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AIRCREZ e
| contracts 36976
STANDARD INDUSTRIAL/COMMERCIAL

MULTI-TENANT MONTH TO MONTH LEASE - GROSS

SHORT FORM
(Only to be used for transitory tenancies)

1.. BasicProvisions ("Baslc Provisions™).

11 Parties. This Lease ("Lease"), dated for reference purposesonly - April 24, 2023 ,ismade byand between _Long: Beach Rescue
Mission (“Lessor") and _Ci ty of Long Beach, a Mun;c; pal Corgoratlon ("Lessee"), (collectwely the “Parties", o
individually a *Party").

1.2(3) Premises: That certain portion of the Project (as defined below), including all impravements therein or to be prowded by Lessor under the terms of
this Lease, commionly known as (street address, unit/suite, city, state): _702 W. Anaheim St., Long Beach .CA. g 0813 ("Premlses")
The Premises are located in the County of _LoS Angeles ,andare generally described as (describe briefly the nature of the Premlses)
approximate 17,000 SF portion of a 26,957 sq ft industrial building, on an. annroxmiate'lv
51,832 sq ft lot APN: 7271-005-009 (see exhibit A for 17,000 portion).. . Inadditionto Lessee's rights to
useand occupy the Premises as hereinafter specified, Lessee shall have non-exclusive rights to any utility raceways of the building contammg the Premises ("Building")
and to the Common Areas. The Premises, the Building, the Common Areas, the land upon which they are located, , along with all ather buildings and improvements
lhereon, are herein collectively referred to as the "Project.” (See also Paragraph 2)

12(b)  Parking: All 19 unreservéd parking spaces on the west side of the bu1ld1nq unreserved
vehicle parking spaces. (See also Paragraph 2.6)

13 Term: Month-to-month commencing _April 25,2023 ("CommencementDate”)and ending30 days after written notice by eithier Party to the

other. [ NO" even' sHall. Lessor-have the right to.end the lease prior to July 31; 2023.
14 Early Possession: IFthe Premlses are available Lessee may have non-exclusive possession of the Premises commencing : ("Early P
Date"). (See also Paragraphs 3.2and 3.3)
15 BaseRent: _$19,550.00 permonth("Base Rent"), payableon the _15t day of each month commencing _Bpril 25, 2023
. (Seealso Paragraph 4) ) T
1.6 Base Rentand Other Monies Paid Upon Execution:
(a) BaseRent: _$23,460.00 fortheperiod _April 25, to May 30,2023 .
(b) SecurityDepositt _$0.00 ("Security Deposit”). (See also Paragraph 5) '
{(c) Other: _$0. for S0 ;

(@ Totatoue within 7 business:days- of execution Ui xetition: of thistease: _$23, 460. 00
17 Agreed Use: _Short term sh shelter . (See also Paragraph 6)
1.8 Insuring Party. Lessoris the "Insuring Party™. (See also Paragraph8)
1.9 Real Estate Brokers. {See also Paragraph 15 and 25)

(a) Representation: Each Party acknowiedges receiving a Disclosure Regarding Real Estate Agency Relationship, confirms and consents to the following
agency relationships in.this Lease with the following real estate brokers ("Broker(s)") and/or their agents ("Agent{s)"):

‘Lessor's Brokerage Firn _Coldwell Banker Commercidl Blair LicenseNo. _G1330395 isthe broker of (check one): EZ the

Lessor; ot D both the Lessée and Lessor (dual agent).
Lessor's Agent _George D. Bustamante licenseNo. 01484265 is (check one): @ the Lessor's Agent (sa|esperson or broker
assocnate) or L both the Lessee" sAgent and the Lessor's Agent {dual agent).

Lessee's Bmkerage Firm _Lee & ASSOClateS License No. _01069854  Isthe broker of {check one}: E the Lessee; or D both the
Lessee and Lessor (dual agent).

Lessee's Agent Jeff Coburn / Garrett Massaro License No. 01303169 / 01771471 is(checkone): IE the Lessee's

Agent (salesperson or broker associate); or [-—-I both the Lessee's Agent and the Lessor's Agent (dual agent).
(b) Paymentto Brokers. Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the Brokers the brokerage fee agreed toin a
separate written agreementor thesumof _$3,713.80 .
1.10 Attachments. Attactied hereto are the following, all of which constitute a part of this Lease:

an Addendum consisting of Paragraphs through i
asite plan depicting the Premises; EXHIBIT A
a site plan depicting the Project;

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

JS——} ther (specify): L9 H
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2. Premises.

. %1 tetting: Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, at the rental, and upon all of thé terins, set forth,
herein, While the approximate square footage of the Premises may have been used in the marketing of the Premisesfor purposes of companson, the Base Rent
stated herein is NOT tied to square foctage and is not subject to adjustment should the actual size be determined to be different. NOTE: Lessee s advised to verify
the actual size prior to executing this Lease.

. 2,2 Condition. Lessor shall deliver the Premlses to Lessee bruom clean and free ufdebns on the Commencement Date or the Early Possessron Date, whlchever first
occurs (" ; Date”), and, sellorg - ‘ :

E £ warrants that the exustmg electncal plumblng, fire spnnkler, Iighting, heating, venhlahng and air condmomng systems (“HVAC"), Ioadmg doors, su P

" pumps, if any, and all other such elements, other thap'those constructed by Lessee, shall be in good operating condition on said date, that the structural. elements of
the roof, beanng walls and foundation of the Premises shall be free of material defects, and that the Premises do not contain hazardous levels.of any mold or fungi
defined as toxic under: applicable law. If a non- compllance with such warranty exists as of the Start Date, or if one of such systems or elements should malfunctlon or
fail within the appropriate warranty period, Lessor shall, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of
such non-compliance, malfunction or failure, rectify same at Lessor's expense. The warranty periods shall be as follows: (i} 6 months as to the HVACsystems, ‘and (ii)
30 days asto the remaining systems 2 and other elements. If Lessee does not give Lessor the required notice within the appropriate warranty period, correction of any
such non-compliance, malfunction or failure shall be the obhgatlon of Lessee at Lessee's solé cost and expense {except for the repairs to the fire: sprinkler systems,
réof, foundations, and/or bearing walls - see Paragraph 7). Lessor also warrants, that unless otherwise specified in writing, Lessaris unaware of (i) any recorded
‘Notices of Default affacting the Premise; (ii) any delinquent amounts due under any loan secured by the Premises; and (jii) any bankruptcy proceedlng affecting the

& has:conducted an indoor air quality assessmient (IAQ) peiformed by:SCS Engineers’ (SCS) and
: Lessee is satisfied with theesults for theirproposed use.

23 Compliance Lessor warrants that to the best of i its knowledge the lmprovements on the Premises and the Common Areas comply with’ the building codes,
applicable laws; covenants or restrictions of record, regulations, and ‘ordinances ("Applicable Requirements”) that were in effect at the time that each improvement;
or portion thereof, was constructed. Said warranty does not apply to the use to which Lessee will put the Premises, modifications which may be required by the
Americans with Disabilities Act of any similar laws as aresult of Lessee's use (see Paragraph 45), or to any Alterations or Utility Installations (as defined in Paragraph
7.3(3)) made or to be made by Lessee: NOTE: Lessee is respansible for determining whether or not the Applicable Requirements, and especially the zoning are
appropriate for Lessee's intended use, and acknowledges that past uses of the Premises may nolonger be allowed. ifthe Premises do not comply with said
warranty, Lessor shall, except as otherwise provided, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of such
non-compliance, rectify the same at Lessor's expense, If Lessee does not give Lessor written notice of a non-comphance ‘with this warranty within 6 months following
the Start Date, correction of that non-compliance shall be the obligation of Lessee at Lessee's sole cost and expense. If the Applicable Requirements are hereafter
changed 50 as to require during the term of this Lease the construction of an addition to or an alteration of the Premises and/or Building, the remediation of any
Hazardous Substance, or the reinforcement or other physical modification of the Premises and/or Building’ ("Capital Expenditure”) and, if such. Capital Expenditures
are triggered by Lessee as a result of an actual or proposed change in use, change in intensity of use, or modification to the Premises then, and in that event, Lessee
shall either: (i) immediately cease such use or intensity of use and/or take such other steps as may be necessary to eliminate the requirement for such Capital
Expend|ture, (ii) complete such additions and/or alterations at its own expense, or (iii) provide 30 day notice to Lessor to terminate the Lease:

2.4 Acknowledgements. Lessee acknowledges that: (a)it has been given an opportunity to inspect and measure the Premtses, (b) it has been advised by
Lessor and/or Brokers to satisfy itself with respect to the size and condition of the Premises (including but not limited to the électrical, HVAC and fire sprinkler
systems, security, environmental aspects, and compliance with Applicable Requirements and the Americans with Disabilities Act), and their suitability for Lessee's
intended use; (c) Lessee has made'such investigation as it deems necessary with reference to such matters and assumes all responsibility therefar as the same relate
toits occupancy of the Premises; (d) itis not relying on any representation as to the size of the Premises made by Brokers or Lessor; (e) the square'footage of the
Premises was not material to Lessee's decision to lease the Premises and pay the Rent stated herein, and {f) neither Lessor, Lessar's agents, nor Brakers have made
any oral or written representahons or warranties with respect to said matters other than asset forth in this Lease. In addition, Lessor acknowledges that: (i) Brokers
have made no representations, promises or warranties concerning Lessee's ability to honor the Lease or suitability to occupy the Premises, and (ii) itis Lessor's sole
responsibility to investigate the financial capability and/or suitability of all proposed tenants.

2.5 Lessee asPrior Owner/Occupant. The warranties made by Lessar 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.

2.6 Vehicle. Parking Lessee shall bie entitled to use the number of Parking Spaces specified in Paragraph 1.2(b) on those portions of the Common Areas
designated from hme to time by Lessor for parking. Lessee shall not use more parking spaces than said number. Said parking spaces shall be used for parking by
vehicles no larger than fullsize passenger automobiles or pick-up trucks, herein called "Permitted Size Vehicles." Lessor may regulate the loading and unloading of
vehicles by adopting Rules and Regulanons as provided in Paragraph 2.9. No vehicles other than Permitted Size Vehicles may be parked in the Common Area without
the prior written permission of Lessor. In addition:

{a) Lessee shall not permit or allow any vehicles that belong to or are controlled by Lessee or Lessee's employees, suppliers, shippets, customers,
contractors or invitees to be loaded, unloaded, or parked in areas other than those designated by Lessor for such activities. )

{b) Lesseeshall not service or store any vehicles in the Common Areas.

(c) IfLessee periits or allows any of the prohibited activities described in this Paragraph 2.6, then Lessor shall have the right, without riotice, to rermove
or tow away the vehicle involved 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 areasand facilities outside the Premises and within the exteriar boundary line of
the Project and interior utility raceways and installations within the Premises that are designated for the general non-exclusive use of Lessor, Lessee and othar tenants
of the Project and their respective employees, suppliers, shippers, customers, contractors and invitees, including parking areas, loading and unloading areas, trash
areas, roofs, roadways, walkways, driveways and landscaped areas.

2.8 Common Areas- Lessee's Rights. Lessor grants to Lessee, for the benefit of Lessee and its emplayees, suppliers, shippers, contractors, customers and
invitees, during the term of this Lease, the non-exclusive right to use, in common with others' use, the Common Areas, subject to any rules and regulations or
restrictions governing the use ofthe Project Under no circumstances shall the right herein granted to use the Commaon Areas he deemed to include the rightto store
any property, temporanly or permanently, in the Common Areas. In the event that any unauthorized storage shall occur, ther Lessor shall have the right, without
notice, to remove the property and charge the cost to Lessee.

2.9 Common Areas- Rulesand Regulations. Lessor shall have the exclusive control and management of the Common Areas and shall have the rightto
establish, madify, amend and enforce reasonable rules and regulations ("Rules and Regulations") for the management of the Common Areas. Lessee agrees to abide

Xl (g{(form to all such Rules and Regulahuns and shall use its best efforts to cause its employees, suppliers, shippers, customers, contractors and invitees to so

onform. Lessor shall not be responsible to Lessee for the non-compliance with said Rules and Regulations by other tenants of the Project.
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2,10 Common Areas - Changes.. Lessor shall have the right, in Lessor's sole discretion:
(a) Tomake changes to the Common Areas;
(b) _ Toclose temporarily any of the Common Areas for maintenance purposes so long as reasonable access to the Premises remains available;
(c) " To use the Commion Areas while engaged in making repairs or alterations to the Project; and
(d) Todo and perform such other acts and make such other changes in, to or with respect to the Common Aréas as Lessor may deem to be appropriate.

3. Term.

- 3,1 Term. Thisisa mohth-to-rnn_nth Lease. The Commencement Date is specified in Paragraph 1.3.

3.2 Early Possession. Any provision herein granting Lessee Early Possession of the Premises is subject to and conditioned upon the Premises being available for
such possessmn prior to the Commencement Date. Any grant of Early Possession only conveys a non-exclusive right to occupy the Premiises. If Leéssee totally or
partially occupies, the Premises prior to the Commencemerit Date, the obligation to provide insurance and to maintain the Prerises shall be in effect during such
period.

3.3 Delay In Possession. Lessor agrees to use commercially reasonable efforts to deliver exclusive possession of the Premises to Lessee by the
Commencement Date. If, desplte said efforts, Lessor is unable to deliver possession by such date, Lessor shall not be subject to any liability therefor. Lessee shall not,
however, be obligated to pay Rent or perform its other obligations until Lessor delivers possession of the Premises and any period of rent abatement that Lessee
would otherwise’ have enjoyed shall run from the date of delivery 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 acts or omissions of Lessee. If possession is not delivered within 60 days after the Commencement Date,
as the same may be extended under the terms of any Work Letter executed by Parties, Lessée may, at its option, by notice in writing within 10 days after the end of
such 60 day period, cancel this Lease. If such written-notice is not received by Lessor within said 10 day period, Lessee's right to cancel shall terminate. If possession
of the Premises is not delivered within 120 days after the Commencement Date, this Lease shall terminate unless other agreements are reached between Lessor and
Lessee; in writing. )

34 Lessee Compliance. Lessor shall not be required to tender possession of the Premises to Lessee until Lessee complies with its obligation to provide
evidence of insurance.(Paragraph 8.4). Pending delivery of such evidence, Lessee shall be required to perform all of its obligations under this Lease from and after the
Start Date, including the payment of Rent, notwithstanding Lessor's election to withhold possession pending receipt of such evidence of insurance.

4:. Rent. )

4.1 Rent Defined. All monetary obligations of Lessee to Lessor under the terms of this Lease (except for the Security Deposit) are déemed to be rent ("Rent").

4.2 Payment. Lessee shall cause payment of Rent to be received by Lessor in lawful money of the United States, without offset or deduction (except as
specifically permitted in this Lease), on or before the day on whichit is due. All monetary amounts shall be rounded to the nearest whole dollar. Inthe event that any
statement or invoice prepared by Lessor is inaccurate such inaccuracy shall not constitute a waiver and Lessee shall be obligated to pay the amount set forth in this
Lease.. Rent for any period during the term hereof which is for less than one full calendar month shall be prorated based upon the actual number of days of said
frionth. Payment of Rent shall be made to Lessor at its address stated herein or to such other persons or place as Lessor may from time to time designate in writing,
Acceptance of a payment which is less than the amount then due shall not be a waiver of Lessor's rights to the balance of such Rent, regardless of Lessor's
endorsement of any check so stating. Inthe event that any check, draft, or other instrument of payment given by Lessee to Lessor is dishonored for any reason,
Lessée agrees to pay to Lessor the sum of $25in addition to any Late Charge and Lessor, at its option, may require all future Rent be paid by cashier's check. Payments

will be applied first toaccrued late charges and attorney's fees, second to accrued interest, then to Base Rent and Common Area Operating Expenses, and any
remaining amount to any other outstanding charges or costs.

5.  Security Deposit. Lessee shall deposit with Lessor upon execution hereof the Security Deposit as security for Lessee's faithful performance of its obligations
under this Lease, IfLesseefails to pay Rent, or otherwise Defaults under this Lease, Lessor may use, apply or retain all or any portion of said Security Deposit for the
payment of any amount already due Lessor, for Rents which will be due in the future, and/ or to reimburse or compensate Lessor.for any liability, expense, loss or
damage which Lessor may suffer or incur by reason thereof. If Lessor uses or applies all or any portion of the Security Deposit, Lessee shall within 10 days after
written request therefor deposit monies with Lessor sufficient to restore said Security Deposit to the full amount required by this Lease. Lessor shall not be required
tokeep the Security Deposit separate from its general accounts. Within 90 days after the expiration or termination of this Lease, Lessor shall return that portion of
the Security Deposit not used or applied: by Lessor. Lessor shall upon written request provide Lessee with an accounting showing how that portion of the Security
Deposit that was.not returned was applied. No part of the Security Deposit shall be considered to be held in trust, to bear interest or to be prepayment for any
monies to be paid by Lessee under this Lease. THE SECURITY DEPOSIT SHALL NOT BE USED BY LESSEE IN LIEU OF PAYMENT OF THE LAST MONTH'S RENT.

6. Use.

6.1 Use. Lessee shall use and occupy the Premises only for the Agreed Use, and for no other purpose. Lessee shall not use or permit the use of the Premises
ina manner that is unlawful, creates damage, waste or a nuisance, or that disturbs occupants of or causes damage to neighboring premises or propertxes Other than
gulde, signal and seeing eye dogs, Lessee shall not keep or allow in the Premises any pets, animals, birds, fish, or reptiles.

6.2 Hazardous Substances. )

{a) Reportable Uses Require Consent. The term "Hazardous Substance" as usedin this Lease shall mean any product, substance, or waste whose

presence, use, manufacture, disposal, transportation, or release, either by itself or in combination with other materials expected to be onthe Premises; is either: {i)
potentially injurious to the public health, safety or welfare, the environment or the Premises; {ii) regulated or monitored by any governmental authority, or {iii) a basis
for potential liability of Lessor to any governmental agency or third party under any applicable statute or common law theory. ‘Hazardous Substances shall include, but
not be limited to, hydmcarbons, petroleum, gasoline, and/or crude oil or any products, byproducts or fractions thereof. Lessee shall not engage in any activity in oron
the Premises which constitutes a Reportable Use of Hazardous Substances without the éxpress prior written-consent of Lessor and timely complvance {at Lessee's
expense) with all Applicable Requirements. “Reportable Use" shall mean (i) the installation or use of any above or below ground storage tank; (i) the generation,
possession, storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, or with respect to which a report, notice, registration or

business plan is required to be filed with, any governmental authority, and/or (iii) the presence at the Premises of a Hazardous Substance brought to: the

Premlses by Lessee with réspect to which any Applicable Requirements requires that a notice be given to persons entering or occupying the Premises or
neighboring properties. Notwithstanding the foregoing, Lessee may use any ordinary and customary materials reasonably required to be used in the normal course of
the Agreed Use, ordinary office supplies {copier toner, liquid paper, glue, etc.) and common household cleaning materials, so long as such use.is in compliance with all
Applicable Requirements, is not a Reportable Use, and does not expose the Premises or neighboring property to any meaningful risk of contamination or damage or
ssor toany liability therefor. Inaddition, Lessor may condition its consent to any Reportable Use upon receiving such additional asSura:nce_s as Lessor
réaséna %ems necessary to protectitself, the public, the Premises and/or the environment against damage, contamination, injury and/or liability, including, but

A
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ot limited to, the mstallatwn {and removal on or before Lease expiration or termination) of protective modifications (such as concrete encasements) and/or
lncreaslng the Security Deposit. '

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

(c) Lessee Remediahon Lessee shall ot caiise or permit any Hazardous Substance to be spilled or released in, on, under, or about'the Premises
(mcludlng through the plumbmg of sanitafy sewer system) and shall promptly, at Lessee's expense,.comply with all Applicable Requu'ements and take allinvestigatory
and/or remedial actionreasonably recommended, whether or not formally ordered or required, for the cleanup of any contamination of, and for' the maintenance,
security and/or momtonng of the Premises or neighboring properties, that was.caused or materially contributed to by Lessee, or pertaining to or involving any
Hazardous Substance brought onto the Premises during the term of this Lease, by or for Lessee. or any third party.

(d) LesseeIndémnification. Lessee shallindemnify, defend and hold Lessor, its agents, employees, lenders and ground lessor, lfany, harmless from and
against any and all loss of rents and/or damages, liabilities, judgments; claims, expenses, penalties, and attorneys"and consultants' 'fees arising out of or involving any
Hazardous Substance brought onto the Premises by or for Lessee, or any third party (provided, however, that Lessee shall have fio liability under this Lease with
respect to underground migration of any Hazardous Substance under the Premises from areas outside of the Project not causedor contributed to by Lessee). Lessee's
obligations shili sufvive the expiration or termination. of this Lease. No termination, cancellation or release-agreement entered into by Lessor and Lesse shall release
Lessee from its obligations under this Lease wrth respect to Hazardous Substances, unless specnﬁcally so agreed by Lessor in writing at the time of sich agreement.

| (e) Lessor Indemnification. . ' Lessor and its successors and assigns shall indemnify, defend, reimburse and
hold Lessee, its employees and lenders, harmless from and againstany and all envlronmental damages, including the cost of remediation, which are suffered as a
direct result of Hazardous Substances on the Premises prior to Lessee taking possession or which are caused by the gross negligence or willful mlsconduct of Lessor, its
agents or employees. Lessor's obllgahons, as and when required by the Apphcable Requirements, shallinclude, but not be limited to, the cost of i investigation,
removal remediation, restoration and/or abatement, and shall survive the expiration or termination of this Lease.

{f) Investigations and Remediations. Lessor shall retain the responsibility and pay for any investigations or remediation measures required by
governmental entities: having jurisdiction With respect to the existence of Hazardous Substances on the Premises prior to the Lessee taking possession, unless such

: remedlahon measure is required asa result of Lessee's use (including "Alterations”, as defined in paragraph 7.3(a) below) of the Premiises, in which event Lessee shall
be responslble forsuch payment. Lessee shall cooperate fully in any such activities at the request of Lessor, including allowing Lessor and Lessor's agents to have
reasonable access to the Premisés at reasonable timesin order to carry out Lessar's investigative and remedial responsibilities.

6.3 Lessee's Compliance with Applicable Requirements. Lessee shall, at Lessee's sole expense, fully, diligently and in a timely manner, materially comply with
,aIl»A‘pplicable Requirements, without regard to whether said Applicable Requirements are now in effect or become effective 'a'fter:th_e Start Date. Lessee shall, within
10.days after receipt of Lessor's written request, provide Lessor with copies of all permits and other documents, and other information evidencing Lessee’s compliance
with:any Applicable Requirements specified by Lessor, and shall immediately upon receipt, notify Lessor in writing: (with copies of any documents involved) of any
threatened or actual claim, notice, citation, warning, complaint or report pertaining to or involving the failure of Lessée or the Premises to complv with any Applicable
Reguirements. Likewise, Lessee shall immediately give written notice to Lessor of: (i) any water damage to the Premises and any suspected seepage, pooling,
dampness or other condition conducive to the production of mold; or (i) any miistiness or other odors that might indicate the presence of mold in the Premises.

6.4 Inspection; Compliance. Lessor and Lessor's consuitants authorized by Lessor shall have the right to enter into Premises at any time.in the case of an
emergency, and otherwise at reesonable times after reasonable notice, for the purpose of inspecting and/or testing the condition of the Prémises and/or for verifying
compliance by Lessee with this.Lease. The cost of any such inspections shall be paid by Lessor, unless aviclation of Applicable Réquirements, or a Hazardous
Substance is fourid to exist or be imminent, or the inspection is requested or ordered by a governmental authority. In such case, Lessee shall upon request reimburse
Lessor for the cost of such inspetiti"on, so long as such inspection is reasonably related to the viclation or contamination. Inaddition, Lessee shall provide copies of all
relevant material safety data sheets (MSDS) to Lessor within 10 days of the receipt of written request therefor. Lessee acknowledges that any failure onits part to
allow such inspections or testing will expose Lessor to tisks and potentially cause Lessor to incur costs not contemplated by this Lease, the extent of which will be
extremely difficult to ascertain. Accordingly, should the Lessee fail to allow such inspections and/or testing in a timely fashion the Base Rent shall be automatically
increased, without any requirement for notice to Lessee, by an amount equalto 10% of the then existing Base Rent or $100, whicheveris greater for the remainder to
the Lease. The Parties agree that such increase in Base Rent represents fair and reasonable compensation for the additional risk/costs that Lessor will incur by reason
of Lessee's failure to allow such inspection and/or testing. Such increase in Base Rent shall in no event constitute'a waiver of Lessee's Default or Breach with respect
to such failure nor pravent the exercise of any of the other rights and remedies granted hereunder.

7. Maintenance; Repalrs; Utility Installations; Trade Fixtures and Alterations.

7.1 Lessee's Obligations.

(3) In General. Subjecttothe provisions of Paragraph 2.2 (Condition), 2.3 (Compliance), 6.3 (Lessee's Compliance with Appllcable Requirements), 7.2

(Lessor's Obligations), 9 (Damage or Destruction), and 14 {Condemnation), Lessee shall, at Lessee's sole expense, keep the Premises, Utility Installations (intended for
Lessee's exclusive use, no matter where located), and Alterations in good order, condition and repair (whether ornot the portion of the Premises requiring repairs, or
the means of repairing the same, are reasonably or readily accessible to Lessee, and whether or not the need for such repairs occurs as a result of Lessee's use, any
prior use, the elements or the age of such portion of the Premises), in¢luding, but not limited to, all equipment or facilities, stich as plumbing, HVAC equipment,
electrical, lighting facilities, fixtures, interjor walls, interior surfaces of exterior walls, ceilings, floors, windows, doors, plate glass, and skylights but excluding any items
which are the responsibility of Lessor pursuant to Paragraph 7.2. Lessee,in keepmg the Premises in good order, condition and repalr, shall exercise and perform good

maintenance practices:;

albrin L CLL L 1 . Lessee's obligations
shall not include restorations, replacements orrenewals when necessary to keep the Premises and all |mprovements thereon ora part thereof in good order,
condition and sta of repalr" allof Wthh shall be performed b}’ LGSSOI'

(c) ,Failure_ 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
written notice to Lessee (excépt in the case of an emergency, in which case no notice shall be required), perform such obligations on Lessee's behalf, and put the
Premises in good order, condition and repair, and Lessee shall promptly pay to Lessor a sum equal to 115% of the cost thereof:

{(d) Replacement. Subjectto Lessee's indemnification of Lessor as set forth in Paragraph 8.6 belaw, and without relieving Lessee of liability resulting from

ess usf Hure to.exercise and perform good maintenance practices, if an item described ig Paragraph 7.1(b) cannot be repaired other than at a cost which is in excess
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| of 50% of the cost of réplacing such itém, then such item shall be replaced by Lessor, WlﬂlOllt any char ge back orr elmbursement dua
from Lessee.
‘7.2 Lessor's Obligations. Subjectto the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 6 (Use), 7.1 {Lessee's Obligations), 9 (Damage or
Déstruction) and 14 (Condemnation), Lessor shall keep in good order, condition and repair the foundations, exterior walls, structural condition of interior bearing
. walls, exterior roof, fire sprinkler system, Comman Area fire alarm and/or smoke detection systems, fire hydrants, parking lots, walkways, driveways, landscaping,
fences, signs and utility systems serving the Common Areas and all parts thereof. Lessor shall not be obligated to paint the exterior or interior surfaces of exterior
walis nor shall Lessor be obligated to maintain, repair or replace windows, doors or plate glass of the Premises.
7.3 Utility Installations; Trade Fixtures; Alterations.

(a) Definitions. The term "Utility Installations" refers to all floor and window coverings, air and/or vacuum lines, power panels, electrical distribution,
security and fire protection systems, communication cabling, lighting fixtures, HVAC equipment, plumbing, and fencing in or onthe Premises. The term "Trade
Fixtures" shall mean Lessee's machinery arid equipment that can be removed without doing material damage to the Premises. The term "Alterations" shall mean any
modification of the improvements, other than Utility Installations or Trade Fixtures, whether by addition or deletion. "Lessee Owned Alterations and/or Utility
Installations" are defined as Alterations: and/or Utility Installations made by Lessee that are hot yet owned by Lessor pursuant to Paragraph 7.4{a). :

(b) Consent. Léssee shall not make any Alterationis or Utility Installations to the Premises without Lessor's prior written consent. Any Alterations or
Utility Installatioris that Lessee shall desire to make shall be presented to Lessoriri written form with detailed plans. Consent shall be deemed conditioned upon
Lesseg's: (i) acquiring all applicable governmental permits; (ii) furnishing Lessor with copies of both the permits and the plans and specifications prior to
commencement of the work, and (iii) compliance with all conditions of said permits and other Applicable Requirementsina promptand expeditious manner. Any
Alterations or Utility Installations shall be performed ina workmanlike manner with good and sufficient materials. For work which costs an amount in excess of one
morith's Base Rent, Lessor may condition its consent upon Lessee providing a lien and completion bond in an amount equal to 150% of the estimated ‘cost of such
Alteration or Utility Installation and/or upon Lessee's posting an additional Security Deposit with Lessar. "

{c) Liens. Bonds. Lessee shall pay, when due, all claims for labor or materials furnished or alleged to have been furnished to or for Lessee at or for useon
the Premises, which claimis are or may be secured by any mechanic's or materialmen's lien against the Premises or any interest therein. Lessee shall give Lessor not
léss than 10 days notice pricr to the commencement of any workin, on or about the Premises, and Lessor shall have the right to post notices of non-responsibility. If
Lesseé shall contest the validity of any.such lien, claim or demand, then Lessee shall, at its sole expense defend and protect itself, Lessor and the Premises against the
same and shall pay and satisfy any such adverse judgment that may be rendered thereon hefore the enforcement thereof. If Lessor shall require, Lessee shall furnish
a surety bond in an amount equal to 150% of the amount of such contested lien, claim or demand, indemnifying Lessor against liability for the same. If Lessor elects
to participate in any such action, Lessee shall pay Lessor's attorneys' fees and costs.

7.4 Ownership, Removal; Surrender; and Restoration.

(a) Ownership. Subject to Lessor’s right to require removal or elect ownership as hereinafter provided, all Alterations and Utility Installations made by
Lessee shall be the propeity of Lessee, but considered a part of the Premises. Lessor may, atany time, elect in writing to be the owner of all or any specified part of
the Lessee Owned Alterations and Utility Installations. Unless otherwise instructed per paragraph 7.4(h) hereof, all Lessee Owned Alterations and Utility Installations
Shall, at the expiration or termination of this Lease, become the property of Lessor and be surrendered by Lessee with the Premises.

(b) Removal. By delivery to Lessee of written notice from Lessor prior to the end of the term of this Lease, Lessor may require that any or all Lessee
Owned Alterations or Utility Installations be removed by thie expiration or termination of this Lease. Lessor mayrequire the removal at any time of all orany part of
any Lessee Owried Altérations or Utility Installations made without the required consent.

{c) Surrender; Restoration. Lessee shall surrender the Premises in the same condition as delivered ta Lessee on the Start Date with NO allowance for
ordinary wear and tear. Lessee shall repair any damage occasioned by the installation, maintenance or removal of Trade Fixtures, Lessee owned Alterations and/or
Utility Installations, furnishings, and equipment as well as the removal of any storage tank installed by or for Lessee. Lessee shall also remove from the Premises any
and all Hazardous Substances brought onto the Premises by or for Lessee, orany third party (except Hazardous Substances which were deposited via underground
migration from areas outside of the Premises) to the level specified in Applicable Requirements. Trade Fixtures shall remain the property of Lessee and shall be
removed by Lessee. Any personal property of Lessee not removed on or before the Expiration Date or any earlier termination date shall be deemed to have been
abandoned by Léssee and may be disposed of or retained by Lessoras Lessor may desire. The failure by Lessée to timely vacate the Premises pursuant to this
Paragraph 7.4(c) without the express written consent of Lessor shall constitute a holdover under the provisions of Paragraph 26 below.

8. Insurance; lndemnlty
8.1 Liability Insurance.

(a) Carried by Lessee. Lessee shall obtain and keep in force a Commercial General Liability policy of insurance 01' self—msurance protecting
Lessee and Lessor as an additional insured against claims for badily injury, personal i ln]ury and property damage based upon or arising out of the ownership, use,
occupancy or maintenance of the Premises and all areas appurtenant thereto. Such insurance 01' self—msurance shall be on an occurrence basis providing
single limit coveragein an amount Ofﬂet-lef-.kﬁhan $1,000,000 per occurrence with anannual aggregate of ret-elss-tham $2,000,000. Lessee shall add Lessor as an
additional insured by means of an endorsement at least as broad as the Insurance OT Self-InSurance service Organization's “Additional Insured-Managers or

Lessors of Premises" Endorsement. The policy shall not contain any intra-insured exclusions as between insured: or self-msured persons or organizations, but
shall include coverage for liability assumed under this Lease as an "insured contract" for the performance of Lessee’s indemnity obligations under thls Lease. The

limits of said insurance. OF se]f—msurance shall not, however, limit the liability of Lessee nor relieve Lessee of any obligation hereunder. Lessee shall provide
anéndorsement on its liability policy(ies) which provides that itsinsurance OF self-msurance shall be primary to and not contributory with any similar

insurance Or Self: 'nsurancecamed by Lessor, whose insurance OT self-lnsurance shall be considered excess insurance only. LESSGE

reserves the right to self insure for all Lessee required Insurance: under the lease. Lessee shall provide
Lessor with its proof of it's selfinsurance in Lessee's standard form.

(b) Carrled by Lessor. Lessor shall maintain liability insurance, in addition to, and not in lieu of, the insurance required to be maintained by Lessee.
Lessee shall not be named as an additional insured therein.
8 2 Property Insurance - Building, Improvements and Rental Value.
. (a) Building and Improvements. Lessor shall obtain and keep in force a policy or policies of insurance in the name of Lessor, with loss payable to Lessor,
nygc?J lessor, and to any Lender insuring loss or damage to the Premises. The amount of such insurance shall be equal to the full insurable replacement cost of
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the Premises, as the same shall exist from time to time, or the amount required by any Lender, but in'no event more than the commercially reasonable and available
insurable value thereof. Léssee Owned Alterations and Utility Installations, Trade Fixtures, and Lessee's personal property shall be.insured by Lessee not by Lessor. If’
the coverage [s available and commercially appropriate, such policy or policies shall insure against all risks of direct physical loss or damage (exceptthe perils of ﬂood
andfor earthquake unless required by a Lender), including coverage for.debris removal and the enforcement of any Applicable' Requlrements requiring the upgradlng,
demolmon, reconstruction or replacement of any portion of the Premises as the result-of a covered loss. Said policy or policies shall also contain an agreed valuation
provisionin lieu of any coinsurance:clause, waiver of subrogation, and inflation guard protection causing an increase in the annual property insurance coverage
 amount bya factor of not Iess than the adjusted us. Department of Labor Consumer Price Index for All Urhan COnsumers for the city nearest to where the Premises

arelocated. If st

(d) Lessee’ slmp g Party, Lessor shall not. be requrred toinsure Lessee Owned Alterations and Utility installations
unless the |tem 1n question has become the property of Lessor under the terms of this Lease..
8.3 Lessee's Property; Business Interruption Insurance; Warker's Compensation Insurance.
. (a). Property Damage. Lessee shall obtain and maintain insurance coverage on all of Lessee’s personal property, Trade Fixtures, and Lessee Owned
_ Alterations and Utility Installations, Such insurance shall be full replacement cost coverage with a deductible of not to exceed 81, 000 per occurrence. The proceeds
fromany such insurance shall be used by Lessee for the replacement of personal property, Trade Fixt es and Lessee Owned Alteratlons and Utlhtv ln allations,

: _ : (c) Worher's Cdmpensatioh Insurance. Lessee shall obtain and maintain Worker's Compensation Insurance in such amount as nay be required by
Applicable Requirements. Such policy.shall include a "Waiver of Subrogation' endorsement.. Lessee shall provide Lessor with a copy of such endorsement along with
the certificate of instirance or copy of the policy required by paragraph 8.5.

) (d) No Representatron of Adequate Coverage. Lessor makes no representation that the limits or forms of coverage of insurance specified herein are
adequate to cover Lessee's property, business operations or obligations under this Lease.

8.4 Insurance Policies: Insurance réquired herein shall be by companies maintaining during the policy term-a "General Policyholders Rating" of at least A-, Vi,
as set forth in the most current issue of "Best's Insurance Guide", or such other rating as may be required by a Lender; LESSEE I'CSEI"VGS the nght tO

all LESSEE requu'ed Insurance und 3y the lease. Lessee shall riot do or permit to be done anything which
lnvalldates the requrred insurarice pohcres Lessee shall, prior to the Start Date, deliver to Lessor certified coples of policies of such insurance or certificates with

copies of the required endorsements evidencing the existence and amounts of the required insurance, Ol' 111 the event L 'essee ChOOS tO SE].f

insuré ther Lessée shall provide Lessor with its-proof of it's self insurance in Lessee's standard form. .
" No such polrcy 'shall be cancelable or subject to modlﬁcatlon except after-30 days prior written notice to Lessor. Lessee shall, atleast 10 days pnorto the expiration of
such policies, furnish Lessar with evidence of renewals or "insurance binders" evidencing renéwal thereof, or Lessor may increase his liability insurance coverage and

charge the cost thereof to Lessee; which amount shall be payable by Lessée to Lessor upon demand. Such policies shall be for a term of at least one year, or the
length of the remaining term of this Lease, whichever is less. If either Party shall fail to procure and maintain the insurance required to be carried by it, the other
Party may, but shall not be required to, procure and maintain the same. '

8,5 Walver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each hereby release and relieve the other, and waive their entire
rightto.recover damages against the.other; for loss of or damage to its property arising out of or incident to the perils required to be insured ageinst herein. The
effect of such releases and waivers is not limited by the amount of insurance-carried or required, or by any deductibles applicable hereto. The Parties agree to have
their respective property damage insurance carriers waive any right to subrogation that such companies may have against Lessor or Lessee, as the case may be, so
long as the insurance is not invalidated thereby. '

8.6 Indemnity. Except for Lessor's gross negligence or willful misconduct, Lessee shall indemnify, protect, defend and hold harmless the Premises, Lessor and
its agents, Lessor's master or ground lessor, partners and Lenders, from and against any and all claims, loss of rentsand/or damages, liens, judgments, penalties,
attorneys and consultants' fees, expenses and/or liabilities arising out of; involving, or in connettion with, a Breach of the Lease by Lessee and/or the use and/or
dccupancy of the Premises and/or Project by Lessee and/or by Lessee's employees, contractors or invitees. If any action or proceeding is brought against. Lessor by
reason of any of the foregoing matters, Lessee shall upon notice defend the same at Lessee's expense by counsel reasonably satisfactory to Lessor and Léssor shall
cooperate with Lesseein such defense. Lessorneed not have first paid any such claim iri order to be defended or indemnified.

8.7 Exemiption.of Lessor and its Agents from Liability. Notwithstanding the negligence or breach of this Lease by Lessor or its agents, neither Lessor nor its
agents shall be fiable under any circumstances for: (i) injury or damage to the person or goods, wares, merchandise or other property of Lessee, Lessee's employees,
contractors, invitees, customers, or any other person in or about the Premises, from any cause, whether the said injury or damage results from conditions arising upon
the Premises or upon other portions of the Building; or from other sources or places; (i) any damages arising from any act or neglect of any other tenant of Lessor or
from the failure of Lessor or its agents to enforce the provisions of any other lease in the Project; or (jii) 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 event of such damages or Injury be to file a claim on the Insurance policy(ies) that Lessee is
required to maintain pursuant to the provisions of paragraph 8.

8.8 Fallure to Provide Insurance. Lessee acknowledges that any failure on its part to obtain or maintain the insurance required. herein will expose Lessor to
risks and potentially cause Lessor toincur costs not contemplated by thisLease, the extent of which will be extremelydlfhcult toascertain. Accordingly, for any month
or pornon thereof that Lessee does not maintain the required insurance and/or does not provide Lessor with the required binders or certificates evidencing the
existence of thé required insurance, the Base Rent shall be automatically increased, without any requirement for notice to Lessee, by an amount equal to-lM 20%
of the then existing Base Rent or $100, whichever is greater. The parties agree that suchincrease in Base Rent represents fair and reasonable corpensation for the -
additional rlsk/costs that Lessor will incur by reason of Lessee's failure to maintain the required insurance. Suchincrease in Base Rentshall in no event constitute a
waiver of Lessee's Default or Breach with respect ta the failure to maintain such insurance, prevent the exercise of any of the other rights and remedies granted

_ergﬁﬁ nor relieve Lessee of its obligation to maintain the insurance specified in this Lease.

INITIALS INITIALS
© 2019 AIR CRE. AllRights Reserved. Last Edited: 4/24/2023 2:19 PM
MTMG-1.30, Revised 10-22-2020 Page 60of 13



DocuSign Envelope ID: FC1C4B05-CA78-4FF5-B64D-91D862A3F8F8

9, Damage of Destruction. If the premases are materially damaged or destroyed either party may terminate this Lease by giving at least 30 days prior written
notice of such termination to the other Party.

10. Real Prbp‘erty Taxes. Lessor shall pay any Real Property Taxes.

11, Utilities and Services.

11.1 Lesses: Lessor shall pay for all water, gas, heat, light, power, telephone, trash disposal and other utilities and services supplied to the Premiises, together
wnth any taxesthereon. ‘If at any time in Lessor's sole judgment, Lessor determines that Lessee is using a dlsproportlonate amount of water, electnclty or other
~ commonly metered utilities, or that Lessee is generating such alarge volume of trash as to’ requlre anincrease in the size of the trash receptacle and/or an increase in

the ruimbier of imes per month that itis emphed determmed by lustorlcal cost/ usage;-then Lessor may increase Lessee's Base Rent by an amount equal
tosuch increased costs. HiStorical cost / usage shall be defined as the total utility cost in March, 2023 and. any.

increased costs charged to Lessee shall be only those utlhty costs that ar¢ more than: $2,550 per;

month OVEI'_"thE base year Of VI&I‘CI] 2023 Theré shall be no abatement of Rentand Lessor shall not be liable in any respect whatsoever for
the madequacy, stoppage, interruption or discontinuance of any utility or service due to riot, strike, labor dispute, breakdown, accldent. repair or othér cause beyond
Lessor's reasonable-controf or in cooperation with governmental request or directions.

11.2 Within fifteen days of Lessor's written request, Lessee agrees to deliver to Lessor such infarmation, documerits and/or authorization as Lessor needs in
order for Lessor to comply with new or existing Applicable Requirements relating to commercial building energy usage, ratings, and/or the réport}ng ‘thereof.

12, Assignment and Subletting. Les"see shall notvoluntarily or by operation of law assign, transfer, mortgage or encumber (collectively, “assign or assignment") or
sublet all or any part of Lessee's interest in this Lease-or in the Premises without Lessor’s prior written consent. Lessor has consented tO the
Aasmgnment and/or subletting of this lease to an operating company.

13, Default; Breach; Remedies.

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

(2) The abandanment of the Premises; or the vacating of the Premises without providing a commiercially reasonable level of security, or where the
coverage of the praperty insurance described in Paragraph 8.3 is jeopardized asa result thereof, or without providing reasonable assurances to minimize potential

. vandalism.

(b} The failure of Lessee to make any payment of Rent or any Security Deposit required to be madé by Lessee hereunder, whether ta Lessor or to a third
party, when due, to provide reasonable evidence of insurance or surety bond, or to fulfill any obligation under this Lease which endangers.or threatens life or
property, where sich failure continues for a period of 3 business days following written notice 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, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE
PREMISES.

{c) Thefailure of Lessee to allow Lessor and/or its agents access to the Premises or the commission of waste, act or acts constituting, public orprivate
nuisance, and/or an illegal activity on the Premises by Lessee, where such actions continue for a period of 3 business days following written notice to Lessée. In the
event that Lessee commits waste, a nuisance or an illegal activity a second time then, the Lessor may elect to treat such conduct as a non-curable Breach rather than a
Default.

(d) Thefailure by Lessee to provide (i) reasonable written evidence of compliance with Applicable Requirements, {ii) the service contracts, (iii) the
rescission of an unauthorized assignment or subletting, (iv)an Estoppel Certificite or financial statements, (v) a requested subordination, {vi) evidence concerning-any
guaranty.and/or Guarantor, (vii) any document requested under Paragraph 41, (viii) material safety data sheets {MSDS), or {ix) any other documientation or
information which Lessor may reasonably require of Lessee under the terms of this Lease, where any such failure contlnues for a period of 10 days following written
notice to Lessee.

(e) A Default by Lessee asto the terms, covenants, conditions ar provisions of this Lease, or of the rules adopted under Paragraph 2.9 hereof;, other than
those descnbed in subparagraphs 13.1(a), (b), (c) or (d}, above, where such Default continues fora period of 30 days after written notice; provided, however, that if
the nature of Lessee's Default is such that 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 period and thereafter diligently prosecutes such cure to completion.

() The occurrence of any of the following events: (i) the making of any general arrangement or assignment for the benefit of creditors; (ii) becoming a
“debtar” as defined in 11 U.S.C. § 101 or any successor statute thereto {unless, in the case of a petition filed against Lessee, the same is dismissed within 60 days); (iii)
the appointment of a trustee or receiver to take possession of substantially all of Lessee'sassets located at the Premises or of Lessee's interest in this Lease, where
possession’is not restored to Lessee within 30 days; or (iv) the attachment, execution of other judicial seizure of substantially all of Lessee's assets located at the
Premises or of Lessee’s interest in this Lease, where such seizure is not discharged within 30 days; provided, however, in the event that any pravision of this
subparagraph is contrary to any applicable law, such provision shall be of no force or effect, and not affect the validity of the remaining provisions.

() The discovery that any financial statement of Lessee or of any Guarantor given to Léssor was materially false.

(h) ifthe performance of Lessee's obligations under this Lease is guaranteed: (i) the death of a Guarantor, (ii) the termination of a Guarantor's liability
with respect to this Lease other than in accordance with the terms of such guaranty, (iii) a Guarantor's becoming insolvent or the subject of a bankruptey filing, (iv)a
Guarantor's refusal tohonor the guaranity, or (v) a Guarantor's breach of its guaranty obligation on an anticipatory basis, and Lessée's failure, within 60 days foilowing
written notice of any such event, to provide written alternative assurarice or security, which, when coupled with the then existing resources aof Lessee, equals or )
exceeds the combined financial resources of Lessee and the Guarantors that existed at the time of execution of this Lease.

13.2 Remedies. IfLessee fails to'perform any of itsaffirmative duties or obhgahons, within 10 days after written natice (or in case of an emergency, without
notice), Lessor may, at its option, perform such duty or obligation on Lessee's behalf, including but not liniited to the obtaining of reasonably requifed bonds,
insurance policies, or governmiental licenses, permits or approvals. Lessee shall pay to Lessor an amount equal to 115% of the costsand expenses incurred by Lessor
insuch perfnrmance upon receipt of an invoice therefor. In the event of a Breach, Lessor may, with or without further notice or demand, and without limiting Lessor
inthe exerclse of any right or remedy which Lessor may have by reason of such Breach:

DS (a_) Terminate Lessee's right.to possession of the Premises by any lawful means, in which case this Lease shall terminate and Lessee shall immediately
'sugilgossession to Lessor.. In such event Lessor shall be entitled to recover from Lessee: (i) the unpaid Rent which had been earned at the time of termination;
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(u) the warth at the titrie of award. of the amount by which the unpaid rent which would have been earfied after termination until the time of award exceeds the
amount of such rental loss that the Lessee praves could have been reasonably avoided; (jii) the worth at the time of award of the amount by which the unpaid renit for
the balance of the term after thie time of award exceeds the amount of such rental loss that the Lessee proves could be reasonably avoided;and (iv) any other amoint
necessary to compensate Lessor for all the detriment proximately caused by the Lessee's failuire. to perform its obligations under this Lease or which in the ordinary
coursé of things would be likely to result therefrom, including but not limited to the cost of recovering passession of the Premises, expenses of reletting, including
necessary renovation and alterahon of the Premises, reasonable attorneys fees,and that portion of any leasing commission paid by Lessor in connection with this'
Lease appllcable tothe unexplred term of this Lease. The worth at the time of award of the amount referred to in provision (iii) of the immediately’ preceding
sentence shall be computed by discounting such amount at the discount raté of the Federal Reserve Bank 6f the District within which the Premises. are located at the
time of award plus one pércent. Efforts by Lessor to mitigate damages caused by Lessee's Breach of this Lease shall not waive Lessoi's right to recover any damages to
which Lessor i$ otherwise entitled..If termination of this Lease is obtained through the provlsional remedy of unlawful detainer, tessor shall have the right to recover
in such proceedmg any unpald Rent and damages as are récoverable therein, or Lessor may reserve the right to recover all or any part thereofin a separate suit. If a
notice-and grace period required "under Paragraph 13.1was not previously given, a notice to pay rent or quit, or to perform or quit givento Léssee under the unlawiful
detainer statuteé shall also constitute thie notice required by Paragraph 13.1. insuch case, the applicable grace period required by Paragraph 13.1and the unlawful
detalner statute shall run concurrently, and the failure of Lessee to cure the Default within the greater of the two such grace periods shall constitute both an unlawful
detainer and a Breach of this Lease entitling Lessor to the remedies provided for in this Lease and/or by said statute.

(b} Contmue the Lease ard Lessee's right to possession and récover the Rent as it becomes due, in which event Lessee may sublet or assign, subject only
to réasonable limitations. Acts of maintenance, efforts to relet, and/or the appointment of a réceiver to protect the Lessor's interests, shall not consutute a

* termination of the Lessee's right to possession.

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

13,3 Inducement Recapture. Any agreement for free or abated rent or other charges, the cost of tenant improvements for Lessee paid for or performed by
Lessor, or for the giving or paying by Lessor to or for Lessee of any cash or other bonus, inducement or consideration for Lessee's entering}mto this Lease, all of which
concessions are hereinafter referred to as “Inducemenit Provisions”, shall be deeried conditioned upon Lessee's full and faithful performance of all of the terms;
‘covenants and conditions of this Lease. Upon Breach of this Lease by Lessee, any such Inducement Provision shall automatically be deemed deleted from this Lease
and'of no further force or effect, and.any rent, other charge, bonus, inducement or.consideration theretofore abated, given or paid by Lessor under such an
Inducement Provision shall be immediately due anid payable by Lessee to Lessor, notwithstanding any subsequent cure of said Breach by Lessee.

13.4 Late Charges Lessee hereby acknowledges that late payment by Lessee of Rent will cause Lessor to incur costs not contemplated by this Lease, the exact
amount of which will be extremely difficult to ascertain. Such costs include, but are not limited to, processing and accounting charges, and late charges which may be
lrnposed upon Lessor by any Lender. Accordingly, if any Rent shall not be received by Lessor within 5 days after such amount shall be due, thén, without any
requirement for notice to Lessee, Lessee shall immediately pay to Lessor a one-time late charge equal to 10% of each such overdue amount or $100, whichever is
greater. The parties hereby agree that such late charge represents a fair and reasonable estimate of the costs Lessor will incur by reason of such late payment,
Aecept_ance of such late charge by Lessor shall in no event constitute a waiver of Lessee's Default or Breach with respect to such overdue amount, nor prevént the
exercise of any of the other rights and remedies granted hereunder. '

13.5 Interest. Any monetary payment due Lessor héreunder, other than late charges, not received by Lessor, when due shall bear interest from the 31st day
after it was due. Theinterest ("Interest") charged shall be compited at the rate of 10% per annum but shall not exceed the maximum rate allowed by law. Interest is
payable in addition to the potential late charge provided for in Paragraph 13:4,

" 13.6 Breach by Lessor. Lessor shall not be deemed in breach of this Léase unless Lessor fails within a reasonable time to perform an obligation required to be
performed by Lessor. For purposes of this Paragraph; a réasonable time shallin no event be less than 30 days after receipt by Lessor of written notice specifying
whierein such obligation of Lessor has not been performed; provided, however, that if the nature of Lessar's obligation is such that mare than 30 days are reasonably
required for its performance, then Lessor shall not be in breach if performance is commenced within such 30 day period and thereafter diligently pursued to
completion,

4. Coridemnation. If the Premises or. any portion thereof are taken under the power of eminent domain or sald under the threat of the exercise of said power
{collectively "Condemnation"), this Lease shall terminate as to the part taken as of the date the condemning authority takes title or possession, whichever first occurs.
|f 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 Lessee's option, ta be exercised in
writing within 10 days after Lessor shall have given Lessee written notice of such taking (or in the absence of such notice, within 10 days after the condeinning
authority shall have taken possession) terminate this Lease as of the date the condemning authority takes such possession. if Lessee does not terminate this Lease in
accordance with the foregoing, this Lease shall remain in full force and effect as to the partion of the Premises remaining, except that the Base Rent shall be reduced
in proportion to the reduction in utility of the Premises caused by such Condemnation. Condemnation awards and/or payments shall be the property of Lessor,
whether such award shall be made as compensation for diminution in value of the leasehold, the value of the part taken, or for severance damages; provided,
however, that Lessee shall be entitled to any canipensation paid by the condemnor for Lessee's relocation expenses, loss of business goodwill and/or Trade Fixtures,
without regard to whether or not this Lease is terminated pursuant to the provisions of this Paragraph. All Alterations and Utility Installations made to the Premises
by Lessee, for purposes of Condemnation only, shall be considered the property of the Lessee and Lessee shall be entitled to anyand all compensation which is
payable thérefor. In the event that this Lease is not terminated by reason of the Condemnation, Lessor shall repair any damage to the Premises caused. by such
Condemnation.

15. Brokerage Fees.

15.1 Additional Commission. Lessor agrees that: (a)if Lessee or anyone affiliated with Lessee acquires from Lessor any rights to the Premises or other )
prémises owned by Léssor and located within the Project, or (b) if Lessee remains in possession of the Premises, with the consent of Lessor, after the ‘expiration of this
Lease, then Lessor shall pay Brokers.a fee in accordance with the schedule attached to such brokerage fee agreement. The provisions of this paragraph are intended
to supersede the provisions of any earlier agreement to the contrary.

15.2 Assumption of Obligations. Any buyer or transferee of Lessor's interest in this Lease shall be deemed to have assumed Lessor's obligation hereunder.
Brokers shall be third party béneficiaries of the provisions of Paragraphis 1.9, 15,22 and 31.

15.3 Representations and Indemnities of Broker Relationships. Lessee and Lessor each represent and warrant to the other that it has had no dealings with any
person, firm, broker, agent or finder {other than the Brokers and Agents, if any) in connection with this Lease, and that no one other than said named Brokers and
Agents is entitled to any commission or finder's fee in connection herewith. Lessee and Lessor do each heréby agree to indemnify, protect, defend gnd hold the other

ap es%om and against liability for compensation or charges which may be claimed by any such unnamed broker, finder or other similar par{y by reason of any
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de#iings or actions of the indemnifying Party, including any costs, expenses, attorneys' fees reasanably incurred with respect thereto.

16. Estappel Certificates.

(a) Each Party (as "Responding Party") shaII within 10 days after written notice from the other Party (the "Requesting Party") execute, acknowledge and
deliver to the Requesting Party a statement in writing in form similar to the then most current “Estoppel Certificate" form pubhshed by AIR CRE.

(b) Ifthe Responding Party shall fail to exécute or deliver the Estoppel Certificate within such 10 day period, the Requesting Party may execute an
Estoppel Certificate stating that: (i) the Lease is in full force and effect without modification except as may be represented by the Requesting Party, (ii) there are no
uncured defaults in the Requesting Party's performance, and (iii) if Lessor is the Requesting Party, not more than one month's rent has been pald in advanice.
Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppel Certificate, and the Responding Party shall be estapped from denying the
truth of the facts contained in said Certificate. In addition, Lessee acknowledges that any failure on its part to provide such an Estoppel Certificate will expose Lessor
to risks and potentially cause Lessor to' incur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertain. Accordmgly, should the
Lessee fail to execute and/or deliver a requested Estoppel Certificate in a timely fashion the ‘monthly Base Rent shall be automatically increased, without any
requirement for notice to Lessee, by an amount equal to 10% of the then existing Basé Rent or $100, whichever is greater for remainder of the Lease. The Parties
agree that such increase in Base Rent represents fair and reasonable compensation for the additional risk/costs that Lessor will incur by reason of Lessee's failure to
provide the Estoppel Certificate. Such increase in Base Rent shall in no event coristitute a.waiver of Lessee's Default or Breach with respect to the failure to provide
the Estoppel Cerhﬁcate nor prevent the exercise of any of the other rightsand remedies granted hereunder.

(c) 1IfLessor desires to finance, refinance, or sell the Premises, or any part thereof, Lessee and all Guarantors shall within 10 days after Written notice
from Lessor deliver to any potential lender or purchaser designated by Lessor suchifinancial statements as may be reasonably required by such lender or purchaser,
including but not limited to Lessee's hnanc:al statements for the past 3 years. All such financial statements shall be received by Lessor and such lender or purchaser in
confidence and shall be used only for thg purposes herein set forth.

17. Definition of Lessor. The term "Lessor" as used herein shall mean the owner or 6wners at the time in question of the feetitlé to the Premises, oy, if thisis a
sublease; of the Lessee's interest in the prior lease. In the event of a transfer of Lessor's title or interest in the Premises or this Léase, Lessor shall deliver to the
transferee or assigiiee (in cash or by credit) any unused Security Deposit held by Lessor. Upon such transfer or assignment and delivery of the Security Deposit, as
aforesaid, the prior Lessor shall be relieved of all liability with respect to the obligations and/or covenants under this Lease thereaftef to be perfarmed by the Lessor.
Subject to the foregoing, the obligations and/or covenants in this Lease to'be performed by the Lessor shall be binding only upon the Lessér as heréinabove defined.

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

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

20. Limitation on Liabllity. The obligations of Lessor under this Lease shall nat constitute personal obligations of Lessor, or its partners, members, directors, officers
or shareholders, and Lessee shall look to the Premises, and to no other assets of Lessor, for the satisfaction of any liability of Lessor with respect to this Lease, and
shall not seek recourse against Lessor's partners, members, directors, officers or shareholders, or any of their personal assets for such satisfaction.

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

22. No Prior or Other Agreements; Broker Disclaimer. This Lease contains all agreements between the Parties with respect toany matter mentioned herein, and no
other prior or contemporaneous agreement or understanding shall be effective. Lessor and Lessee each represents and warrants to the Brokers that it has made, and
is relying solely upon, its own investigation as to the nature, quality, character and financial responsibility of the other Party to this Lease and asto the use, nature,
quality and character of the Premises. Brokers have no responsibility with respect thereto or with respect to any default or breach hereof by either Party.

23. Notices.

23.1 Notice Requirements. All notices required or permitted by this Lease or applicable law shall be in writing and may be delivered in person (by hand or by
courier) or may be sent by regular, certified or registered mail or U.S. Postal Service Express Mail, with postage prepaid, or by fa¢simile transmission, or by email, and
shall be deemed sufficiently givenif served in a manner specified in this Paragraph 23. The addresses noted adjacent to a Party's signattre on this Lease shall be that
Party's address for dellvery or mailing of notices. Either Party may by written notice to the other specify a different address for notice, except that upon Lessee's
taking possession of the Premises, the Premises shall constitute Lessee's address. for notice. A copy of all natices to Lessor shall be concurrently transmitted to such
party or parties at such addresses as Lessor may from time to time hereafter designate in writing.

23.2 Date of Notice. Any notice sent by registered or certified mail, return receipt requested, shall be deemed given on the date of delivery shown on the
receipt card, or if no delivery date is'shown, the postmark thereon, If sent by regular mail the notice shall be deemed given 72 hours after the same is addressed as
required herein and mailed with postage prepaid. Notices delivered by United States Express Mail or overnight courier that guarantees nekt day delivery shall be
deemed given 24 hours after delivery of the same to the Postal Service or courier. Notices delivered by hand, or transmitted by facsimile transmission or by email
shall be deemed delivered upon actual receipt. If notice is received on a Saturday, Sunday or legal holiday, it shall be deemed received on the next business day.

23.3 Options. Notwithstanding the foregoing, in order to exercise any options, the Notice must be sent by Certified Mail (return receipt requested), Express
Mail {signature required), courier (signature required) or some other methodology that provides a receipt establishing the date the notice Wwas received by the Lessor.

24, Waivers.

{a) No waiver by Lessor of the Defauit or Breach of any term, covenant or condition hereof by Lessee, shall be deemed a waiver ofany other term,
covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any other term, covenant or condition hereaf.

(b) Theacceptance of Rent by tessor shall not be awaiver of any Default or Breach by Lessee. Any payment by Lessee may be accepted by Lessoron
account of monies 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 effect whatsoever unless specifically agreed to in writing by Lessor at or before the time of deposit of such payment.

; (c) THE PART|ES AGREE THAT THE TERMS OF THIS 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.
{d) When entering into a discussion with a real estate agent regarding a real estate transaction, a Lessor or Lessee should from the outset understand
t hpe of agency relationship or representation it has with the agent or agents in the transaction. Lessor and Lessee acknowledge being advised by the Brokers in

hig{ﬁom as follows:
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() Lessor'sAgent. A Lessor'sagént under a listing agreement with the Lessor acts as the agent for the Lessor anly. A Lessor's agent or subagent.
has the following affirmative obligations: To the Lessor: A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with the Lessor. To the Lessee and:
the Lessor: (a) Diligent exercise of reasonable skills and care in performance of the agent's duties. (b) A duty of honest and fair dealing and good faith. (c) Aduty to
disclose all facts known to the agent materially affecting the value or desirability of the property that are not known to; or within the diligent attention and
observation of, the Parties. Anagent is not obligated to reveal to either Party any confidential information obtained from the other Party which does not involve the
affirmative duties set forth above. -

(i) Lessee's Agent. Anagent can agree to actas agent for the Lessee only. In these situations, the agentis not the Lessor's agent, even if by
agreement the agent may receive compensation for services rendered, either in full orin part from the Lessor. Anagent acting only for a Lessee has the following
affirmative obllgatlons To the Lessee: A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with the Lessée, To the Lessee and the Lessor: (a)
Diligent exercise of reasonable skills and care in performance of the agent's duties. (b) A duty of honest and fair dealing and good faith. {c) A duty to disclose all facts
known to the agent matenally affecnng the value or desirability of the property that are not known to, or within the diligent attention and observation of, the Parties.
Anagent is not obligated to reveal to either Party any confidential information abtained from the other Party which ‘does not involve the affirmative duties set forth
abave.

(iii) Agent Representirig 8oth Lessor and Lessee, A real estate agent, either acting directly or through one or more associate licensees, can legally be
the agent of both the Lessor and the Lessee in a transaction, but only with the knowledge and consent of both the Lessor and the Lessee. In a dual agency situation,
the agent has the followmg affirmative obligations ta both the Lessor and the Lessee: (a) A fiduciary duty of utmost care, integrity, honesty and loyalty in the dealings
with either Lessor or the Lessee. (b) Other dunes to the Léssor and the Lessee as stated above'in subparagraphs (i) or (ii). in representing both Lessor and Lessee, the
agent may not, without the express permission of the respective Party, disclose to the other Party confidential information, including, but not limited to, facts relating
toeither Lessee's or Lessor's financial position, motivations, bargaining position, or other personal information that may impact rent, including Lessor's willingness to
accept a rent less. than the listing rent or Lessee’s willingriess to pay rent greater than the rent offered. The above duties of the agent in & real estate transaction do
not relieve a Lessar or Lessee from the respansibility to protect their own interests. Lessor and Lessee should carefully read all agreements to assure that they
adequately express their understanding of the transaction. A real estate agentis a person qualified to advise about real estate. Iflegal or tax advice is desired, consult
acompetent professional. Both Lessor and Lessee should strongly consider obtaining tax advice from a campetent professional because the federal and state tax

- consequences of a transaction can be complex and subject to change.

(b) Brokers have no résporisibility with respect to any default or breach hereof by either Party. The Parties agree that no lawsuit or other legal
proceeding involving any breach of duty; error or omission relating to this Lease may be brought against Broker more than one year after the Start Date and that the
liability (mcludmg court costs and attorneys' fees), of any Broker with respect to any such lawsuit and/or legal proceeding shall not exceed the fee received by such
Braker pursuant to this Lease; provided, however, that the foregoing limitation on each Broker's liability shall not be applicable to any gross negligence or willful
misconduct of such Broker.

{c) Lessorand Lessee agree to identify to Brokers as "Confidential” any communication or information given Brakers that is considered by such Party to
be confidential.

26. Na Right To Holdover. Lessee has no right to retain possession of the Premises or any part thereof beyond the expiration or termination of this Lease. In the
event that Lessee holds over, then the Base Rent shall be increased to 150% of the Base Rent applicable immediately preceding the expiration or termination.
Holdover Base Rentshall be calculated on monthly basis. Nothing contained herein shall be construed as consent by Lessor to any holding over by Lessee.

27. Cumulative Remedies. Noremedyor election hereunder shall be deemed exclusive but shall, wheréver possible, be cumulative with all other remedies at law or
in equity.

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

2'9.: Binding Effect; Choice of Law. This Lease shall be binding upon the Parﬁgs, their personal representatives, successors and assigns and be governed by the laws
of the State in which the Premises are located. Any litigation between the Parties hereto concerning this Lease shall be initiated in the county in which the Premises
are located. Signatures to this Lease accomplished by means of electronic signature ar similar technology shall be legal and binding.

30, Subordination; Attornment; Non-Disturbance.

30.1 Subordination. This Lease and any Option granted hereby shall bé subject and subordinate to any ground lease, mortgage, deed of trust, or other
hypothecation or security device (collectively, "Security Device"), now or hereafter placed upon the Premises, to any and all advances made on the security thereof,
and to all renewals, modifications, and extensions thereof.

30.2 Attorament. In the event that Lessor transfers title to the Premises, or the Premises are acquired by another upon the foreclosure or termination of a
Security Device to ‘which this Lease is subordinated (i) Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3, attorn to such new owner.

30.3 Non-Disturbance. With respect to Security Devices entered into by Lessor after the execution of this Lease, Lessee's subordination of this Lease shall be
subject to receiving a commerclally reasonable non-disturbance agreement (2 "Non-Disturbance Agreement") from the Lender which Non-Disturbance Agreement
provides that Lessee's possession of the Premises, and this Lease, including any options to extend the term hereof, will not be disturbed so long as Lessee isnot in
Breach hereof and attorns to the record owner of the Premises.

30.4 Self-Executing. The agreements contained in this Paragraph 30 shall be effective without the execution of any further documents; provided, however, that,
upon written request from Lessor or a Lender in connection with a sale, financing or refinancing of the Premises, Lessee and Lessor shall execute such further writings
as may be reasonably required to separately documentany subordination, attornment and/or Non-Disturbance Agreement provided for herein.

31. Attorneys' Fees. Ifany Party or Broker brings an action or proceeding involving the Premises whether founded in tort, contract or equity, or to declare rights
hereunder, the Prevailing Party (as hereafter defined) inany such proceeding, action, or appeal thereon, shall be entitled to reasonable attorneys' fees. Such fees may
be awarded in the same suit or recovered in a separate suit, whether or not such action or proceeding is pursued to decision or judgment. The term, "Prevaihng
Party" shall include, without limitation, a Party or Broker who substantially obtains or defeats the relief sought, as the case may be, whether by compromise,
settleinent, judgment; or the abandonment by the ather Party or Broker of its claim or defense. in addition, Lessor shall be entitled to attorneys" fees, costsand
expenses incurred in the preparation and service of notices of Default and consultations in connection therewith, whether or not alegal action is subsequently
omﬁﬁdrzﬂ in connection with such Default or resulting Breach ($200 is'a reasanable minimum per occurrence for such services and consultation).
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32. Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premises at any time, in the case of an emergency, and
ertwise at reasonable times: after reasonable prior notice for the purpose of showing the same to prospective purchasers, lenders, or tenants, and making such
alterations, repairs, improvements or additions to the Premises as Lessor may deem necessary or desirable and the erecting, using and maintaining of utilities,
services, pipes and conduits through the Premises and/or other premises as long as there is no material adverse effect on Lessee’s use of the Premises. All such
activities shall be without abatement of rent or liability to Lessee.

33, Auctions: Lessee shall not conduct, nor permit to be conducted, any auction upon the Premises without Lessor's prior written consent: 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" and/or "For Lease" signs at any time. Lessee shall not place any sign upon the Project without
Lessor's prior written consent. All signs must comply with all Applicable Requirements.

35. Termination; Merger. Unless specifically stated otherwise in writing by Lessar, the voluntary or other surrender of this Lease by Lessee, the mutual termination
or cancellation hereof, or a termination hereof by Lessor for Breach by Lessee, shall automatically terminate any sublease or lesser estate in the Premises; provided,
however, that Lessor may electto continue any one or all existing subtenancies. Lessor's failure within 10 days following any such eventto elect to the contrary by
Wwritten natice to the holder of any siich lesser interest, shall constitute Lessor's election to have such event constitute the termination of such interest.

36. Consents. All requests forconsent shall be in writing. Except as otherwise provided herein, wherever in this Lease the consent of a Party is required to an act by
or for the other Paity, such consent shall not be unreasonably withheld ordelayed. Lessor's actual reasonable costs and expenses (including but not limited to
architects', attorneys', engineers' and other consultants' fees) incurred in the consideration of, or résponse to, a request by Lessee for any Lessor consent, including
butnot limited to consénts to an assignment, a subleétting or the presence or. use of a Hazardous Substance, shall be paid by Lessee upon receipt of an invoice and
supporting documentation therefor.

37. Guarantor. The Guarantors, if any, shall each execute a guaranty in the form mast recently published by AIR CRE.

38, . Quiet Possession. Subject to payment by Lessee of the Rent and performance of all qf the covenants, conditions and provisions on Lessee's part to be observed
nd performed under this Lease, Lessee shall have quiet possession and quiet enjoyment of the Premises during the term hereof.

39; Security Measures. Lessee hereby acknowledges that the Rent payable to Lessor hereunder does not include the cost of guard service or other seturity
measures, and that Lessor shall have no obligation whatsoéver to provide same. Lessee assumes all responsibility for the protection of the Premises, Lessee, its
agents and invitées and their property from the acts of third parties.

40. Reservations; Lessor reserves theright: (i) to grant, without the consent or joinder of Lessee, such easements, rights and dedications that Lessor deems
necessary, (ii) to cause the recordation of parcel maps and restrictions, and (iii) to create and/or install néw utility raceways, so long as such easements, rights,
dedications, maps, restrictions, and utility raceways do not unreasonably interfere with the use of the Premises by Lessee. Lessee agrees to sign any documents
reasonably requested by Lessor to effectuate such rights.

41, Authority; Multiple Parties; Execution.

(a) If either Party hereto is 2 corporation, trust, limited liability company, partnership, or similar entity, each individual executing this Lease on behalf of
such entity represénts and warrants that he or she is duly authorized to execute and deliver this Lease on its behalf. Each Party shall, within 30 days after request,
deliver to the other Party satisfactory evidence of such authority.

(b) Ifthis Lease is executed by more than one person or entity as "Lessee", each such person or entity shall be jointly and severally liable hereunder. itis
agreed that any one of the named Lessees shall be empowered to execute any amendment to this Lease, or otherdocument ancillary thereto and bind all of the
named Lessees, and Lessor may.rely on the same asiif all of the named Lessees had executed such document.

(c) Thislease maybe executed by the Partiesin counterparts, each of which shall be deemed an original and all of which together shall constitute one
and the same instrument:

42. Conflict: Any conflict between the printed provisions of this Lease andthe typewritten or handwritten provisions shall be controlled by the typewritten or
handwritten provisions.

43, Offer. Prebar_aﬁ'o_n of this Lease by either party or their agent and submission of same to the other Party shall not be deemed an offer to lease to the other
Party. This Lease is notintended to be binding until executed and delivered by all Parties hereto.

44. Amendments. This Lease may be modified only in writing, signed hy the Parties in interest at the time of the madification.

45.  Accessibllity; Americans with Disabilities Act.
(a) The Premises:

have not undérgone an inspection by a Certified Access Specialist (CASp). Note: A Certified Access Specialist (CASp) can inspect the subject premises and
determine whether the subject premises comply with all of the applicable construction-related accessibility standards under state law. Although state law does not
require a CAsplnspection of thé subject premises, the commercial property owner or lessor may not prohibit the lessee or tenant from obtaining a CASp inspection of
the subject premises for the occupanicy or potential occupancy of the lessee or tenant, if requested by the lessee or tenant. The parties shall mutually agree on the
arrangements for the time and manner of the CASp inspection, the payment of the fee for the CASp inspection, and the cost of making any repairs necessary to
correct violatioris of construction-related accessibility standards within the premises.

: have undergone an inspection by a Certified Access Specialist (CASp) and it was determined that the Premises met all applicable construction-related accessibility
standards pursuant to California Civil Code §55.51 et seq. Lessee acknowledges that it received a copy of the inspection report at least 48 hours prior to executing this
Lease and agrees to keep such report confidential.

have underéone aninspection by a Certified Access Specialist (CASp) and it was determined that the Premises did not meet all applicable construction-related
accessibility standards pursuant to California Civil Code §55.51 et seq. Lessee acknowledges that it received a copy of the inspection report at least 48 hours prior to
executing this Lease and agrees to keep such report confidential except as necessary to complete repairs and corrections of violations of construction related

sibility standards.
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In the event that the Premises have been issued an inspection report by a CASp the Lessor shall provide a copy of the disability access inspection certificate to Lessae
within 7 days of the execution of this Lease.

{b) Since compliance with the Americans with Disabilities Act (ADA) and otherstate and local accessibility statutes are dependent upon Lessee's specific
use of the Premises, Lessor makes no Warranty or representation as to whether or not the Premises comply with ADA or any similar legislation. In the event that
Lessee's use of the Premises requires madifications or additions to the Premisés in arder ta be in compliance with ADA or other accessibility statutes, Lessee agrees ta
make ariy such necessary modifications and/for additions at Lessee's expense.

LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND BY THE EXECUTION QF THIS
LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY AGREE THAT, AT THE TIME TRIS LEASE IS EXECUT ED, THE TERMS OF
THIS LEASE ARE COMMERCIALLY REASONABLE AND EFFECTUATE THE INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT TO THE PREMISES.

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY AIR CRE OR BY ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX
CONSEQUENCES OF THIS LEASE DR THE TRANSACTION TO WHICH IT RELATES, THE PARTIES ARE URGED TO:

1, SEEKADVICE QF 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 STRUCTURALINTEGRITY, THE CONDITION OF THE ROOF
AND OPERATING SYSTEMS, COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT AND "THE SUITABILITY OF THE PREMISES FOR LESSEE'S (NTENDED USE.

WARNING' IF THE PREMISES ARE LOCATED IN A STATE OTHER THAN CAUFORNIA, 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 hereta hava executed this Lease at the place and on the dates specified above their respective slgnatures

Executed at: Long Beach
On: 4/24/2023 7/
By LESSOR By LESSEE:

Lr=apdiusiga bR e scue Missing City of lopng Beach, a Munioipal

orporatio
By: | :
Name Printed - J €T T~ Levine By: ﬂﬁfnﬂlw \j‘v/w
Title:Executive Director Name Printed: 210/ P4 €, FTATvm
Phane: - Title: Ass- ¢u T4 MmAVBGER
Fax: Phone: i
i ) Fax:
el fx ——  EXECUTED PURSUANT
B : [ TO SECTION 301 OF
Name Printed: ) By: THE C’TY CHARTER.
Title: ; ) Name Printed: _ )
Phone: . Title:
Fax: __ Phone: —
Emalli Fax: ) )
Emall: APPROVED AS TO FORM
Address:
Federal 1D No.: : Address:
Federal ID No.: .

BROKER BROKER

Coldwall Ba hker Commercizl Blai: Lee & Asscciates
Attn: __Ge ';rrz,, 0. Bustamanie Atn: _J=ff Coburn / Garraet Massara
Title: _Princinal Title: _Princimal
Address: _333 %W. Brdadway, Suits 412, Lona Address: _ 5000
Beach, CA- 90202 Beach, CF
Phone: _114-556-7017 Phane: 342
Fax: _ Fax:
Email: _abustamentadchoblialr com Emall: _dcoburndlsalialb.com
Federal ID No.: __. Federal ID No.:
Broker DRE License #: 0 1330385 Broker DRE License #:
Agent DRE License #: 01484265 Agent DRE License #: 71

DS
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. EXHIBIT “A”

70Z W. Anaheim, Long Beach
Al measurements are estimated. Buyerto verify all information provided.
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AIRCRE

conlracis

DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIP
{Asrequired by the Civil Code)
When you enter into a discussion with a redl estate agent regarding a real estate transaction, you should from the outset understand what type of agency relationship
or representation you wish to have with the agent in the transaction.
SELLER'S AGENT ,

ASeller's agent under alisting agreement with the Seller acts as the agent for the Seller only, ASeller's agentor a subagent of that agent has the following affirmative
obligations:
Yo the Seller: A fiduciary duty of utmost care, integrity, honesty and loyalty in dealings with the Seller.
To the Buyer and the Seller:

{a) Diligent exercise of reasonable skill and care in performance of the agent’s duties.

{b) Aduty of honest and fair dealing and goed faith.
{c) Aduty todisclose all facts known to the agent materially affecting the value or desirability of the praperty that are not known to, or within the diligent attentian
and abservation of, the parties, _ )

An agent Is not obligated to reveal to either party any confidential information obtained from the other party that does not invalve the affirmative duties set
forthabove,

BUYER'S AGENT'

ABuyer's agent can, witha Buyer's consent, agree to act as agent for the Buyer only. In these situations, the agent is not the Seller's agent, even if by agreement the
-agent may recéive compensatmn for services rendered, either in full or in part from the Seller. Anagent acting only for a Buyer has the following affirmative
obligations:
Tothe Buyer: A fiduciary duty of utmost care, integrity, honesty and toyalty in dealings with the Buyer.
To the Buyer and the Seller:

{a) Diligent exercise of reasonable skill and care in performance of the agent's duties.

{b) Aduty of honest and fair dealing and good faith.

{© Adutyto dlsclose all facts known to the 2gent materially affecting the value or desirability of the property that are not known to, ar within the diligent
attention and observation of, the parties.
Anagent is not obligated to reveal to either party any confidential information abtainéd from the other party that does nat involve the affirmative duties set forth
above.

AGENT REPRESENTING BOTH SELLER AND BUYER

Areal estate agent, either acting directly or through one or more salesperson and broker assaciates, can legally be the agent of both the Seller and the Buyer in a
transaction, but only with the knowladge and consent of both the Seller and the Buyer.
In a dual agency situation, the agent has the following affirmative obligations to both the Seller and the Buyer:

{a) A fduclary duty of utmast care, integrity, honesty and lovalty in the dealings with either the Seller or the Buyer.

{b) Other duties to thé Seller and the Buyer as stated above in their respective sections.
In‘representing hoth Seller and Buyer, a dual agent may not, without the express permission of the respective party, disclose to the other party confidential
information, including, but not limited to, facts relating to either the Buyer's or Seller's financial position, motivations, bargaining pasition, ar other personal
informafion that may impact price, including the Seller's willingness to accept a price less than the listing price or the Buyer's willingness to pay a price greater than
the price offered.

SELLER AND BUYER RESPONSIBIUTIES

Either the purchase agreement or aseparate document will contain a confirmatian of which agent s representing you and whether that agent is representing you
exclusively in the transaction or acting as a dual agent. Please pay attention to that canfirmatian to make sure it accurately reflects your understanding of your agent's
rale. The abave duties of the agent in areal estate transaction da not relieve a Seller or Buyer from the responsibility to protect his or her own interasts. You should
carefully read all agreements to assure that they adequately express your understanding of the transaction. Areal estate agentis a person qualified to advise about
real estate. If legal or tax advice is desired, cansult a competent professional. If you are a Buyer, you have the duty to exercise reasonable care to protect yourself,
including as to those facts about the property which are known to you or within your diligent attention and observation. Both Sellers and Buyers should strongly
consider obtaining tax advice from a competent professional because the federal and state tax consequences of a trensaction can be complex and subject to change.
Throughout your real property transaction you may receive more than one disclasure form; depending upon the number of agents assisting In the transaction. The
law requires each agent with whom you have more than 3 casual relationship to present you with this disclosure form. You should read its contents each time itis
presented to you, considering the relationship between youand the real estate agent in your specific transaction, This disclosure form includes the provisions of
Sections 2079.13 to 2079.24, incluslve, of the Civil Cade set forth on page 2. Read it carefully. 1/\WE ACKNOWLEDGE RECEIPT OF A COPY OF THIS DISCLOSURE AND
THE PORTIONS OF THE CIVIL CODE PRINTED ON THE BACK (OR A SEPARATE PAGE).

Buyer Seller tessor M Lessee A"’W{W j i j“’h’m Date: / Z}
| Lessee: Cily of Long Beach, a Municipal Corporation EXECUIED PURSUANT
Buyer Seller Lessor Lessee To SECTION 301 OF ‘Date:
THE CITY CHARTER.

Agent: _Lee & Asscclates Commercial Beal Estate Sexvices Inc. - South Bay dba Les g
Associates Los Angeles - Long Beach, Inc  DRELc#: 01063854 o
Real Estate Broker (Firm) ’

S t 2 | .
N Aplf Coburn / Garrett Massaro DRELc.#: _012U316% © 01771471  Date:
ﬁé{' APPROVED AS TO FORM
INITIALS INITIALS ke B
© 2019 AIR CRE. Al Rights Reserved. DAWN “Sf( 119 PM
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{Salesperson or Braker-Assoclate)

THIS FORM HAS BEEN PREPARED BY AIR CRE. NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR ADEQUACY OF THIS FORM FOR ANY SPEC!FIC
TRANSACTION. PLEASE SEEK LEGAL COUNSEL AS TO THE APPROPRIATENESS OF THIS FORM.
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‘ DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIP
CIVIL CODE SECTIONS 2079.13 THROUGH 2079.24(2079.16 APPEARS ON THE FRONT)

2079.13. As used in Sections 2079.7 and 2079.14 to 2079.24, inclusive, the following terms. have the following meanings:

(&) "Agent” means a parson acting under provisions of Title 9 (commencing with Section 2295)in a real property transaction, and includes a. person who i licensed as
a real estate broker under Chapter 3 (commencing with Section 10130) of Pait 1 of Division 4 of the Business and Professnons Code, and under whose Ilcense alisting
is‘executed or an offer to purchase is obtained. The agent in the real property transaction bears responsibility for that agent's salespersons or broker associates who
perform. as agents of the agent. When a'salesperson or broker associate owes a duty to any principal, or to any buyer or seller who is not a priticipal, in a real property
transaction, that duty is equivalent to the duty owed to that party by the broker for whom the salesperson or broker associaté functions. (b) “Buyer” means a
transferee in a real property transaction, and includes a person who executes an offer to purchase real property from a seller ‘through an agent, or who seeks the
services of an agent in more than a casual, transitory, or preliminary manner, with the object of entering into a real property transaction. “Buyer” includes vendee or -
lessee of real property. (c) “Commercial real property” means all real groperty in-the state, except (1) single-family residential real propei'ty, '(2) dwelling units made
subject to Chapter 2 (commeéncing W|th Section 1940} of Title 5, (3) a mobile home, as defined in Section 798.3, {4) vacant land, or (5) a recreational vehicle, as
defined in Section 799.29. {d) “Dual agent” means an agent acting, either directly or ‘through a salesperson or broker associate, as agent for both the seller and the
buyerin.a real property transaction. (e) “Listing agreement” means a written contract bétween a seller of real property and'an agent, by which the agent has been
authorized to sell thereal property or to find or obtain a buyer, including rendering other services for which a real estate license is required to the seller pursuant to
the terms of the agreement. (f) “Seller's agent” means a person who has obtained a listing of real property to act as an agent for compensation. (g) “Listing price” is
the amount expressed in dollars specified in the listing for which the seller iis willing to sell the real property through the seller's agent. (h) “Offering price” is'the
amount expressed in dollars specified in an offer to purchase for which the buyer is willing to buy the real property. (i) "Offer to purchase” means a written contract
exectited by a buyer acting through a buyjer's agent that becomes the contract for the sale of the real property upon acceptance by the seller. (j) “Real property”
means any estate specified by subdivision (1) ar (2) of Section 761 in property, and includes (1) smgle-famlly residential property, (2) multi-unit residential property
with more than four dwelling units, {3) commercial real praperty, (4) vacant land, (5) a ground leasé coupled with improvemets, or (6) a manufactured home as
defined in Section 18007 of the Health and Safety Code, of a mobile home as defiried in Section 18008 of the Health and Safety Code, when offered for sale or sold
through an agerit pursuant to the authority contained in Section 10131.6 of the Business and Professions Code. (k) "Real property transaction” means a transaction for
the sale of real property in which an-agent is retained by a buyer, seller, or both a buyer and seller to act: in that transaction, and includes a listing or an offer to
purchase. (1) “Sell” “sale,” or “sold” refers to a transaction for the transfer of real property from the selfler to the buyer and includes exchanges of real property
between the seller and buyer, transactions for the creation of a real property sales contract within the meaning of Section 2985, and transactions for the creation ofa
leasehold exceeding one year's duration. {m) “Seller” means the transferor in areal property ‘transaction and includes an owner who lists real property with an agent,
whether or not a transfer results, or wha receives an offer to purchase real property of which he or she is the. owner from an agent on behalf of another. “Seller”
lncludes both avendor and a lessor of real property. {n) “Buyer's agent” means an agent who represents a buyer in a real property transaction.

2079.14. A seller's agent and buyer's agent shall provide the seller and buyer in a real property transaction with a copy of the disclosure form specified in Section
2079.16, and shall obtain a signed acknowledgment of receipt from that seller and buyer, except as provided in Section 2079.15, as follows: (a) The seller's agent, if
aniy, shall provide the disclosure form to the seller prior to entering into the listing agreement. {b) The buyer's agent shall provide the disclosure form to the buyer as
soon as practicable bri_or to execution of the buyer's offer to purchase. If the offer to purchase is not prepared by the buyer's agent, the buyer's agent shall present the
disclbsure form to the buyer notlater than the next business day after receiving the offer to purchase from the buyer.

2079.15. In any circumstance in which the seller or buyer refuses to sign an acknowledgment of receipt pursuant to Section 2079.14, the agent shall set forth, sign,
anddate a wrltten declaratlon of the facts of the refusal.

2079.16 Reproduced on Page 1 of this AD form.

2079.17(a) As soan as practicable, the buyer's agent shall disclose to the buyer and seller whether the agent is acting in the real property transaction as the buyer's
agent, or as a dual agent represeriting both the buyer and the seller. This relationship shall be confirmed in the: contract to purchase and sell real property or in a
separate wiiting executed or acknowledged by the seller, the buyer, and the buyer's agent prior to or coincident with execution of that contract by the buyer and the
seller, respectively. (b) As soon as practicable, the seller's agent shall disclose to the seller whether the seller's agent is acting in the real property transaction as the
seller's agent, or.as a.dual agent representing both the buyer and seller. This relatianship shall be confirmed in the contract to purchase and sell real praperty or.in a
separate. wi‘i'ting ekecuted or acknowledged by the seller and the seller's agent prior to or coincident with the execution of that contract by the seller.

(C) CONFIRMATION: The following agency relationships are confirmed for this transaction.

Seller's Brokerage Firm DO NOT-COMPLETE, SAMPLE ONLY License Number

Is the broker of (ch_eg!ggne) o | the seller; or O bo@h th_e buyer and seller. (dual agent)

Seller's Agent DO NOT.COMPLETE. SAMPLE ONLY License Number

Is-(check one): O the Seller's Agent. (sal sperson ar broker assocxate) or [1 both the Buyer's Agent and the Seller's Agent. (dual agent)
Buyer's Brokerage Firm DO NOT. COMPLETE, SAMPLE ONLY. License Number

Is the broker of (check one): ‘El the buyer or [ both the buyer and seller. (dual agent)

Buyer's Agent DO'NOT:COMPLETE, SAMPLEONLY License Number

Is (check one): O the Buyer's Agent. (salesperson or broker associate); or O both the Buyer's Agent and the Seller's Agent. (dual agent)

(d) The disclosures.and confirmation required by this section shall be in addition to the disclosure required by Section 2079.14. An agent's duty to provide disclosure
and confi rmation.of representation in this section may be performed by a real estate salesperson or broker associate affiliated with that broker.

2079.18 (Repealed pursuant to AB- 1289 2017-18 California Legislative sessxon)

2079.19 The payment of compensation or the obligation to pay compensation to an agent by the seller or buyer is not necessarily determinative of a particular agency
relationship between an agent and the seller or buyer. A listing agent and a selling agent may agree to share any compensation or.commission paid, or any right to any
compenisation.or commission for which an obligation arises as the result of a real estate tranisaction, and the terms of any such agreement shall not ncessarily be
determinative of a particular relationship. '

20 Nothing in this article prevents an agent from selecting, as a condition of the agent's employment, a specific form of agency relationship not specifically
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prohibited by this article if the requirements of Section 2079.14 and Section 2079.17 are complied with.
207921 (a) Adual agent may not, without the express permission of the seller, disclose to the buyer any confidential information obtained from the seller. (b) A dual

“agerit may-not, without the express permission of the buyer, disclose to the seller any confidential information obtained from the buyer. () “Canfidential information”
‘means facts relating to the client's financial position, motivations, bargaining position, or other personal information that may impact price, such as the seller is willing

to agcept a price less than the listing price or the buyer is willing to pay a price greater than the price offered. (d) This section does not alter in any way the duty or
respon5|b|||ty of adual agentto any principal with respect to conﬁdennal information other than price.

2079.22 Nothing in this article precludes a seller's agent from also being a buyer's agent. If a seller or buyer in a transaction chooses to not be represented by an
agent, that does not, of itself, make that agent a dual agent.

2079,23 (a) A contract between the principal and agent may be modified or altered to change the agency relationship at any nme before the performance of the act
whichiis the object: ofthe agency with the written consent of the parties to the agency relationship. (b) A lenderor an auction.company retained by alender to
control aspects of a transaction of real property subject to this part, includlng validating the sales price, shall not require, as a condition of receiving; the lender's
approva| of the transaction, the homeowneér or listing agent to defend or indemnify the lender or auction company from any liability alleged to result. from the actions
of the iender or auction company. Any clause, provision, covenant, or agreement purporting to impose an obligation to defend or mdemnify alender or an auction
company in vuolation of this subdivision is against public policy, void, and unenforceable.

2079.24 Nothing in this article shall be construed to either diminish the duty of disclosure owed buyers and sellers by agents and their associate licensees, sibagents,
and employees or to relieve agents and their associate licensees, subagents, and employees from liability for their conduct in connection with acts governed by this
article or for any breach of a fiduciary duty ora duty of disclosure.
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