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AIR COMMERCIAL REAL ESTATE ASSOCIATION
STANDARD INDUSTRIAL/COMMERCIAL MULTI-TENANT LEASE - NET
1. Basic Provisions ("Basic Provislons®).
1.1 Partles: This Lease ("Leaso"), dated for reference purpeses only January 1. 201% '
i3 made by and between Levon_gugasian
.Levon Gugasian ) ("Lessor')
and The Tulving Co., ING. ..
("Lesseo"),

(collactively the “Partles,” or individually a "Party”),

1,2(a) Premises: That certain portion of the Project (as defined below), Including all improvements thetein or to be provided by Lessor
under the terms of this Lease, commonly known by the strest address of 2110 1/2 . Oceantront Boukevard .o ey
focated In the City of Noyport Boach , County of Qrange . . State of

CA , with zlp code 92663 , a8 outlined on Exhibit altached hereto (“"Premises")
and generally described as (describe briefly the nature of the Premises):

In addition to Lessee's rights to use and occupy the Premisos as hereinaRer specified, Lessee shall have non-exclusive rights to any ulility
raceways of the bullding contalning the Premises ("Buitding”) and to the common Areas (ss defined in Paragraph 2.7 below), but shall not have
any rights 1o the roof or exterlor walls of the Bullding or to any other buildings in the Projed. The Premises, the Bullding, ihe Common Areas, lhe
land upon which they are located, along with all other bulldings and Improvements thereon, are hereln collectively referred to as the “Project.”
(See also Paragraph 2}

1.2(b) Parking: unreserved vehicle parking spaces. (See also Paragraph 2.6}

1.3 Torm: 10 years and __ZOIo months (*Qriginal Term")
commencing January 1, 20131 ("Commencement Date') and ending Febryary 28, 2021
(“Expiration Date"). (See also Paragraph 3)

1.4 Early Possesslon: if the Pramises are available Lessee may have non-exclusive possession of the Premises commencing

("Early PossessionDate"). (See also Paragraphs 3.2 and 3.3)

1.6 Base Ront: $ 34,500,090 per monlh {"Base Rent"), payable on the firpat
day of each month commencing Janyaxy 1, 2011 : . (See also Paragraph 4)
[X] lfthis box Is checked, there are provislons in this Lease for tha Base Rent to be adjusted, Sea Paragraph _1,7_(d)

1.6 Lessaee's Share of Common Area Operating Expenses! percent(____ %) {"Legseo's Share™).

in the event that {he size of the Premises and/or the Project are modified during the term of this Lease, Lessor shall recalculate Lessee's Share to

reflect such modification.
1.7 Base Rent and Other Monies Pald Upon Exacution:

(a) Base Rent: $ §4,500.00Q M for the period

(b) Common Area Operating Expenses: $ for the perlod

(¢) Security Deposit: $ $15, 000.00 {("Security Deposit”). (Ses also Paragraph 5)
(d) Other: $ $500 menthly.. __ for annual inoxease of $6,000.00 apnually.

(9) Total Due Upon Execution of this Lease: $ §19,.500.00 .
1.8 Agreed Use:

. (See also Paragraph 8)
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1.9 insuring Party: Lessor is the "Insuring Party”. (See also Paragraph 8)
140  Real Estate Brokers: (See also Paragraph 16)
(a) Representation: The following reai estate brokers (the "Brokers") and brokerage relationships exist In this ransaction
(check applicable boxes):
D represents Lessor exclusively ("Lessor's Broker");
O raprasenis Lesses exclusively ("Lessoe’s Broker"); or
O reprasents bolh Lessor and Lessae ("Dual Agancy”).
(b) Payment to Brokers: Upon execution and dallvery of this Lease by bolh Partles, Lessor shall pay to the Brokers the
brokarage fea agreed toIna separate written agreement (or if there 18 no such agresment, he sum of or %

of the total Base Rent for the brokerage services rendered by the Brokers).
1.11 Guarantor. The obligations of the Lessee under this Leass are o be guaranteed by

("Guarantor"). (See also Paragraph 37)
112 Attachments. Attached herelo are the following, all of which constitute a part of this Lease:

] an Addendum consisting of Paragraphs through ;

2] a site ptan depicting the Premises;

(] o site plan depicting the Project;

|:] a current set of the Rules and Regulations for the Project;

['_'] a current set of the Rules and Regulations adopted by the owners' agsoclation;

[] a Work Letter;

[~ other (specify):

2. Premises.
24 Letting. Lessor hereby leases 1o Lessse, and Lessea herehy leases from Lessor, the Premises, for the term, at the rental, and

upon all of the terms, covenants and conditlons set forth In this Lease. While the approximate square footage of the Pramlises may have been
used in the marketing of ihe Premises for purposes of comparison, the Base Rent stated hereln Is NOT tied to square footage and Is not aubject
to adjustment should the actuel size be delermined to be differant. NOTE: Lessee is advised to verify the actual size prlor to executing this

Lease.
2.2 Condition. Lessor shall deliver that portion of the Premises contained wihin the Bullding {"Unit") to Lessee broom clean and

free of dabtis on the Commencement Date or the Early Possession Date, whichever first occurs {"Start Date"), and, so long as the required
service conlracls described In Paragraph 7.1(b) below are oblained by Lessee and in effect within thity days following the Start Date, warrants
that the existing electdcal, plumbling, fire sprinkler, lighting, heating, ventilating and alr conditioning systems ("HVAC"), loading doors, sump
pumps, if any, and ali olher such elements in the Unit, other than those constructed by Lessee, shall be In good operating condition on sald dote,
that the structural elements of the roof, bearing walls and foundalion of the Unit shall be free of matorlat defects, and that the Unit does not
contaln hazardous levels of any mold or fungl defined as toxic under applicable state or federal law. If a non-compllance with such warnanty exists
as of the Start Date, or if one of such systems or elements should malfunction or fail wihin the appropriate wananly period, Lessor shall, as
Lessor's sole obligation with respect to such malter, except as otherwise provided in this Leaso, promplly after recelpt of written notica from
Lesses selting forth with specificity the nalure and extent of such non-compliance, malfunction or fallure, reclify same at Lessor's expense. The
warranty periods shall be as follows: (/) 6 months as to the HVAC systems, and (ll) 30 daysas 1o the remalning systems and other slements of the
Unlt. If Lessee does not give Lessor the tequired notice within the appropriate warranty period, correction of any such non-compliance,
malfunction or fallure shall be the obligation of Lessee at Lessee's sole cost and expense (sxcept for tha repairs to the fire sprinkler systams, roof,

foundations, and/or bearing walls - see Paragraph 7).
2.3 Gompllance, Lessor warrants that to the best of its knowledge the mpovements on the Premises and the Common Areas

comply with the building codes that were in effect at the time that each such improvemen, of portion thereof, was conslructed, and also with all
applicable laws, covenants or rastrictions of record, regulations, and ordinances in effact on the Start Date (“Applicable Requiraments"). Said
warranty does not apply to the use to which Lessee wiit put the Premises, modifications wiich may be required by the Americans with Disabliities
Act or any slmilar laws as & result of Lassee's use (see Paragraph 49), or to any Alteratlons or Utility Instaliations (as defined in Paragraph 7.3(a))
made of lo be made by Lessea, NOTE: Lesses Is responsible for determining whoetharor not the Applicable Requirements and especlally
the zoning are appropriate for Lonsea's intonded use, and acknowladges that past utes of tho Premises may no longer bhe allowed. if the
Pramises do not comply with said warranty, Lessor shall, except as otherwise providad, promptly afler racelpt of wrilten nolica from Lossee
selting forth with spacificity the nature and extent of such non-compllance, rectify the same at Lessor's expense. If Lessee does not give Lesso?
written notice of & non-compllance with this warranty within 8 months foliowing the Stan Date, correction of that non-compliance shall be the
obligation of Lessee at Lessee's sole cost and expense. If the Applicable Requirements an hereafer changed 8¢ as fo require during the term of
this Leass the construclion of an addition to or an alteration of the Unit, Premises and/or Buliding, the remediation of any Hazardous Substancs,
of the reinforcament or other physical modification of the Unit, Premises and/or Building (“Capital Expenditure"), Lessor and Lessee shall
allocate the cost of such work as follows:

rd
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(a) Subjact to Paragraph 2.3(c) below, If such Caplta! Expenditures are required 8s 8 rasult of the spacific and unique use of
the Premises by Lessee as compared with uses by tenants In general, Lesses shall bs fully responsible for the cost thereof, provided, howsver
that If such Capital Expenditure Is required during the last 2 years of this Lease and the cost thereof exceeds 6 months' Base Rent, Lessee may
instead terminate this Lease uniess Lessor notifies Lesses, in wriling, within 10 days aRer recelpt of Lessee’s termination notice that Lessor has
elected to pay the difference between the actual cost theraof and the amount equal to 8 months' Base Rent. if Lessee elacts termination, Lessse
shall Immediately cease the use of the Premises which requires such Capital Expenditure and deliver to Lessor written notice specifying &
termination date at least 90 days thereafter. Such lermination date shall, howaver, in no event be earlier than the last day thal Lessee could
legally utllize the Premises without commenclng such Capital Expenditure.

(b) if such Capital Expenditure is not the result of the specific and unique use of the Premises by Lessee {(such as,
governmentally mandated selsmic modifications), then Lessor shall pay for such Capilal Expenditure and Lessee® shall only be obligated to pay,
each month during the remainder of the tenn of this Lease or any extension thereof, on the date {hat on which the Base Rent is due, an amouat
aqusl to 144th of the portion of such costs reasonably atlributable to the Premises. Lessee shall pay Interest on the balance bul may prepay its
obligation at any time. If, however, such Capltat Expenditure is required during the Jast 2 ysars of this Lease or If Lessor reasonably determines
that it Is not aconomically feasible to pay its share thereof, Lessor shall have the option to terrinate this Lease upon 90 days prior written notice
(o Lessee unlass Lessse notifes Lassor, in writing, within 10 days after receipt of Lessor's tormiination notice that Lessea will pay for such Capital
Expenditure. if Lessor does not elect to terminate, and falls to tender its share of any such Capital Expenditure, Lesses may advance such funds
and deduct sama, with Interest, from Rent untll Lessor's share of such costs have been fuly pald. If Lessea s unable to finance Lessor's share,
or If the balance of the Rent dua and payable for the remalnder of this Lease Is not sufficient o fully relmburse Lessoe on an offset basls, Lessee
shalt have the right to terminate this Lease upon 30 days written nolice to Lessor.

{c) Notwithstanding the above, the provisions conceming Capital Expenditures are intended o apply only to non-voluntary,
unexpected, and new Applicable Requlrements. If the Capital Expenditures are instead triggered by Lessea as & result of an actual or proposed
change In use, change n intensity of use, or modification to the Premises then, and in that event, Lessee shall elther: (i) immedialely ceass such
changed use or intensity of use andfer take such other steps 88 may be necassary to alimhate the requirement for such Capital Expenditure, or

(i) complete such Capital Expenditure at its own expense. Lessee shall not have any right to lerminate this Lease.

2.4 Acknowledgements. Lessee acknowledges that: (a) it has been given an opporunily to inspect and measure the Premises,
(b) it has been advised by Lessor andfor Brokers to satisfy itself with respect to the size and condition of the Premisss (Including but not fimited to
the electrical, HVAC and fire sprinkler systems, securlty, environmental aspects, and compliance with Applicable Requirements and the
Americans with Disabilities Act), and their suitability for Lesaae’s Intendsed use, (c} Lesses has made such investigation as it deems necessary
with refarence to such matters and assumes all responsibilily therefor as the aame relato to its occupancy of the Premises, (d) it is not relying on
any reprasentation as to ihe size of the Premises mada by Brokers os Lessor, (8) the square footage of the Premises was not materialto Lessee's
declsion to lsase the Premises and pay the Rent stated herein, and (f) neither Lessor, Lessor's agants, nor Brokers have made any oral or wiliten
representations or warraniles with respect to sald matters other than as set forth In this Lesse. In addition, Lessor acknowlodges that: (i} Brokers
have made no representations, promises or warrantles concerning Lessee’s ability to honoi the Leass or sultabllity to occupy the Premises, and

(ii) it s Lessor’s sole responsibility to investigate the financlal capabllity and/or suitability of ¢it proposed tenants.
25 Lessee as Prior Owner/Occupant. The warrantles made by Lessor In Paragraph 2 shall be of no force or effect if immediately

prior to the Start Date Lessee was the owner or occupant of the Premises. In such event, Lessee shall be responsible for any necessary

corrective work,
26 Vehicle Parking. Lessee shall be entitled o use the number of parking spaces specifled in Paragraph 1.2(b) on those portions

of the Common Areas designaled from {ime to time by Lessor for parking. Lesse shall not use more parking spaces than said number. Sald
parking spaces shall be used for parking by vehicles no larger than full-size passenger aulomobiles or pick-up trucks, herein called "Parmitted
Size Vohicles." Lessor may regulate the loading and unloading of vehicles by adopting fles and Regulations as provided in Paragraph 2.9.
No vehicles other than Permitied Size Vehicles may be patked In the Common Area without the prior written permission of Lessor. In addition:.

(a) Lessee shall not permit or ailow any vehicles that belong to or are controlled by Lessee or Lessea's amployses,

suppliers, shippers, customars, contractors of invilees to be loaded, unloaded, or parked Inareas other than those designated by Lessor for such
aclivitles.

() Lessee shall not service or stare any vehicles In the Common Arass.

{©) It Lossee pemits or allows any of the prohibiled actlvitles descrived In this Paragraph 2.8, then Lessor shall have the
right, without notice, In addition to such other rights and remedies that it may have, 1o ramove or tow away ths vehicle Invoilved and charge the
cost to Lessee, which cost shall be Immediately payable upon demand by Lessor.

2.7 Common Areas - Definition. The term “Common Areas" Is defined as all areas and facliities outside the Premises and within
the exterlor boundary line of the Projact and Interlor utility raceways and installations within the Unit that are provided and designated by the
Lessor from time to time for the general non-exclusive use of Lessor, Lessee and cther fenanis of the Project and thelf respective employees,
suppliers, shippers, customers, contractors and Invitees, including parking areas, foading snd unloading areas, trash areas, roadways, walkways,

driveways and landscaped areas.
28 Common Areas - Lesseo's Rights. Lessor grants to Lessee, for the benefit of Lesses and ils employeas, suppliers, shippers,

contractors, customars and {nvitees, during the term of this Lease, the non-exclusive right to use, in common with others entilled to such uss, the
Common Areas as they exlst from time to lime, subject to any rights, powers, and privileges raserved by Lessor under the terms hereof or under
the terms of any rules and regulations or restrictions governing the use of the Project. Under no circumstances shali the right herein granted to
use the ,Common Areas be deemad to Include the right to store any property, temporarly or permansntly, In the Comman Areas, Any such
all he pemitted only by the prior written consent of Lessor or Lessor's designated agent, which consent may be revoked at anwiime. In

PAGE 3 OF 21 :%
INITIAL

S
- AIR COMMERCIAL REAL ESTATE ASSOCIATION FORM MTN-8-05/09E
Agent: Karen Santanlelio Phone: 949 706.7373 Fax: 866 644.5661 Propared using WINForms® software

Broker: The Roal Estate Company 3419 Via Lido #115 Nawport Beach, CA 92663




Case 8:14-bk-11492-ES Claim 309-1 File]g 09/25/14 Desc Main Document  Page 12
of 55

the event that any unauthorized storage shall occur then Lessor shall have the right, without notice, in addition to such other rights and remedles
that It may have, o remove the property and charge the cost to Lessee, which cost shall be immedtately payable upon demand by Lessor.

29 Gommon Areas - Rules and Regulations. Lessor or such other person(s) as Lessor may appoint shall have the exclusive
control and management of the Common Areas and shall have the right, from time to time, {0 astablish, modify, amend and enforce reasonable
rules and regulations ("Rules and Regulations") for the management, salety, care, and cleanliness of the grounds, the parking and unloading of
vehicles and the preservation of good order, as well as fot the convenience of other occupants of tenants of the Building and the Project and their
invitees. Lessee agrees to abide by and conform to ali such Rules and Regulations, and shall use its best efforts to cause its employees,
suppliers, shippers, customers, contractors and Invitees to so abide and conform. Lessor shall not be responsible o Lessee for the
non-compliance with sald Rutes and Regulations by other tenants of the Project.

2,10 Common Areas - Changes. Lessor shall have the right, in Lessor's sole discrelion, from time to time:

(a) To make changes to the Common Areas, Including, without limitaton, changes In the locatlon, size, shape and number
of driveways, entrances, parking spaces, parking areas, loading and unloading areas, ingress, egrass, direction of traffic, landscaped areas,
walkways and utility raceways;

(b) To close temporarily any of the Common Areas for maintenance purposes so long as reasonable access {o the
Pramises remalns available;

{(c) To designate other land outside the boundatles of the Project to bea part of the Common Areas;

(d) To add additiona! buildings and Improvemants to the Common Aress;

()] To use the Common Areas while engaged in making additional improvements, rapairs or alterations to the Project, or
any portion thereof; and )

(\i] To do and perform such other acts and make such other changes In, to of with respect to the Common Areas and
Project as Lessor may, In the exercise of sound buginess judgment, deam to be appropriate.

3. Term.

3.1 Term. The Commencement Date, Expiration Date and Orlginal Term of this Lease are as specified n Paragraph 1.3.

3.2 Early Possession. Any provision herein granting Lesses Early Possession of the Premises ls subject to and conditioned upon
the Premises being avallable for such possession prior to the Commencement Date. Any grant of Early Possesslon only conveys a non-exclusive
right to oceupy the Premises, if Lessee totally or partially occuples the Premises prior to the Commencamanl Date, the obligation to pay Base
Rent shall ba abated for the perlod of such Early Possession. All other terms of this Lease (Including but not limited to the obligations to pay
Lessee's Share of Common Area Operating Expenses, Real Propery Taxes and insurance premiums and to maintaln ihe Premises) shali be in
offect during such perlod. Any such Early Possasslon shall not affect the Expiration Date.

3.3 Delay I Possession, L.essor agrees to use Its best commerclally reasonable efforts to detiver possession of the Premises to
Lesses by the Commencement Dale. It, despite sald efforts, Lessor Is unable to deliver possession as agreed, Lessor shall not be subjact to any
liabliity therefor, nor shalf such failure affect the validity of this Lease or change the Expiraion Date, Lessge shall not, however, be obligated to
pay Rent or perform Its other obligations until Lessor delivers possession of the Premises and any perod of rent abatement thet Lesses would
otherwise have enjoyed shali run from the date of the delivery of possession and continue for & period equal to what Lesses would otharwise
have enjoyed, but minus any days of delay caused by the acts or omissions of Lesses. I possession Is not delivered within 60 days after the
Commencement Date, Lossee may, at its option, by notice In writing within 10 days after the end of such 60 day perlod, cancal this Lease, in
which event the Parties shall be discharged from all obligations hereunder. If such written notice is not racelved by Lessor within sald 10 day
period, Lessoe's right to cancel shall terminate. Except as otharwise provided, if possessbn Is not tendered to Lessae by the Commencement
Date and Lessee doses nol terminale this Lonss, as aforesald, any period of rent abatemenl that Lesses would otherwise have enjoyed shali run
fcom the date of dellvery of possession and continue for a period equal to what Lessee would otherwise have enjoyed under the terms hereof, but
minus any days of delay caused by the acls or omisalons of Lossee, If possession of the Premisas is not delivered within 4 months after the
Commencement Date, this Lease shall {erminate unless other agreements are reached between Lessor and Lassee, In wriling.

34 t.essae Compllance. Lessor shall not be requirad to tender possession of the Premises to Lessee until Lessee complies with its
obligation to provide evidence of insurance {Paragraph 8.5). Pending delivery of such evidence, Lesses shall be required to perform aft of its
obligations under this Lease from and after the Start Date, Including the payment of Rent, notwlihstanding Lessor's elaction to withhold
possassion pending receipt of such evidence of insurance, Further, If Lossee Is required to perform any other conditions prior to or concurrent
with the Start Date, the Start Date shait ocour but Lessor may elect to withhotd possession until such conditions are satisfied.

4. Rent.

4.1 Rent Deflnad. All monetary obligations of Lessee 1o Lessor under the tems of this Lease {except for the Security Deposit) are
deemad to be rent (“Rent").

4.2 Common Area Oporating Expenses. Lessee shall pay to Lessor during the term hereof, in addition to the Base Rent, Lessee’s
Share (as specified in pParagraph 1.8) of all Common Area Operating Expenses, s herelnafier defined, during each calendar year of the term of
this Lease, in accordance wilh the following provisions:

(a) »Gommon Area Operating Expenses” are defined, for purposes of this Lease, as ali costs incurred by Lessor refating

to the ownership and operation of the Praject, including, but not timited to, the following:
() The operation, repalr and malntenence, In neat, clean, good order and condition , and if necessary the

-
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(aa)  The Common Areas and Common Area improvements, Including parking areas, loading and unloading
areas, irash areas, roadways, parkways, walkways, driveways, landscaped areas, bumpers, irfigation systems, Common Area lighting facliilies,
fences and gates, elevators, roofs, extarior walis of the bulldings, building systems and roof grainage syslems.

(bb)  Exterior signs and any tenant directories.

{cc)  Any fire sprinkler systems.

(dd)  All other areas and improvements that are within the exterlor boundaries of the Project but outside of the
Premises and/or any other spaca occupled by a tenant.

(1)) The cost of waler, gas, eleciricity and telephone to sarvice the Common Aseas and any ulilitles not separately
metered,

(i) The cost of trash disposal, pest control services, property managemsnl, secuilly services, owners' assoclalion
dues and fees, the cost to repaint the exterlos of any structures and the cost of any environmentat inspections.

(v) Reserves set aside for malntanance, repair and/or replacement of Common Area improvements and equipmant.

v) Real Properly Taxes (as defined In Paragraph 10).

{vl) The cost of the premlums for the Insurance maintained by Lessor pursuant to Paragraph 8.

(vi)  Any deduclible portion of an Insured loss concerning the Building or the Common Areas.

(vil)  Auditors', accountants' and allorneys’ fees and costs elaled (o the operation, maintenance, repali and
raplacement of the Project.

(] The cost of any capital Improvement (o the Building ¢f the Project not covered under the provisions of
Parsgraph 2.3 providod; however, that Lessor shall allocale the cost of any such caphtal improvement over a 12 yaar perlod and Lessee shall not
be required to pay more than Lessae's Share of 1/144th of the cost of such capital improverant in any glven month,

(%) The cost of any other seivices to be provided by Lessor thit are stated elsowhare in this Lease lobe a Common
Area QOperaling Expense.

) Any Common Area Operating Expenses and Real Property Tares that are specifically atlribulable to the Unit, the
Bullding or to any other bullding in the Project or to the operation, repalr and malnlenace thereof, shall be aliocated entirely to such Unit,
Bullding, or other bullding. However, any Common Area Oparating Expanses and Real Properly Taxes that are not specifically attributable to the
Bullding or to any other bullding or to the operation, repair and maintenance thereof, shall be equitably allocated by Lessor to all buildings In the
Project.

‘c) The Inclusion of the improvements, facllittes and senvices set foth In Subparagraph 4.2(a) shall not be deamed to
impose an obligation upon Lessor to @ithar have sald Impravements or facllities or to provide thoss services unless the Projact already has the
same, Legsor already provides the servicas, o Lessor has agreed elsewhers in this Lease to provide the same or some of them.

(d) Lessea's Share of Common Area Operating Expenses 1s payable monthly on the same day as the Base Rent Is due
hereunder. The amount of such paymoents shall be based on Lessor's estimate of the annual Common Asea Operaling Exponses. Within 60 days
after writton request (but not more than once each year) Lessor shail deliver to Lessee a reagonably delsiled statemant showing Lessee's Share
of the actual Common Area Operating Expensss for the preceding year, if Lessee's payments during such year oxceed Lessse's Share, Lessor
shall credit the amount of such over-payment against Lessee's future payments. (f Lessee's payments during such year were less than L.esseo’s
Share, Lessea shall pay to Lessor the amount of the deficlency within 10 days after deliveryby Lessor to Lessee of the statoment,

(e) Common Area Operating Expenses shall not include any expenses paid by any tenant directly to third parlles, or as lo
which Lassor 1s otherwise reimbursed by any third party, other tenant, or Insurance proceeds.

43 Payment. Lesses shall cause payment of Rent to be recelved by Lessor b lawful money of the United States, without offset or
deduction {except as specifically psmmitted in this Leass), on or before the day on which itis due. All monetary amounts shall be rounded to the
nearest whole dollar, n the event that any involce prepared by Lessor Is inaccurate such inaccuracy shail not constitute a waiver and Lessee
shall be obligated to pay the amount set forth in this Lease. Rent for any perlod during the term heraof which Is for fess than one full calendar
month shall be prorated based upon the actual number of days of satd month. Payment of Rent shall be made to Lessor al its address stated
herein or to such other persons or place as Lessor may from time 1o Uima designate in wiling. Accaptance of a payment which is less than the
amount then due shall not be a walver of Lessor's rights to the balance of such Rent, regardless of Lassors endorsement of any check 8o slating.
In the avent that any check, draft, or other instrument of payment given by Lesseo to Lesser is dishonored for any reason, Lessee agreos to pay
to Lessor the sum of $26 in addition to any Late Charge and Lessor, at its option, may requite all future Rent be paid by cashier's check.
Payments will be applied first to accrued late charges and attorney's fees, second to acrued interest, then to Base Rent and Common Area
Operaling Expenses, and any remaining amount to any other outstanding charges or casts.

8. Security Deposit. Lessee shall deposit with Lessor upon exacution hereof the Security Deposit as securty for Lessee's faithful
pedformance of Its obligations under this Lease. if Lessee fails to pay Rent, or otherwlse Defaulls under this Lease, Lessor may use, apply or
retaln all of any portion of sald Security Deposit for the payment of any amount already due Lessor, for Rents which wili be due In the fulure, and/
or to seimburse or compensate Lessor for any Hability, expense, loss or damage which Lessor may suffer or incur by reason thereof. If Lessor
usas or applies all or any portion of the Security Deposit, Lessee shall within 10 days aflar written request therefor deposit monies with Lessor
sufficient to restore sald Securty Deposit to the full amount required by this Lease. If the Base Rent increases during the term of this Leass,
Lessea shall, upon written request from Lessor, deposit additional monles with Lossor so il the total amount of the Securlty Deposit shall at all
times bear the same proportion to the increased Base Rent as the Initial Security Deposit bore to the Initial Base Rent. Should the
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Agreed Use be amendad o accommodate a material changa in the business of Lessee or o accommodate a sublessee or assignes, Lessor shall
have the right to increase tha Security Deposit to the exient necessary, in Lessor's reasonatle judgment, to account for any increased wear and
tear that the Premises may suffer as a result thereof. If a change in control of Lessee occurs during this Lease and following such ¢hange the
financlal condilion of Lesses Is, in Lessor's reasonable Judgment, significantly reduced, Lessee shall deposit such addillonal monles with Lessor
as shall be sufficient to cause the Security Deposit to be at a commerclally reasonable fevel based on such change in financial conditlon. Lessor
shalt not be required fo keep the Secuilty Deposit separate from Its general accounts, Within 80 days after the explration or termination of this
Lease, Lessor shall return that poriton of the Security Deposit not used of applied by Lessof. No part of the Security Deposit shall be considered
to be held in trust, to bear interest or to be prepayment for any monies 1o be pald by Lessee under this Lease.

6. Use.

6.1 Uso. Lesses shall use and occupy the Premises only for the Agreed Use, ¢r any other legal use which is reasonably comparable
thereto, and for no other purpose. Lossee shall not use or permit the uss of the Premises ina manner that Is untawlul, creales damage, waste or
a nuisancs, or that disturbs occupants of or causes damage to nelghboring premises or properties, Other than guide, signal and seeing eye dogs,
Lessee shall not keep or allow in the Premises any pets, animals, birds, fish, or rapillss. Lessor shall not unreasonably withhold or delay its
consent to any writlen request for a modification of the Agreed Use, so long as the same will not impalr the structural integrity of the Buikling or
the mechanical or electilcal systems therein, and/or Is not aignificantly more burdensome (o the Project. If Lessor elecls to withhold consent,
Lessor shall within 7 days after such request give written notification of same, which notice shall Include an explanation of Lessors objections to
the change in the Agread Use. .

6.2 Haxardous Substances. ,
(a) Reportable Uses Require Consent. The term "Hazardous Substance" as used In this Lease shall mean any

product, substance, or waste whose presence, use, manufacture, disposal, trangportation, of release, elther by Iitself or In combination with other
materials expacted to be on the Premises, s either: () potantially injurlous to tha public haath, safsty or waellare, the environment of the Premises,
(i) regulated or monitored by any governmental authorlty, or (Iii} a basts for potential ability of Lessor o any governmentat agency or third party
under any applicable siatute or common law theory, Hazardous Subslances shall include, but not be fimited to, hydrocarbons, petroleum,
gasotine, andlor crude oll or any products, by-products or fractions thereof. Lessee shall not engage In any activity In or on the Premises which
constitutes a Reportable Use of Hazardous Substances without the express prior viritten consent of Lessor and {imely compliance (at Lessee's
expense) with all Appllicable Requiremonts. "Reportable Use" shall mean (J) the Installalion or use of any above or below ground storage tank,
(!l the generation, possession, storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, o with respect to
which a report, notice, registration or busingss plan Is required to be filed with, any goveramental authority, and/or (i) the presence at the
Premises of a Hazardous Substance with respect to which any Applicable Requirements toqquires that a notice ba given to persons entering of
occupying the Premises or neighboring propertles. Nolwithstanding the foregolng, lLessee may use any ordinary and customary materials
teasonably required to be used In the norma! course of the Agreed Use, ordinary office supplies (copler toner, liquid paper, glus, et¢.) and
common household cleaning materials, so fong as such use s In compliance with all Applicable Requitaments, is not a Reportable Use, and does
not expose the Premises or nelghboring property to any meaningful risk of contamination or damage or expose Lessor to any liabliity therefor. In
addition, Lessor may condition its consent to any Reporstable Use upon recelving such additional assurances as Lessor reasonably desms
necessary to protect itself, the public, the Premises and/or the environment against damage, contamination, Injury and/or liability, Including, but
not limited to, the installation (and removal on or before Lease expiration or termination) of protective modifications (such as concrele

encasements) and/or increasing the Security Depostt,
(b) Duty to Inform Lessor, if Lessee knows, or has reasonable causa to belleve, theta Hazardous Substance has come to

be located In, on, under of about the Premises, other than as previcusly consented to by lessor, Lassee shall immediately glve written nolice of
such fact to Lassor, and provide Lessor with a copy of any report, notice, claim or other documentation which it has concarning the presence of

such Hazardous Substancs.
(c) Lesseo Remed!ation, Lessee shall not cause of peimit any Hezardous Substance to bo spilled or released In, on,

under, or about the Premises (including through the plumblng or sanitary sewer systom) and shall promptly, at Lessee's expense, comply wilh all
Applicable Requirements and take all Investigatory and/or remedial action reasonably recommanded, whether or not formally ordered or required,
for the cleanup of any contamination of, and for the maintenance, securily and/or monitoring of the Premises or neighboring properties, that was
caused or materially contributed to by Lessee, or pertaining to or lnvolving any Hazardous Substance brought onto the Premises during the term
of this Lease, by or for Lesseo, or any third party.

{d) Lessse Indemnification, Lessee shall indemnily, defend and hoid Lessor, its agents, employees, lenders and ground
lessor, if any, harmless from and agalnst any and all Joss of rents and/or damages, lisbilitles, judgments, claims, expenses, penalties, and
altorneys’ and consultants' fees arising out of or involving any Hazardous Substance biought onto the Premises by or for Lessee, or any third
party (provided, however, thal Lessee shall have no liablllly under this Lease with respect to underground migration of any Hazardous Substance
under the Premises from areas outside of the Project not caused or contribuled to by Lessee). Leasee’s obligations shall Include, but not be
limited to, the effects of any contamination or injury to person, property or the environment crealed or suffered by Lessee, and the cost of
investigation, removal, remediation, restoration andfor abatement, and shall survive the explralion or temination of this Lease. No termination,
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cancellation or relaase agresment entered into by Lessor and Lessee shall release Lesseo fram lis obligations under this Lease with respect 10
Hazardous Substances, unless specifically so agreed by Lessor n writing at the time of such agreement.

(@)  Lessor Indemnification. Lessor and its succassors and assigns shal Indemaify, defend, reimburse and hold Lessee, s
employess and lenders, harmless from and against any and all environmental damages, Including the cost of remediation, which are suffered as a
direct result of Hazardous Subslances on the Premises prior lo Lessea taking possession of which are caused by the gross negligence of willful
misconduct of Lessor, its agents or employees. Lessor's obligations, as and when required by the Applicable Requirements, shall include, but not
be limited to, the cost of Investigation, removal, remediation, restoration andlor abatemant, and shall survive the expiration of terminalion of this
Lease.

()] fnvestigations and Remediations. Lessor shall retain the resporsibility and pay for any Investigations or remediation
measures required by goveramantal entilles having Jurisdiction with respact to the existencs of Hazardous Substances on the Premises prior to
the Lessea taking possession, unless such remediation measure is required as a result of Lessee's use {including "Allerations”, as defined in
Paragraph 7.3(a) below) of the Premises, In which event Lessee shall be rasponsible for such payment. Lessoe shall cooperale fully in any stich
activities at the request of Lessor, Including aliowing Lessor and Lessor's agents to have ressonable access to the Premises at reasonable times
in order to carmy out Lessor's Investigative and remedial responsibilities.

[(4)] Lessor Termination Option, If a Hazardous Substance Condilion (ses Paragraph 9.1(e)) occurs during the term of this
Lease, unless Lesses is legally responsible therefor (In which case Lessee shall make the wvestigation and remediation thereof required by the
Applicable Reguirements and this Lease shall continue In full force and effect, but sublect to Lessors righls under Paragreph 6.2(d) and
Paragraph 13), Lessor may, at Lessor's option, either ()) investigate and remediate such Hazardous Substance Condition, if required, as soon as
reasonably possible at Lessor's expense, in which event thig Lease shall continue in full force and effact, or (1) If the estimated cost to remediate
such condition exceeds 12 times the then monthly Base Rent or $100,000, whichever Is greater, give written notice to Lesses, within 30 days after
raceipt by Lessor of knowledge of the occurrence of such Hazardous Substance Condition, of Lessor's dosire to terminate this Leasa as of the
data 60 days following the date of such notice. In the avant Lessor elacts to give a termination nolice, Lesses may, within 10 days thereafter, give
wiltten nolice to Lessor of Lessee's commitment to pay the amount by which the cost of the remadiation of such Hazardous Substance Condition
exceeds an amount aqual to 12 imes the then monthiy Base Rent or $100,000, whichever s grealer. Lessea shall provide Lessor with sald funds
or salisfactory assurance thereof within 30 days following such commitment. In such event, this Lease shall continus In full force and effsct, and
Lessor shall proceed 1o make such remediation as soon as teasonably possible after the required funds are avallable, |f Lessee does not give
such notice and provide the required funds or assurance thereof within the time provided, this Lease shall terminate as of the date specified In

Lessor's notice of termination.
8.3 Lessoe's Compliance with Applicable Requirements. Except as otherwise provided in this Lease, Lessee shall, at Lessee’s

sole expanse, fully, diligently and In a timely manner, materlaily comply with all Applicable Requirements, the requirements of any appticable fire
nsurance underwriter or raling bureau, and the recommendations of Lessors enginesrs and/or consultants which relate In any manner to such
Requirsments, without regard to whether sald Requirements are now in effect or becoms effective after the Start Date. Lesseo shall, within 10
days after recelpt of Lessor's written request, provide Lessor with coples of al} permits and other documents, and other Information evidencing

_ Lesses's compliance with any Applicable Requirements spaclfied by Lessor, and shall immedlately upon racalpt, notify Lessor in wiiting (with
coples of any documents Involved) of any threatened of actual ¢laim, notice, citation, warning, complaint or report pertaining o or invoiving the
failure of Lessea or the Premises to comply with any Applicable Requirements. Likewlse, Lessae shall Immediately give written notlce to Lessor
of: (i) any water damage to the Premises and any suspected seepage, pooling, dampness o other condition condugiva to the production of mold;
or (I} any mustiness or other odors that might Indicate the pressnce of mold In the Premises.

6.4 Inspection; Compllance, Lessor and Lessors "Lender" (as defined in Paragraph 30) and consultants shall have the tight to
enter into Premises at any time, in the case of an emergency, and otherwise at reasonable times after reasonable nolice, for the purpose of
inspecting the condition of the Premises and for verifying compliance by Lessea with this Lease. The cost of any such inspections shali be pald by
Lessor, unless a violation of Applicable Requirements, or a Hazardous Substance Condltion (see Paragraph 9.1) Is found to exist or be Imminent,
or the Inspaction Is requested or ordered by a governmental authority. In such case, Lessee shall upon request reimburse Lessor for the cost of
such Inspeclion, so long as such tnspaction is reasonably relaled to the violation or contamination. [n addition, Lessee shall provide coples of all

* relevant material safaty data sheets (M8DS) to Lessor within 10 days of the recelpt of written request therefor,
7. Matntenance; Rapairs, Utllity instatlations; Trade Fixtures and Alterations.

7.4 Lessee's Obligations.
(a) In General. Subject to the provisions of Paragraph 2.2 (Condlion), 2.3 {Compliance), 6.3 (Lessoo's Compliance with

Applicable Requirements), 7.2 {Lessors Oblligations), 9 (Damage or Destruction), and 14 (Condemnation), Lessee ghall, at Lesses's solo
oxpense, keep the Pramises, Utilily installations (infended for Lesses’s exclusive use, no matter where locatad), and Alteralions in good order,
condition and repalr (whether or not the portion of the Premises requiring repalrs, or the means of tepalring the same, are raasonably or readily
accassible to Lessee, and whether or not the need for such repalrs occurs as a result of Lessee's use, any prior use, the elemants or the age of
such portion of the Premises), including, but not limited to, all equipment or facliities, sih as plumbing, HVAC equipment, electrical, lighting
facilitles, boilers, pressure vessels, fixtures, interlor walls, Interlor surfaces of exterior walls, callings, floors, windows, doors, plate glass, and
skylights but excluding any items which are the responsibliity of Lessor pursuant to Paragraph 7.2. Lessee, In keeping the Premises in good
order, condltion and repalr, shall exercise and perform good maintenance practices, speciically including the procurement and maintenance of
the service contracts required by Paragraph 7.1(b) below. Lessee’s obligations shall ixclude restorations, replacements or renewals when

necessary to keep the Premises and all improvements thereon or a part thareof in good order, condliion and state cf repalr. -
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()  Service Contracts, Lessee shall, at Lessee's sole expense, procurd and maintain contracts, with coples to Lessor, n
customary form and substance for, and with conlractors speciallzing and experienced In the maintenance of the following equipment and
improvements, if any, If and when Installed on the Premises; (i) HVAC equipment, (ii} boiler ang pressure vessels, and (ili) clarifiers. However,
Lessor roserves the right, upon notice to Lesses, to procure and malntain any or all of such service contracts, and Lessee shall reimbuise Lessor,
upon demand, for the cost thereof.

(c) Fallure to Perform. If Lessee fails to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon
the Premises after 10 days' prior wrilten notice to Lesses (except In the case of an emergency, In which case no nolice shall be required), perform
such obligations on Lessee’s behaif, and put the Pramises In good order, candition and repalr, and Lessea shall promptly pay to Lessor a sum
aequal to 115% of the cost thereof.

d) Replacement, Subject to Lessee's Indemnification of Lessor as set forth in Paragraph 8.7 below, and without refieving
Lesses of liability resulting from Lessee’s fallure to exercise and perform good maintenance practices, if an ltem descrloed in Paragraph 7.1(b)
cannot be repalred other than at a cost which is in excess of 50% of the cost of replacing such item, then such item ghall be replaced by Lessor,
and the cost thereof shal) be prorated between the Parties and Lessee shall only be obligaled to pay, each month during the remainder of the
term of this Lease, on the date on which Base Rent is due, en amount equal to the product of multiplying the cost of such replacement by a
fraction, the numerator of which is ene, and the denominator of which Is 144 (le. 1/144th of the cost per month), Lessee shall pay interast on the
unamortized balance but may prepay its obligation at any time.

7.2 Lessor's Obligations. Subjsct to the provisions of Paragraphs 2.2 (Condfion), 2.3 {Compliance), 4.2 (Common Ares Oparaling
Expenses), 8 (Use), 7.1 (Lossee's Obligations), © (Damage or Destruction) and 14 (Condemnation), Lessor, subject to reimburgement pursuant to
Paragraph 4.2, shall keep In goad order, condition and repalr the foundations, exterior walls, structural condition of interlor bearing walls, exterior
100f, fire sprinkier system, Common Area fire alarm andfor smoke detection systems, fire hydrants, parking lots, walkways, parkways, driveways,
Jandscapling, fonces, signs and utllity systems seiving the Common Areas and all parts thereof, as well as providing the services for which there Is
a Common Area Operaling Expense pursuant to Paragraph 4.2. Lessor shall not be obligated lo paint the extarior or interlor sufaces of exterior
walls nor shall Lessor be obligated to maintain, repalr o replace windows, daors or plale glass of the Premises, Lessee expressly waives the
benefit of any statute now or hereafier In effect to {he extent it Is [nconsistent with the terms of this Lease.

73 Utliity Installstions; Trade Fixtures; Afterations.

(a) Definitions, The term “Utility Instailations" refers to all floor and window coverings, alr and/or vacuum lines, power
panels, electrical distributton, securlly and fire protoction systems, communication cabling, lighting fixtures, HVAC equipment, plumbing, and
fancing In or on the Prerises. The term srrade Fixtures" shall mean Lessee's machinery and equipment that can be removed without doing
material damage to the Premises. The lerm sAltorations™ shall mean any modification of the jmprovements, other than Ulility Installations or
Trade Fixtures, whether by addition or deletion. “Lessee Owned Alterations and/or Utility Installations” are defined as Altarations and/or Utility
(nstallations made by Lessee that are not yet owned by Lessor pursuant to Paragraph 7.4(a).

®) Consant. Lessea shall not make any Alterations or Ultility installations to the Premises without Lessors prior writien
congenl. Lessee may, however, make non-struciural Alterations or Utility Installations to the Interlor of the Premises (excluding the roof) without
such consent but upon notice to Lessor, as long as they are not visible from the outside, do notinvoive puncturing, relocating or removing the roof
of any existing walls, will not affect the electrcal, plumblng, HVAC, andfor fife safoly systems, and the cumulative cost theraof during this Lease
as oxtended does not exceed a sum equai to 3 mont's Base Rent In the aggregate or a sum equal to one month's Base Rent in gny one year.
Notwlthsianding the foregoing, Lessee shall not make or permit any roof penelrations and/or (nstalt anything on the roof without the prior wrillen
approval of Lessor, Lessor may, as a precondition to granting such approval, require Leswe 10 utilize a contractor chosen andior approved by
Lessor, Any Alferations or Utility installations that Lessee shall desire to make and which require the consent of the Lessor shall be presented to
Lessor In written form with detalled plans. Consent shall be desmed conditioned upon Lessee's: (i) acquiring all applicable govarmmental permits,
() furnishing Lessor with copies of both the permits and the plans and specifications prior to commencament of the work, and (ili) compiiance with
all candilions of said permits and other Applicable Requirements in a prompt and expeditious manner. Any Alterations or Ulliity Instaliations shall
be performed in a workmanlike manner with good and sufficlent materlals, Lessee ghall promptly upon completion furnish Lessor with as-built
plans and specifications. For work which costs an amount in excass of one month's Base Rent, Lessor may condition its cansent upon tessee
providing a lien and completion bond In an amount equal lo 150% of the estimated cost of such Alteration or Utility Installation and/or upon
Lesses's posting an additional Securlly Daposit with Lessor.

(c) Liens; Bonds. Lesses shall pay, when due, all claims for labor ormelerials furnished or alleged o have been furnished
to or for Lessae at or for use on the Premises, which claims are or may be gecured by any mechanic's or materialman's llen against the Premises
or any Interest therein. Lessee shall give Lessor not less than 10 days nolice prior lo the commencement of any work in, on or about the
Premises, and Lessor shall have the right to post notices of non-rasponsibliily. it Lesses shall contest the valldity of any such lien, claim or
demand, then Lessee shall, at its sole expense defend end protect itself, Lessor and the Premises against the same and shall pay and salisfy any
such adverso judgment that may be rendered thereon before the enforcament thereof. If Lessor shall require, Lesses shall furnish a surety bond
in an amount equal to 160% of the amount of such contested fien, claim or demand, indemnilying Lessor agalnst llability for the samae. If Lessor
alacls 1o participate in any such actlon, Lesses shall pay Lessor's attorneys’ faes and costs.

74 Ownership; Removal; Surrender; and Restoration.
{a) Ownarship. Subject to Lessor's right to require removal or eloct ownership as herelnafter provided, all Allarations and

Utility instaflations made by Lessee shall be the property of Lesses, but considered a put of ihe Premises. Lessor may, at any lime, etect In
writing to be the ownsr of all or any specified pert of the Lessee Owned Alterations ang Utility Installations. Unfess otherwise instructed per
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paragtaph 7.4(b) hereof, all Lassee Owned Alterations and Utility Installations shall, at the expiration or termination of this Lease, become the
properly of Lessor and be surrendered by Lessee with the Premises.

{b) Removal. By delivery to Lessea of writlen notice from Lessor not earliar than 90 and not later than 30 days prior to the
end of the term of this Lease, Lassor may require that any or all Lessee Owned Alteratlons or Utility Installations be removed by the expiration or
termination of this Leasa. Lessor may require the removal at any time of all or any part of any Lessee Owned Alteralions of Utility Installations
made without the required consent.

(c) Surrender; Restoration. Lassee shall surrender the Premises by the Expiration Date or any eadiar termination date,
with all of the Improvements, parts and surfaces thereof broom clean and free of debris, and i good operating order, condltion and state of repair,
ordinary wear and tear excepted. "Ordinary wear and tear” shall not Include any damage of deterioration that would have been prevented by good
malntenance practice. Notwithstanding the foregoing, if this Lease Is for 12 months or less, then Lessee shall surrender the Premises in the same
condition as delivered to Lesses on the Start Dale with NO allowance for ordinary wear and toar. Lessee shall repair any damage occasioned by
the installation, maintenance or removal of Trade Fixiures, Lessee owned Alterations andlor Utllity Installations, furaishings, and equipment as
waell as the removal of any storage tank Installed by or for Lessee. Lasase shall also complelely remove from the Premises any and all Hazardous
Substances brought onto the Premises by or for Lessee, or any third party (except Hazardous Substances which were deposited via underground
migration from areas outside of the Project) even If such removal would requite Lessos to perform or pay for work thal exceeds statutory
tequirements, Trade Fixtures shall remaln the property of Lesses and shall be semoved by Lessee. Any personal praperty of Lessee not removed
on or before the Expiralion Dste or any earller tarmination date shall be deemed to have been abandoned by Lessee and may be disposed of or
retained by Lessor as Leasor may desire. The fallure by Lesses to timely vacate the Premises pursuant to this Paragraph 7.4(c) without the
expreas wiittan consent of Lessor shall constitute a holdover under the provisions of Paragraph 26 below.

8. Insurance; Indemnity.

8.1 Payment of Premiums. The cost of the premiums for the insurance pelicles required to be carried by Lessor, pursuant to
Paragraphs 8.2(b), 8.3(a) and 8.3(b), shall be a Common Area Operating Expense. Premiums for policy perlods commencing prior to, or
extending beyond, the term of this Lease shall be prorated to coinclde with the corresponding Start Date or Expiration Date.

8.2 Liability Insurance.

(a) Carrlod by Lessea. Lessee shall obtain and keep in force a Commercial General Liabllity policy of insurance protecting
Lesses and Lessor as an additional insured agalnst claims for bodlly injury, personal injury and propety damage based upon or arising out of the
ownership, use, occupancy or malntenance of the Premises and all areas appurtonant theeto. Such insurance shal) be on an occurence basis
providing singlo limit coverage In an amount not less than $1,000,000 per occurience wih an annual aggregate of not less than $2,000,000.
Lessse shall add Lessor as an additional insured by means of an endorsement at teasl as broad as ihe Insurance Service Organization's
sAdditional Insured-Managers or Lessors of Pramises” Endorsement. The policy shall not contain any intra-Insured excluslons as between insured
persons or organizations, but shalt include coverage for liabllity assumed undor this Lease as an “Insured contract” for the performance of
Lesses's indamnity obligations under this Lease, The Himits of sald insuranca shall not, however, limit the liabllity of Lessaea nor relleve Lessed of
any obligation hereunder. Lessee shall provide an endorsement on its liabllity policy{les) which provides that ils Insurance shall be primary to and
not contributory with any similar [nsurance carried by Lessor, whose insurance shall be considered excass insurance oniy.

(b) Carrled by Lessor, Lessor shall maintain lability [nsurance as described in Paragraph 8.2(s), in addition to, and not In
lieu of, the inaurance required to be malntalnad by Lessee. Lessee shall not be named as an additional insured thereln.

8.3 Property Insurance - Building, Improvements and Rental Value,

(a) Bullding and Improvements, Lessor shall obtaln and keep In force a policy or policies of insurance In the name of

Lessor, with loss payable to Lessor, any ground-lassor, and to any Lender insuring loss or damage to the Premises. The amount of such
insurance shall be aqual to the full Insurable replacemant cost of the Premises, as the same shall exist from time to time, or the amount required
by any Lender, but In no avent more than the commerclaliy reasonable and avallable Insurable value theraof, Lessee Owned Alterations and
Ulility Instatiations, Trade Fixtures, and Lessee's personal property shall be insured by Lessee not by Lessor. If the coverage is available and
commerclally appropriate, such policy of policies shall insure against all risks of direct physical loss or damage (except the poerils of flood and/of
earthquake unless required by a Lendsn), Including coverage for debris removal and the enforcement of any Applicable Requirements requiring
the upgrading, demolition, reconstruction or replacement of any portion of the Premises as the result of a covered loss. Sald policy or policies
shall also contain an agreed valuatlon provision In lieu of any colnsurance clause, waiver of subrogalion, and inflailon guard prolection causing an
increase In the annuat property Insurance coverage amount by a factor of not less than the adjusted U.S, Depariment of Labor Consumer Price
tndex for All Urban Consumers for the clty nearest to whete the Premises are located. (f such Insurance coverage has a deductible clause, the
deductible amount shall not exceed $1,000 per occurrence.

(b) Rental Value. Lessor shall also obtain and keep In force a policy or policies in the name of Lessor with loss payable to
Lessor and any Lender, insuring the lcss of the full Rent for one year with an extended period of indemnily for an additional 180 days {"Rantal

Value insurance”). Sald insurance shall contaln an agreed valuation provision in lleu of any colnsurance clause, and the amount of covarage shall
be adjustsd annually to reflect the projected Rent otherwise payable by Lessee, for the nexi1 2 month period.

(c)  Adjacent Premises. Lesses shall pay for any Increase In the premiums for the property Insurance of the Building and

for the Common Areas or other buildings In the Projact if sald increase ls caused by l.essed's acts, omissions, use or eccupancy of the Premises.
{d) Lessee's Improvements, Since Lessor {s the Insuring Party, Leasor shall not be required to insure Lessee Owned
Alterations and Ulility Installations unless the item In question has become the property of Lessor under the terms of this Leass.
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8.4 Lossee's Property; Business Interruption Insurance.

(a) Property Damage. Lessee shall obtain and maintaln insurance coverage on all of Lessee's personal property, Trade
Fixtures, and Lessee Owned Alterations and Utility instaliations. Such Insurance shall be ful replacement cost coverage with a deduclible of not
to exceed $1,000 per occurrence. The praceeds from any such insurance shall be used by Lessee for the replacement of personal property,
Trade Fixtures and Lessee Owned Allerations and Utility installations. Lesses shall provide Lossor with writien evidenca that such insurance is in

force.
(b) Business Interruption, Lessee shall obtaln and maintain loss of income and extra expense Insurance in amounts as

will reimburse Lessee for direct or indirect loss of earnings attributable to all perils commonly Insured against by prudent lesseas in the business
of Lessee or attributable to prevention of accass to the Premises a8 a result of such petils. '

{©) No Representation of Adequate Coverage. Lessor makes no representation (hat the limits of forms of coverage of
insurance specified harein are adaquate to cover Lesses's property, business operations or obligations under this Lease.

8.5 Insurance Policles. Insurance required herein shall be by companiles duly licensed o admitted to transac! business in the state
where the Premises are located, and malnialning during the policy term a »General Policyholders Rating® of at least A-, VI, 83 set forih in the most
current issue of “Best’s insurance Gulde", of such other rating as may be required by a Lender. Lessse shall not do or permit to be done anything
which Invalidates the required insurance policles. Lesses shall, prior to the Start Date, deliver to Lessor ceriified coples of policies of such
insuranca or certificates evidencing the existance and amounts of the requirad insurance. No such policy shall be cancelable or subject to
modification except after 30 days prior wrilten notice lo Lessor. Lessee shall, al least 10 days prior to the expiration of such policies, furnish
Lessor with evidence of renewals or “Insurance binders* evidencing renawal thereof, or Lessor may order asuch Insurance and charge the cost
thereof to Lesses, which amount shall ba payable by Lessee to Lessor upon demand. Such policles shall be for @ {arm of at least one year, or the
length of the remaining term of this Lease, whichever Is legs. If either Party shall fall to procure and maintaln the Insurance required to be carrled
by It, the other Party may, but shall not be required to, procure and maintaln the same.

8.6 Walver of Subrogation, Without affecting any cther rights or remedles, Lessgd and Lessor each hereby release and raliove the
other, and walve their entlre right to recover damages against the other, for toss of or damage to its property arising out of or incident to the peills
required to be insured agalnst herein. Tha effect of such releases and waivers is not limited by the amount of Insurance carried or required, or by
any daductibles applicable horeto, The Partiss agree to have thelr respective property demage Insurance carrlers walve any right to subrogation
that such companies may have against Lesaor or Lessoee, as the case may be, so long as the Insurance Is not invalidated theraby.

8.7 tndemnity, Except for Lessors gross negligence or willful miscondudl, Lossee shall indemnity, protect, defend and hold
harmloss the Premises, Lessor and its agents, Lessor's master or ground lessor, partners and Lenders, from and against any and all ¢laims, loss
of rents andfor damages, liens, fjudgments, penaities, attorneys® and consuitants' fees, oxpanses andfor liablltles arising out of, involving, or In
connection with, the use and/or occupancy of the Premises by Lessee, If any action or proceeding {s brought againat Lessor by reason of any of
the foregoing matters, Lessee shall upon notice defend the same al Lessse's expense by counsel reasonably satisfactory to Lessor and Lessor
shall cooperate with Lessee In such defense. Lessor need not have first pald any such clalmin order to be defended or indemnified,

8.8 Exemption of Lessor and its Agonts from Liability. Notwithstanding the negligence or breach of this Lease by Lessor or lts
agents, neither Lessor nor its agents shall be llable under any clrcumstances for: (i) Injury or damage to the parson of goods, wares, merchandise
or other piopedy of Lesses, Lesses's amployees, contractors, Invitees, customers, or any other person in or about the Premises, whether such
damage of Injusy is caused by or results from fire, stoam, electricity, gas, water or rain, indoor air quallty, the presence of mold or {rom the
breakage, leakage, obstiuction or other defects of pipes, fire sprinklers, wires, appliances, plumbing, HVAGC or lighting fixtures, or from any other
cause, whether the sald injury or damage results from conditions arising upon tho Premises of upon other portions of the Building, of from other
sources or places, (il) any damages arising from any act of neglect of any other tanant of Lassor or from the failure of Legsor or its agents o
enforca the provisions of any other tease in the Project, or (iil} injury to Lessee's business or for any loss of Income or profit therefrom. Instead, it
Is intended that Lessee's sole recourse in the ovent of such damages or fnjury be to fils a claim on the insurance policy(les) that Lessee Is
required to maintaln pursuant to the provisions of paragraph 8.

8.9 Fallure to Provide Insurance. Lessse acknowledges that any fallure on its part to obtain or maintain the Insurance required
hereln wiil expose Lessor to rigks and potantially cause Lessor to Incus costs not contemplaled by this Lease, the extent of which wili be extremaly
difficult to ascartain. Accordingly, for any month or portion theraof that Lessee does not maintaln the required insurance and/or does not provide
Lessor with the required binders or cerlificates evidencing the exlstence of the requlred insurance, the Base Ront shall be automatically
{ncreased, without any requirement for notics to Lesses, by an amount equa! to 10% of thethen existing Base Rent or $100, whichever Is greater.
The parties agree that such Increase in Base Rent represents falr and reasonable compensation for the additional risk/costs that Lessor will incur
by reason of Lessee's fallure to maintaln the required insurance. Such Increase in Base Rent shall in no event constitute a walver of Lessce's
Default or Breach with respect to the fallure to malntain such insurance, prevent the exercise of any of the other rights and remedies granted
hereunder, nor relieve Lesses of its obligation to malntain the insurance specified in \hla Lease.

9. Damage or Destruction.

9.1 Dofinitions.

{(a) “pPromises Partial Damage” shall mean damage of destruction to the Improvements on the Pramises, other than
Lessee Owned Alterations and Utitity Installations, which can reasonably be tepaired in 3 months or less from the date of the damage or
n, and the cost thereof does not exceed a sum equal to & month's Base Rent. Lessor shall notify Lessaee in wriling within 30 days ffgm
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the dale of the damage or destruction as to whether or not the damage Is Partial or Tolal. Notwithstanding the foregoing, Premises Pariial
Damage shall not include damage to windows, doors, andfos other similar items which Leases has the responsIbility to repair or replace pursuant
to the provislons of Paragraph 7.1.

{b) "Pramises Total Destruction” shall mean damage or dsstruction to the improvemants on the Premises, other than
Lesssa Owned Alterations and Utility Installations and Trade Fixtures, which cannot reasonably b8 repaired in 3 months or less {rom the date of
the damage or destruction and/or the cost thereof exceeds a sum equal to 8 month's Base Rent. Lessor shall nolify Lessee In writing within 30
days from the date of the damage or destruction as to whether or not the demage Is Partlal of Total.

{c) "haured L.oes"” shall mean damage or destruction to improvemants on the Premises, other than Lessse Owned
Altaralions and Ulility installations and Trade Fixtures, which was caused by an event required to be covered by the insurance describsd in
Paragraph 8.3(a}, lrrespective of any deductible amounts or coverage limits involved.

{d) "Replacemant Cost" shall mean the cost to repalc or rebuild the improvemants owned by Lessor at the time of the
occurrence to their condition existing immediately prior thereto, including demolition, debris remaval and upgrading required by the operation of
Applicable Requlrements, and without deduction for depreciation.

(o) "Hazardous Substance Condition" shall mean the occurrence of discovery of a condition involving the presenca of, of
a contamination by, 8 Hazardous Substance, in, on, or under the Premisas which requires restoration.

9.2 Partlal Damage - insured Loss. If a Premises Parilal Damage that Is an insured Loss occurs, then Lessor shall, at Lessors
expense, fepalr such damage (but not Lesses's Trade Fixtures or Lessee Owned Allerations. and Ullfily installalions) as soon as reasenably
possible and this Lease shall continue in full force and sffect; provided, however, that Lessee shall, at Lessor's election, make the repalr of any
damage of destruction the total cost to repalr of which is $10,000 or (ess, and, in such event, Lessar shall make any applicable insurance
proceeds avsilable to Lessse on a raasonable basis for that purpose. Notwithstanding the foregaing, if the required insurance was not in force of
the Insurance proceeds are not sufficient to effact such repalr, the Insuring Party shall promptly contribute the shortage In proceeds as and when
raquired to complete sald repairs. In the event, however, such shortage was due o the fact that, by reason of the unlque nature of the
improvements, full replacement cost insurance coverage was not commercially reasonablo and available, Lessor shall have no obiigation to pay
for the shortage in Insurence proceeds or to fully restore the unique aspects of tha Premises unless Lessee provides Lessor with the funds lo
cover same, or adequate assurance thereof, within 10 days following recelpt of wrilten notica of such shortage and request therefor. [f Lessor
receives sald funds or adequate assurance thereof within sald 10 day perlod, the party responsible for making the repalrs shall complete them as
soon as reasonably possible and this Lease shall remain In full force and effect. if such funds or assurance are not recelvad, Lessor may
nevsrtheless etect by written nofice to Lessoe within 10 days thereafier to: (i) make such tesioration and repalr as is commercially reasonable with
Lessor paying any shortage in proceeds, In which case this Lease shall remain in full force and effact, or {Il) have this Lease terminate 30 days
theoreafter. Lessee shall not bs entitled to relmbursement of any funds contributed by Lassee to tepair any such damage or destruction. Premlses
Partial Damage due to flood or earthquake shall be subject to Paragraph 9.3, notwithstanding that there may be some Insurance coverage, but
the net proceeds of any such insurance shall be made avaliable for the repairs if made by either Party.

9.3 Partlal Damage - Uninsured Loss. it a Premises Parliat Damage {hat Is not an Insurad Loss occurs, unless caused by a
negligant or willful act of Lesses {in which event Lesseo shall make the repairs at Lessee's expense), Lessor may elther: (i) repalr such damage
as soon as raasonably possible at Lessor's expense, in which event this Lease shall continue in full force and effact, or {ii) tarminate this Lease by
giving written notica to Lesses within 30 days sftor receipt by Lessor of knowledge of the eccurtance of such damage. Such termination shali be
effective 60 days following the date of such notice. In the event Lessor alects to terminata this Lease, Lessee shall have the right within 10 days
after receipt of the termination notica to give wrillen notice to Lessor of Lessea's commitment to pay for the repalr of such damage without
reimbursement from Lessor. Lessee shall provide Lessor with sald (unds or satlsfactory assurance thereof within 30 days after making such
commitment. In guch event this Lease shall continue {n full force and effect, and Lessor shal proceed to make such repalrs as soon a8 reasonably
possible after the required funds are avallable. if Lessee does not make the required commitment, this Lease shall terminate as of the date
spacified in the temination notice.

0.4 Total Destruction. Notwithstanding any other provision hereof, If a Premises Total Deatruction occurs, this Lease ghall
terminate 60 days following such Destruction. if the damage or destruction was caused by the gross negligence or willfu! misconduct of Lessee,
Lessor shall have the right to recover Lessor's damages from Lesses, except as provided in Paragraph 8.6.

0.5 pamage Near End of Term. If at any time during the last 8 months of iNs Lease thers Is damage for which the cost to repair
exceeds one month's Base Rent, whether or not an Insured Loss, Lessor may terminste this Leasa effeciive 60 days following the date of
occuirence of such damage by giving @ wiillen termination notice to Lessee within 30 days after the date of accurrence of such damage.
Notwithstanding the foregoing, If Lessee at that time has an exarcisable option to extend this Lease or to purchase the Premises, then Lessee
may preserve this Lease by, {a) exercising such option and (b) providing Lessor with any shortage In Insurance proceeds {or adequate assurance
theroof) needed to make {he repairs on or before the eailler of (i) the date which is 10 days aftar Lessea's recelpt of Lessor's writen nolice
purporting to terminate this Lease, or (Il) the day prior to the date upon which such oplion expires, if Lessee duly exercises such option during
such pesiod and provides Lessor with funds (or adequate assurance thereof) to cover any shortage in Insurance proceeds, Lessor shall, at
Lessors commercially reasonable expense, repalr such damage as soon a8 reasonably possible and this Lease shalt continue in full force and
essoe fails to exercise such option and provide such funds of assurance during such perlod, then this Lease shall terminate on the date

the termination notice and Lessee’s option shall be extinguished. sg £ —
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9.6 Abatement of Rent; Lessee’s Remedles.

(a) Abatement. In the event of Premises Partlal Damago or Premises Total Destruction or a Hazardous Substance
Conditlon for which Lessee Is not responsible under this Lease, the Rent payable by Lessee for the period required for the repalr, remediation or
restoration of such damage shall be abated in propostion to the degree to which Lessee’s use of the Premises is impaired, but not to exceed the
proceads received from the Rental Value insurance. All olher obligations of Lesses hereunder shall be performed by Lesses, and Lessor shall
have no llabillty for any such damage, destruction, remediation, repait or restoration except as provided hetain,

b) Remedies. If Lessor Is obligated to repalr or restore the Premises and does not commencs, In a substantial and
meaningful way, such repalr or restoration wilhin 90 days after such obligation shall accrue, Lessee may, at any time prior to the commsencement
of such repair or restoration, give written notice to Lessor and to any Lenders of which Lesses has aclust notice, of Lessee's elaction to tarminate
this Lease on a date not less than 60 days following the giving of such notice. if Lessee gives such notice and such repair of restoration Is not
commenced within 30 days thereafter, this Lease shall terminate as of the date specified In said notice. If the repair or restoration is commencad
within such 30 days, this Lease shall continus in full force and effect. "Commaence” shal mean either the unconditional authorization of the
preparation of the required pians, or the baginning of the actual work on the Premisaes, whichever first occurs.

9.7 Tormination; Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.2(g) or Paragraph 9, an equitabla
adjustment shall be made concerning advance Base Rent and any other advance payments made by Lessee to Lessor. Lessor shall, in addition,
return to Legsee so much of Lessee's Security Deposit as has not been, of is not then requied to be, used by Lessor.

10. Real Property Taxes,

10.1 Dofinition. As used hezein, the term "Real Property Taxes" shall include any form of assessment; real estate, general, spocial,
ordinary or exiraordinary, or rental levy or tax (other than inheritance, personal Income or estate taxes); improvement bond; and/or license fee
imposed upon or levied against any legat or squitable interest of Lessor it the Project, Lessors right to other Income therefrom, and/or Lessor's
business of leasing, by any authorily having the direct or indirect power to tax and where the funds are generatsd with reference to the Project
address and whare the procaeds so generated are to be applled by the city, county or other Jocal taxing authority of a jurisdiction within which the
Projact is located, The term “Real Property Taxes" shall also Include any tax, fee, levy, 3ssessment or charge, or any Increase thereln: (i)
imposed by reason of events ocourring during the term of this Lease, ineluding but not limiled 1o, & changs In the ownership of the Project, {il) 8
change in the Impsovements thereon, and/or (i) tavled or assessed on machinery or aquipment provided by Lessor to Lessee pursuant to this
Leags. In calculating Real Properly Taxes for any calendar year, the Real Proparty Taxes fot any real estate tax year shall be included In the
calculation of Real Property Taxes for such calendar year based upon the number of dsys which such calendar year and tox year have In

common.
10.2 Payment of Taxes. Excep! as otherwlse provided in Paragraph 10.3, Lessor shall pay the Real Property Taxes applicable to the

Projsct, and sald paymenis shall be included in the calculation of Common Area Operaling Expenses in accordance with the provisions of
Paragraph 4.2

103 Additional Improvements, Common Area Operating Expenses shail nol include Real Property Texes specified In the tax
ass0ssor's records and work sheefs as being caused by addilional Improvements placed upon the Project by other lesseas of by Lessor for the
exclusive enjoymant of such other lessees. Notwithstanding Paragraph 10.2 hereof, Lesses ghall, however, pay to Lessor at the time Common
Area Operating Expenses are payable under Paragraph 4.2, the entirety of any increase inReal Property Taxes {f assessed solely by season of
Alteratlons, Trade Fixtures or Utllily Installations placed upon the Premises by Lessee or at Lessee’s raquest or by reason of any alterations or

improvements to the Premises made by Lessor subsequent to the exacution of this Lease bythe Parles.
104  Joint Assessmant. If the Building is not separalely assessed, Real Property Taxes allocated to the Bullding shall be an

equitable proportion of the Real Property Taxes for all of the land and improvements included within the tax parcal assessed, such proportion to
be determined by Lessor from the respective valuations assigned in the assessor's work sheels or such other information as may be reasonably

available. Lassor's reasonable determination thereof, in good faith, shali be conclusive,

105 Personal Property Taxes. Lessee shall pay prior to delinquency all taxes assessed against and levied upon Lessee Owned
Alterations and Utllity Installations, Trade Fixtures, furnishings, equipment and all personal property of Lessee contalned In the Premises. When
possible, Lessee shall cause its Lessee Owned Alterations and Ulility Installations, Trade Fixtures, furnishings, equipment and alt other personal
property to be asssssed and billed separately from the real properly of Lessor. If any of Lessse's sald praperty shall be assessed with Lessor's
raal property, Lesseo shall pay Lessor the laxes aliribulable to Lessee's property within 10 days after recalpt of a wiliten statement setting forth
the taxes applicable to Lessea's property.

. Utilitles and Servicas. Lessee shall pay for all water, gas, heat, light, power, telephone, trash disposa) and other ulllities and sesvices
supplied to the Premises, together with any taxes thereon. Notwithstanding the provisions of Paragraph 4.2, If at any time in Lessor's sole
Judgment, Lessor determines that Lessee Is using 8 disproportionate amount of waler, dlaclricily or other commonly metared utilitles, or that
Lessee Is generating such a larga volume of trash as 10 require an increase In the size of the trash receptacle and/or an Increase in the number of
times per month that it is emptied, then Lessor may increase Lessee's Base Rent by an amount equal to such increased costs. There shall be no
abatement of Rent and Lessor shall not be lable in any respect whatsoever for the Inadequacy, stoppage, interruption of discontinuance of any
utllity or service due to riot, strike, labor dispute, breakdown, accident, repair or other cause beyond Lessor's reasonable control or in cooperallon

with governmental request or directions.
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12. Assignment and Subletting.
12.1 Lessor's Consent Raquired.

(a)  Lessee shall not voluntarily or by operation of law assign, transfer, mortgage or encumber (collactively, “"agsign or
assignment) or sublet all or any part of Lessee's Interest in this Lease or In the Premises wihout Lessor's prior wiilten consent.

{b) Unless Lessee is a corporation and ils stock is publicly traded on 3 natlonal stock exchange, a change in the control of
Lasses shall constitute an assignment requiring consent. The teansfar, on a cumulalive basis, of 25% or more of the voting conlrol of Lessae shall
constilute a change in control for this purpose.

{c) The Involvement of Lessee or ils assets In any \ransaction, or series of transaclions (by way of merger, sale, acquisition,
financing, iransfer, leveragsd buy-out or otherwise), whether or not a formal assignment of hypothecation of this Lease or Lessen's assels 0CCUrs,
which results or will resuit in a reduction of the Net Worth of Lessee by an amount greater than 25% of such Net Worth as il was fepresented at
the time of the execution of this Lease of at the time of the most recent assignment to which Lessor has consented, or as It exists Immaediately
prlor to said transaction of transactions constituting such teduction, whichever was or Is greater, shall be cansidered an assignment of this Lease
to which Lessor may withhold its consent. “Not Worth of Lessee" shall mean the net wodh of Lessee {excluding any guarantors) established
under generally accepted accounting principles.

(d) An assignment or subletting without cansent shall, at Lessor's opiion, be a Default curable sfler notice per Paragraph
13.4(c), or a noncurable Breach without the necessily of any notice and grace period. If Lessor elacts to. freat such unapproved assignment of
sublelting as a noncurable Breach, Lessor may either: (i) terminate this Lease, or (ll) upon 30 days wiitten notlca, increasa the monthly Base Rent
to 110% of the Base Rent then in effect. Further, In the event of such Breach and rents adjustment, (i) the purchase price of any option to
purchase the Premises held by Lessse shall be subject to similar adjustment to 110% ¢f the price previously in effact, and (i) ali fixed and
non-fixed rental adjustments scheduled during the remalnder of the Lease term shall be increased to 110% of the scheduled adjusted rent. )

(e) Lesses's remedy for any breach of Paragraph 12.1 by Lessof ahall be limited to compensatory damages and/or

injunctive relisf.
(0] Lesgor may reasonably withhold consent to a proposed assignment of subleliing If Lossee is in Defauit at the time

consant is requested.
(@) Notwithstanding the foregoeing, allowing & de minimis portion of ths Premises, le. 20 square feet or less, to be used by a

third party vendor in connection with the Instaliation of a vending machine or payphone shafinol constitute a subletting,
122  Terms and Conditlons Applicable to Assignment and Sublettng.

(a) Regardless of Lessor's consent, no assignment or sublotting shall, (i) be effactive without the express wrilten
assumption by such assignes of sublessee of the obligations of Lesses under this Leaso, (i) release Lesses of any obligations heraunder, o {1
alter the primary liabllity of Lessee for the payment of Rent or for the performance of any other obligations to be performed by Lesseo,

(b} Lessor may accept Rent or performance of Lesses's obllgations fiom any person othar than Lessee pending appfoval or
disapproval of an assignment. Neither a delay in the approval or disapproval of such assignment nor the acceptance of Rent of performance shall
constitute a walver or estoppel of Lessor's right to exerclge Its remedles for Lassea's Defaut or Breach.

(©) Lessors consent to any assignment or subletiing shall not censtitute consent to any subsequent assignment or

subletting. .
{d) In the event of any Dafault or Breach by Lessee, Lessor may proceed directly ageinst Lessee, any Guaranlors or

anyone else responsible for the performance of Lassee's obligations under this Leass, including any assignee or sublessea, without first
exhausting Lessors remedies against any other person or entity responsible therefora to Lessor, or any security held by Lessor,

(e) Each request for consent o an assignment or subletling shall be In wriling, accompanied by Information relevant to
Lessor's determination as to the financlal and operational responsibllity and appropriatensss of the proposed assignes or sublessee, including but
not limited to the Intended use and/or required modification of the Pramlises, [f any, togéther with 8 fee of $500 as considsration for Lessors
considering and processing sald request, Lesse® agrees to provide Lessor with auch other or additional informatlon and/or documentation as may
be reasonably requested. (See also Paragraph 36)

U] Any assignee of, or sublessee under, this Lease shall, by reason of accepling such assignment, entering Into such
sublease, o entering into passession of the Premisas or any portion thereof, be deemedto have assumed and agreed to conform and comply
with each and every term, covenant, conditlon and obligation herein to bo observed or performad by Lessee dufing the term of sald assignment or
sublease, othar than such obligetions as are contrary to or inconsistant with provisions of an assignment or sublease to which Lessor has
spacifically consented to in writing.

{9) Lessor's consent to any assignment or subletting shall not transkr lo the psslgnes or sublesses any Option granted to
the original Lesses by this Lease unless such transfor is spaclfically consented to by Lessar in wiling. (See Paragraph 39.2)

123 Addittonal Torms and Conditions Applicable to Subletting. The folloxing terms and condlitions shall apply to any sublelting
by Lessee of all or any part of the Premiges and shall be deemed Inciuded in all sibleases under this Lease whether or not expressly
incorporated therein:

(a) Lessee hereby assigns and transfors to Lessor aif of Lessee’s interest in all Rent payable on any sublease, and Lessor
may collect such Rent and apply same toward Lessee's obligations under this Lease; provided, however, that untll a Breach shall occur in the
performance of Lessae's obligations, Lessee may collect sald Rent. In the event that the amount collected by Lessor exceeds Lesses's then
outstanding obligations any such excess shall be refunded to Lessee. Lessor ghall not, by reason of the foregolng or any assignment of such
sublease, nor by reason of the cotlection of Ront, be deemed llable to the sublesses for any fallure of Lessee to perform and comply with any of
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Losses's obligations to such sublessee. Lesseo hereby Irrevocably authorizes and directs any such sublessgo, upon racaipt of a written notice
from Lessor stating that a Breach exials in the performance of Lessee's obligations under this Lease, to pay to Lessor all Rent dus and lo become
due under lhe sublease. Sublessee shall rely upon any such notice {rora Lessor and shall pay all Rents to Lessor wilhout any obligation or right to
inquire as to whether such Breach exists, notwithstanding any claim from Lessee to the contrary.

(b) in the avent of a Breach by Lessee, Lessor may, al iis option, require sublessee to attorn to Lessor, in which event
Lessor shall undertake the obligations of the sublessor under such sublease from the tima of the exercige of sald oplion to the explration of such
sublease; provided, however, Lessor shall not be liable for any prepaid rents or securily daposil paid by such sublessee t0 such sublessor or for
any prior Defaults or Breaches of such sublessor,

{©) Any matter requiring the consent of the sublessor under a subleage shall also require the consent of Lessor.

{d) No sublessee shall further assign or sublet all or any part of the Premlses without Lassor's prior wrillen consant.

(o) Lessor shall deliver a copy of any notice of Default or Breach by Lesses to the sublesses, who shall have the right to
cure the Default of Lessee within the grace pariod, it any, specified in such notice. The sublesgoe shall have a right of reimbursement and offset
from and against Lesses for any such Defaults cured by the sublessee.

13. Default; Breach; Remedles. .

13.1 Default; Breach. A "Default” s defined as a failure by the Lessee to comply with ar perform any of the larms, covenanls,
conditions or Rules and Regulations under this Lease. A "Breach” Is defined as the occurrence of one or more of the following Defaults, and the
faflure of Lessee to aure such Default wilhin any applicable grace perlod: .

(a) The sbandonment of the Premises; of the vacating of the Premises without providing & commetcially reasonable level of
securlly, or where the coverage of the properly insuranca described In Paragraph 8.3 is jeopardized as a result {hereof, or without providing
reasonable assurances to minimize potential vandatism,

) The fallure of Lesses to make any payment of Rent or any Securily Deposit required to be made by Lessee hereunder,
whether 1o Lessor or 1o a third party, when due, to provide reasonable evidence of insurance or surely bond, or to fulfill any obligation under this
Lease which endangers or threatens fife o proparty, where such fallure continues for a period of 3 business days following written nolice to
Lessee. THE ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT OF RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A
WAIVER OF ANY OF LESSOR'S RIGHTS, INGLUDING LESSOR'S RIGHT TO RECOVERPOSSESSION OF THE PREMISES.

(<) The faliure of Lessee to allow Lessor and/or its agents access to ihe Premises or the commission of waste, act or acls
constituling public or private nulsance, andlor en llegal aclivity on the Premises by Lessee, where such actions continue for @ pariod of 3
business days following written nolice to Lessse,

{d) ‘The fallure by Lessee to provids (}) reasonable wrliten evidence of compliance with Applicable Requirements, {fi} the
service conlracts, (lll) the rescission of an unauthorized assignment of sublelting, (v) an Estoppel Cetificate or financial statements, (v) a
requested subordination, (vi) evidence coicerning any guaranly andfor Guarantor, (vil) any document requestad under Paragraph 41, (vil)
materlal data safely sheets (MSDS), or {ix) any other documentation or Information which Lassor may reasonably require of Lessee under the
terms of this Lease, where any such failure continues for a perlod of 10 days following writlen notlce to Lessse.

()} A Default by Lessee as to the teims, covenants, conditions or provisions of this Lease, or of the rules adopted under
Paragraph 2.9 hereof, other than those desciibad in gubparagraphs 13.1(a), (b), {c) or (d), above, where such Defauit continues for a period of 30
days after wrilten notice; provided, howaver, that if the nature of Lossee's Default 1s such thal more than 30 days are reasonably required for its
cure, then it shall not be deemed to be a Breach if Lessee commences such cure within said 30 day perled and thereafter ditigently prosscutes
such cure to completion.

N “The oceurrence of any of the foltowing events: {{) the making of any general arrangement of assignment for the bonafit of
creditors; (Il) becoming a “debtor”’ as defined In 11 U.5.C. § 101 or any successor stalute thereto (unless, in the casa of a petition filed against
Lessee, the same I8 dismissed within 60 days); (1) the appolntment of 8 trustee or recelver to take possession of substantlally all of Lessee's
assats located at the Premiges or of Lessae's interast In this Lease, where possession is not restored t0 Lessee within 30 days; or (iv) the
attachment, execution or other judiclal seizure of substantially all of Lessea's assels located at the Premises or of Lessee's interest in this Lease,
whare such geizure I8 not discharged within 30 days; provided, however, In the event thal any provision of this subparagraph s contrary lo any
applicable law, such provision shall be of no force or effect, and not affect the validity of theremalning provisions.

(9} The discovery that any financial statement of Lessea or of any Guarantor given lo Lessor was materlally false.

h) If the performance of Lessee's obligations under {his Lease ls guaranteed: (i) the death of a Guarantor, {ii) the
termination of a Guarantor's llabitity with respect to this Leass other than in accordanca with the terms of such guaranty, (i) a Guarantor's
becoming insolvent or the subject of & bankruptcy filing, (v) a Guerantor's tefusal to honor the guaranty, of (v) @ Guarantors breach of its
guaranly obligation on an antlcipatory basis, and Lesseo's fallure, within 80 days following written nofice of any such event, to provide written
alternative assurance or secuily, which, when coupled with the then existing resources of Lessee, equals or exceeds the combined financlal
resources of Lessae and the Guatantors that oxisted at the time of execution of this Lease.

13.2 Remedles. If Lessee falls to perform any of its affirmative dutles or obligations, within 10 days after wiitten notles (or In case of
an emergency, without notice), Lessor may, at its option, perform such duty or obligation on Lessee’s pehalf, lncluding but not limited to the
obtaining of reasonably required bonds, Insurance policies, of governmontal licanses, permits or approvals. Lessee shall pay to Lessor an amount
equal to 115% of the costs and expenses incurred by Lessor in such performance upon receipt of an Invoice therefor. In the event of a Breach,
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Lessor may, with or without further notice or demand, and without limiting Lessor in the exarcise of any right o remedy which Lessor may have by
reason of such Breach:

{(a) Terminate Lessee's right to possession of the Premises by any tasful means, In which case this Lease shall lenminate
and Lesssa shall immediately susrender possession to Lessor. In such event Lessor shall be entitled to tecover from Lesses: {)) the unpald Rent
which had baen earned at the time of terminalion; (i) the woith at the lime of award of the amount by which the unpald rent which would have
been earned after termination untll the time of award exceeds the amount of such rental loss that the Lessee proves could have been reasonably
avoided: ([l the worth at the ime of award of the amount by which the unpald rent for the batance of the term after the ime of award oxcesds the
amount of such rental loss ihat the Lessee proves could be reasonably avolded; and (iv) any othef amount necessary lo compansate Lessor for
all the detriment proximately caused by the Lesses's faflure to perform its obligations under this Lease or which In the ordinary course of things
would be likely to result therefrom, including but not imited to the cost of recovering possession of the Premises, expenses of relelting, Including
necessary renovation and aiterallon of the Premises, reasonable attomeys' fees, and that portion of any leasing commission paid by Lessor In
connection with this Lease applicable o the unoxpired term of {his Lease. The worth at the lime of award of the amount refarred to In proviston (ili)
of the immadiatoly preceding sentence shall be compulted by discounting such amount at ihe discount sate of the Federal Reserve Bank of the
District within which the Premises are located at {iie time of award plus one percent. Efforts by Lessor to mitigate damages caused by Lessae's
Braach of this Lease shall not walve Lessor’s right to recover damages under Paragraph 12. If termination of this Lease Is oblalned through the
provisional remedy of unlawful detainer, Lessor shall have the right to recover In such proceeding any unpaid Rent and damages 8$ aré
recoverable therein, or Lessor may reserve the right to recover all of any part thereof In a separate suit, If a nolice and grace peried required
under Paragraph 13.1 was not previousiy given, 8 nolice to pay rent or quil, or to perform or quit glven to Lasses under the unlawful detalner
statute shall also constitute the notice required by Paragraph 13.1. In such case, the applicable grace period required by Paragraph 13.1 and the
unfawful detalner statute shall run concurrently, and the falluce of Lessee to cure the Defauli within the greater of the two such grace perlods shall
constitute both an unlawful detainer and a Breach of thls Lease entitiing Lessor to the remediss provided for in this Lease and/or by said slatute,

(b} Continue the Lease and Lessee's right to possaession and recover the Rent as [t becomes due, in which event Lessee
may sublet or assign, subject only to raasonable limitations, Acts of malntenancs, efforts to 1elat, and/or the appoiniment of a receiver to protect
the Lassors Interests, shall not constitute a termination of the Lessaa's right to possession.

{c) Pursus any other remedy now or hereafter avaliable under the laws or judicial decisions of the state wherein the
Premisas are locatad. The expiration or tarmination of this Lease and/or the termination of Lessaee’s right to possassion shall not relleve Lesses
from llabiiity under any Indemnity provisions of this Lease as to matters occurring or acciuing during the term hereof or by reason of Lessee's
occupancy of the Premises.

133 Inducement Recapture, Any agreement for free or abated rent or other charges, or for the glving or paylng by Lessor to or for
Lessee of any cash or other bonus, inducement or conslderation for Lessas's entering into this Lease, all of which concessions are hereinafter
referred to as "Indugement Provisions”, shall be deemed conditioned upon Lessee's full and faithful performance of all of the tesms, covenants
and condltions of this Lease, Upon Breach of this Lease by Lessee, any such {nducement Provision shall automatically be deemed deleted from
{his Lease and of no further force or sffect, and any rant, other charge, bonus, inducemsnt o consideration theretofore abated, given of pald by
Lessor under such an Inducement Provision shall be immadiately due and payable by Lessee to Lessor, notwithstanding any subsequent cure of
sald Breach by Lessee. The acceptance by Lessor of rent or the cure of the Braach which Initiated the operation of this paragraph shall not be
deemed a waiver by Lessor of the provisions of this paragraph unless specifically so stated in writing by Lessor at the fime of such acceptance.

134 Lata Charges. Lessee hergby acknowledges that late payment by Lesses of Rent will cause Lessor lo Incur costs not
contemplated by this Leass, the exact amount of which will be extremaly difficult to ascertain. Such costs include, but are not limited to,
procassing and accounting charges, and late charges which may be imposed upon Lessor by any Lender, Accerdingly, if any Rent shall not be
racelved by Lessor within 5 days after such amount shall be due, then, without any requirement for notice to Lessee, Lessee shall Immediately
pay to Lessor a one-tims late charge equal to 10% of each such ovardue amount or $100, whichevar is grealer. “Yhe parties hereby agree that
such late charge represents a falr and reasonable estimate of the costs Lessor will Incur byeason of such late payment. Acceptance of such lale
charge by Lessor shall in no event constitute a walver of Lessee's Default or Breach wih respect 10 such overdus amount, nor prevent the
exercise of any of the other rights and remedies granted hereundser. in the event that a late charge is payable hereunder, whether or not collected,
for 3 conseculive Installments of Base Ren, then notwithstanding any provision of this Lease to the contrary, Base Rent shall, at Lessor's option,
become due and payable quarterly in advance.

13.5 interest, Any monetary payment due Lessor hereunder, other than late charges, not received by Lessor, when due as to
scheduled payments (such as Base Rent) or within 30 days following the date on which it was due for non-scheduled payment, shall bear Interest
from the date when due, as to scheduled payments, of the 31st day after it was due as to non-scheduled payments. The Inlerest ("Interest’’)
charged shall be computed at the cate of 10% per annum but shall not exceed the maximum rate allowed by law. Interest I payable in addition to

the potential late charge provided for in Paragraph 13.4.

13.6 Breach by Lessor.
(a) Notice of Braach. Lessor shall not be deemad In breach of this Lease unless Lessor fails within a reasonable time to

perform an obligation required to be performed by Lessor. For purposes of this Paragraph, a reasonable time shall in no event be less than 30
days after recaipt by Lessor, and any Lender whose name and address shall have been furnished Lessae In writing for such purpose, of written
notice specifying wherein such obligation of Lessor has not been performed; provided, however, that if the nature of Lessor’s obligation is such
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that more than 30 days are reasonably required for its performance, then Lessor shall ot be in breach if parformance Is commenced within such
30 day perlod and thereafter diligently pursued to completion.

(b} Performance by Leasee on Behalf of Lessor. In the event that nelther Lessor nor Lender cures sald breach within 30
days afier recelpt of said notice, or I having commenced sald cure they do not diligenlly puisus it to completion, then Lessee may glecl to cure
sald breach at Lessee's expense and offset from Rent the actual and reasonable cost to perform such cure, provided however, that such offset
shall not excead an amount equal to the greater of one monih's Base Rent or the Security Deposil, reserving Lessse's right {0 reimbursement
from Lessor for any such expense in excess of such offset. Lessee shall document the cost of sald cure and supply said documentalion to Lessor.
14. Condemnation. If the Prernises or any portion thereof are taken under the powes of aminent domain or sold under the threat of the
of said power {collectively nGondsmnation”), this Lease shall terminate as to the part taken as of the date the condemning authority takes title of
possession, whichever first occurs. If more than 10% of the floor area of the Unit, or more than 25% of the parking spaces is taken by
Condemnation, Lessee may, at Lessea’s option, to be exercised In writing within 10 days sfler Lessor shall have given Lessaa wiillen notice of
such taking (or in the absence of such notice, within 10 days after the condemning authorily shall have taken possession) terminate this Loase as
of the date the condemning authority takes such possession. If Lassee does not tereinate this Leass in accordance with the foregoing, this Lease
shall remain In full force and effect as to the portion of tha Premises remaining, excep! that the Base Rent shall be reduced In proportion to the
reduction In utliity of the Premises caused by such Condemnatlon. Condemnation awards andlor payments shall be the property of Lessor,
whether such award shall be made as compensalion for diminution in vafue of the leasshold, the vatue of the part taken, or for severance
damages; provided, however, that Lessee shall be entilied to any compensation pald by the condemnor for Lessee's relocation expenses, loss of
business goodwill and/or Trade Fixtures, without regard to whether or not this Lease s terminated putsuant to the provisions of this Paragraph. All
Alterations and Utiiity Installations made to the Premises by Lesses, for purposes of Condemnation only, shall be considered the property of the
Lesseo and Lesses shall be entitled to any and all compensation which is payable therelor. In the event that this Lease Is not terminated by
reason of the Condemnalion, Lessor shall repalr any damage to the Premises caused by such Condemnation.

15. Brokeragje Fees.

18.1 Additional Commisglon. [n addition to the payments owed pursuant to Paragraph 1.10 above, and unless Lessor and the
Brokers otherwise agree in writing, Lessor agrees that: (a) if Lesseo exercises any Opllon, {b) if Lessee or anyone affillated with Lessee acquires
(rorm Lessor any rights to the Premises or other premises owned by Lessor and located wilhin the Projact, {c) if Lessee remalns in possession of
the Premises, with the consent of Lessor, after the explration of this Leass, or (d) if Base Rent I8 Increased, whether by agreament of operation of
an escalation clause hersin, then, Lessor shall pay Brokers a fes in accordance with the schedule of the Brokers In effect at the time of the

execution of this Lease.

16.2  Assumption of Obligations. Any buyer or transferee of Lassors Interest In this Lease shall be deemed to have assumed
Lessor's obligalion hereunder, Brokers shall be third party beneficlaries of the provisions of Paragraphs 1.10, 15, 22 and 31. If Lessor fails 10 pay
to Brokers any amounts due as and for brokerage fees pertaining to this Loase when due, then such amounts shall accrue lnteresl. In addition, If
Lessor fails to pay any amounts to Lessee's Broker when due, Lessse's Broker may send witten nolice to Lessor and Lessee of such failure and
if Lossor falls to pay such amounts within 10 days after sald notice, Lessee shall pay sald monies to ils Broker and offset such amounts agalnst
Rent. In addition, Lessee’s Broker shall be deemed to be a third party beneficlary of any commission agreement entered into by and/or betwean
Lessor and Lessor's Broker for the limited purpose of collecting any brokerage fee owad.

16.3 Representations and Indemnities of Broker Relatlonshlps. Lessee and Lessor each represent and warrant {o the other that It
has had no dealings with any person, firm, broker or finder (cther than the Brokers, if any) in connection with this Leass, and that no one other
than sald named Brokers is entilled to any commission or finders fee in connectlon heriewith, Lessee and Lessor do each hereby agree to
Indemnify, protect, defend and hold the other harmiess from and against llabllily for compensation or charges which may be clalmed by any such
unnamad broker, finder or other similar pary by reason of any dealings of aclions of the Indemnifying Party, including any costs, 6XpoNses,
allorneys' fees roasonably incurred with respect thereto.

16. Estoppel Certificates.

(a) Each Party (as “Responding Party") shall within 10 days aftes weitten notica from (he other Party (the "Requoesting
Party") execute, acknowledge and deliver to the Requasting Parly a statement [n writing In form similar to the then most ¢urrent "Estoppel
Cortificate” form published by the AIR Commotclal Real Estate Assoclation, plus such additional information, confirmation and/or statements as
may be reasonably requested by the Requesting Parly.

(b} if the Responding Party shall fall to execute or doliver the Estoppel Cedificate within such 10 day perlod, the Requesting
Parly may execute an Estoppel Cortificate stating that: (i) the Loase Is i full force and effect without modification except as may be represented
by the Requesting Party, (i) there are no uncured defaults in the Requesting Parly's performance, and (lli} if Lessor is the Requesting Party, not
more then one month's rent has been pald in advance. Prospective purchasers and encumbrancers may rely upon the Requesting Party's
Estoppel Certificate, and the Responding Parly shall be estopped from denyling the truth ofthe facts contained In sald Certificate.

(c) If Lessor deslres lo finance, refinance, or sell the Premises, or any pait thereof, Lesses and all Guarantors shall within
10 days afler weltten notice from Lessor defiver to any potential lender or purchaser designated by Lessor such financlal statements as may be
reasonably required by such tender or purchaser, Including but not limited to Lessee's financlal statements for the past 3 years. All such financlal
statements shall be recelved by Lessor and such lander or purchaser in confidenca and shall be used only for the purposes herein set fosth.
lon of Lessor. The term "Lessor” as used hersin shall mean the owner o owners at the tima In question of the fee title to the
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Premises, or, if this is a sublease, of the Lesseo's interest in the prior lease. In the event of a transfer of Lessor's litle or interest in the Premises of
this Lease, Lessor shall deliver to the transferee o assignee (in cash or by credit) any unused Security Daposit heid by Lessor. Upon such
transfer or assignment and delivery of the Security Deposit, as aforesald, the prior Lessof shall be relieved of all liability with respect lo the
obligations and/or covenants under this Lease thereafter to be performed by the Lessor. Subject to the foregolng, the obligations and/or
covenants In this Lease to be performed by the Lessor shall be binding only upon the Lessoras herelnabove defined.

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

18. Days. Unfess otherwise specifically indicated to the contrary, the word “days" as used In this Lease shall mean and refer to calendar

days.
20. Limitatlon on Liabllity. The obligations of Lessor under this Lease shall not consliute personal obligations of Lessor, or its pariners,

members, diractors, officers or shareholders, and Lessee shail look to the Premises, and to no other assels of Leasor, for the satisfaction of any
llability of Lessor with respect to this Lease, and shall nol seek recourse against Lessor's painers, members, directors, officers or shareholders,
of any of thelr personal assets for such salisfactlon.

21, Time of Essenca. Time is of the essence with tespect to the performance of all obigations {0 be performed or observad by the Partles
under this Lease.

22, No Prior or Other Agreaments; Broker Disclalmer. This Lease contains all agreements between the Parties with respect to any matter
mentloned herein, and no other prior or contemporaneous agreement or upderstanding shall be affective. Lessor and Lessee each reprosents
and warrants to the Brokers that It has made, and is selylng solsly upon, its own investigation as to the nature, quality, characler and financlat
vasponsiblilty of the other Party to this Lease and as to the use, nature, quallty and character of the Premises. Brokers have no responsiblilty with
respect thereto or with raspect to any default or breach hereof by elther Party.

23, Notices.

231 Noti¢cs Requirements. All notices required or permitted by this Lease or applicable law shall be In writing and may be dellvered
in person {by hand or by coutler) or may be sent by regular, cerlified or registered mall or US. Postal Service Express Mall, with postage prepakd,
or by facsimile transmission, and shall be deemed sufficlently given if served in a manner specifiad In this Paragraph 23. The addresses noted
adjacent lo a Party's signalure on this Lease shall be that Party’s address for delivery or malling of notices. Elther Party may by wiitten notice to
the other specify a different address for notice, except that upon Lesses's taking possession of the Premises, the Premises shall constitule
Lessea's address for notice, A copy of all notices to Lessor shall be concurrently transmitted to such party or parties at such addresses as Lessor
may from time to ime hereafter designate In writing.

23.2 Date of Notlce. Any notice sent by reglstered or certified mall, return receipt requested, shall be deemed given on the date of
delivery shown on the recelpt card, or if no delivery date is shown, the postmark thereon, If sent by regular mail the notice shall be deemed glven
72 hours after the same I8 addressed as tequired herein and malled with postage prepald. Notices delivered by United Stales Express Malil or
overnight courler that guarantee next day delivery shall be deemed given 24 hours after delivery of the same to the Poslal Servico or courler.
Notices transmifted by facsimile transmission or similar means shall be deamed deliversd upon telephone confirmation of raceipt (confirmation
report from fax machine is sufficlent), provided a copy s also delivered via detlvery or mali if notice Is received on a Saturday, Sunday of tegal
holiday, It shall ba desmed racalved on the next business day.

24. Walvers.
(a) No waiver by Lassor of the Defautt or Breach of any term, covenant or condition hereof by Lassee, shalj be deemed a walver of

any other tarm, covenant of condition hereof, or of any subssquent Default or Breach by Lessee of the same of of any other term, covenant or
condition hereof. Lessor's consent to, or approval of, eny act shall not be desmed to rendsr unnecessary the obtaining of Lessor's consent to, of
approval of, any subsequent of simllar act by Lessee, or be construed as the basis of an estoppel to enforce the provision or provisions of this
Lease requiring such consent.

{b) The acceptance of Rent by Lessor shall not be a walvet of any Default o1 Breach by Lessee. Any payment by Lessee may be
accopted by Lessor on account of moneys or damages due Lessor, notwithstanding any qualifying statements or conditions made by Lessee In
connection therewith, which such statements and/or conditions shall be of no force or effectwhatsoever unless spacifically agreed to in wriling by
Lessor at or before the time of deposit of such payment.

{c) THE PARTIES AGREE THAT THE TERMS OF TH!IS LEASE SHALL GOVERN WITH REGARD TO ALL MATTERS RELATED
THERETO AND HEREBY WAIVE THE PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUCH STATUTE IS
INCONSISTENT WITH THIS LEASE.

25. Disclosures Regarding The Nature of a Real Estate Agency Relationship.

(a) When entaring into a discussion with a real estate agent regarding a real estate transaction, a Lessor or Lesses should from the

outset undersiand what type of agency relationship or representation it has with the agent or sgents in the transaction. Lessor and Lessee

acknowladge belng advised by the Brokers In this ransaction, as follows:
(0 Lessor's Agent. A Lessor's agent under a lisling agreement with the Lessor acts as the agent for the Lessor only. A

Lessor's agent or subagent has the following affirmative obligations: To the Lessor: A fidudary duly of utmost care, integrity, honesty, and loyally
In dealings with the Lessor. : () Diligent exerciga of reasonatle skilis and care in performance of the agent’s dutles.
f honest and fair dealing and good faith. {c) A duty to disclose all facts known lo (he agent maleriatly atfecting the value or desirability
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of the property thal are not known to, or within the diligent attention and observation of, the Parlies, An agent is not obligated to reveal to slther
Party any confidential information obtained from the other Party which does not fnvolve the afimative duties set forth above.

(i) Lessee’s Agent. An agent can agree to act as agent for the Lesses only. In these situations, the agent Is not the
Lessor's agent, even if by agreement the agent may receive compensation for servicas rendersd. aither in full or in part from (he Lessor. An agent
acting only for a Lesses has the following affitmative obligations. To the Lessge: A fiduciary duty of ulmost cate, integrity, honesty, and loyally in
dealings with the L.essee. Tothe Lesgae and the Lessor (a) Ditigent exercise of reasonable skills and care in performance of the agent's dulles.
{b) A duty of honest and fair deallng and good falth. (c) A duty to disclose all facts known to the agent materlally affecting the vaiue or desirablilly
of the property that are not known to, or within the diligent attention and abservation of, the Paries. An agent is not obligated to raveal o either
Party any confidential information obtained from the other Party which does not Involve the affimative duties set forth above.

(i) Agent Representing Both Lessor and Lesses. Areal estate agent, eitheracting directiy or through one or more assoclate
licenges, can legally be the agent of both the Lessor and the Lesses in a transaction, but only wilh the knowledge and consent of both the Lessor
and the Lessea. In a dual agency situation, the agent has the following affirmalive obligations 10 both the Lessor and the Lessee: {a) A fiduciary
duty of utmost care, integrity, honesly and loyalty In the dealings with elther Lessor or the Lessés. {b) Other dutles to the }.essor and the Lessee
as stated above In subparagraphs () or (). In representing both Lessor and Lessee, the agent may not without the express permission of ihe
respective Party, disclose to the other Party that the Lessor wlil accept rent In an amount jass than that Indicated in the listing or that the Lessee is
willing to pay a higher rent than that offered. The above dutles of the agent in a real estale tisnsaction do not relleve a Lessor or Lessse from the
responsibllity to protect thelr own intesosts. Lessor and Lessaa should carefully read all agreernenis lo assure that thay adequately express thelr
undarstanding of the tcansaction. A roal estate agent is a person qualified to advise about real estate. If legal or tax advice I desired, consult a
compstent professional. .

(b) Brokers have no responsibility with respect to any Dsfoult or Breach hereof by elther Pady. The Parties agree that no lawsuit or
other legal proceeding involving any breach of duty, error or omisslon ralating to this Lease may be brought against Broker mora than one year
afier the Start Date and that the liability (including court costs and attornays' faes), of any Broker with respect lo any such lawsuit and/or legal
proceeding shall not excaed the fee received by such Broker pursuant to this Lease; provided, however, thet the foregoing limitation on each
Broker's llabllity shall not be appticable to any gross nagligance or willful misconduct of such Broker,

{©) Buyer and Seller agres to Identify to Brokers as “Confidential® any communkation or information given Brokers that is considered
by such Party to be confidential,

26. No Right To Holdover, Lessee has no right 1o retaln possession of the Premises of any past thereof beyond the expirallon or termination
of this Lease. in the event that Leasee holds over, then the Base Rent shall be Increased to 150% of the Base Rent applicable Immediataly
precading the expiration or termination, Nothing contained herein shall be construed as consani by Lessor to any holding over by Lessee.

27. Cumulatlve Remodles, No remedy or election hereunder shall be deemed exclusive bul shall, wharever possible, be cumulative with all
other remadies at law or In equity.

28, Covanants and Conditlons; Construction of Agresment. Al provisions of this Lease fo be obsarved or performed by Lesses are both
covenants and conditions. In construing this Lease, all headings and titles are for the convesience of the Parties only and shall not be consldered
a part of this Lease. Whanever required by the context, the singular shall include the plural and vice versa. This L.eage shall not be construed as If
prepared by one of the Pariles, but rather according to its falr meaning as a whole, as If both Partles had prepared it.

29. Blinding Effect; Cholce of Law. This Lease shall be binding upon the parties, thelr personal rapresentalives, successors and assigns
and be governed by the laws of the State in which the Premises are located. Any tiligation betwaan the Parties hereto concerning this Lease shall
be initiated In the county in which the Premises are located.

30. Subordination; Attornment; Non-Disturbance.

30.1 gubordination. This Lease and any Option granted hereby shall be sutject and subordinate to any ground lease, mortgage,
doed of trust, or other hypothecation of sscurlly device {collectively, “Security Device"), sow or hereafter placed upon the Premises, to any and
all advances mada on the securlty thereof, and to all renewals, modifications, and extenslors thereof. Lesses agrees that the holders of any such
Security Davices (in this Leass together referred to as “ender") shall have no liablllty or ohligation to perform any of the obligations of Lessor
under this Lease. Any Lender may elact to have this Lease andfor any Option granted hereby superlor to the fien of s Security Device by glving
written notice thereof to Lesges, whereupon this Lease and such Options shall be deemed prior to such Securlly Devica, notwithstanding the
relative dates of the documentalion or recordation thereof,

302  Attornment. In the event that Lessor transfers Utle to the Promises, or the Premises are scquired by another upen the
foreclosure or termination of a Security Devise to which this Lease is subordinated (i) Lossae shall, subject to the non-disturbance provistons of
Paragraph 30.3, attorn to such new owner, and upon request, enter into a new lease, conlaning ali of the terms and provisions of this Lease, with
such new owner for the remainder of the term hereof, or, at the election of the new owner, this Lease will automalically become a new loase
between Lessee and such nsw owner, and (i) Lessor shall thereafter be reliaved of any futher obllgations hereunder and such new owner shall
assume all of Lessor's obligations, except that such new owner shall not: (a) be liable for any act or omlssion of any prior lessor or with respect to
events occurrlng prior to acquisition of ownership; (b} be subject to any offsats or defenses which Lessee might have agalnst any prior lessor, {c)
pe bound by prepayment of more than one month's rent, or (d) be liable for the return of any security deposit pald to any prior lessor which was

not paid or'cradited to such new ownsr.
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303  Non-Disturbance, With respect to Sscurily Devices entered inlo by Lessof after the execution of this Lease, Lessoo's
subordination of this Lease shall be subject to recelving a commercially reasonable non-disturbance agreement (a “Non-Disturbance
Agreement”) from the Lender which Non-Disturbance Agresment provides Ihat Lessee's possession of the Premises, and this Lease, including
any options to extend the term hereof, wiil not be disturbed so long as Lessae Is not in Breach hereof and attorns to the record owner of the
Premises. Furiher, within 60 days after the execution of this Lease, Lassor shall, If requested by Lesses, use its commercially reasonable efforts
to obtaln a Non-Disturbanca Agraement from the holder of any pre-existing Securlly Device which is sscured by the Premises. In the event that
Lessor Is unable to provide the Non-Disturbance Agreement within said 60 days, then Lessee may, at Lesses's option, directly contact Lender
and attempt to nagotiate for the executlon and delivary of a Non-Disturbance Agraement.

304 Selt-Exocuting. The agreements contained in this Paragraph 30 shall be effective without the execution of any further
documents; provided, however, thal, upon written request from Lessor or a Lender in connection with a sale, flaancing or refinancing of the
Premises, Lessee and Lessor shall execute such further writings as may be reasonably required o separately document any subordination,
attornment and/or Non-Disturbance Agresment provided for hereln.
ai. Attorneys' Fees. Ifany Party or Broker brings an action or proceeding involving the Promises whether founded In tort, conltract or aquity,
or to declare rights hereunder, the Prevalling Parly (as herealter defined) in any such pracseding, sction, or appeal thereon, shall be entitled to
reasonable attorneys' fees. Such fees may be awarded in the same sulit or recovered in a separate sull, whather or not such aclion or proceeding
is pursued to decision or judgment. The term, "Prevailing Party” shall include, without listatlon, a Party or Broker who substantially obtains or
defeats the rellef sought, as the case may be, whethar by compromise, settlement, judgmenl, of {he abandonment by the other Party or Broker of
its clalm of defense. The altorneys' fees award ghall not be computed In accordance withany court fae schedute, but shall be such as to fully
reimburae all attorneys' fees reasonably incuired. In addition, Lessor shall be entitled to atlorneys’ fees, costs and expenses Incurred in the
preparation and service of notices of Default and consultations In connection therewith, whether or not a legal aclion is subsequently commanced
in connection with such Dafault or resulting Breach {$200 ie a reasonable minimum per occurrenca for such services and consultation).

32, Leasor's Accass; Showing Premises; Repalrs, Lessor and Lessor's agents sha have the right to enter the Premises at any time, in
the case of an emergency, and otherwise at reasonable limes after rensonable prior nofics for the purpose of showing the same lo prospective
purchasers, lenders, or tenants, and making such aiterations, repalrs, improvements or addilons 1o the Premises as Lessor may deem necessary
or desirable and the erecting, using and malntaining of utilities, services, pipes and condulis through the Premises and/or other premises as long
as there is no material adverge effect on Lessae's use of the Premises. All such activities shall be without abatement of rent or liabllity to Lessee.
33. Auctions. Lessee shall not conduct, nor permit to be conducted, any auction upon the Premises without Lessor's prior wrilten congent,
Lessor shall not be obligated to exercise any standard of reasonableness in determining whether to permit an auction.

34, Signs. Lessor may place on the Premises ordinary "For Sale" signe at any timo and ordinary "For L.ease" signs during the Jast 6 months
of the term hereof. Except for ordinary “For Sublaase" signs which may be placed only on the Premises, Lessee shall not place any sign upon the
Project without Lessor’s prior writton consent. All signs must comply with all Applicabla Requirements.

35. Terminatlon; Merger. Unless specifically stated otherwise in welting by Lessor, the voluntary of other suirender of this Lease by Lessee,
the mutual termination o cancsllation hereof, or a termination hareof by Lessor for Breachby Lessee, shalt automatically terminate any sublease
o lesser estate In the Premises; provided, however, that Lessor may elect to continue any ohe or all existing subtenancles. Lessor's fallure within
10 days following any such event to elect to the contrasy by wrliten notice to the holder of any such lesser Interest, shall constitute Lessor's

election to have such evant constitute the termination of such [nterest.
36. Consents. Except as otherwise provided hereln, wherever In this Lease tha consent of a Party Is required to an act by or for the other

Party, such consent shall not be unreasonably withheld or delayed. Lassor's actual reasonable costs and expenses (including but not Jimited to
architects’, attorneys’, enginaers' and other consultants' fees) incurred in the conslderalion of, or response to, & request by Lesses for any L.essor
consent, including but not limlted o consents to an assignment, a subletting or the presence or use of a Hezardous Substance, shall be paid by
Lessee upon recelpt of an Invoice and supporing documentation therefor, Lessors congent lo any act, assignment or subletting shall not
constitute an acknowledgment that no Default or Breach by Lesses of this Lease exists, nor shall such consent be deemed a walver of any then
existing Default or Breach, except as may be olherwise specificslly stated in wriling by Lessor at the time of such consent, The failure to specify
herein any particulas condition to Lessor's consent shall not preclude the imposition by lessor al the time of consent of such further or other
conditions as are then reasonable with reference to the particular matter for which consentis paing given, In the event that either Parly disagrees
with any detarmination made by the other hereunder and reasonably requests the reasons for such determination, the determining party shall
furnish its reasons In writing and in reasonable detall within 10 business days following such request.

a7. Guarantor.
1A Execution. The Guarantors, if any, shall each execute a guaranty In the form most recently published by the AIR Commerclal

Real Estate Assoclation.

37.2 Defauit, It shall constilute a Default of the Lessee if any Guarantor fails or refuses, upon requast to provide: (a) evidencs of the
exacutlon of the guaranty, including the authority of the party signing on Guarantor's beha¥ to obligale Guarantor, and in the case of a corporate
Guarantor, a certified copy of a resoluilon of its board of directors authorizing the making of such guaranty, (b) current financial statements, (c) an
Esloppe! Certificate, or (d) wiitten confirmation that the guaranty is stil in effect,

38, Quist Posseasion. Subject to payment by Lessee of the Rent and performanca of all of the covenants, conditions and provisions on
Lessea's part to be observed and performed undar this Lease, Lessee shall have qulet possesaion and quiet enjoyment of the Premisas during

the term hereof.

Broker: The Real Estate Company 3418 Via Lido #116 Newport Beach, CA 92663

39. Optlons, If Lesses is granted an option, 83 defined below, then the following provisions shall apply.
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38.1 Definition. "Option” shall mean: (a) the right lo extond or reduca the term of or renew this Lease of to extend of reduce he
{erm of or renew any lease that Lessee has on other property of Lessor; (b) the right of first refusal or first offer to lease alther the Premises of
other property of Lessor, (c) the fight to purchase, the right of first offer to purchase or the right of first refusal to purchase the Premises or other
properly of Lessor.

39.2  Options Personal To Original Lessee. Any Option granted to Lessae it this Lease s personal to the original Lessee, and
cannot be assigned or exercised by anyone other than sald original Lesses and only wiile the original Lessee is in full possession of the
Premises and, if requosted by Lessor, with Lessee cetifying that Lessee has no Intentlon of harsafer assigning or subletting.

383  Muitiple Options. In the event that Lessee has any multiple Options to extead or renew this Lease, a later Option cannot be
oxercised untass the prior Options have been valldly exercised.

39.4  Effact of Default on Options.

(a) Lesses shall have no right to exercise an Option: (1) during the pariod commenolng with the giving of any notice of
Default and continuing untit sald Default Is cured, {{i) during the period of ime any Rent i8 unpaid (without regard to whether notice Lhereof Is
given Lesses), (Iil) during the time Lesses is in Braach of this Lease, or (v} in the event that Lessae has been given 3 of more notices of separate
Default, whether or not the Dafaults are cured, during the 12 month pericd immediately preceding the exercise of the Option,

(b) The perlod of time within which an Option may be exercleed shaknol be extended or enlarged by reason of Lessae's
inabliity to exercise an Option bacause of the provisions of Paragraph 39.4(a).

{©) An Option shall terminate and be of no further force or effect, notwithstanding Lessee's due and timely exercise of the
Option, if, after such exercise and prior to the commencement of the oxtended term or completion of the purchase, (i) Lesses fails to pay Rent for
a period of 30 days after such Rent becomes due (without any necassity of Lessor to give natice thereof),or (Il) if Lessee commits a Breach of this
Lease. .

40. Security Measures. Lessee hereby acknowledges that the Rent payable to Lassor hereundar does not include the cost of guard service
or other security measures, and that Lessor shall have no obligation whatsoaver to provide same. Lessee assumes all responsibility for the
protection of the Premlses, Lessss, Hts agents and Invitees and thelr property from the acts of third parties,

41, Resarvatlons. Lessor reserves the rght: (i) to grant, without the consent of joinder of Lesseo, such easements, rights and dedications
that Lessor deems necessary, (i} to cause the recordation of parcel maps and rastrictions, and (i) to create and/or inslall new utllity raceways, 80
fong as such easements, rights, dedications, maps, restrictions, and utlllty raceways do not nreasonably interfere with the use of the Premises by
Lessea. Lessee agrees to sign any documents reasonably requested by Lessor to effectuale such rights.

42. Performance Under Protest, If at any tima a dlspute shall arise as to any amount or sum of mongy to be paid by one Party to the
other under the provisions herecf, the Party against whom the obligation to pay the money ls assertad shall have 1he right to moke payment
vunder protest* and such payment shall not be regarded as a voluntary payment and thete shall survive the right on the part of said Party to
institute sult for recovery of such sum. If it shall be adjudged that there was no tegal obligaion on the part of said Party to pay such sum or any
part thereof, sald Party shafl be entitled to recover such sum or 80 much thereof as il was nol legally fequired to pay. A Parly who does not Initiale
suit for the recovery of sums paid "under protest” within 6 months shall be deemed to have walved its right to protest such payment.

43, Authority; Multiple Partles; Exacution.

{a) If eithey Party hereto is 8 corporation, lrust, limited liabilly company, partnership, or simliar entity, each
individual executing this Lease on behalf of such entity represents and warrants that he or she s duly authorized lo execute and deliver this
Lease on Its behalf. Each Parly shall, within 30 days after requast, deliver to the other Partysatisfactory evidence of such authority.

{o if this Lease is execuled by more than one person or entily as “Lesgee”, each such person or entity shall be
[olntly and severelly llable hereunder. It {8 agreed that any one of the namad Lesseas shall be empowered fo execulo any amendment to this
Lease, or other document ancillary thereto and bind all of the named Lesseos, and Lessormay rely on the same as If all of the named Lessees
had executed such document.

{©) This Lease may be execuled by the Partles in counterparts, each of which shall bse deemed an original and all
of which together shall constitute one and the same Instrument.

44, Conflict, Any confiict between the printed provisions of this Lease and the typewritien or handwritten provisions shall be controlled by the

typewrittan or handwiliten provisions,
45, Offer. Proparation of this Lease by eliher parly or their agent and submission of same to the other Party shall not be desmed an offer to

lease to the other Paity, This Lease Is not Intended to be binding unti exacuted and dalivared by all Parties herelo.

46. Amendmaents. This Lease may be modifled only tn writing, signed by the Parlies inInterest at the time of the modification, As long a8 they
do not materially change Lessee’s obligations hereunder, Lessee agrees to make such ressonable non-monetary modifications to this Lease as
may be reasonably required by a Lender In connection with the obtalning of normal financing or refinancing of the Premises.

47, Walver of Jury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY [N ANY ACTION OR
PROCEEDING INVOLVING THE PROPERTY OR ARISING OUT OF THIS AGREEMENT.

48, Arbitration of Disputes. An Addandum requiring the Arbilration of all disputes tetween the Parlies and/or Brokers arsing out of this
Loase [[] Is [X] Is not attached to this Lease,

49, Amerlcans with Disabllities Act. Since compliance with the Americans with Dissbililas Act (ADA) fs dependent upon tesses's specific
use of the Premises, Lessor makes no warranly or representation as to whether or not the Pramises comply with ADA or any simitar legistation. In
the event that Lessoe's use of the Premises requires modifications of additions 1o the Premises in order to be In ADA compllance, Lessee agrees

to make any such necassary maodifications and/or additions at Losses's 6xpense.
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LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED
HEREIN, AND BY THE EXECUTION OF THIS LEASE SHOW THEIR INFORMED AND VOLUNTARY GCONSENT THERETO, THE PARTIES
HEREBY AGREE THAT, AT THE TIME THIS LEASE (8 EXECUTED, THE TERMS OF THIS LEASE ARE COMMERCIALLY REASONABLE
AND EFFECTUATE THE INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT YO THE PREMISES.

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE AIR COMMERGIAL REAL ESTATE ASSOCIATION OR BY
ANY BROKER AS TO THE LEGAL SUFFICIENGY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION
TO WHICH IT RELATES, THE PARTIES ARE URGED TO:

1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE,

2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES, SAID INVESTIGATION
SHOULD INCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF THE
PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING SYSTEMS, COMPLIANCE WITH THE
AMERICANS WITH DISABILITIES ACT AND THE SUITABILITY OF THE PREMISES FORLESSEE'S INTENDED USE.

WARNING: IF THE PREMISES ARE LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THE LEASE MAY
NEED TO BE REVISED TO COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PREMISES ARE LOCATED.

The parties hereto have exaculed this Lease at the place end on the dates specified above thalr ragpactive signatures.

Execuled at: Newpoxt Beagh, CA /] Executed at: Newport Beach, CA

On: January 1, 2011 /. I/' [/ On: January. 1. 2011
By LESSOR: y, . . ByLESSEE:
Levon Gugasian / The Tulving GQ.. Ing.
/I 4 i 2
By: By: x LQ“U' 46%«/&
Name Printed: Name Printed: d
Tille: Title:
By: By:
Name Printed: Name Printed:
Title: Title:
Address: Addross:
Telephone: Telephone:
Facsimile: Facsimile:
Federal 1D No.: Federal 1D No.:
BROKER: BROKER:
Attn; Atin:
Title: Title:
Address: Address:
Telephone: Telephone:
Facsimile: Facsimile:
Email: Emall
Federal 1D No.: Federal 1D No.:

NOTICE: These forms are often modifiad
you are utilizing the most current form: AIR Go

Telophone No. (213} 687-8777. Fax No.: (213) 687-8816.

©Copyright 1699 By
All rights reserved. No part of these work

to meet changing requirements of taw and Industry needs. Always write or call to mako sure
mmerclal Rea) Eatate Assoclation, 800 W 6th Street, Sulte 800, Los Angeles, CA 90017,

AIR Commercial Real Estate Assoclation.
5 may be reproduced In any form without permission In writing,
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