giii CUSHMAN &
dilil MR WaKESIELD

Tenant’s Final, March 27, 2017

Mr. Jubal Early

Senior Vice President
Lincoln Harris

4725 Piedmont Row Drive
Charlotte, NC 28210

550 8. Tryan Street, Suite 3400, Charlotte, NC 28202
T 704.375.7771 F 704.347.0793 Cushwake.com

RE:  Proposal to Charlotte Radiology — 700 E. Morehead Street

Thank you for your request for proposal on behalf of your client. On behalf of our client, we are pleased

to offer the below Letter of Intent:

LANDLORD:

TENANT;
BUILDING:
PREMISES:!

LEASE TERM:

COMMENCEMENT:

BASE RENTAL RATE:

OPERATING EXPENSE
& REAL ESTATE TAX
ESTIMATES:

Morehead Beachfront, LLC; Morehead LKN, LLC; and 7EM,
LLC (collectively, “Landlord” and “Owner™)

Charlotte Radiology, P.A.

700 E. Morehead Street, Charlotte, NC 28202

The full 3rd & 4th floors - 22,000 rentable square feet (RSF)
Note that the building provides great efficiencies as the usable

square footage is measured at 10,809 usable square feet,

Ten (10) years with two (2), five year options {0 renew at
“market” terms as further defined in the Lease. Tenant will

~ provide at minimum twelve (12) months’ notice in order to

exeraise its option,

October 1, 2017. Landlord will deliver the Premises no later
than  Juned(, for Tenant to begin any contemplated
improvements to the Fremises.

The Base Rental Rate will be $31.00 per R8F, full servics,
escalating 3.75% per lease year,

After Japuary 1, 2018, Tenani will be responsible for Iis
proportionate share of any operating expense inereases above
Base Year 2017,

The 2016 Operating Expenses were budgeted at §8.64 per RSE,
A detailed line item budget will be provided under separate
gover. inereases in “Centrollable Bxpenses”, exeluding
property insuranee and real estate taxes and as further defined in




TENANT
IMPROVEMENT
ALLOWANCE:

PARKING:

COMPLIANCE WITH
LAWS/ADA:

USE OF PREMISES:
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the Lease, shall be capped at 5% annually on a cumulative and
compounding basis.

Landlord shall provide Tenant with a Tenant Improvement
Allowance of $15.00 per RSF for improvements to the Premises.
The Allowance may be used by Tenant for all costs associated
with the renovation and occupancy of the Premises with up to
twenty percent (20%) of the allowance designated towards soft
costs including but not limited to: Design and Construction
costs, IT infrastructure, exterior/interior signage, Furniture,
Fixture and Equipment, move management and all other move-
related, reasonable expenses that Tenant may incur. Tenant has
one year from Lease Execution date to spend the Allowance.

Should Landlord or its designee oversee the improvements, then
a market supervision fee of 2% of the cost of construction shall

apply.

Landlord does not own the furniture within the Premises, bui
will use commercially reasonable efforts to provide existing
furniture within the Premises, Jess approximately 20 chairs and
personal property, to Tenant af no cosi 10 Tenant. The current
tenant hag oxpressed a willingness to pravide the remaining
FF&E, and an inventory is being completed currently.

The bullding provides convenient parking to both tenants and
visitors with 113 total parking spaces, There sre 9 designated
visitor and handicap parking spaces located on grade at the main
entrance to the building, Tenant’s propertionate share of parking
tolals 69 spaces. As part of this ratlo, Tenant may have 6
reserved spaces located on P2. Parking is available on a first
goms, first served basls, Management will as necessary police
the use of the parking fasility, Landlord will review and approve
Tenant's floor plan understanding approximately 80 seats will be

Included in the deaign,

Te Landlord's aetual knowledge without eny level ef inquiry,
Investigation or diligence, as of the date of this Propessal,
Landlord has not recelved any written notiee from any applicable
governing authorlty that the Bullding Is not in somplianes with
applicable laws, ineluding ADA,

Ceneral Office, to be further defined in the lease nareement.
Tenant will have aceess to the Premises, and electrieity to the

Premises, 24 heours per day, 7 days per week, except in the case
of a building emergency or scheduled shut dewn for




BASE BUILDING
HVAC:;

AFTER HOURS HVAC:

BROKERAGE:

INSURANCE:

NON-DISTURBANCE:

ASSIGNMENT &
SUBLETTING:

HOLDOVER:

SIGNAGE:

EQUITY:

Ci1:3116026

maintenance.

The building’s standard hours of operations are 8:00am -
6:00pm Monday through Friday, 8:00am — 1pm by request on
Saturdays, excluding holidays (which shall be further defined in
the lease).

Costs for After Hours HVAC shall be solely borne by Tenant
and shall be a market cost currently $40/hour. Notwithstanding
the foregoing, Tenant will be provided with twenty (20) hours
per month of free after hours HVAC as scheduled with the
management office.

Tenant is represented by Jubal Early and Marshall Williamson of
Lincoln Harris and Landlord is represented by Jessica Brown of
Cushman & Wakefield in this lease transaction, Should a lease
be fully executed between the parties, a commission will be paid
by the Landlord, per a separate commission agreement, A
commission statement will be provided under separate cover,

Mutually agrecable language will be addressed in the lease
document,

Mutually agreeable language will be negotinted in the lease
doeument.

Tenant will have the right to sublease the Premises with
Landlord’s prior approval, not to be unreasenably withheld or
delayed, so long as proposed subtenant has an equal or greater
net worth te Tenant, Additional language regarding assignment
rights will be addressed in the lease document.

Holdaver rent will be charged at 125% of the next escalated rats.

Tenant will have the right to install prominent signage es
similarly displaced by Elliot Davis on the exlsting menument on
Meorehead. [nstallation and malntenance will be at Tenant’s vost,
Bignage will comply with eity ordinancas and will be subjest to
Landlerd’s approval, not to be unreasonably withheld or delayed.

Landlerd is offering Tenant's principals or group thereel the
opportunity to purchase equity in the asser. Landlord eonfirms
that the ewnership strugturs Is “Tenants in Common® whish will
allew Tenant the ability to 1031 prosesds from anether property
sale into the awnership of the Building. The available Equity
will be betwesn 48% and 60% of the eguity from & bullding
valuation of §13,000,000 less the current loan balanes. [
should be neted that 8GH will ascept the same lease terms for




his space on the first floor as Charlotte R{diology. The equity
partner will have 30 days due diligence frory the time of contract
execution and will close on on or before Dacembeormi-mtes:
subject to advanced approval by Charlotte Radiology and CRCP
boards of directors. Landlord will provide additional detail under
separate cover should the proposed equity partner wish to
pursue. Tenant and Landlord will work together on long term
financing options that do not include personal guarantees from
the Charlotte Radiology ownership group. December 2016
property Income Statement is attached as Exhibit A.

AT gy el

EXCLUSIVE DEALING: The parties agree that until the transactions described in this
letter are consummated or until either Tenant or Landlord
provides written notice to the other that it is abandoning the
transactions, Landlord will not, directly or indirectly, through
any representative or otherwise, solicit or entertain offers from,
negotiate with or in any manner encourage, discuss, accept or
consider any proposal of any other person or entity relating to
leasing the Premises or consummating an equity investment
similar to the equity investment described in this letter.

Landlord defiverables have been provided under separate covar
or will be provided and/or further detalled following execution of
the Lettar of intent.

The foragoing shail sarve cnly as tha basis for future discussions of tha lease and Purchase and Bale
Agresment (PSA) bstween the parties and shall not be consirued a8 an offer, written agresmant or legally
binding obligation betwaen the parties. Sush an obligation will e created only when both parties axscute
8 formal lease, covering all of the righte and ebligations of the parties, whish is then deliverad by and
between Lendlerd and Tenant. The tarma of this proposal are based on Landlerd’s raview and approval
of Tenant's financial information.
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Jubal, thanks again for reviewing the Proposal on behaif of your client. Please let me know if you have
any questions.

Sincerely,

CUSHMAN & WAKEFIELD

‘4_’;;7/'3’,4&;/5{,.

Jessica Brown
Executive Director
704-887-3023

Jessica brown@cushwake com

APPROVED, AGREED TO AND ACCEPTED THIS __ [, DAY OF \wnL 2017
BY TENANT: CHARLOTTE RADIOLOGY | \, "

S df

R _ V
BY LANDLORD: cffé/m @?’VU'/J /\*ﬁéﬁ\

Exhibit A
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Income Statement (Cash} Page 1

700 East Morehead Stroet - (700em) 1”_;"2917
December 2018 §2:22 PM
Maonth fo Date % Yoar to Date %
INCOME
RENT INCOME
Rant 101,034.74 05.96 1,208, 296.73 92.89
NET RENT INCOME 101,036.74 95,66 1,£05,296.73 492.89
EXPENSE REIMBURSEMENT
nisurance Expense Racovery 17731 0.17 242772 0.1¢
Property Tax Expense Racovary 1,648.14 147 18,559.68 1.43
Pagsthry Utilitles 580,00 0.52 8,800.00 051
Estimatad CAM Chargos 1.8979.46 1.88 23,783.52 1.483
CAM Raconciliation ? 4.00 6.60 41,244.35 314
TOTAL REIMBURSEMENT 4,265,941 404 9228527 7.1

TOTAL INCOVME 10826285  W0.00 1,297, 58000 100.00
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EXPENSES
DIRECT EXPENSES
Maintgnanse-Regavarabie 0.00 006 8318.1% (.48
Malntanznce-Linrecovarzbie 000 .00 «3,600.00 «{3,23
Plumbing 0.00 6.00 1,442.30 0.1
Electrical Repair 2.00 .00 2,081,872 018
Sacurity Fhone/Dgt, 316.87 .30 500047 0.48
Saovrity Alarm / Manitoring 0.08 g.68 474.00 0.04
Fira Phons Ling 114,48 o 1373588 o.1%
Flre Monitoring 0.00 0.00 890,00 .08
danitorial 3,188.00 3.00 37 212,00 %.87
Jandfarial Supplien 1,711.54 1.63 10,067.18 0.78
HYAG {Heat, Venlilation, Alr 3,084,538 281 19,848.43 1.53
Wet Well Repair/Maintensnce 184,48 048 1,278.11 640
Landscaging 480,74 0,48 10,938.38 .84
Extarminating 00 G.00 800.00 0,04
Managament 2,218,718 308 3484878 3.08
(nsurange 12,082.00 143 13,3884.00 0,498
Proparty Tax 9T 408,78 5381 47 408,78 7.51
Elogtricity 451778 4,26 84 95342 4.23
Emargenay Genaratur 440 0.0 1,464,208 041
Watar & Bowar 265.91 AL 288278 8.4
Waitey (Fire Lina) 10,84 4.4 135,92 .61
Btormwater 4787 n.a8 Bre.a8 007
Trash Qispesal 206,05 028 3,145.18 .24
Eluvator 114.48 8% 12,7062 0.84
Slynage N2 B | ag7ae 003
TOTAL DIREQT EXPENSES 120,87003 12060 Jeare3g 4
GENERAL & ADMIKISTRATIVE
Lagal & Avenunting 0.00 .08 408000 0.84
Misealisnaous Expanag 10.00 £.20 476084 .37
TEITAL O & A EXPENSE 2403.00 .20 §810.84 {78
BEUT EAPENSE
13t Mertgage Interast 14,840.61 1341 187,880.00  12.92
Exhibit B






