No Other Agreement.  This Lease contains all of the agreements of the parƟes 
with respect to the subject maƩer hereof and supersedes and terminates all 
prior or contemporaneous oral and wriƩen negoƟaƟons and dealings 
between them with respect to such subject maƩer.  The agreement of parƟes 
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contained in this Lease shall not be modified or amended unless such 
modificaƟon or amendment is in wriƟng and signed by the parƟes hereto. 

(h) MulƟple Counterparts; Facsimile Signature.  This Lease may be executed in 
mulƟple counterparts, all of which, when taken together, shall consƟtute 
one and the same instrument. This Lease may be executed by electronic 
signature, which shall be considered as an original signature for all purposes 
and shall have the same force and effect as an original signature.  Without 
limiƟng the generality of the foregoing, in addiƟon to electronically 
produced signatures, “electronic signature” shall include electronically 
scanned and transmiƩed versions (e.g., via PDF and/or DocuSign) of an 
original signature. 

(i) Binding Effect.  The provisions of this Lease shall be binding upon and 
enforceable by Lessor and Lessee and their respecƟve successors and 
permiƩed assigns.   

(j) ComputaƟon of Time Periods.   Unless otherwise expressly provided, 
references in this Lease to periods of Ɵme shall refer to calendar days.   

(k) Survival of Lease Provisions.  Notwithstanding any provision of this Lease to 
the contrary, the terms and provisions of SecƟons 4 and 5 (as respects any 
unpaid Base and AddiƟonal Rent), 6, 8, 9, 11, 12, 13, 18, 21, 22, 23, 24, 25, 
27, 29, 30, 33 and this SecƟon 34 shall survive the expiraƟon or any earlier 
terminaƟon of the Lease Term and shall inure to the benefit of and be 
binding upon the parƟes thereaŌer. 
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   Covenant of Quiet Enjoyment.  Lessor agrees that Lessee, on duly paying the Base Rent 
and AddiƟonal Rent and duly performing Lessee's other obligaƟons under this Lease, shall 
peacefully and quietly have, hold and enjoy the Leased Premises throughout the Lease Term 
or unƟl this Lease is earlier terminated, subject to the terms and condiƟons of this Lease.  
Notwithstanding the foregoing, Lessee acknowledges that Lessor shall have the right to 
conduct maintenance, repairs and replacements and to complete capital improvements 
(including, without limitaƟon, those involving renovaƟons and new construcƟon) to the 
Building and the Property and/or adjoining properƟes or buildings now or hereaŌer owned 
or operated by Lessor or enƟƟes related to Lessor, so long as such work does not 
unreasonably interfere with Lessee’s access to or the uƟlity services serving the Leased 
Premises or the conduct of Lessee’s business. 

 

[Signatures Appear on Next Page] 
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IN WITNESS WHEREOF, the said parƟes hereto have executed this Lease as a sealed 
instrument as of this  12 day of March, 2025. 

 

LESSOR:     LESSEE: 

 

West Cambridge Science Park, LLC Clear ScienƟfic, Inc.  

 

 

By:   By:    
 Joe Sultan, its Manager,  Its ______________, being hereunto 
 being hereunto duly authorized  duly authorized  
 

 

 

 

 

27512570_1 
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