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MORTGAGE, SECURITY AGREEMENT
AND FIXTURE FINANCING STATEMENT
THIS MORTGAGE, SECURITY AGREEMENT AND FIXTURE FINANCING
STATEMENT ("Mortgag:") ‘s given by 29 NORTH WACKER, L.L.C., a Delaware
limited liability company, ~vhich has its principal place of business at ¢/o GE
Investment Realty Partners Il Linited Partnership, General Electric Investment
Corporation, 3003 Summer Street, Steiiord, Connecticut 06904-7900 ("Borrower"),
to ASSOCIATED COMMERCIAL M 2KTGAGE, INC., a Wisconsin corporation,
which has an office at 1200 North Mayfair Kond. Suite 120, Wauwatosa, Wisconsin ..
53226 ("Lender"). &
RECITALS
A. Borrower has executed and delivered to Lender a Morigage Note dated the date
of this Mortgage which is made payable to the order of Lender ir'the stated principal
amount of $10,000,000 and which bears interest until paid on ameun*s disbursed and
outstanding as more specifically described in such Mortgage Note {tii="Note"). ~
B. Borrower is the owner of the premises described on the attached Exhitita (the
"Premises").
Peturn to: John M. Wirth \
C. THE PREMISES ARE NON-HOMESTEAD PROPERTY. iellery & Zimmerman, S.C. 9-
Suie 00 @
D. THIS MORTGAGE SECURES OBLIGATIONS INCURRED FOR, AMONG | 731~ ortii Jackson Street
OTHER THINGS, THE CONSTRUCTION OF IMPROVEMENTS ON LAND. | \riwaukee, Wisconsin 532024601

AGREEMENTS

NOW, THEREFORE, in consideration for the foregoing, and for other good and valuable consideration, the receipt and
sufficiency of which Borrower acknowledges:

1.  OBLIGATIONS. Borrower grants this Mortgage to secure the Obligations, as defined below, which include but are not
limited to the following:

(2) Payment of the amounts described in the Note as extended or modified from time to time;
(b} Payment of all other sums, together with interest, as they become due and payable to Lender under the "Loan

Documents” which, for purposes of this Mortgage, include this Mortgage, the Note, a Loan Agreement dated as of the date of
this Mortgage (the “Loan Agreement) and all other documents which are executed and delivered by Borrower and which, at
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any time, secure or provide evidence for Borrower's obligations under the Note or the Mortgage or which are executed or
submitted by Borrower in connection with the loan for which the Note provides evidence, including all extensions,
modifications and renewals of such documents;

(c) Performance and discharge of each and every of Borrower's obligations, covenants and agreements described in the
L.oan Documents; and

(d) All costs and expenses to collect and enforce any and all of the Obligations, including reasonable attorneys' fees and
expenses.

2. PRESENT AND FUTURE ADVANCES. "Obligor," as used in this Mortgage, includes, without limitation, Borrower
and all makers, co-makers, endorsers and guarantors of any of the Obligations. “Obligations," as used in this Mortgage,
includes, without limitatie::, all of the debts, obligations and liabilities of whatever nature or amount, as extended, renewed or
modified, arising out of cr.di) or other financial accommodations previously granted, contemporancously granted or granted
in the future by Lender in coraertion with, related to or for the benefit of the Premises to or at the request of any Obligor, and
all covenants, conditions and agrecrients contained in the Loan Documents and, to the extent not prohibited by Iaw, costs and
expenses to collect and enforce the OFugations, including reasonable attorneys' fees and costs. This Mortgage will continue
to be a lien on the Property, as defined t2low, while any Obligation remains unpaid, regardless of when any Obligation arises,
until such time as this Mortgage is released or vatisfied of record. This Mortgage shall be released of record upon payment in
full of all Obligations. Because this Mortgag¢ secures alt Obligations of all Obligors to Lender, this Mortgage may secure
Obligations in a greater dollar amount than the an/oun: set forth above. The amount set forth above is not necessarily, at any
time, the actual amount of the Obligations due to Lender and secured by this Mortgage.

3. GRANT OF MORTGAGE. Borrower gives, grants, Liigains, sells, conveys, mortgages, warrants, pledges and confirms
to Lender, to secure all of the Obligations, all of Borrower's estat, nght, title and interest in and to the following (collectively,
the "Property"): (a) the Premises; (b) all privileges, hereditaments, appurtenances, rents, leases, issues and profits from and to
the Premises; (c) all existing and future buildings, improvements, persenal property, fixtures and equipment located at or on
the Premises, including the Collateral, as defined below; and (d) all awais «nd payments to which Borrower is entitled at any
time from insurance or the exercise of the right of eminent domain in conzerann with the Premises or the Collateral.

4. SECURITY AGREEMENT. This Mortgage constitutes a security agreemnt as defined in the Uniform Commercial
Code as adopted in Illinois (the "Code"). Borrower grants to Lender a security interes, =5 defined in the Code, in the property
described on Exhibit C, and all replacements and substitutions for, additions and accessions {0, and proceeds from such property

(collectively, the "Collateral"}.

5.  FINANCING STATEMENT. THIS MORTGAGE IS AND WILL BE EFFECTIVE AS AFINATNCING STATEMENT
FILED AS A FIXTURE FILING for all of the Collateral that is, or that becomes, fixtures. The fixtuie filing will be effective
from the date of the filing of this Mortgage in the real estate records of the county in which the Pierases are situated.
Information conceming the security interest created by this instrument may be obtained from Lender, as secur¢a party, as that
term is used in the Code, at its address set forth in the first Section of this Mortgage. The address of Borrower, as debtor, as
that term is used in the Code, is also set forth in the first Section of this Mortgage.

6. REPRESENTATIONS AND WARRANTIES - THE PROPERTY. Borrower represents and warrants that, to
Borrower’s knowledge after due inquiry, Borrower has clear and marketable title to the Premises, the Collateral and leases and
rents from the Premises and the Collateral, except only for liens and security interests in favor of Lender and the items described
on the attached Exhibit B (collectively, the "Permitted Encumbrances™).

7. REPRESENTATIONS AND WARRANTIES - THE COLLATERAL. Borrower represents and warrants that, to
Borrower’s knowledge after due inquiry, (a) Borrower is the true and lawful owner of the Collateral, (b) no lien, charge,
security interest or encumbrance, other than the Permitted Encumbrances, affects or has attached to the Collateral; and (¢) no
financing statement, other than financing statements in favor of Lender, which covers any of the Collateral, is on file in any

public office.
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8. COVENANTS REGARDING THE COLLATERAL. Borrower covenants that (a) Borrower will not grant a security
interest, or otherwise convey any interest, in any of the Collateral to any person or entity other than Lender; (b) Borrower will
use the Collateral solely for business purposes, either for Borrower's own use or as the equipment and furnishings leased or
furnished by Borrower, as landlord, to tenants of the Premises; (¢) Borrower will keep the Collateral on the Premises and will
not remove the Collateral from the Premises without the prior written consent of Lender; (d) Lender's remedies under this
Mortgage are cumulative and separate, and Lender’s exercise of any one or more of the remedies provided for in this Mortgage
or under the Code will not be construed as a waiver of any of Lender’s other rights; (¢) Lender may have the Collateral deemed
part of the Premises upon any foreclosure of the Premises; (f) if notice to any party of the intended disposition of the Collateral
is required by law in a particular instance, such notice will be deemed commercially reasonable if given at least 10 days prior
to such intended disposition, and Lender may give such notice by advertisement in a newspaper accepted for legal publications
either separately or as part of a notice given to foreclose the Premises or by private notice if Lender knows of such parties;
{g) Borrower will frein vime to time (but, except after an Event of Default, no more than once in any calendar year) provide
Lender on request with gziieral descriptions of all of the Collateral, and such general descriptions will describe the location of
the Collateral; (h) the Coilatzral will be regarded as part of the Premises at all times, for all purposes and in all proceedings
(both legal and equitable), ir: 2sr2ctive of whether such item is physically attached to the Premises or any such item is referred
to or reflected in a financing state.pent; (i} Borrower will, on demand, deliver to Lender all financing statements and other
documents which Lender reasonabiy roouires from time to time to establish, perfect and continue perfection of Lender's security
interest in the Collateral and to protect ¢ priority of Lender's security interest; (j) Borrower will give advance written notice
of any proposed change in Borrower's nam¢;, iriertity, principal place of business or entity structure and will execute and deliver
to Lender prior to or concurrently with suck'chanae all additional financing statements and other documents which Lender
requires in connection with such change; and (k) [forrower will, upon Lender’s request, renew and pay all expenses of renewing
the financing statements of record if any such financiig ¢tatement will expire by reason of statutory law prior to the termination

of this Mortgage.

9. REPLACEMENT OF THE COLLATERAL. If Borrower, in Borrower's sound discretion, determines that any item
of the Collateral has become inadequate, obsolete, worn out, uiisuilable, undesirable or unnecessary for the operation of the
Property, Borrower may, at Borrower's expense, remove and dispose of it and substitute and install other items not necessarily
having the same function, provided that such removal and substitution wi/''nut materially impair the operating utility and unity
of the Premises. All substituted items will be deemed a part of the Premisys and subject to the lien of this Mortgage. Any
amounts received or allowed Borrower upon the sale or other disposition ¢f.iie removed items of Collateral will be applied
first against the cost of acquisition and installation of the substituted items.

10. EXECUTION OF ADDITIONAL DOCUMENTS. Borrower will from time to iims'cracute and deliver to Lender all
other conveyances and instruments as Lender reasonably requests to ensure that the Progeriy/is subject to the lien of this
Mortgage on the public record.

11. TAXES AND OTHER CHARGES. Subject to Borrower's right to contest as set forth wituin.in~ Loan Agreement,
Borrower will pay, before they become due, all taxes, special and other assessments and other charges wkich are, at the time
of their levy or assessment, customarily charged to borrowers (such as mortgage taxes) and which, additionally, are levied or
assessed at any time by virtue of any law or assessment against (a) the Property; (b) Lender as a result of this Moitgage (other
than Lender’s ordinary income taxes); (c) Lender's interest in the Property; or (d) the Obligations. Borrower will deliver to
Lender receipts showing the timely payment of such taxes, assessments and charges. If Lender fails to disburse escrowed tax
money as required by Section 16(b), and no Event of Default has occurred and is continuing, Borrower’s failure to pay such
funds to the appropriate taxing authority shall not, by itself, constitute a default under this Mortgage.

12. INSURANCE. Borrower will keep the Property insured against direct loss or damage occasioned by fire, extended
coverage perils and such other hazards as Lender reascnably requires from time to time by written notice to Borrower. Such
insurance will be issued in an amount without co-insurance at least equal to the full value of the Property. Further, Borrower
will maintain general public liability insurance with coverages and in amounts Lender reasonably requires from time to time
in writing. All insurance will be issued by insurers reasonably approved by Lender. Borrower will pay all premiums when
due. The policies will contain a mortgagee loss payee clause in favor of Lender, in form and content reasonably acceptable
to Lender, which will identify Lender as "mortgagee loss payee". Each insurer is authorized and directed to make payments
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for loss directly to Lender unless Lender otherwise agrees in writing. Upon Lender’s request, copies of all policies covering
the Property will be deposited with Lender. Borrower will promptly give written notice of loss to all insurers and Lender.
Except as provided in Section 14 below, all proceeds from such insurance will be applied, at Lender's option, to either the
Obligations (without prepayment penalty or premium) or to the restoration of improvements on the Property. In the event of
foreclosure of this Mortgage or other transfer of title to the Property, all right, title and interest of Borrower in and to any
insurance then in force will pass to the purchaser or grantee; however, Lender's interest will not be affected by any such transfer.

13. DUE ON SALE. For the purpose of protecting Lender's security, and to keep the Premises free from subordinate
financing liens, except for the Permitted Encumbrances, Borrower will not voluntarily, involuntarily or by operation of law:
(a) in any manner sell, transfer or convey, directly, or indirectly, all or part of Borrower's rights, title, or interest in and to the
Premises, whether legal or equitable, except leases for tenant space made in the ordinary course of Borrower's business; (b) in
any manner sell, trans’er or convey, or allow any of its members to sell, transfer or convey, any ownership interests, units or
other equity interest in Brrrower so that one or both of the members of Borrower existing as of the date of this Mortgage do
not, n the aggregate, continue to retain at least 50% of the voting interests in Borrower; or (¢) obtain any financing which, or
any part of which, will be secuirer] by all or any part of the Property. The occurrence of any such event without the prior written
consent of Lender, which event is it cured within 10 days after notice from Lender to Borrower, will be an Event of Default,
as defined in Section 17. Borrower wi'i reimburse Lender for all costs and expenses, including, without limitation, reasonable
attorneys' fees, incurred by Lender in ceniection with the review of Borrower's request for Lender's consent to a sale or other
transfer or to encumber further all or any purt of the Premises, or any interest in this Mortgage or any interest in Borrower in
excess of that allowed above. 7 '

No consent by Lender to any action describe ! in this Section, or waiver by Lender of any Event of Default, will constitute
a consent to, or a waiver of, any right, default ot pswer of Lender upon a subsequent default. Except as set forth in this
Mortgage, Lender will not be required to consent to any tanfer of any of the above interests, and Lender may require Borrower
to pay the entire unpaid balance of the Obligations with accrizd interest upon the occurrence of any such transfer, which is not

cured within that time period described above.

14, CONDEMNATION AND INSURANCE PROCEEDS. Exceptas otherwise provided in this Section, condemnation
and insurance proceeds for the Property will, in Lender’s sole discretion; be sither applied to the outstanding principal balance
of the Obligations or used to repair any damage to the Property. Notwithstziding the foregoing, if the cost of repairing the
damage to the Property is less than 75% of the cost of replacement of all of the ruperty, or if less than one-third of the leasable
area of the improvements on the Property is condemned or taken by eminent doriain, Lender agrees to make the insurance
proceeds or condemnation award available to the restoration or repair of the improverients on the Property, provided:

(a) The improvements can be rebuilt to be substantially similar to those originally fitiarced and can, with the restoration
and repair, continue to be operated for the purpose utilized prior to such damage or taking;

(b) No Event of Default, as defined below, exists or would exist upon the giving of notice o ihe passage of time or both
(however, if such a default exists, insurance proceeds or condemnation awards shall only be withhcid vader this provision until
such default is cured, and Lender shall not withhold such proceeds or awards if Borrower’s inability to receive such funds is
the sole reason that Borrower would be unable to cure such default);

(c) The appraised value of the Property after such restoration or repair will not have been reduced fromiits appraised value
as of the date of this Mortgage; and

(d) Tenants under leases of the Property, together with proceeds of insurance and condemnation awards (less amounts
to be used to restore or repair), will continue to provide for sufficient gross annual fixed rental income to cover all annual
operating expenses of the Property, including payment of all annual principal and interest under the Note.

Any restoration or repair will be done under the supervision of an architect reasonably acceptable to Lender and pursuant
to specifications reasonably approved by Lender. Insurance proceeds and condemnation awards used to repair or restore the
Premises will be held by Lender for such purposes and will from time to time be disbursed to defray the costs of such
restoration or repair under such safeguards and controls as Lender reasonably requires to assure completion in ac¢ordance with
the approved plans and specifications and free of liens or claims. Borrower will, upon demand, deposit with Lender any sums
necessary to make up any deficiency between the actual costs of the work and the amount of proceeds and will provide such
lien waivers and completion bonds as Lender reasonably requires.
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15. HAZARDOUS MATERIALS. Any terms used in this Section which are defined in federal, state or local statutes or
regulations applicable to the Property or activities in connection with the Property will have the meanings ascribed to such terms
in said statutes and regulations. Additionally, as used in this Section, the following terms have the following meanings:

“Knowledge" means information contained in other records and documents possessed or in the control of Borrower,
information disclosed to Borrower in any acquisition, lease or similar documents or information actually known by Borrower’s
general partners or any owner, officer or director of any affiliate of Borrower or any property manager engaged by Borrower
for the Property. No duty of additional inquiry shall be required by or imputed to Borrower.

“Former Conditions" means environmental conditions specifically, and to the extent, disclosed in the Report which have
been fully remediated, removed or otherwise corrected. The term specifically does not include future or similar conditions not

disclosed in the Reprt.

“Permitted Wastes” riea1s toxic materials, hazardous substances and hazardous wastes that are used or sold in compliance
with applicable laws, are tyrica'ly used or sold by Borrower’s tenants and others in their industry and are necessary for such
tenants’ ongoing operations and( szles.

“Report” means the following:

1. Phase I Environmental Site Assessment and Limited Environmental Sampling completed by ENSR Corporation, dated
March 6, 1997, prepared for W.H.M.N.Y. Real [istat: Ltd. Partnership, ARCHON Group.

2. Subsurface Investigation completed by ENST. Corporation, dated March 19, 1998, prepared for ARCHON Group
LLP.

3. Document Review (Peer Report) completed by Law Engineering and Environmental Services, Inc., dated June 10,
1997, prepared for Hines Interest Ltd. Partnership.

4. Report of Abandonment In-Place of UST Activities completed by Law Engineering and Environmental, Inc., dated
November 21, 1997, prepared for MONY.

3. Report of Site Assessment completed by Law Engineering and Environmenizi. Inc., dated October 1, 1997, prepared
for MONY.

6. Property Condition Assessment, completed by IVI Inspection and Valuation International, dated March 20, 1997,
prepared for W.H.M.N.Y. Real Estate Ltd. Partnership.

7. Asbestos Building Survey report prepared for Hines Properties Incorporated, prepared by Cumrow Conibear &
Associates Ltd. dated September 25, 1997.

8. Asbestos Management Plan prepared for 29 North Wacker, L.L.C., prepared by Clayton Environmental Consultants
dated June 1998,

9. Property Condition Assessment Report prepared at the request of Lender by Aaron Wright Technical Services
Incorporated dated as of May 28, 1999.

10. Asbestos Abatement Report, dated October 1, 1998, by Clayton Environmental Consultants as sent to R. Levin.

11. Asbestos Abatement Report, dated July 9, 1998, by Clayton Environmental Consultants as sent to M. Strone.

12. Supplemental Asbestos Survey, dated June 30, 1998, by Clayton Environmental Consultants as sent to M. Strone.
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13. ACM Management Program, 29 North Wacker Drive, dated June 8, 1990, by Boelter Environmental Consultants for
a prior owner.

14. Decument Evaluation - Further Comments, dated December 19, 1997, by Clayton Environmental Consultants as sent
to R. Reiter of Hines.

15. Letter, dated January 13, 1998, regarding Abandonment in Place of Underground Storage Tank ... 29 N. Wacker
Drive, from R. Valdivia of the City of Chicago to R. Vickery of Mutual Life Insurance Company.

(a) Representations rrower. Borrower represents to Lender that, except as and to the extent disclosed in the Report:

(i) to Borrower's knowledge, the Property has never been used either by previous owners or occupants or
by Borrower or curreat occupants to generate, manufacture, refine, transport, treat, store, handle or dispose of any toxic
material, hazardous subsirace or hazardous waste(other than Former Conditions and Permitted Wastes) and no such material,
substance or waste curren’iy xists on the Property or in its soil or groundwater (other than Permitted Wastes),

(ii) to Borrow:r's knowledge, no portion of the improvements on the Property has been constructed with
asbestos, asbestos-containing meerials, urea formaldehyde insulation or, in violation of applicable laws now or at the time in
effect, any other chemical or substanc. which has been determined to be a hazard to health or the environment;

(iii) to Borrower's kneviedge, there are no electrical transformers or other equipment which have dielectric
fluid-containing polychlorinated biphenyis 7#CB's) located in, on or under the Property (the materials, substances and wastes
described in Subsections (i), (ii) and (iii) are sometimes collectively referred to as "Hazardous Wastes and Substances");

(iv) to Borrower's knowledge, t'ie Property has never contained any underground storage tanks; and

W) Borrower has neither received pur does it have any knowledge of any summons, citation, directive, letter
or other communication, written or oral, from any federzi, ytate or local governmental authority concerning (1) the existence
of Hazardous Wastes and Substances on the Premises or 1 s immediate vicinity of the Premises, or (2) any intentional or
unintentional action or omission on the part of Borrower or any occupant of the Property resulting in the disposal, releasing,
spilling, leaking, pumping, pouring, emitting, emptying or dumping of Hazardous Wastes or Substances onto the Property or
from the Property, directly or indirectly if such indirect action wou!s cuuse any liability for Lender, Borrower or any owner
of the Property or would otherwise create any liability that could be requirzd to be satisfied from the Property, into waters or

other lands.

(b) Environmental Covenants. Borrower covenants to Lender that:
0] Borrower will (1) comply and will cause all occupants of the. Prcperty to comply with all federal, state

and local laws, rules, regulations and orders with respect to the use, discharge, generaiion. removal, transportation, storage and
handling of Hazardous Wastes and Substances that apply the ownership, tenancy, use or accvpancy of the Property, that relate
to the construction of improvements to the Property or that otherwise affect the Propert;;-{2) immediately remove any
Hazardous Wastes and Substances discovered on the Property other than Permitted Wastes and ¢ther Hazardous Wastes and
Substances that are not required by applicable law to be removed, remediated or otherwise corrected ap< that, in the reasonable
judgment of Lender, do not and will not have a material adverse affect on the value or use of the Propcrty. and (3) pay or cause
to be paid all costs associated with such removal;

(ii) Borrower will keep the Property free of any lien imposed pursuant to any federal, state’'0: lucal law, rule,
regulation or order in connection with the existence of Hazardous Wastes and Substances on the Property;
(iii) Borrower will not install or permit to be installed or to exist (other than, for materials existing in or on

the Property as of the date of this Mortgage, materials that are not required by applicable law to be removed, remediated or
otherwise corrected and that, in the reasonable judgment of Lender, do not and wil! not have a material adverse affect on the
value or use of the Property) in or on the Property any asbestos, asbestos-containing materials, urea formaldehyde insulation
or, other than Permitted Wastes, any other chemical or substance which has been determined to be a hazard to health or the
environment; and
(iv) Borrower will not cause or permit to exist, as a result of an intentional or unintentional act or omission
on the part of Borrower or any occupant of the Property, a releasing, spilling, leaking, pumping, emitting, pouring, emptying
or dumping of any Hazardous Wastes or Substances onto the Property or an unlawful releasing, spilling, leaking, pumping,
emitting, pouring, emptying or dumping of any Hazardous Wastes or Substances from the Property into waters or other lands.
(c) Lender’s Rights to Cure, Borrower grants Lender and Lender's employees and agents an irrevocable and non-
exclusive license to enter the Property, subject to rights of tenants and upon reasonable notice to Borrower, in order to inspect,

.6-
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test and, if Borrower fails to do so within applicable cure periods, remove Hazardous Wastes and Substances not permitted by
this Section. All customary or reasonable costs of such inspections, tests and removal will immediately become due and
payable to Lender, will be secured by this Mortgage and will constitute Obligations secured by this Mortgage. Notwithstanding
the foregoing, Borrower shall not be responsible for the costs of inspections or tests unless violations of applicable laws are
disclosed by such inspections or tests, an Event of Default has occurred and is continuing or Lender has reasonable cause that
a violation of the covenants contained in this Section has occurred and is continuing,

(d) Indemnification. Borrower will defend, indemnify and hold harmless Lender and Lender's employees, agents,
successors and assigns (the "Indemnified Parties”) from and against any and all claims, losses, damages, labilities, judgments,
costs and expenses (including, without limitation, reasonable attorneys' and consultants' fees and customary or reasorable costs
incurred in the investigation, defense and settlement of claims) incurred by the Indemnified Parties as a result of or in
connection with the presence or removal of any Hazardous Wastes or Substances on the Property as required by applicable laws,
as the result of any viriaifon of a covenant in this Section, or as a result of or in connection with activities prohibited under this
Section. Borrower will bezr, pay and discharge, as and when they become due and payable, any and all judgments or claims
for damages, penalties or oti.er amounts for which the Indemnified Parties become liable, will hold the Indemnified Parties
harmless against all claims; lo'ses, damages, liabilities, costs and expenses, and will assume the burden and expense of
defending all suits, administraiv« oroceedings, and negotiations of any description with any and all persons, political
subdivisions or government agencies arising out of any of the events and occurrences described in this Section. This
indemnification is a separate agreeme st uf Borrower, which will survive any termination, satisfaction or foreclosure of this
Mortgage or the acceptance of a deed ir 1ioy of foreclosure. However, notwithstanding any contrary provision of this
indemnification, Borrower shall not be respansible or have any liability for any intentionally wrongful act by any of the
Indemnified Parties which would be the sole cause fer any indemnification under this Section.

16. ADDITIONAL COVENANTS. Borrower coverants:

(a) Payment and Performance. To pay all sums dve under the Loan Documents when and as they become due and
payable in accordance with the terms of the Loan Documents, rad io comply with and carry out all of Borrower's covenants
and agreements set forth in the Loan Documents.

(b) Escrow. To pay to Lender in escrow an amount, in moziply fractional payments which Lender estimates to be
sufficient to pay before they become due (1) all taxes, assessments, ang-uthéz similar charges levied against the Property, and
(2) all insurance premiums on any required policy or policies of insurance un<er this Mortgage (but, as to insurance deposits,
only after and during the continuance of an Event of Default or after any lan.<'in coverage in the insurance that insures the
Project) . Upon demand, Borrower will pay Lender such additional amounts as are riecessary to have sufficient funds on deposit
to pay these items in full when due. . Escrowed funds will be held in an account with-Associated Bank Illinois, National
Association (“ABI”) that bears interest for the benefit of Borrower at the rate of 4.5% per vear.. Lender shall make amounts
available to Borrower from the foregoing escrow, upon Borrower’s request therefor from #iiic *o time as such amounts are
payable, to allow Borrower to timely pay such taxes, insurance premiums and other items. Lend(r'may make such payments
by delivering a check to Borrower which is made payable to the order of the appropriate tax collectinz acthority or official or
insurer. Borrower will pay any amount by which the actual taxes or insurance premiums exceed the an.an7it <ollected in escrow
by Lender. Lender will have no liability for under-estimating any such amounts. Borrower will remit wavment to the tax
collecting authority and insurer and will furnish a copy of the paid tax bill and insurance receipt to Lender wit'iin'10 days after
the date such receipts are available to Borrower.

(¢) Condition and Repair. Subject to casualty and condemnation, to keep the Property in good usable condition and
repair, to restore or replace damaged, obsolete or destroyed improvements and fixtures (subject to the terms of Section 14), and
to pay all bills for repairs and replacements and any and all expenses related to the Property so that no lien may be created
against the Property, and to exhibit upon demand, at Lender's office, evidence of such payment.

(d) Liens. To keep the Property free from all liens and encumbrances except the lien of this Mortgage and any exceptions
set forth in Exhibit B; however, nothing contained in this Section shall prohibit Borrower from contesting any liens or
encumbrances in good faith if Borrower shail have furnished to Title Company (as defined in the Loan Agreement) with such
security or indemnity as Title Company requires in order to insure Lender over and against such contested liens and

“encumbrances. Borrower shall immediately forward to Lender any notice of lien or encumbrance, or claim or intent to file
claim or encumbrance, or copy of any such claim, notice, encumbrance or lien, received from any person or entity.

(e} Waste. Not to commit or permit physical waste upon the Property.
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(f) Alteration or Removal. Except as contemplated in the Loan Agreement, and except for tenant improvements, not to
remove, demolish, or materially alter any part of the Property without Lender's prior written consent, which consent will not
be unreasonably withheld or delayed, except Borrower may, without prior consent, remove a fixture provided the fixture is
promptly replaced with another fixture of at least equal utility and quality. Lender acknowledges Borrower's plan to divide
the building or buildings on the Premises into individually leased tenant spaces.

{g) Condemnation. To pay Lender all compensation received for any taking by condemnation proceedings of (including
payments in compromise) all or part of Property. Such compensation will be applied as Lender determines to rebuild the
Property or to reduce Obligations (without prepayment penalty or premium), except as provided in Section 14,

(h} Ordinances and Inspection. To comply with all laws, ordinances and regulations that affect the Property. Borrower
will permit Lender and Lender's authorized representatives to enter the Property at reasonable times, upon reasonable prior
notice to Borrower and subject to rights of tenants, to inspect the Property and, at Lender's option, but at Borrower's expense,
to repair or restore anv condition requiring repair or restoration under any agreement between Lender and Borrower, including
covenants in this Mortgag, if Borrower fails to do so within 30 days after written notice from Lender, or such shorter period
as will be required in the <veat of an emergency.

(i) Subrogation, That Zender s, to the extent allowed by law, subrogated to all rights, remedies, claims and liens of any
person or Obligor satisfied in wl¢!e or part from any portion of the proceeds of any Obligation. Lender is also, to the extent
allowed by law, subrogated to the tier. of any mortgage, other lien or security interest discharged in whole or in part by any
portion of the proceeds of any Obligatie:. .

() Financial Statements, Rent Rolls #1d Operating Statements. Within 120 days after the end of each of Borrower's fiscal
years until this Mortgage is satisfied, Borrower will furnish to Lender certified financial statements (including a balance sheet

and income statement). At the same time, Borrc wer 'ill provide to Lender (a) a certified rent roll for the improvements on
the Premises and (b) certified operating statements fir yuch improvements which include at least gross income (itemized as
to source), operating expenses (itemized), depreciation chirges and net income before and after federal taxes. Lender may
require, in its reasonable discretion, Borrower to provide suzi ient rolls to Lender mare frequently. Lender may also require,
in its discretion, Borrower to provide such financial statements arid operating statements as a condition of the cure of any
default. If the financial statements and operating statements ar= p2t prepared in a manner consistent with the statements
previously provided to Lender (unless Lender is notified by Borrowes of an accounting practice change by Borrower, in which
case they will be consistent with sound accounting practices), or if Lende: iz ot provided with such documents or the rent rolls
when required (following applicable notice and cure periods provided in thiz Mortgage), Lender will have the right, in addition
to any other rights and remedies, to audit the applicable books and records at 2orrower's expense. Such documents shall be
in form reasonably satisfactory to Lender. As used in this Subsection 16(j), a docunient s "certified" if a member of Borrower,
a certified public accounting firm engaged by Borrower or Borrower's property managér2xecutes a statement that states that
the document is true and correct to such party’s knowledge and which is part of or append=g t the document. If such statement
is executed by a certified public accounting firm or Borrower's property manager, it shall be d¢cmed to be made by Borrower.

(k) Representations and Warranties. Without limiting any other agreement in the Loan Doctnients, Borrower shall cure
any condition or omission, upon obtaining knowledge of such condition or omission, if (a} such cond:tiun or omission would
have constituted a breach of any representation or warranty in the Loan Documents that is qualified by the phrase “to
Borrower’s knowledge” or the phrase “to Borrower's knowledge after due inquiry” if Borrower had knowp-of such condition
or omission as of the date of this Mortgage and (b) such condition or omission has, in Lender’s reasonao’e jadgment, the
likelihood to have a material adverse affect on the aggregate value of the real and personal property intended by the Loan
Documents to secure the Obligations, the enforceability, validity or priority of Lender’s liens or encumbrances against such
property or the ability of Borrower to perform the Obligations. Borrower shall also, upon learning of any such condition or
omission, provide Lender with written notice of such condition or omission.

17. EVENTS OF DEFAULT. As used in this Mortgage, any one or more of the following will constitute an "Event of
Default" (in addition to Events of Default defined elsewhere in this Mortgage):

(a) Any payment required under the Note is not made when due and such default is not cured on or before the date five
days after the date Lender gives written notice of such default to Borrower, or an Obligor fails to make any other payment
Obligation when due and such default is not cured within five days after written notice from Lender to Borrower (or after any
other required notice and before the expiration of any applicable grace period described in any document which secures or
provides for such Obligation).
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(b) An Obligor makes a representation or warranty in the Loan Documents to Lender which is false or misleading in any
material respect when made, or with the execution and delivery of this Mortgage proves untrue or misleading in any material
respect, and, in any such event other than an instance in which the breach in the representation or warranty was known by
Borrower to be false or misleading when made, Borrower fails to cure such breach on or before the 15™ day after written notice
to Borrower of such breach; however, if the breach cannot be cured using Borrower's commerciatly reasonable efforts within
such 15-day period but could, with additional time, be cured using commercially reasonable efforts without harm to Lender,
and if the breach was not the result of willful misconduct on the part of Borrower, such 15-day cure period shall be extended
for the period reasonably necessary to cure if Borrower uses commercially reasonable efforts during such 15-day period and
if (and for such period as) Borrower continues to use commercially reasonable efforts (which can ultimately be successful) to
cure after such 15-day period.

(¢) Any Obligor ceases to exist.

(d) Borrower fulsto observe or perform or breaches any of the covenants or agreements contained in this Mortgage or
any of the Loan Documerits and such failure or breach remains uncured for 15 days after written notice to Borrower; however,
if the failure or breach caino. be cured using Borrower's commercially reasonable efforts within such 15-day period but could,
with additional time, be curr{ vsing commercially reasonable efforts without harm to Lender, and if the failure or breach was
not the result of willful miscond 1t on the part of Borrower, such 15-day cure period shall be extended for the period reasonably
necessary to cure if Borrower uses contmercially reasonable efforts during such 15-day period and if (and for such period as)
Borrower continues to use commerci*liy reasonable efforts (which can ultimately be successful) to cure after such 15-day
period.

(e) An Event of Default under any of the Loan Documents which is not cured within any applicable cure period specified
in such agreement.

(f) A material default by Borrower, as langiccd) under any lease of all or any part of the Property which is not cured
within 30 days after written notice from Lender to Boriovrer.

(g) Any Obligor (i) makes a general assignment for %> benefit of creditors; (ii) admits in writing its, his or her inability
to pay debts as they become due; (iii) files a petition by whicht, hs or she becomes the subject of bankruptcy or insolvency
proceedings; (iv} is adjudicated bankrupt or insolvent; (v) files a pztition seeking any reorganization, arrangement, composition,
readjustment, liquidation, dissclution or similar relief under any pressat-or future statute, law or regulation; (vi) files an answer
admitting or fails to contest the material allegations of a petition agaiis:it, him or her in any such proceeding; (vii) seeks,
consents to or acquiesces in the appointment of any trustee, receiver or liqui<aror for such Obligor or any material part of its,
his or her properties; (viii) discontinues its, his or her business as a going concezi, or (ix) is charged with a felony or any serious
crime.

(h) Any involuntary proceeding is filed against an Obligor which seeks any resrganization, bankruptcy, arrangement,
composition, readjustments, liquidation, dissolution, receivership or similar relief unaer azy nresent or future statute, law or
regulation which is not dismissed within 45 days of the date filed.

{i) Any breach of Section 13 of this Mortgage.

(i) Any summons, citation, directive, letter or other communication, written or oral, is issued by-auy federal, state or local
governmental authority concerning any matter described in any part of Section 15(a)(v)(1) and (2), and Leirower fails to cure
the cause of such communication during the lesser of (1) the period described in Section 17(d) or (2) tlie period described in
such communication.

As used in this Mortgage and elsewhere in the Loan Documents, an Event of Default shall be deemed t< te continuing
from its occurrence until (i) all of the Obligations are fully satisfted if the Note has been accelerated due to an Event of Default
or (ii) the Event of Default shall be cured in a manner acceptable to Lender in its sole and absolute discretion.

18. ACCELERATION AND REMEDIES. Upon the occurrence of an Event of Default, all Obligations secured by this
Mortgage, including all amounts which may be or have been advanced by Lender to protect the security of this Mortgage
("Advances") will, at the option of Lender and without further notice, which Borrower expressly waives, be immediately due
and payable. Lender may enforce or collect such Obligations and Advances in any manner and by the exercise of any remedy
available at law or equity now existing or existing at the time of the Event of Default or enforcement including, without
limitation, through a suit at law or by a foreclosure of this Mortgage. The judgment or decree in any suit brought to foreclose
this Mortgage may include, in the sole discretion of Lender, all of the Obligations, including default interest at the applicable
default interest rates described in the Note or other documents which provide evidence for the Obligations.
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Further, Lender will, with respect to any part of the Property which constitutes property of the type governed by the Code,
have all rights, options and remedies of a secured party under the Code including, without limitation, the right, upon the Event
of Default, to the possession of all or part of any such property, and, upon the Event of Default, the right to enter, without (to
the extent allowed by law) legal process, any premises where any such property may be found. Any requirement of the Code
for reasonable notification will be met by mailing written notice to Borrower at Borrower's last known address at least 10 days
prior to the sale or other event for which such notice is required. The expenses of retaking, selling and otherwise disposing
of such property, including reasonable attorneys' fees and legal expenses, will constitute Obligations and will be payable upon
demand with interest at the interest rate applicable to the Note at the time the expense is incurred.

Lender will have all of the rights and remedies provided to it under this Mortgage and under the llinois Mortgage
Foreclosure Law, 735 ILCS 5/15-1101, et seq, as amended from time to time (the "Act"). Such rights and remedies inciude,
without limitation, to the extent provided in the Act the right to: (a) make protective advances to pay costs to protect, preserve
and restore the Prope:ty, or to preserve the lien and priority of this Mortgage, or enforce this Mortgage, as referred to in Section
5/15-1302(b)(5) of the A<t; (b} pay attorneys' fees and other costs in connection with the exercise of Lender's rights, foreclosure
of this Mortgage and oth:r )itigation and administrative proceedings to which Lender may be or become a party; (c) pay all
costs and expenses in connes o’ with a judgment of foreclosure or expenses deductible from the proceeds of sale as provided
in the Act; (d) obtain a shorten:Gredemption period as provided in the Act or, if the mortgaged property is abandoned, seek
a shortened redemption or reinstacer.ent period; (€) obtain possession of the Property; (f) obtain all rents, issues and profits
arising out of any leases and rights of r=cupancy of any portion of the Premises; (g) have a receiver appointed pursuant to the
Act; (h) apply proceeds of any foreclosuie sale in accordance with the provisions of the Act; and (i) apply any money or
securities that constitute deposits made to o2 held by Lender or any depository pursuant to any provision of this Mortgage

toward payment of the Obligations.

19. AUTHORITY OF LENDER TO PERFORM rJR BORROWER. If Borrower fails to perform any of the covenants
or duties set forth in this Mortgage, Lender may perform u: cause them to be performed (but only after an Event of Default
unless Lender is otherwise authorized in other provisions of the, Loan Documents to perform them or cause them to be
performed prior to an Event of Default), by, without limitatior, sizring Borrower's name; and any amounts paid by Lender
pursuant to this Section (or in such other provisions described in the pierceding parenthetical insertion in this sentence) will bear
interest at the appropriate default interest rate computed from the date £ <inder's expenditure to date of Borrower's repayment
and be secured by this Mortgage. Borrower will repay on demand any sucp-amounts paid by Lender. Lender has no duty to
inquire as to the validity of any tax, assessment, or other claim or expense ag:iiist Property, and a receipt for payment of any
such amount will be conclusive of the validity and amount of such claim or expease.

20. LIEN AND SET OFF OF BORROWER'S CREDIT BALANCE. Borrower granis "ender a security interest and lien,
without any limitation, in any property, credit balance, escrow or other money, now or her:after owed Borrower by Lender;
and, Lender may, at any time after the occurrence of an Event of Default, without notice or demai', set off any such property,
credit balance, escrow or other money against any Obligations whether or not due.

21. POWER OF SALE. In the event of foreclosure, Lender may, to the extent allowed by law, cause tlie Iroperty to be sold
and cause the execution and delivery to the purchaser of one or more deeds of conveyance pursuant to app'iceble law.

22. WAIVER. Lender may waive any default without waiving any other subsequent or prior default by Obligor. No failure
or delay of Lender to exercise any right under this Mortgage will operate as a waiver of such right; and no single or partial
exercise by Lender of any such right will preclude any other or further exercise of such right or the exercise of any other right.
The remedies described in this Mortgage are cumulative and not exclusive of any remedies provided by law.

23. RECEIVER. Upon the commencement or during the pendency of an action to foreclose this Mortgage or enforce any
other remedies of Lender, and without regard to the adequacy or inadequacy of the Property as security for the Obligations,
whether or not waste is being committed or occurring, Lender may, in accordance with the Act, seek and the court may appoint
a receiver of the Property (including any homestead interest) to serve without bond and take possession of the Property and
collect the Property's rents, issues and profits and all payments required to be made pursuant to or by virtue of any lease, to hold
and apply such funds received as directed by the court, and to exercise such other powers as may be granted until the

receivership will cease.

-10-
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24. ASSIGNMENT OF AND ENTITLEMENT TO RENTS AND LEASES. As additional security for the Obligations,
Borrower assigns, sells, transfers, demises and sets over to Lender all rents, issues and profits arising from the Property
(collectively, "Rents™) now or hereafter due under or by virtue of any lease, whether written or verbal, or any letting of, or any
agreement for the use or occupancy of any part of the Property (collectively, "Leases"). After the occurrence and during the
continuance of an Event of Default, Lender may, to the extent allowed by applicable law, at its sole option without any prior
approval of Borrower, notify any or all tenants to pay all Rents directly to Lender. Lender may, to the extent allowed by
applicable law, apply Rents, in its sole discretion and without regard to priority of application, to payment of taxes, insurance
premiums, operating expenses, attorneys' and accountant's fees and expenses, and on the principal and interest of the
Obligations, after deduction of a reasonable fee for services rendered in collection of Rents and management of the Property.
This assignment will continue until all Obligations secured by this Mortgage have been fully paid and satisfied. The foregoing
assignment will be deemed a present and immediate assignment of Rents and rights under Leases, provided Borrower will have
the right to collect Revits and the benefit of all rights under Leases until an Event of Default occurs and while it is continuing.
Lender will be entitled teall Rents and Leases pertaining to the Property immediately upon any Event of Default. Lender is
not (unless specifically munoated by applicable law which cannot be waived by Borrower), required to take any action to be
entitled to all Rents and Lezses pertaining to the Property.

26. COSTS, EXPENSES AND AT«DRNEYS' FEES. In case of a default, regardless whether such default is abated and
cured, and except as otherwise provide ! in any document which provides evidence for any related Obligation, to the extent not
prohibited by law, all of Lender's expens:s yor nurposes of collection and enforcement of Borrower’s obligations under the
Loan Documents, including reasonable attoraey's fees, and all costs and disbursements if legal action is necessary, and all
reasonable expenses of Lender including, withou' lim_tation, title evidence, surveys, appraisals, travel expenses and insurance
will be added to the Obligations, and will become due as incurred and be included in any judgment. If Lender is challenged
in any manner or Lender is named in {(whether as a wimss or party) any action, proceeding or lawsuit for any reason involving
Borrower, any Obligor or the Property, Borrower and the Culigors will immediately, upon request of Lender, pay to Lender
all expenses of every kind that pertain to such matter including, witi:out limitation, Lender's reasonable attorneys' fees, costs,
disbursements and expenses (but if Lender is a party to an activn, praceeding or lawsuit adverse to Borrower, only if Lender
substantially prevails in such action). Such sums will be added to-£p‘Obligations and become due as incurred, and may be

included in any judgment.

27. CONSENT TO JURISDICTION; WAIVER OF JURY TRIAL. Bar:swer, for Borrower and for all Obligors, to the
extent that each may do so, consents to the jurisdiction of the courts of the State of \lincis in the county in which the Premises
are situated and the United States District Court for the Northern District of Illinois iur-the purpose of any suit, action or other
proceeding arising out of any of the Obligations or the terms or provisions of the Loan Ducuments, and expressly waives any
and all objections that Borrower or any Obligor may have as to venue in any of such courts. ./v'G FTHE EXTENT PERMITTED
BY LAW, BORROWER, FOR BORROWER AND FOR ALL OBLIGORS, WAIVES ALL RIGATS TO A TRIAL BY JURY
IN ANY ACTION BROUGHT WITH RESPECT TO ANY OF THE LOAN DOCUMENTS, IMNCLUDING WITHOUT
LIMITATION THIS MORTGAGE AND THE NOTE.

28. PURPOSE OF THE LOAN. The loan for which the Note provides evidence, and which is secured Ly this Mortgage,
is a business loan as described in ILCS/17-6404 (or any substitute, amended, or replacement statutes) transacte 1 z¢lely for the
purpose of carrying on or acquiring the business of Borrower or, if Borrower is a irustee, for the purpose of carrying on or
acquiring the business of the beneficiarics of Borrower.

29. BORROWER'S WAIVERS. Borrower shall not (unless mandated by applicable law which cannot be waived by
Borrower) at any time insist upon or plead, or in any manner whatever claim or take any advantage of, any stay, exemption,
or extension law, including, but not by way of limitation, any Homestead Exemption Law, or any so-called "Moratorium Law"
which is in force at any time; and shall not (unless mandated by applicable law which cannot be waived by Borrower) claim,
take or insist upon any benefit or advantage of or from any law which provides for the valuation or appraisal of all or any part
of the Property prior to any sale of sales of the Property to be made pursuant to any provision of this Mortgage or to the decree,
judgment or order of any court of competent jurisdiction; or (unless mandated by applicable law which cannot be waived by
Borrower), after such sale or sales, claim or exercise any rights under any statute now or hereafter in force to redeem all or any

part of the Premises or which relates to the marshaling of assets upon a foreclosure sale or other action to enforce this Mortgage.

-1l-
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Borrower expressly waives any and all rights of redemption from sale under any order or decree of foreclosure of this
Mortgage, on its own behalf and on behalf of each and every person, excepting only decree or judgment creditors of Borrower
which acquire any interest or title to all or any part of the Property or beneficial interests in Borrower subsequent to the date
of this Mortgage. Any and all rights of redemption of Borrower and of all other persons are and shall be deemed to be waived
to the fullest extent permitted by the provisions of any applicable law or replacement statute. If Borrower is a trustee, it
represents that the provisions of this Section (including the waiver of redemption rights) were made at the express direction
of Borrower's beneficiaries, as well as all other persons mentioned above. Borrower acknowledges that the Property does not
constitute agricultural real estate, as such term is defined in Section 5/15-1201 of the Act, or residential real estate as defined
in Section 5/15-1219 of the Act. Borrower waives, to the extent allowed by applicable law, any and all right of redemption

pursuant to Section 5/15-1601(b) of the Act.

30. ADDITIONAL 2ROVISIONS.

(2) Word Form. Wherever the context of their usage permits, words in singular form will include the plural form and
words in plural form willinclude the singular form with no distinction between gender.

(b) Severability and Camulative Remedies. Invalidity or unenforceability of any provision of this Mortgage will not
affect the validity or enforceabiiity of any other provisions. The rights and remedies granted to Lender in this Mortgage are
cumulative, and are in addition tohe rsmedies granted by law.

(c) Obligors, Successors and Ass.gus. The Obligations are the joint and several obligations of Borrower and all Obligors.
This Mortgage benefits Lender and Lender's siccessors and assigns, and binds Borrower and all Obligors and their respective
heirs, personal representatives, successors, 2ssigns, trustees and receivers. Lender may not, except after and during the
continuance of any Event of Default, transfer and as:ign Lender’s rights and obligations under this Mortgage. Lender may,
however, sell participation interests in all or any pe:t of its rights under this Mortgage at any time to one or more financial
institutions that control, are controlled by or are under coinmon control with Lender; however, in connection with any such
sale, Lender may only disclose information to the purchaser(}-of such participation interests if and to the extent they are bound
by or agree to be bound by the terms of the Confidentiality Asx¢cment between Lender and Borrower (the *Confidentiality
Agreement”). Additionally, the prohibition against assignments cont=ined in this Mortgage shall not apply to any assignment
in connection with (a) a merger of Lender with a financial institut’on that is bound by or agrees to be bound by the
Confidentiality Agreement; or (b) any restructuring, sale or merger o1'J:erder or the bank holding company system of which
Lender is a part that results in Lender no longer existing as a commercial martzoge lender if such restructuring, sale or merger
results in a transfer of Lender’s portfolio to another financial institution th=t'is bound by or agrees to be bound by the
Confidentiality Agreement.

(d) Applicable Law. This Mortgage will be governed and interpreted by the laws of the State of [llinois, except that the
substantive law of the state in which the Property is located will govem the procedural aipets of a foreclosure of this Mortgage
and attachment of the liens granted by this Mortgage.

(e) Captions. The captions will not be deemed to be fully inclusive of all provisions iii any captioned Section, and are
included for reference purposes only.

(f) Notices. Except as otherwise provided in this Mortgage, whenever it is provided 'n th.s Mortgage that any
notice, demand, request, consent or approval (each of the foregoing being a “Notice”), shall or may be givero-or served upon
any of the parties by another, each such Notice shall be in writing and shall be delivered by personal delivery -dclivery service
or overnight courier service or mailed by registered or certified mail, return receipt requested, postage prepaic, aldressed as

follows:
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(a) If to Lender, at Associated Commercial Mortgage, Inc.
Suite 120
1200 North Mayfair Road
Wauwatosa, Wisconsin 53226
Attention: David G. Krill, President

with copies fo: Mallery & Zimmerman, S.C.
Suite 900
731 North Jackson Street
Milwaukee, Wisconsin 53202-4601
Aftention: John M. Wirth, Esq.

b) It *< Borrower, at 29 North Wacker, L.L.C.
¢/o GE Investment Realty Partners I, Limited Partnership,
General Electric Investment Corporation
3003 Summer Street
Stanford, Connecticut 06904-7900
Attention: Preston Sargent, Asset Manager

with copies to: Hines 29 North Wacker Limited Partnership
¢/o Hines Interests Limited Partnership
Three First National Plaza
Sirite 440
7" West Madison
Chicago, Illinois 60602
Attention: C. Kevin Shannahan

and

Rudnick & Wolfe

203 North LaSalle Street

Chicago, Illinois 60601

Attention: Edward S. Geldman, Esq.

or at such other address as may be substituted by notice as given as provided in this Subsecticn: The giving of any Notice
required under this Mortgage may be waived in writing by the party entitled to receive such notics:~Every Notice shall be
deemed to have been duly given or served on the date on which delivered in person, by delivery serv.ce o« by overnight courier
service or three days after the Notice shall have been deposited in the United States mail properly uddicssed and postage
prepaid. Delivery to Lender in person shall only be effective if received by an employee of Lender who rvorks at Lender’s
address set forth above for Lender. If Borrower fails to maintain regular business hours at the address at the tiln= of any such
Notice, delivery of such Notice in person or by delivery service to that address shall be deemed to have been given or served
on the date left at that address Failure or delay in delivering copies of any Notice to the persons designated above to receive
copies shall in no way adversely affect the effectiveness of such Notice.

(g) Exhibits. All exhibits attached to this Mortgage are incorporated in this Mortgage by reference.

(h) Non-recourse Provisions. The non-recourse provisions, including all exceptions to such provisions, set forth in the
Note are incorporated in this Mortgage by reference.

-13-
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Dated as of July 14, 1999.
BORROWER:

29 NORTH WACKER, L.L.C,,
a Delaware limited liability company

By: GE Investment Realty Partners IIl, Limited Partnership, a
Delaware limited partnership, Its Manager

By: GE Investment Management Incorporated, a
Delaware co, n, [ts General Partner

By:

ichael J. Strone

Vice President
Associate General Counsel

STATE OF CONNECTICUT )
)ss

county oFfa chied )

The foregoing instrument was acknowledged before me vt July [_3, 1999 by Michael J. Strone as the Vice President and
Associate General Counsel of GE Investment Management Inco:poroted, a Delaware corporation, as the general partner of GE
Investment Realty Partners III, Limited Partnership, a Delaware linzited partnership, as the Manager of 29 North Wacker,

L.L.C., a Delaware limited liability company.

R D@JEWELMELCHIONNE A% =

Z AOTARY PUBLIC *Name: __DANETIF: 1. MELCEONNE
-My Commission Expires April 31, 2004 Notary Public, State of Copzecticut
= T My commission &

- - -

*Names of pei'sons signing in any capacity must be typed or printed below their signatures.

This instrument was drafted by:

John M. Wirth

Mallery & Zimmerman, S.C.

Suite 900

731 North Jackson Street
Milwaukee, Wisconsin 53202-4601

EXHIBITS
Exhibit A - Legal Description

Exhibit B - Permitted Encumbrances
Exhibit C - Personal Property

-14-
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EXHIBIT A

Legal Description

PARCEL 1:

LOTS 1 TC 9, BOTH INCLUSIVE, IN THE ASSESSOR’S DIVISION OF LOT 4 IN BLOCK 53 IN
THE ORIGINAL TOWN OF CHICAGO IN SECTION 9, TOWNSHIP 39 NORTH, RANGE 14, EAST OF
THE THIRD PRINCIPAL MERIDIAN, IN CCOK COUNTY, ILLINOIS.

PARCEL 2:

EASEMENT FOR THE S2FNEFIT OF PARCEL 1 FOR INGRESS AND EGRESS OVER AND UPON THE
WEST 6 FEET OF LOT 2)IN BLOCK 53 IN ORIGINAL TOWN OF CHICAGO AFORESAID, CREATED
BY AGREEMENT MADE BY AF) BETWEEN CHICAGO TELEPHONE COMPANY, A CORPORATION OF
ILLINOIS AND MARIE LEFEJS, AND QTHERS DATED SEPTEMBER 13, 1816 AND RECORDED
NOVEMBER 9, 1916 AS DOCUMFAT NUMBER 5989236 AS MODIFIED BY INSTRUMENT DATED MAY
3, 1921 AND RECORDED MAY &, 1321 AS DOCUMENT NUMBER 7136314, ALL IN COOK COUNTY,

ILLINOIS.
P‘” : "7’041""{&’3‘0! 3-v oo

29 NevHh Wackw, Dr

GMA.?P(\@Q_GoG,ﬂ‘,
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EXHIBIT B

Permitted Encumbrances

1. General and special taxes and assessments not yet due or payable.

2. Rights ofjtenants-$n possessionfe ihe-date-of this-Morteape ir-feasesimry
wrhardinated-ta-the lien-ofthis Mertpase "] those tenants listed on Schedule B-1 attached hereto to |

LA T 1] -

3. PRIVATE ALLIY OVER THE EAST 10 FEET OF THE LAND TO BE FOREVER KEPT OPEN FOR

" THE USE OF THT CWNER(S) OF LOT 4 IN BLOCK 53 AFORESRID, RESERVED IN THE DEED
FROM JONATHAN CCGSWELL AND KIS WIFE TO MICHAEL NUGENT AND OTHERS, DATED
FEBRUARY §, 1855 ZND RECORDED FEBRUARY 10, 1855, AND ALSO RESERVED IN OTHER
DEEDS FROM SAID JONATHAN COGSWELL AND REFERRED TO IN SUNDRY DEEDS IN THE CHAIN

QF TITLE.

(AFFECTS PARCEL 1)

4. PERPETUAL BASEMERT OVER THE EAST 10 FEET OF THE LAND, TOGETHER WITH THE WEST &
FEET OF THE LAND EAST AND ADJOINZF: THE SAME TO FORM A 16 FOOT PRIVATE ALLEY
TO BE KEDT OPEN FOR THE USE OF THE OWNTRS OF THE LAND DESCRIBED IN PARCEL 1
AND LAND EAST AND ADJOINING, CREATED BY AGREEMENYT MADE BY CHICAGO TELEPHOME
COMPANY WITH MARIE LEFENS AND OTHERS, DATZID SEPTEMBER 13, 1516 AND RECORDED
NOVEMBER 9, 1916 AS DOCUMENT 5989236, AND T'E COVENANTS AND AGREEMENTS THEREIN

CONTAINED,

NOTE: BY INSTRUMENT BETWEEN THE ILLINOIS BELL WELEPHONE COMPANY AND WALTER C.
LEFENS AND FRANK S. PORTER, TRUSTEES, AND OTHERS, DALFD MAY 3, 1521 AND
RECORDED MAY §, 1921 AS DOCUMENT 7136314, THE AFORESAIN ILLINOIS BELL
TELEPHONE COMPANY WAS PERMITTED TO PLACE CERTAIN SIGNS T2 THE AFORESAID
PRIVATE ALLEY.

5 . ENCROACHMENT OF COMCRETE COLUMNS AT THE LOWER WACKER DRIVE IJVEI. OVER THE WEST
LINE OF THE LAND, AS DISCLOSED BY SURVEY NUMBER 8506008 DATED JUL'! 18, 1985,

MADE BY CHICAGO GUARANTEE SURVEY COMPANY.

JUNE 15, 1999 AND REVISED
JUNE 24, 1999

&. RIGHTS OF THE COMMONWEALTH EDISON COMPANY AS DISCLOSED BY BXISTENCE OF
MANHOLES AS SHOWN ON SURVEY DATED{.&BGG-S‘E—H,—-*B%, PREPARED BY PADL LOTZ,

ORDER NUMBERAS7—6—&. AS DISCLOSED BY THE DEED RECORDED DECEMBER S, 1897 AS
DOCUMENT 97516692. 99-6-8

7. ENCROACHMENT OF THE 10 STORY BRICK OFFICE BUILDING LOCATED MAINLY ON THE LAND
ONTO THE PROPERTY NORTH AND ADJOINING BY APPROXIMATELY.17 FEET, AS SHOWN ON ,
PLAT OF SURVEY NUMBER 99-6-8 PREPARED BY PAUL LOTZ DATED JUNE 15, 199%. /AND REVISED
‘ : JUNE 24, 1999

MAINLY CN THE

8. ENCROACHMENT OF THE 18 STORY BRICK OFFICE BUILDING LOCATED

PROPERTY EAST AND ADJOINING
AS SHOWN ON PLAT OF SURVEY NUMBER 33-6-8 PREPARED BY

PAUL LOTZ DATED JUNE 15, 1993. AND REVISED
. JUNE 24, 1999

THE LAND BY APPROXIMATELY
.15 FEET,
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EXHIBIT C

Personal Property

All of Borrower’s “Equipment” and “Fixtures,” as such terms are used in the Uniform Commercial Code,
that are now or are hereafter attached to or located at the real property described on Exhibit A, together
with all additions, accessions, accessories, parts, parts, fittings, substitutes for such property, all proceeds
and products of such property, all insurance payments and awards for and related to such property and all
records, drawings -cchematics and plans for such property. The Collateral includes, but is not limited to
all of Borrower’s right, title and interest in and to the following, to the extent attached to or located at the
above-described real property: (a) all machinery, fittings, fixtures, apparatus, equipment and articles used
to supply heat, gas, <lectricity, air conditioning, water, light, waste disposal, power refrigeration,
ventilation or fire or sprinkler protection, (b) all elevators, escalators, overhead cranes, hoists and assists,
power driven machinery and‘equipment and other similar machinery and equipment, (c) all furniture,
furnishings, supplies, draperies, maiiiznance and repair equipment and supplies, floor coverings, screens,
storm windows, blinds, awnings, appitances, building supplies and materials, shrubbery and plants, and
(d) all interest of Borrower in any of the above-described property hereafter acquired; however, the
Collateral excludes the trade fixtures, inventory and removable personal property owned by any tenant or
licensee of the real property. The enumeration s 4ny specific articles of the Collateral shall in no way be
held to exclude any items of property not specifically <ivumerated. The Collateral also includes all rents,
issues and profits and security deposits arising from the shove-described real and personal property, and
all accounts held by Lender (including, but not limited 0, all escrow accounts) for the payment of: real
estate taxes and assessments relating to the above-described real property; insurance premiums relating
to the above-described real property; or repairs, replacements or inirzovements to the above-described real

or personal property.




