
33971
AIR COMMERCIAL REAL ESTATE ASSOCIATION

STANDARD INDUSTRIAUCOMMERCIAL
MULTI-TENANT LEASE - GROSS

1. Basic Provisions ("Basic Provisions").

1.1 Parties: This Lease ("Lease"), dated for reference purposes only :..;A:..:u:...;g"-'u:;cs=-t-=-----=1c.::9...!.,---C2::...:..O-=1c.::5_
is made by and between 600 W. 15th Street, LLC

("Lessor")

and City of Long Beach, a municipal corporation

("Lessee"), (collectively the "Parties", or individually a "Party").

1.2(a) Premises: That certain portion of the Project (as defined below), including all improvements therein or to be provided by Lessor

under the terms of this Lease, com monly known by the street address of 6 ° ° W 15 t h St r e e t , Sui t e C
located in the City of Long Beach , County of .:::L:..::o:..:s::......:A:...:n:..:..;2g..::e:..:l:...:e::..:s==---- _
State of California ,with zip code 90813 ,as outlined on Exhibit attached
hereto ("Premises") and generally described as (describe briefly the nature of the Premises): Approxima te 1 y 19, 012 SF of
industrial space, with an approximate 7,125 SF private yard, on a larger piece of land,
part of a larger 36,252 SF freestanding building.
In addition to Lessee's rights to use and occupy the Premises as hereinafter specified, Lessee shall have non-exclusive rights to any utility raceways of

the building containing the Premises ("Bulldlng")and to the Common Areas (as defined in Paragraph 2.7 below), but shall not have any rights to the
roof, or exterior walls of the Building or to any other buildings in the Project. The Premises, the Building, the Common Areas, the land upon which they

are located, along with all other buildings and improvements thereon, are herein collectively referred to as the "ProJect." (See also Paragraph 2)

1.2(b) Parking: 12 unreserved vehicle parking spaces. (See also Paragraph 2.6)

1.3 Term: 5 years and 5 months ("Original Term") commencing September 1, 2015
("Commencement Date") and ending January 31, 2021 ("Expiration Date"). (See also Paragraph 3)

1.4 Early Possession: If the Premises are available Lessee may have non-exclusive possession of the Premises commencing

("Early Possession Date"). (See also Paragraphs 3.2 and 3.3)

1.5 Base Rent: $ 11, 787 . 44 per month ("Base Rent"), payable on the .:1:..::s::...;t=-- _
day of each month commencing September 1, 2°15 . (See also Paragraph 4)

It] If this box is checked, there are provisions in this Lease for the Base Rent to be adjusted. See Paragraph 5 °..:....:..---;----:----::----;:-
1.6 Lessee's Share of Common Area Operating Expenses: fifty two point four four percent (

52 . 44 %) ("Lessee's Share").

In the event that the size of the Premises and/or the Project are modified during the term of this Lease, Lessor shall recalculate Lessee's Share to
reflect such modification.

1.7 Base Rent and Other Monies Paid Upon Execution:

(a) Base Rent: $ 11,787.44 for the period .::.1.::.1:..../.::.1:..../.::.1.:::5_---=:;1.::.1:..../.:::3.:::0:..../.::.1.:::5 _

(b) Common Area Operating Expenses: $ N 1A for the period .:..:N..:.../..:..A~ _

(c) Security Deposit: $ ° .00 ("Security Deposit"). (See also Paragraph 5)
(d) Other: $ for _

(e) Total Due Upon Execution of this Lease: $ -=1-=1'-",_7--'8=-7......:...-=-4-=-4 _
1.8 Agreed Use: General Office and Evidence Storage for the Long Beach Police

Department

. (See also Paragraph 6)
1.9 Insuring Party. Lessor is the "Insuring Party". (See also Paragraph 8)
1.10 Real Estate Brokers: (See also Paragraph 15 and 25)

(a) Representation: The following real estate brokers (the "Brokers") and brokerage relationships exist in this transaction (check
applicable boxes):

B'-::===============================rFEeljl~>F4re*8lee>RRttli8Hb:EeItl8i&8e9lrHe~l{\c;s""IYI88l'1i'l'ge~lyy(!!iHL~eIM6>E6;E9"'r'~6..iiilr:e9okk9l9rr!!H~);

B'-::==============================::-rFEeljl~>F4re*slee>RRttli8Hb:EeItl8i&8e9le_el{l{4s;llIYIH8wi'.-'E'ellJl)r' ((!"~l~e~6654eiHiet!l'&irS8.f4r9~k~eIFF"~)I;-;Bfer

It] Lee & Associates Commercial Real Estate Services, Inc. - South Bay dba Lee & Associates
Los Angeles - Long Beach, Inc.
represents both Lessor and Lessee ("Dual Agency").

(b) Payment to Brokers: Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the Brokers the brokerage

fee agreed to in a separate written agreement (or if there is no such agreement, the sum of or 6 % of the total Base

Rent) for the brokerage services rendered by the Brokers. In the event OM or more OptionB to Extend the term of the leaee are exerciBed by Leeeee,Leeser

shall pay broker the Bum of: 37. of the total baBe rent for Option yeare 6 - 10 and 2% of the total baee rent for optionB yearB 11- 30. for the brokerage eervicee

rendered.

1.11 c.waraAlor. The e~li"ati9R8 Elf the be88ge YRElerthi8 bease are te ~e "YareRteeEl ~y

("COwaraAter"). (See al8e r;zare"re~h 37)

, .
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33971

AIR COMMERCIAL REAL ESTATE ASSOCIATION

STANDARD INDUSTRIAUCOMMERCIAL

MULTI - TENANT LEASE - GROSS

1. Basic Provisions ( "Basic Provisions "). 

1. 1 Parties: This Lease ( "Lease "), dated for reference purposes only August 19, 2015

is made by and between 600 W. 15th Street, LLC

Lessor ") 

and City of Long Beach, a municipal corporation

Lessee "), (collectively the " Parties ", or individually a " Party"). 
1. 2(a) Premises: That certain portion of the Project ( as defined below), including all improvements therein or to be provided by Lessor

under the terms of this Lease, commonly known by the street address of 600 W 15th Street, Suite C

located in the City of Long Beach , County of Los Angeles , 
State of California , with zip code 9 0 813 , as outlined on Exhibit attached

hereto ( "Premises ") and generally described as (describe briefly the nature of the Premises): Approximately 19, 012 SF of
industrial space, with an approximate 7, 125 SF private yard, on a larger piece of land, 

part of a larger 36, 252 SF freestanding building. 
In addition to Lessee's rights to use and occupy the Premises as hereinafter specified, Lessee shall have non - exclusive rights to any utility raceways of
the building containing the Premises ( "Building " )and to the Common Areas ( as defined in Paragraph 2. 7 below), but shall not have any rights to the
roof, or exterior walls of the Building or to any other buildings in the Project. The Premises, the Building, the Common Areas, the land upon which they
are located, along with all other buildings and improvements thereon, are herein collectively referred to as the "Project." ( See also Paragraph 2) 

1. 2( b) Parking: 12 unreserved vehicle parking spaces . ( See also Paragraph 2.6) 

1. 3 Term: 5 years and 5 months ( "Original Term ") commencing September 1, 2015

Commencement Date ") and ending January 31, 2021 ( " Expiration Date "). ( See also Paragraph 3) 

1. 4 Early Possession: If the Premises are available Lessee may have non - exclusive possession of the Premises commencing

Early Possession Date "). ( See also Paragraphs 3. 2 and 3. 3) 

1. 5 Base Rent: $ 11, 7 8 7 . 4 4 per month ( "Base Rent "), payable on the 1 s t

day of each month commencing September 1, 2015 . ( See also Paragraph 4) 

0 If this box is checked, there are provisions in this Lease for the Base Rent to be adjusted. See Paragraph 5 0
1. 6 Lessee' s Share of Common Area Operating Expenses: fifty two point four four percent

52. 44 %) ( " Lessee' s Share "). 

In the event that the size of the Premises and/or the Project are modified during the term of this Lease, Lessor shall recalculate Lessee's Share to
reflect such modification. 

1. 7 Base Rent and Other Monies Paid Upon Execution: 

a) Base Rent: $ 11, 7 8 7 . 4 4 for the period 11/ l/ 15 - 11/ 30/ 15

b) Common Area Operating Expenses: $ N/ A for the period N/ A

c) Security Deposit: $ 0. 0 0 ( " Security Deposit "). (See also Paragraph 5) 

d) Other: $ for

e) Total Due Upon Execution of this Lease: $ 11, 7 8 7 . 4 4

1. 8 Agreed Use: General Office and Evidence Storaqe for the Lonq Beach Police

Department

See also Paragraph 6) 

1. 9 Insuring Party. Lessor is the " Insuring Party". ( See also Paragraph 8) 

1. 10 Real Estate Brokers: ( See also Paragraph 15 and 25) 

a) Representation: The following real estate brokers (the " Brokers ") and brokerage relationships exist in this transaction (check

applicable boxes): 

Wok"). 

Lessee's " . 

D Lee & Associates Commercial Real Estate Services, Inc. - South Bay dba Lee & Associates

Los Angeles - Long Beach, Inc. 

represents both Lessor and Lessee ( "Dual Agency "). 

b) Payment to Brokers: Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the Brokers the brokerage
fee agreed to in a separate written agreement (or if there is no such agreement, the sum of or 6 % of the total Base

Rent) for the brokerage services rendered by the Brokers. In the event one or more Optione to Extend the term of the lease are exercised by Le55ee, Le55or

Shall pay broker the Sum of 3% of the total base rent for Option years 6 - 10 and 2% of the total base rent for optione years 11 - 30, for the brokerage 5ervice5

rendered. 

arle 9-a- be guaFaRtftd-by

See also ParaqFaph
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1.12 Attachments. Attached hereto are the following, all of which constitute a part of this Lease:

o an Addendum consisting of Paragraphs 50 through .,::5-=2:....- _
o a site plan depicting the Premises; Exhibit A
o a site plan depicting the Project;
o a current set of the Rules and Regulations for the Project;
o a current set of the Rules and Regulations adopted by the owners' association;
o a Work Letter;
o other (specify): _

2. Premises.

2.1 Letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, at the rental, and
upon all of the terms, covenants and conditions set forth in this Lease. Wl:lile tl:le allll!'elliFl'late SEllla!'e fe9lage 9f tl:le j;!r:eFl'lisesFl'lay I:lave beeR lIsed iR
tl:le Fl'laFketiRg9f tl:le j;!r:eFl'lisesfer 1l1lFJ)asesat GeFl'lllaris9R, tl:le Sase ReRt stated l:ler:eiRis ~IOr lied t9 sEillar:e fa9lage aRd is R9t sllbjest tElac:ljllstFl'leRt

sl:l9111dtl:le aetllal size be deteFFl'liRed ta be dlffereRt. NOris 1.811e8 is all','i8811 '8 'f8rlfy 'III as'yal li~I prl8r '8 811ellYtiAg '11111.8ale. The
meaeurernerrt of the rentable area of the building hae beencomputed In accordance with the American National Standard of mea5uring floor area in Building5of the

BuildingOWMr5and Manager5 Aeeoclatlon International (ANSI 265.1-1980 reaffirmed 1996). The rentable 5quare footage of the Premi5e5hae beenconfirmed by
both Le550rand Le55eeand le 5tated in Paragraph 1.2.

2.2 Condition. Lessor shall deliver that portion of the Premises contained within the Building ("Unit") to Lessee broom clean and free
of debris on the Commencement Date 9r the Iiarly j;!9ssessieR gate, '''I:lilll:le'/er first essllrs ("litaR I)ate"), aRd, S9 19R!! as tl:le reEillir:ed sep'ise
S9RtFaStSlIessribed iR j;!aFa!!FaIlI:l7.1 (b) bel9w ar:e abtaiRed by lessee aRs iR effeet witl:liR tl:lirty says fell9\'1IiR!!tl:le Start gate, warrants that the existing

electrical, plumbing, fire sprinkler, lighting, heating, ventilating and air conditioning systems ("HVAC"), loading doors, sump pumps, if any, and all other
such elements in the Unit, other than those constructed by Lessee, shall be in good operating condition on said date, that the structural elements of the
roof, bearing walls and foundation of the Unit shall be free of material defects, and that the Unit does not contain hazardous levels of any mold or fungi

defined as toxic under applicable state or federal law. If a non-compliance with such warranty exists as of the Start gate,Commencement Date, or if one
of such systems or elements should malfunction or fail witl:liR tl:la allll!'ellriate warraRty Ileried, Lessor shall, as Lessor's sole obligation with respect to

such matter, except as otherwise provided in this Lease, 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. rl:le waFfaRty Ileriess sl:lall be as feIl9 ••••IS: (i) 6 Fl'leRtl:lsas tEltl:le

HW\C systeFl'lS, aRS (iI) 3Q says as ta tl:le reFl'laiRiRgsystaFl'ls aRS atl:lar eleFl'leRts ef tl:le YRit. If lessee Sees Ret give lesser tl:le reEillir:es Relise witl:liR

tl:le allll!'ellriate •••••aFfaRty lleri9S, s9rr:eeti9R 9f aRY SllSI:l ReR 1l9Fl'lllliaRSe,Fl'lalfllRsti9R er failllre sl:lall be tl:le abligatiaR af lessee at lessee's sele sest
aRS 8lClleRse (ellsellt fer tile rellairs te the fire sllriRkler systeFl'ls, !'eet, fellRdatiaRs, aRSler beariRg "'ails see j;!aragralll:l 7). Lessor also warrants, that

unless otherwise specified in writing, Lessor is unaware of (i) any recorded Notices of Default affecting the Premise; (ii) any delinquent amounts due
under any loan secured by the Premises; and (iii) any bankruptcy proceeding affecting the Premises.

2.3 Compliance. Lessor warrants that to the best of its knowledge the improvements 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 or any similar laws as a result of Lessee's use (see Paragraph

49), or to any Alterations or Utility Installations (as defined in Paragraph 7.3(a)) made or to be made by Lessee. NOTE: Lessee is responsible 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 no longer be allowed. If the 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. It lessee Saes R9l gi'/e lessar wri~aR R9tise af a R9RSaFl'lllliaRse •••itl:l tI:lis "'BFfaRty '••••itl:liR6 Fl'leRtl:lsfall9wiRg tl:le

Start Qate, slFfeetiaR et tl:lat RaRS9Fl'lllllaR98 sl:lall be tl:le Ibligati9R af lessee at les6ee's sele Sl6t aRS elllleRse. It tl:le Alllllieable ReEillireFl'leRt6are

I:lereafter sl:laR!!eS S9 as t9 reEillir:eSliriRg tI:le teFFl'lat tl:lis lea6e tl:le seR6tFlleti9R 9f aR assiti9R t9 9r aR aiteFati9R 9f tl:le YRit, j;!reFl'li6es aRStlr 811i1SiR!!,

the r:eFl'lesiatiIR at aRY Haii!amall6 SlibstaRse, 9r tl:le reiRfarseFl'leRt ar ether Ill:lysisal Fl'leSifisati9R at tl:le YRit, j;!raFl'llsas aRsler 811ilsiRg ("Capital
iillpeRliityr."), lessar aRs lessee sllall alleGate the 1l96t et sllel:l '1J9rkas fellaws:

(a) SllbjeGt Ie j;!aragralll:l ~.3(s) bel9w, if sllel:l Callital IilllleRsitllr:e6 ar:e r:eElllir:esas a r:esliit at tl:le 61leGIfiGaRs lIRiEille lise ef tl:le
j;!r:eFl'liSe6by lessee as GeFl'lllar:es"'it1l1l6e6 by teRaAts iR geReral, lessee 61:lallbe fIllly r:eSll9Rslble fer tl:la Gast tl:ler:eaf, Il!'e'lides, I:lewel/er, tl:lat it SllSI:l

Gallital lil(fleRSitllre is reEillires SliriRg tl:le la6t ~ years at tl:li6 lease aRS tl:le Gest tl:lereat elleeeSs 6 Fl'leRtlls' 8a6e ReRt. lessee FRayiRsteaS terFl'liRale

tI:lis lease llRless lesser Retifies le66ee. iR writiR!!, wltl:liR 1Q says after r:eseilll at lessee's terFl'liRatieR Retiee tl:lat lesser I:las eleetes Ie Ilay ll:le
SiffereRee belweeR tI:le aetllal sest tl:ler:e9t aRS tl:le aFl'leliRt llE!llal Ie 6 Fl'laRtl:ls'Sase ReRI. It lessee eleet6 terFl'liRatieR, lessee sl:lall iFl'lFl'leSiatelysease
the lise et tile j;!reFl'liSe6•••••I:lisll reElIIires 611ellCallital IilllleRsitllr:e aRS Selil/er te less9r wri~eR Retise slleeifyiR!! a teFFl'liRatiaRsate at least QQ says
tl:lereafter. SIlSI:l teFFl'liRatieRsate sl:lall. I:lawever, iR Ra el/eRt be earlier thaR tl:le la6t say tl:lat les6ee Gallid legally lItilize tl:le j;!r:eFl'liseswitl:lellt
eaFl'lFl'leRGiRg611el:lCallital IilllleRsitllr:e.

(b) It 611ellCall"al IilClleRsitllr:e is Ret tl:le r:eSlllt 9t the slleeifie aRS lIRiEilie lise at the j;!r:eFl'lisesby lessee (SIlSI:l a6. ge'/erRFl'leRtally
Fl'laRsated sei6Fl'liGFl'leSifieati9Rs). tI:leR lessar sl:lalillay fer sllell Callital IilllleRsitllr:e aRS lessee sl:lall eRly be ebligated Ie Ilay, easl:l Fl'l9RtI:lSllriR!! tl:le
r:eFl'laiRSer9t the terFl'let tI:lls lease 9r aRY ellleRsi9R thereet, 9R the Sate tl:lat 9Rwl:liGI:ltl:le 8ase RaRl is sye, aR aFl'leliRt eEilial t9 1/14 4tl:l 9t tl:le llartieR
9t SllGI:lGests r:easeRably ~rlblltable te tl:le j;!!'eFl'lises. le6see sl:lalillay IRter:est eR tl:le balaRse bill Fl'lay Il!'ellay its ebll!!atieR at aRY tiFl'le. If, 1:19'••••e·/er.
slim Callital IilClleRsitllre is reEllli!'es SlIriRg tl:le last ~ years at tI:li6 bease er if les6er r:eas9Rably SeterFl'liRes tI:lat it i6 Rat eeeReFl'lisally feasible Ie Ilay
its 61:lar:etl:lereat, lessar sl:lall I:laue tl:le 91ltiaR Ie teFFl'liRatetl:l16 lea6e llllaR QQ says Ilrier \t••ri~eFl Retise te lessee lIRle6s lessee Retifies lesser, iR

writiR!!, wltl:liR 1Q says after reseillt et les69r's teFFl'liRatieRR9lise tI:lat lessee will Ilay fer SIlSI:l Callital IilllleRsitlire. It lesser sees Rat eleGt te
teFFl'liRate,aRS fail6 t9 teRser its sl:lare 9t aRY SIlSI:lCallital ~lCJleRsltllre, lessee Fl'lay aSI/aRee sllell NRSS aRS SeSliet saFl'le, 'lJitl:l IRterest, Jr:eFRReRt
lIRtll lesser's sl:lare et SllSI:l e9sts '*we beeR fIllly llaiS. If les6ee Is lIRa91e Ie fiRaRee lesser'6 sl:lar:e, ar if tl:le balaRee 9t tl:le ReRt dlle aRd Ilayable fer
tl:le reFl'laiRSer9t tl:lis lease is R9t sllffisieRt t9 fwlly reiFl'lbllrse lessee eR aR effset basi6, bes6ee sl:lall I:lave tl:le rigl:lt te terFl'liRate tl:lis lease 1I1l9R3Q
says wri~eR Relise t9 la6ser.

(c) Notwithstanding the above, the provisions concerning Capital Expenditures are intended to apply only to non-voluntary,
unexpected. and new Applicable Requirements. If the Capital Expenditures are instead 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
changed use or intensity of use and/or take such other steps as may be necessary to eliminate the requirement for such Capital Expenditure, or (ii)
complete such Capital Expenditure at its own expense. Lessee shall not have any right to terminate this Lease.!ld4

_~I~~m.~ Lessee .~~~::::. has beengo"an opportunlty to lnspect and measure the p~;;,
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1. 12 Attachments. Attached hereto are the following, all of which constitute a part of this Lease: 

0 an Addendum consisting of Paragraphs 50 through 52

0 a site plan depicting the Premises; Exhibit A
a site plan depicting the Project; 
a current set of the Rules and Regulations for the Project; 

a current set of the Rules and Regulations adopted by the owners' association; 
a Work Letter; 

other ( specify): 

2. Premises. 

2. 1 Letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, at the rental, and

upon all of the terms, covenants and conditions set forth in this Lease. While the approximate SqUaFS f0gtagG of the ProMmises Fnay have b- een --- se-d- in

should the aGtual 6
6

08 be dataFmoned in ba doffaFaAt hIOTM I panne is advised tO VGFKY ihO aGtU8' 649 PFIGF tG SKSGUtuRg them 1 0860 The

measurement of the rentable area of the building has been computed in accordance with the American National Standard of measuring floor area in Buildings of the
Building Ownere and Managers Association International ( ANSI Z05.1 - 1980 reaffirmed 1996). The rentable square footage of the Premioc5 has been confirmed by
both Lessor and Lessee and is stated in Paragraph 1. 2. 

2.2 Condition. Lessor shall deliver that portion of the Premises contained within the Building ( "Unit ") to Lessee broom clean and free

of debris on the Commencement Date " , and, 

Date, rVeRtFan-ts d-e-s-c-A-hed- *A PanFaqmph :74( b) below aFe ebtaiRed by Lessee and OR effenowithiR thiFty days fQIIGWffiAg the StaFt warrants that the existing

electrical, plumbing, fire sprinkler, lighting, heating, ventilating and air conditioning systems ( "HVAC "), loading doors, sump pumps, if any, and all other
such elements in the Unit, other than those constructed by Lessee, shall be in good operating condition on said date, that the structural elements of the

roof, bearing walls and foundation of the Unit shall be free of material defects, and that the Unit does not contain hazardous levels of any mold or fungi
defined as toxic under applicable state or federal law. If a non - compliance with such warranty exists as of the StaFt Date, ommencement Date, or if one
of such systems or elements should malfunction or fail WithiR the appropFiate waKaRty peFied, Lessor shall, as Lessor's sole obligation with respect to

such matter, except as otherwise provided in this Lease, 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 waffaRty peFiGds shall be as follows. (
0) 

6 R; eF; thF; AR te the

HVAG systems, and (
ii) 

30 days as to the FSmaining systems and alhAF A' AA; ARtA Of the WROt. If I=esree does nGt give 1= 8660F the FeqUiFed netire within

the appFepgate wamaRty eFied, G9FF8GAiGR of any sur_h Re-A- c-templianre, FRAW- R94aA er fail-we shall be the Gb! 6@at*GR of Lessee At ' AAAAA'S 6018 GGGt

Lessor also warrants, that

unless otherwise specified in writing, Lessor is unaware of (i) any recorded Notices of Default affecting the Premise; ( ii) any delinquent amounts due

under any loan secured by the Premises; and ( iii) any bankruptcy proceeding affecting the Premises. 
2. 3 Compliance. Lessor warrants that to the best of its knowledge the improvements 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 or any similar laws as a result of Lessee' s use ( see Paragraph
49), or to any Alterations or Utility Installations ( as defined in Paragraph 7. 3(a)) made or to be made by Lessee. NOTE: Lessee is responsible 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 no longer be allowed. If the 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 Lesser. 

wri#
eR AGIOGG Of A AGA GGR; pIiaRGG With this AR WaR

StaFt Date, --err-eraie-A of that neR eomplianee shall be the obligation at Lessee at Lessee' s

r Building, 

w

r

r . Of GUGh Capital rexpe-Ad-itures ame Feguffired as a result of the speGifiG and unique use of the

Premises by I essee as - ompared vAth uses by teRants iR general, Lessee shall be fully FespoRsible fGF the rast r , , 
that KAI- Gh

r

Lessee may instead teFFAinate
r

r , 

r

shall, r than the ' art day that Lessee r0ould legally utilize the PFemi es withew

b) It SUGh Gapital rimpeRdituFs is. not the result ef the spaGific. and unique use of the Premises by Lessee ( SUGh aS, 9OVeMMORtally

essee shall

pay lAteres-is en the -balana-e- but may pFepay its obligation at aRY time. it, 
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fully paid. if Lessee is , r OF of the balana-e- a-f the ReRt due and payable fe

Lessee Shall haVe thA Fight W teFminate thir, Lease upeR 39

c) Notwithstanding the above, the provisions concerning Capital Expenditures are intended to apply only to non - voluntary, 
unexpected, and new Applicable Requirements. If the Capital Expenditures are instead 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

changed use or intensity of use and /or take such other steps as may be necessary to eliminate the requirement for such Capital Expenditure, or ( ii) 
complete such Capital Expenditure at its own expense. Lessee shall not have any right to terminate this Lease. 

2.4 Acknowledgements. Lessee acknowledges that: ( a) it has been given an opportunity to inspect and measure the Premises, ( b) it
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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

electrical, 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 therefor as the same relate to its occupancy of the Premises, (d) it is not relying on any representation as to the
size of the Premises made by Brokers or Lessor, (e) tl:le Illllar:e metage ef tl:le Pr:emises was Ret material tg bessee's desisieR te lease tl:1ePr:emises

aRd ~ay tl:le ReRt stated l:Ier:eiR,and (f) neither Lessor, Lessor's agents, nor Brokers have made any oral or written representations or warranties with

respect to said matters other than as set 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) it is Lessor's sole responsibility to
investigate the financial capability and/or suitability of all proposed tenants.

2.5 Lessee as Prier O'''''RarJOsslIpaRt. Tl:1ewarraRtiel made lIy besler iR Paragra~1:I 2 sl:lalille ef Re terse er effest if immediately
~rier te tl:1eStart Qatg bessee was tl:le eINRe, er essll~aRt ef tl:1ePr:emi6es. IR 611Sl:1e'leRt, be66ee 61:1alllie r:e8~eR6illle mr aRY Rese88ary serresti..,e

-*"
2.6 Vehicle Parking. Lessee shall be entitled to use the number of Parking Spaces specified in Paragraph 1.2(b) on those portions of

the Common Areas designated from time 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 full-size passenger automobiles or pick-up trucks, herein called "Permitted Size Vehicles,"
Lessor may regulate the loading and unloading of vehicles by adopting Rules and Regulations 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, shippers,
customers, contractors or invitees to be loaded, unloaded, or parked in areas other than those designated by Lessor for such activities.

(b) Lessee shall not service or store any vehicles in the Common Areas.

(c) If Lessee permits or allows any of the prohibited activities described in this Paragraph 2.6, then Lessor shall have the right, without

notice, in addition to such other rights and remedies that it may have, to remove 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 areas and facilities outside the Premises and within the
exterior boundary line of the Project and interior utility raceways and installations within the Unit that are provided and designated by the Lessor from
time to time for the general non-exclusive use of Lessor, Lessee and other tenants of the Project and their respective employees, suppliers, shippers,

customers, contractors and invitees, including parking areas, loading and unloading areas, trash areas, roadways, walkways, driveways and
landscaped areas.

2.8 Common Areas - Lessee's Rights. Lessor grants to Lessee, for the benefit of Lessee and its employees, suppliers, shippers,
contractors, customers and invitees, during the term of this Lease, the non-exclusive right to use, in common with others entitled to such use, the
Common Areas as they exist from time to time, subject to any rights, powers, and privileges reserved by Lessor under the terms hereof or under the
terms of any rules and regulations or restrictions governing the use of the Project. Under no circumstances shall the right herein granted to use the
Common Areas be deemed to include the right to store any property, temporarily or permanently, in the Common Areas. Any such storage shall be

permitted only by the prior written consent of Lessor or Lessor's designated agent, which consent may be revoked at any time. In the event that any
unauthorized storage shall occur, then Lessor shall have the right, without notice, in addition to such other rights and remedies that it may have, to
remove the property and charge the cost to Lessee, which cost shall be immediately payable upon demand by Lessor.

2.9 Common Areas - Rules and Regulations. Lessor or such other person(s) as Lessor may appoint shall have the exclusive control
and management of the Common Areas and shall have the right, from time to time, to establish, modify, amend and enforce reasonable rules and

regulations ("Rules and Regulations") for the management, safety, care, and cleanliness of the grounds, the parking and unloading of vehicles and
the preservation of good order, as well as for the convenience of other occupants or tenants of the Building and the Project and their invitees. Lessee
agrees to abide by and conform to all such Rules and Regulations, and shall use its best efforts to cause its employees, suppliers, shippers, customers,
contractors and invitees to so abide and conform. Lessor shall not be responsible to Lessee for the non-compliance with said Rules and Regulations by
other tenants of the Project.

2.10 Common Areas - Changes. Lessor shall have the right, in Lessor's sole discretion, from time to time:
(a) To make changes to the Common Areas, including, without limitation, changes in the location, size, shape and number of

driveways, entrances, parking spaces, parking areas, loading and unloading areas, ingress, egress, direction of traffic, landscaped areas, walkways and
utility raceways;

(b)

available;

(c)
(d)
(e)

thereof; and

To close temporarily any of the Common Areas for maintenance purposes so long as reasonable access to the Premises remains

To deSignate other land outside the boundaries of the Project to be a part of the Common Areas;
To add additional buildings and improvements to the Common Areas;

To use the Common Areas while engaged in making additional improvements, repairs or alterations to the Project, or any portion

(f) To do and perform such other acts and make such other changes in, to or with respect to the Common Areas and Project as
Lessor may, in the exercise of sound business judgment, deem to be appropriate.

(g) Notwithe.tanding the provlelone in Paragraph 2.10, e.aid changee. to the Common Areae ehall not materially affect l.eeeee'e use of the Frernleee.
3. Term.

3.1 Term. The Commencement Date, Expiration Date and Original Term of this Lease are as 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 possession prior to the Commencement Date. Any grant of Early Possession only conveys a non-exclusive right to
occupy the Premises. If Lessee totally or partially occupies the Premises prior to the Commencement Date, the obligation to pay Base Rent shall be
abated for the period of such Early Possession. All other terms of this Lease (including but not limited to the obligations to pay Lessee's Share of

Common Area Operating Expenses, Real Property Taxes and insurance premiums and to maintain the Premises) shall be in effect during such period.
Any such Early Possession shall not affect the Expiration Date.

3.3 Delay In Possession. Lessor agrees to use its best commercially reasonable efforts to deliver possesslon of the Premises to
Lessee by the Commencement Date. If, despite said efforts, Lessor is unable to deliver possession by such date, Lessor shall not be subject to any
liability therefor, nor shall such failure affect the validity of this Lease or change the Expiration Date. 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, Lessee may, at its option, by notice in writing within 10
days after the end of such 60 day period, cancel this Lease, in which event the Parties shall be discharged from all obligations hereunder. If such

IJn ce is not received by Lessor within said 10 day period, Lessee's right to cancel shall terminate. If possession of the Premises is not
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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
electrical, 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 therefor as the same relate to its occupancy of the Premises, ( d) it is not relying on any representation as to the
size of the Premises made by Brokers or Lessor, ' s decision to lease the Prem

and pay the RaAt stated , and ( f) neither Lessor, Lessor's agents, nor Brokers have made any oral or written representations or warranties with
respect to said matters other than as set 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) it is Lessor's sole responsibility to
investigate the financial capability and /or suitability of all proposed tenants. 

event, 

mwk

2.6 Vehicle Parking. Lessee shall be entitled to use the number of Parking Spaces specified in Paragraph 1. 2( b) on those portions of

the Common Areas designated from time 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 full -size passenger automobiles or pick -up trucks, herein called " Permitted Size Vehicles." 

Lessor may regulate the loading and unloading of vehicles by adopting Rules and Regulations 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, shippers, 

customers, contractors or invitees to be loaded, unloaded, or parked in areas other than those designated by Lessor for such activities. 
b) Lessee shall not service or store any vehicles in the Common Areas. 
c) If Lessee permits or allows any of the prohibited activities described in this Paragraph 2. 6, then Lessor shall have the right, without

notice, in addition to such other rights and remedies that it may have, to remove 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 areas and facilities outside the Premises and within the

exterior boundary line of the Project and interior utility raceways and installations within the Unit that are provided and designated by the Lessor from
time to time for the general non - exclusive use of Lessor, Lessee and other tenants of the Project and their respective employees, suppliers, shippers, 

customers, contractors and invitees, including parking areas, loading and unloading areas, trash areas, roadways, walkways, driveways and

landscaped areas. 

2. 8 Common Areas - Lessee' s Rights. Lessor grants to Lessee, for the benefit of Lessee and its employees, suppliers, shippers, 

contractors, customers and invitees, during the term of this Lease, the non - exclusive right to use, in common with others entitled to such use, the

Common Areas as they exist from time to time, subject to any rights, powers, and privileges reserved by Lessor under the terms hereof or under the
terms of any rules and regulations or restrictions governing the use of the Project. Under no circumstances shall the right herein granted to use the

Common Areas be deemed to include the right to store any property, temporarily or permanently, in the Common Areas. Any such storage shall be

permitted only by the prior written consent of Lessor or Lessor's designated agent, which consent may be revoked at any time. In the event that any

unauthorized storage shall occur, then Lessor shall have the right, without notice, in addition to such other rights and remedies that it may have, to
remove the property and charge the cost to Lessee, which cost shall be immediately payable upon demand by Lessor. 

2. 9 Common Areas - Rules and Regulations. Lessor or such other person(s) as Lessor may appoint shall have the exclusive control

and management of the Common Areas and shall have the right, from time to time, to establish, modify, amend and enforce reasonable rules and
regulations ( "Rules and Regulations ") for the management, safety, care, and cleanliness of the grounds, the parking and unloading of vehicles and
the preservation of good order, as well as for the convenience of other occupants or tenants of the Building and the Project and their invitees. Lessee

agrees to abide by and conform to all such Rules and Regulations, and shall use its best efforts to cause its employees, suppliers, shippers, customers, 
contractors and invitees to so abide and conform. Lessor shall not be responsible to Lessee for the non - compliance with said Rules and Regulations by
other tenants of the Project. 

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

a) To make changes to the Common Areas, including, without limitation, changes in the location, size, shape and number of

driveways, entrances, parking spaces, parking areas, loading and unloading areas, ingress, egress, direction of traffic, landscaped areas, walkways and
utility raceways; 

b) To close temporarily any of the Common Areas for maintenance purposes so long as reasonable access to the Premises remains
available; 

c) To designate other land outside the boundaries of the Project to be a part of the Common Areas; 

d) To add additional buildings and improvements to the Common Areas; 

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

f) To do and perform such other acts and make such other changes in, to or with respect to the Common Areas and Project as

Lessor may, in the exercise of sound business judgment, deem to be appropriate. 

g) Notwithstanding the provisions in Paragraph 2.10, Said changes to the Common Areas shall not materially affect Lessee's use of the Premises. 
3. Term. 

3. 1 Term. The Commencement Date, Expiration Date and Original Term of this Lease are as 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 possession prior to the Commencement Date. Any grant of Early Possession only conveys a non - exclusive right to
occupy the Premises. If Lessee totally or partially occupies the Premises prior to the Commencement Date, the obligation to pay Base Rent shall be
abated for the period of such Early Possession. All other terms of this Lease ( including but not limited to the obligations to pay Lessee's Share of
Common Area Operating Expenses, Real Property Taxes and insurance premiums and to maintain the Premises) shall be in effect during such period. 
Any such Early Possession shall not affect the Expiration Date. 

3. 3 Delay In Possession. Lessor agrees to use its best commercially reasonable efforts to deliver possession of the Premises to
Lessee by the Commencement Date. If, despite said efforts, Lessor is unable to deliver possession by such date, Lessor shall not be subject to any
liability therefor, nor shall such failure affect the validity of this Lease or change the Expiration Date. 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, Lessee may, at its option, by notice in writing within 10
days after the end of such 60 day period, cancel this Lease, in which event the Parties shall be discharged from all obligations hereunder. If such

n ce is not received by Lessor within said 10 day period, Lessee' s right to cancel shall terminate. If possession of the Premises is not
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delivered within 120 days after the Commencement Date, this Lease shall terminate unless other agreements are reached between Lessor and Lessee,
in writing.

3.4 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 8.5). Pending delivery of such evidence, Lessee shall be required to perform all of its

obligations under this Lease from and after the StaR; Commencement Date, including the payment of Rent, notwithstanding Lessor's election to withhold
possession pending receipt of such evidence of insurance. Further, if Lessee is required to perform any other conditions prior to or concurrent with the

StaR;Commencement Date, the StaR; Commencement Date shall occur but Lessor may elect to withhold possession until such conditions are satisfied.
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
deemed to be rent ("Rent").

4.2 Common Area Operating Expenses". Lessee shall pay to Lessor during the term hereof, IR aElElitieRte ae part of the Base Rent,
Lessee's Share (as specified in Paragraph 1.6) of all Common Area Operating Expenses, as hereinafter defined, during each calendar year of the term
of this Lease, in accordance with the following provisions:

(a) The following costs relating to the ownership and operation of the Project are defined as "Common Area Operating Expenses" :
(i) Costs relating to the operation, repair and maintenance, in neat, clean, good order and condition, but not the replacement

(see subparagraph (e)), of the following:

(aa) The Common Areas and Common Area improvements, ae approved in advance Uy teeeee, including parking
areas, loading and unloading areas, trash areas, roadways, parkways, walkways, driveways, landscaped areas, bumpers, irrigation systems, Common
Area lighting facilities, fences and gates, elevators, roofs, exterior walls of the buildings, building systems and roof drainage systems.

(bb) Exterior signs and any tenant directories.
(cc) Any fire sprinkler systems.

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

(ii) The cost of water, gas, electricity and telephone to service the Common Areas and any utilities not separately
metered.

(iii) The cost of trash disposal, pest control services, property management, security services, owner's association
dues and fees, the cost to repaint the exterior of any structures and the cost of any environmental inspections.

(iv) Reserves set aside for maintenance and repair of Common Areas and Common Area equipment.

(v) Any increase above the Base Real Property Taxes (as defined in Paragraph 10).
(vi) Any "Insurance Cost Increase" (as defined in Paragraph 8).
(vii) Any deductible portion of an insured loss conceming the Building or the Common Areas.
(viii) Auditors', accountants' and attomeys' fees and costs related to the operation, maintenance, repair and

replacement of the Project.
(ix) The cost of any capital improvement to the Building or the Project not covered under the provisions of

Paragraph 2.3 provided; however, that Lessor shall aIIe6ate amortize the cost of any such capital improvement over a 1:1year lilerieEl 1t6 ueeful llferlme

according to generally accepted accounting prlnclpale; and Lessee shall not be required to pay more than bessee's Sl:lare et 11144tl:l the amortization of the
cost of such capital improvement in any given month.

(x) The cost of any other services to be provided by Lessor that are stated elsewhere in this Lease to be a
Common Area Operating Expense.

(b) Any Common Area Operating Expenses and Real Property Taxes that are specifically attributable to the Unit, the Building or to any
other building in the Project or to the operation, repair and maintenance thereof, shall be allocated entirely to such Unit, Building, or other building.
However, any Common Area Operating Expenses and Real Property Taxes that are not specifically attributable to the Building or to any other building
or to the operation, repair and maintenance thereof, shall be equitably allocated by Lessor to all buildings in the Project.

(c) The inclusion of the improvements, facilities and services set forth in Subparagraph 4.2(a) shall not be deemed to impose an
obligation upon Lessor to either have said improvements or facilities or to provide those services unless the Project already has the same, Lessor
already provides the services, or Lessor has agreed elsewhere in this Lease to provide the same or some of them.

(d) Lessee's Share of Common Area Operating Expenses over the BaM Year ae further defined is payable monthly on the same day as
the Base Rent is due hereunder. The amount of such payments shall be based on Lessor's estimate of the annual Common Area Operating Expenses.

Within 60 days after written request (but not more than once each year) Lessor shall deliver to Lessee a reasonably detailed statement showing
Lessee's Share of the actual Common Area Operating Expenses for the preceding year. If Lessee's payments during such year exceed Lessee's

Share, Lessor shall credit the amount of such over-payment against Lessee's future payments. If Lessee's payments during such year were less than

Lessee's Share, Lessee shall pay to Lessor the amount of the deficiency within 4Q 30 days after delivery by Lessor to Lessee of the statement.
(e) Common Area Operating Expenses shall not include the cost of replacing equipment or capital components such as the roof,

foundations, exterior walls or Common Area capital improvements, such as the parking lot paving, elevators, fences that have a useful life for
accounting purposes of 5 years or more.

(f) Common Area Operating Expenses shall not include any expenses paid by any tenant directly to third parties, or as to which Lessor
is otherwise reimbursed by any third party, other tenant, or insurance proceeds.

4.3 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 which it is Ell,Je.,6.11meRetary amel,JRts sl:lalll3e rel,JREleEite tl:le Rearest
,••Alele Elellar. In the 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 month. 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. IR tl:le eveRt tl:lat aRY sl:lesk, Elraft, er

etller iRstrl,JmeRtsf lilaymeRt giveR l3y bessee te besser is Elisl:leRereEifer aRY reaseR, bessee agrees te Iilay te besser tl:le sl,Jmef $:11iiR aElElitieRte aRY

bate Cl:larlie aREIbesser, at its eliltieR, may reql,Jire all futl,Jre ReRt l3e lilaiEll3y sasl:lier's sl:lesk. Payments will be applied first to accrued late charges and

attomey'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.

Ii. &eeyrity gepesi'. bessee sl:lall Elelilesit witl:l besser I,JlileRexesl,JtieR I:lereet tl:le Sesl,Jrity Celilesit as sesl,Jrity fer bessee's faitl:lfullileFfermaRse
et its el3ligatieRs I,JRElertl:lis bease. If bessee fails te Iilay ReRl, er etl:lerwise Cefal,Jlls I,JRElertl:lis bease, besser may I,Jse,apply er retaiR all er aRY lilertieR
ef saiEi Sesl,Jrity Cepesit fer tile lilaymeRt et aRY amel,JRl alreaEly Ell,Jebesser, fer ReRts '/Alisl:l '}Jill l3e Ell,JeiR tl:le futl,Jre, aREI! er te reiml3l,Jrse er
sempeRsale besser fer aRY lial3i1ity, expeRse, less er Elamalie 'lAlisl:l besser may sl,Jf#erer iRsl,Jrl3y reaseR tl:lereet. It besser I,Jseser alillillies all er aRY(fl. """'".11 -" ,. ''''.: :::~."" •••••••••••••• MO'" .,'" "", •• "Mole"" •••••••~;.'"
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delivered within 120 days after the Commencement Date, this Lease shall terminate unless other agreements are reached between Lessor and Lessee, 

in writing. 
3. 4 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 8.5). Pending delivery of such evidence, Lessee shall be required to perform all of its

obligations under this Lease from and after the Staff Commencement Date, including the payment of Rent, notwithstanding Lessor's election to withhold
possession pending receipt of such evidence of insurance. Further, if Lessee is required to perform any other conditions prior to or concurrent with the

Staff: Commencement Date, the Staff Commencement Date shall occur but Lessor may elect to withhold possession until such conditions are satisfied. 
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
deemed to be rent ( "Rent "). 

4.2 Common Area Operating Expenses ". Lessee shall pay to Lessor during the term hereof, +a- addition -te a5 part of the Base Rent, 

Lessee's Share ( as specified in Paragraph 1. 6) of all Common Area Operating Expenses, as hereinafter defined, during each calendar year of the term
of this Lease, in accordance with the following provisions: 

a) The following costs relating to the ownership and operation of the Project are defined as " Common Area Operating Expenses": 
i) Costs relating to the operation, repair and maintenance, in neat, clean, good order and condition, but not the replacement

see subparagraph ( e)), of the following: 
aa) The Common Areas and Common Area improvements, a5 approved in advance * Le55ee, including parking

areas, loading and unloading areas, trash areas, roadways, parkways, walkways, driveways, landscaped areas, bumpers, irrigation systems, Common

Area lighting facilities, fences and gates, elevators, roofs, exterior walls of the buildings, building systems and roof drainage systems. 
bb) Exterior signs and any tenant directories. 
cc) Any fire sprinkler systems. 
dd) All other areas and improvements that are within the exterior boundaries of the Project but outside of the

Premises and /or any other space occupied by a tenant. 
ii) The cost of water, gas, electricity and telephone to service the Common Areas and any utilities not separately

metered. 

iii) The cost of trash disposal, pest control services, property management, security services, owner's association
dues and fees, the cost to repaint the exterior of any structures and the cost of any environmental inspections. 

iv) Reserves set aside for maintenance and repair of Common Areas and Common Area equipment. 

v) Any increase above the Base Real Property Taxes (as defined in Paragraph 10). 
vi) Any " Insurance Cost Increase" (as defined in Paragraph 8). 

vii) Any deductible portion of an insured loss concerning the Building or the Common Areas. 
viii) Auditors', accountants' and attorneys' fees and costs related to the operation, maintenance, repair and

replacement of the Project. 

ix) The cost of any capital improvement to the Building or the Project not covered under the provisions of

Paragraph 2. 3 provided; however, that Lessor shall alleeate amortize the cost of any such capital improvement over a- 12 yeaFpeFied its useful lifetime
according to generally accepted accounting principals and Lessee shall not be required to pay more than the amortization of the

cost of such capital improvement in any given month. 
x) The cost of any other services to be provided by Lessor that are stated elsewhere in this Lease to be a

Common Area Operating Expense. 
b) Any Common Area Operating Expenses and Real Property Taxes that are specifically attributable to the Unit, the Building or to any

other building in the Project or to the operation, repair and maintenance thereof, shall be allocated entirely to such Unit, Building, or other building. 
However, any Common Area Operating Expenses and Real Property Taxes that are not specifically attributable to the Building or to any other building
or to the operation, repair and maintenance thereof, shall be equitably allocated by Lessor to all buildings in the Project. 

c) The inclusion of the improvements, facilities and services set forth in Subparagraph 4. 2(a) shall not be deemed to impose an

obligation upon Lessor to either have said improvements or facilities or to provide those services unless the Project already has the same, Lessor
already provides the services, or Lessor has agreed elsewhere in this Lease to provide the same or some of them. 

d) Lessee's Share of Common Area Operating Expenses over the Base Year a5 further defined is payable monthly on the same day as
the Base Rent is due hereunder. The amount of such payments shall be based on Lessor's estimate of the annual Common Area Operating Expenses. 
Within 60 days after written request ( but not more than once each year) Lessor shall deliver to Lessee a reasonably detailed statement showing
Lessee's Share of the actual Common Area Operating Expenses for the preceding year. If Lessee's payments during such year exceed Lessee's
Share, Lessor shall credit the amount of such over - payment against Lessee's future payments. If Lessee's payments during such year were less than

Lessee's Share, Lessee shall pay to Lessor the amount of the deficiency within 49 30 days after delivery by Lessor to Lessee of the statement. 
e) Common Area Operating Expenses shall not include the cost of replacing equipment or capital components such as the roof, 

foundations, exterior walls or Common Area capital improvements, such as the parking lot paving, elevators, fences that have a useful life for
accounting purposes of 5 years or more. 

f) Common Area Operating Expenses shall not include any expenses paid by any tenant directly to third parties, or as to which Lessor
is otherwise reimbursed by any third party, other tenant, or insurance proceeds. 

4.3 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 which it is

whole dollar- In the 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 month. 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. , OF

Late GhaFge and LeSSOF, at its eptien, A- 1-- re Rent be paid by raashie s rshe Payments will be applied first to accrued 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. 

2-0-GUF14y Deposit. Lessee shall deposit imk-h 1- eisseff IWIPGR eXeGUtiGR h8F89f the SeGUF*ty Deposit as 68GUFity fGF Lessee' s faithful peFfGFFAaAGS

of said 88GUFity
Oepesi! 

feF the paymGRt ef aRY amGYRt alFeady due 1= 8669F, fGF Rents. whir-h will he due iR the futUFS, andi OF tG F86FAN-11MAB OF

GOFApeRsate I- A-6660-r- fQ-r- aRY liability, expense, 1066 OF damage mdiia-h I- A-6-G;GF may suffeF GF iAGUF by Feasen theFSA-f. If Lessor uses OF applies all OF MY
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ga~asit te tI:la Nil a",allRt ralilliFad lly tI:lis baasa. If tlle Iilasa RaRt iRsFaasas dllriRg tlla taFR'laf tllis baasa, bassaa sllall, lI~aR 'NFilteR Felillast fre",

besseF, da~asit aElElitiaRal",aRias "iitll bassaF sa tI:lat tlla tetal a",allRt af tlla iesilrity Qe~esit sllall at all ti",as llaaF tlla sa",a ~Fe~artiaR ta tlla

iRsraased Iilase ReRt as 'lie iRitial iaSIlFity Qe~9slt llera te tlle iRitial Iilase ReRt. illelllEi tlle l\gFeed Yse lla a",aRdad ta assa",,,,adata a ",ateFial
sllaRge iR tI:le 1lilsiRess ef bessee eF te asse",,,,edata a sllillassaa eF assigRaa, besseF sllall lla'/e llle riglll le iRsFaase tlle iesllFity Qe~esil te tlle

alltaRl Resessary, iR besseF's FeaseAable jlldg",aRI, Ie assellRI feF aRY iRsFeased "IaaF aRd leaF Illalllla Pra",ises ",ay SlllfeF as a rasllil llleraef. If a

sllaRge iR seR!rel ef b86see eSSIlFSElllriRg !llis baase aREIfellewiRg sllsll sllaRge llle fiRaRsial seRdilieR ef bessaa is, iR besser's reaseRallle jIlElg",eRt,
sigRifisaRtly Fedllsed, bessee sllall de~esit sllsll adllilieRal ",eRies 'IIitll besseF as sllall lie sllfl'isieRI Ie sallse tlle iesllrily Qe~esil Ie lie at a

se",,,,eFsially raaseRallle le'lelllaseEi eR sllsll sllaRge IR fiRaR6iai 66Rdili6R. besseF sl'lall Rei lie ralillirad te kee~ llle iesllFity Qe~esil Se~aFale fre", its
geReral aS6ellRts. WltlliR gO Elays aftaF tlle eM~iFalieReF leFR'liRatieRet Il'lis baase, besseF sl'lall relllFR Il'Ial pertieR ef ll'le ie6l1rity Q6pesil Rei IIsed er
applieEllly besser. Ne part at Il'Ie Sesllrily gepesilsl'lallile seRsidereEI Ie lie I'leld iR tFIIsl, te lleaF iRterasler te lie prapay",eRt fer aRY ",eRies Ie lie paid
lly bessee IIRlleF Il'lis bease.

6. Use.

6.1 Use. Lessee shall use and occupy the Premises only for the Agreed Use, or any other legal use which is reasonably comparable
thereto, and for no other purpose. Lessee shall not use or permit the use of the Premises in a manner that is unlawful, creates damage, waste or a

nuisance, or that disturbs occupants of or causes damage to neighboring premises or properties. Other than guide, signal and seeing eye dogs, Lessee
shall not keep or allow in the Premises any pets, animals, birds, fish, or reptiles. Lessor shall not unreasonably withhold or delay its consent to any

written request for a modification of the Agreed Use, so long as the same will not impair the structural integrity of the Building or the mechanical or
electrical systems therein, and/or is not significantly more burdensome to the Project. If Lessor elects to withhold consent, Lessor shall within 7 days

after such request give written notification of same, which notice shall include an explanation of Lessor's objections to the change in the Agreed Use.

6.2 Hazardous Substances.

(a) Reportable Uses Require Consent. The term "Hazardous Substance" as used in this Lease shall mean any product,
substance, or waste whose presence, use, manufacture, disposal, transportation, or release, either by itself or in combination with other materials
expected to be on the 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, hydrocarbons, petroleum, gasoline, and/or crude oil or any
products, by-products or fractions thereof. Lessee shall not engage in any activity in or on the Premises which constitutes a Reportable Use of

Hazardous Substances without the express prior written consent of Lessor and timely compliance (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, (ii) 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 with respect
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 expose Lessor to any liability therefor. In addition, Lessor may condition its consent to any Reportable Use upon

receiving such additional assurances as Lessor reasonably deems necessary to protect itself, the public, the Premises and/or the environment against
damage, contamination, injury and/or liability, including, but not limited to, the installation (and removal on or before Lease expiration or termination) of

protective modifications (such as concrete encasements). aRElieFiR6FeasiRgll'le iesllrity gepeslt.

(b) Duty to Inform Lessor. If Lessee 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 and in violation of the Applicable ReqUirements, Lessee
shall immediately give written notice of such fact to Lessor, and provide Lessor with a copy of any report, notice, claim or other documentation which it
has concerning the presence of such Hazardous Substance.

(c) Lessee Remediation. Lessee shall not cause or permit any Hazardous Substance to be spilled or released in, on,
under, or about the Premises (including through the plumbing or sanitary sewer system) and shall promptly, at Lessee's expense,comply with all
Applicable Requirements and take all investigatory and/or remedial action reasonably recommended, whether or not formally ordered or required, for
the cleanup of any contamination of, and for the maintenance, security and/or monitoring of the Premises eFReigl'llleFiRg preperties, 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., eFaRYIl'lird party.

(d) Lessee Indemnification. Lessee shall indemnify, defend and hold Lessor, its agents, employees, lenders and ground
lessor, if any, harmless from and against any and all loss of rents and/or damages, liabilities, judgments, claims, expenses, penalties, and attorneys'

aRd seRsljllaRls' fees arising out of or involving any Hazardous Substance which are caused by the negligence or willful rnieconduct.of teeeee, it9 agents or

brought onto the Premises by or for Lessee, it's agents or employees er aRY Il'liFd party (provided, however, that Lessee shall have no liability under this
Lease with respect to underground migration of any Hazardous Substance under the Premises from areas outside of the Project not caused or

contributed to by Lessee). Lessee's obligations shall include, but not be limited to, the effects of any contamination or injury to person, property or the

environment created eF sllffeFed by Lessee, and the cost of investigation, removal, remediation, restoration and/or abatement, and shall survive the
expiration or termination of this Lease. No termination, cancellation or release agreement entered into by Lessor and Lessee shall release Lessee from
its obligations under this Lease with respect to Hazardous Substances, unless specifically so agreed by Lessor in writing at the time of such agreement.

(e) Lessor Indemnification. Except as otherwise provided in paragraph 8.7, Lessor and its successors and assigns shall
indemnify, defend, reimburse and hold Lessee, its Board9, Commleelone, their officials. employees and lenders, harmless from and against any and all
environmental damages, including the cost of remediation, which suffered as a direct result of Hazardous Substances on the Premises prior to Lessee

taking possession or which are caused by the 91'966 negligence or willful misconduct of Lessor, its agents or employees. Lessor's obligations, as and
when required by the Applicable Requirements, shall include, but not be limited to, the cost of investigation, removal, remediation, restoration 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 Lessee

taking possession, unless such remediation measure is required as a result of Lessee's use (including "Alterations", as defined in paragraph 7.3(a)
below) of the Premises, in which event Lessee shall be responsible for such 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 Premises at reasonable times in order to carry out Lessor's
investigative and remedial responsibilities.

(g) Lessor Termination Option. If a Hazardous Substance Condition (see Paragraph 9.1(e» occurs during the term of this
Lease, unless Lessee is legally responsible therefor (in which case Lessee shall make the investigation and remediation thereof required by the
Applicable Requirements and this Lease shall continue in full force and effect, but subject to Lessor's rights under Paragraph 6.2(d) and Paragraph 13),
Lessor may, at Lessor's option, either (i) investigate and remediate such Hazardous Substance Condition, if required, as soon as reasonably possible at..011 . PAGE 5 OF 18 t'(IA--
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6. Use. 

6. 1 Use. Lessee shall use and occupy the Premises only for the Agreed Use, or any other legal use which is reasonably comparable
thereto, and for no other purpose. Lessee shall not use or permit the use of the Premises in a manner that is unlawful, creates damage, waste or a

nuisance, or that disturbs occupants of or causes damage to neighboring premises or properties. Other than guide, signal and seeing eye dogs, Lessee
shall not keep or allow in the Premises any pets, animals, birds, fish, or reptiles. Lessor shall not unreasonably withhold or delay its consent to any
written request for a modification of the Agreed Use, so long as the same will not impair the structural integrity of the Building or the mechanical or
electrical systems therein, and /or is not significantly more burdensome to the Project. If Lessor elects to withhold consent, Lessor shall within 7 days

after such request give written notification of same, which notice shall include an explanation of Lessor's objections to the change in the Agreed Use. 

6. 2 Hazardous Substances. 

a) Reportable Uses Require Consent. The term " Hazardous Substance" as used in this Lease shall mean any product, 
substance, or waste whose presence, use, manufacture, disposal, transportation, or release, either by itself or in combination with other materials

expected to be on the 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, hydrocarbons, petroleum, gasoline, and /or crude oil or any
products, by- products or fractions thereof. Lessee shall not engage in any activity in or on the Premises which constitutes a Reportable Use of

Hazardous Substances without the express prior written consent of Lessor and timely compliance ( 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, ( ii) 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 with respect

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 expose Lessor to any liability therefor. In addition, Lessor may condition its consent to any Reportable Use upon

receiving such additional assurances as Lessor reasonably deems necessary to protect itself, the public, the Premises and /or the environment against

damage, contamination, injury and /or liability, including, but not limited to, the installation ( and removal on or before Lease expiration or termination) of
protective modifications ( such as concrete encasements). . 

b) Duty to Inform Lessor. If Lessee 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 and in violation of the Applicable Requirements, Lessee
shall immediately give written notice of such fact to Lessor, and provide Lessor with a copy of any report, notice, claim or other documentation which it
has concerning the presence of such Hazardous Substance. 

c) Lessee Remediation. Lessee shall not cause or permit any Hazardous Substance to be spilled or released in, on, 

under, or about the Premises ( including through the plumbing or sanitary sewer system) and shall promptly, at Lessee's expense,comply with all
Applicable Requirements and take all investigatory and /or remedial action reasonably recommended, whether or not formally ordered or required, for

the cleanup of any contamination of, and for the maintenance, security and /or monitoring of the Premises , 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., OF aRY third party- 

d) Lessee Indemnification. Lessee shall indemnify, defend and hold Lessor, its agents, employees, lenders and ground

lessor, if any, harmless from and against any and all loss of rents and /or damages, liabilities, judgments, claims, expenses, penalties, and attorneys' 
and ' fees arising out of or involving any Hazardous Substance which are caused by the negligence or willful misconduct of Lessee, ito agents or
brought onto the Premises by or for Lessee, it's agents or employees OF any third pafty (provided, however, that Lessee shall have no liability under this
Lease with respect to underground migration of any Hazardous Substance under the Premises from areas outside of the Project not caused or
contributed to by Lessee). Lessee's obligations shall include, but not be limited to, the effects of any contamination or injury to person, property or the
environment created eF- su#eFed by Lessee, and the cost of investigation, removal, remediation, restoration and /or abatement, and shall survive the

expiration or termination of this Lease. No termination, cancellation or release agreement entered into by Lessor and Lessee shall release Lessee from

its obligations under this Lease with respect to Hazardous Substances, unless specifically so agreed by Lessor in writing at the time of such agreement. 
e) Lessor Indemnification. Except as otherwise provided in paragraph 8.7, Lessor and its successors and assigns shall

indemnify, defend, reimburse and hold Lessee, its Boards, Commissions, their officials, employees and lenders, harmless from and against any and all
environmental damages, including the cost of remediation, which suffered as a direct result of Hazardous Substances on the Premises prior to Lessee

taking possession or which are caused by the gFess negligence or willful misconduct of Lessor, its agents or employees. Lessor's obligations, as and

when required by the Applicable Requirements, shall include, but not be limited to, the cost of investigation, removal, remediation, restoration 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 Lessee

taking possession, unless such remediation measure is required as a result of Lessee's use ( including " Alterations ", as defined in paragraph 7. 3(a) 

below) of the Premises, in which event Lessee shall be responsible for such 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 Premises at reasonable times in order to carry out Lessor's
investigative and remedial responsibilities. 

g) Lessor Termination Option. If a Hazardous Substance Condition ( see Paragraph 9. 1( e)) occurs during the term of this

Lease, unless Lessee is legally responsible therefor ( in which case Lessee shall make the investigation and remediation thereof required by the
Applicable Requirements and this Lease shall continue in full force and effect, but subject to Lessor's rights under Paragraph 6. 2( d) and Paragraph 13), 

Lessor may, at Lessor's option, either (i) investigate and remediate such Hazardous Substance Condition, if required, as soon as reasonably possible at
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Lessor's expense, in which event this Lease shall continue in full force and effect, or (ii) if the estimated cost to remediate such condition exceeds 12

times the then monthly Base Rent or $100,000, whichever is greater, give written notice to Lessee, within 30 days after receipt by Lessor of knowledge

of the occurrence of such Hazardous Substance Condition, of Lessor's desire to terminate this Lease as of the date eo 180 days following the date of
such notice. In the event Lessor elects to give a termination notice, Lessee may, within 10 days thereafter, give written notice to Lessor of Lessee's
commitment to pay the amount by which the cost of the remediation of such Hazardous Substance Condition exceeds an amount equal to 12 times the

then monthly Base Rent or $100,000, whichever is greater. Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30
days following such commitment. In such event, this Lease shall continue in full force and effect, and Lessor shall proceed to make such remediation

as soon as reasonably possible after the required funds are available. If Lessee does not give such notice and provide the required funds or assurance

thereof within the time provided, this Lease shall terminate as of the date specified in Lessor's notice of termination. Le550r repre5ent5 and warrants. to
the be5t of it5 knowledge, that there are no Hazareioue Sub5tance5 in, on , under, or about the Premi5e5 ae of the Commencement Date.

6.3 Lessee's Compliance with Applicable Requirements. Except as otherwise provided in this Lease, Lessee shall, at Lessee's
sole expense, fully, diligently and in a timely manner, materially comply with all Applicable Requirements, the requirements of any applicable fire
insurance underwriter or rating bureau, aRd the reGElAHI'lendatiens ef besse¢s en!lineers aAdler sensllltaRts whish relate iR aRYmaRner te the Premises,

without regard to whether said Applicable Requirements are now in effect or become effective after the StaR Commencement 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 Lessee
or the Premises to comply with any Applicable Requirements. 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 (ii) any mustiness or other
odors that might indicate the presence of mold in the Premises.

6.4 Inspection; Compliance. Lessor and Lessor's "Lender" (as defined in Paragraph 30) and consultants shall have the right to
enter into Premises at any time, in the case of an emergency, and otherwise at reasonable times after not leee than 48 hour notice reaseRa~le I'!9tiGer for
the purpose of inspecting the condition of the Premises and for verifying compliance by Lessee with this Lease. The cost of any such inspections shall

be paid by Lessor, unless a violation of Applicable Requirements, or a Hazardous Substance Condition (see Paragraph 9.1) is found 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 inspection, so long as such inspection is reasonably related to the violation or contamination caueed by the negligence or willfulmi5conduct of

Le5Me, lte agent!l, or employee5 .. In addition, Lessee shall provide copies of all relevant material safety data sheets (MSDS) to Lessor within 10 days of
the receipt of written request therefor.

7. Maintenance; Repairs; Utility Installations; Trade Fixtures and Alterations.
7.1 Lessee's Obligations.

(a) In General. Subject to the provisions of Paragraph 2.2 (Condition), 2.3 (Compliance), 6.3 (Lessee's Compliance with Applicable
Requirements), 7.2 (Lessor's Obligations), 9 (Damage or Destruction), and 14 (Condemnation), be6see Le550r shall, at be6see!6 Leeeor'e 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 or not the portion of the Premises requiring repairs, or the means of repairing the same, are reasonably or readily accessible to l.eeeor,
he&se&; 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), including, but not limited to, all equipment or faCilities, such as plumbing, HVAC equipment, electrical, lighting facilities, boilers, pressure

vessels, fixtures, interior walls, interior surfaces of exterior walls, ceilings, floors, windows, doors, and plate glass." and skyli!lhts ~llt ellsllldiR!l aRY items
whish are the reslleRsi~ili'Y ef besser ll11rsllaAt te Paragrallh 7.;;1., excluding any of Le55ee'5 in5taliation5, trade flxturee, modification5, and any damage caueea

by Le55ee. be6see i.eeeor, in keeping the Premises in good order, condition and repair, shall exercise and perform good maintenance practices,
specifically including the procurement and maintenance of the service contracts required by Paragraph 7.1(b) below. be6see!6 l.eeeor'e obligations shall
include restorations, replacements or renewals when necessary to keep the Premises and all improvements thereon or a part thereof in good order,
condition and state of repair.

(~) &8f\1'is8 CeA&Fasta. bessee shall, at bessee's sele elllleRse, IlreSllre aAd maiRtaiA seAlrasts, wilh sellies Ie besser, iR
sllstema.,." farm and SIl~staRse far, and ••~th GeRtrasters sllesiali;ziRg aRd 9Xlleriensed iR the maiAteAaRse ef the fellel"in9 ellllillmeRt and
imllre"ements, if any, if and ·,,'hen iRstalled en the Premises: (i) ,",VAC ellllillmenl, (ii) ~eiler and Ilressllre vessels. aRd (iii) slarifiers. ,",ewever, besser

reserves the ri!lht, IIllen Relise te bessee, te Ilresllre and maintaiA any er all et sllsh servise seRlrasls, and bessee sllall reim~lIrse besser, llllen
demand, fer tile sest thereef.

(s) ••allura 'a PaFfeF"'. If bessee fails te Ilerfarm bessee's e~1i9atiens IIRder tllis Para!lrallll 7.1, besser may enler IIlleR the

et lia~i1ity resylliR9 trem bessee's failyre te ellersise and Ilerfarm geed mainlenanse Ilraslises, it an item dessri~ed in Paragrallll 7.1 (~) sannet ~e

rellaired ether than at a sest vA:liah ia in aKaess at IiO'l4 at the seat et relliasiR9 sllsll ilem. than syah itam allall ~e ralliasad ~y besser, and Ihe sest
thereet shall ~e Ilraratad ~al\'1een the PaFtias aRd bessee sllall eRly ~e e~119atedIe Ilay, eaall menth dYring tile remainder et tha tarm et tllis bease, en
the dale eR ~lIIlish iase ReAt ia dYe, aR ameYRt eqyal te tha IlredYst et mYitilllyin9 the Gest ef sllsll relliasement ~y a frastien, the nymerater et •••Ilisll is

ene, and the deneminater ef "'hish is 144 (ia. 1/144th ef the sest Iler mentll). bessee ahalillay IRterest en the ynamerti;zed ~alanse ~Yt may Ilrellay its
e~1i9atieA at any time.

7.2 Lessor's Obligations. Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 4.2 (Common Area Operating
Expenses), 6 (Use), 7.1 (Lessee's Obligations), 9 (Damage or Destruction) and 14 (Condemnation), Lessor, sllBjest te reim~llrsemeRt llyrsyaRt Ie
Para!lrallh 4.;;1,shall keep in good order, condition and repair the foundations, exterior walls, structural condition of interior bearing walls, exterior roof,
fire sprinkler system, Common Area fire alarm and/or smoke detection systems, fire hydrants, parking lots, walkways, parkways, driveways,
landscaping, fences, signs and utility systems serving the Common Areas and all parts thereof, as well as providing the services for which there is a

Common Area Operating Expense pursuant to Paragraph 4.2. Lessor shall not be obligated to paint the exterior or interior surfaces of exterior walls nor
shall Lessor be obligated to maintain, repair or replace windows, doors or plate glass of the Premises. Lessee expressly waives the benefit of any
statute now or hereafter in effect to the extent it is inconsistent with the terms of this Lease.

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 on

the Premises. The term "Trade Fixtures" shall mean Lessee's machinery and 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 andlor Utility Installations" are defined as Alterations and/or Utility Installations made by Lessee!1-yet owned by Lesso ' pursuant to Paraqreph 7.4(.) .
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Lessor's expense, in which event this Lease shall continue in full force and effect, or ( ii) if the estimated cost to remediate such condition exceeds 12

times the then monthly Base Rent or $ 100,000, whichever is greater, give written notice to Lessee, within 30 days after receipt by Lessor of knowledge

of the occurrence of such Hazardous Substance Condition, of Lessor's desire to terminate this Lease as of the date 69180 days following the date of
such notice. In the event Lessor elects to give a termination notice, Lessee may, within 10 days thereafter, give written notice to Lessor of Lessee' s
commitment to pay the amount by which the cost of the remediation of such Hazardous Substance Condition exceeds an amount equal to 12 times the

then monthly Base Rent or $ 100,000, whichever is greater. Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30
days following such commitment. In such event, this Lease shall continue in full force and effect, and Lessor shall proceed to make such remediation

as soon as reasonably possible after the required funds are available. If Lessee does not give such notice and provide the required funds or assurance

thereof within the time provided, this Lease shall terminate as of the date specified in Lessor's notice of termination. Lessor repreoent5 and warrante, to

the beet of its knowledge, that there are no Hazardous 5ubotance5 in, on , under, or about the Premioe5 a5 of the Commencement Date. 

6. 3 Lessee's Compliance with Applicable Requirements. Except as otherwise provided in this Lease, Lessee shall, at Lessee's

sole expense, fully, diligently and in a timely manner, materially comply with all Applicable Requirements, the requirements of any applicable fire
insurance underwriter or rating bureau, , 
without regard to whether said Applicable Requirements are now in effect or become effective after the Stmt Commencement 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 Lessee
or the Premises to comply with any Applicable Requirements. 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 ( ii) any mustiness or other
odors that might indicate the presence of mold in the Premises. 

6.4 Inspection; Compliance. Lessor and Lessor's " Lender" ( as defined in Paragraph 30) and consultants shall have the right to

enter into Premises at any time, in the case of an emergency, and otherwise at reasonable times after not leoo than 48 hour notice feasenable Ret+se, for

the purpose of inspecting the condition of the Premises and for verifying compliance by Lessee with this Lease. The cost of any such inspections shall
be paid by Lessor, unless a violation of Applicable Requirements, or a Hazardous Substance Condition ( see Paragraph 9. 1) is found 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 inspection, so long as such inspection is reasonably related to the violation or contamination caused i y the negligence or willful misconduct of
Lessee, Its agente, or employeeo.. In addition, Lessee shall provide copies of all relevant material safety data sheets ( MSDS) to Lessor within 10 days of
the receipt of written request therefor. 

7. Maintenance; Repairs; Utility Installations; Trade Fixtures and Alterations. 
7. 1 Lessee's Obligations. 

a) In General. Subject to the provisions of Paragraph 2. 2 ( Condition), 2.3 ( Compliance), 6. 3 ( Lessee's Compliance with Applicable

Requirements), 7.2 ( Lessor's Obligations), 9 ( Damage or Destruction), and 14 ( Condemnation), i =essee LeSeor shall, at lessee's Le55or'o 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 or not the portion of the Premises requiring repairs, or the means of repairing the same, are reasonably or readily accessible to LeoSOr, 
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), including, but not limited to, all equipment or facilities, such as plumbing, HVAC equipment, electrical, lighting facilities, boilers, pressure
vessels, fixtures, interior walls, interior surfaces of exterior walls, ceilings, floors, windows, doors, and plate glass.; 

excluding any of Leooee'5 inotallation5, trade fixtures, modifications, and any damage caused
Leeeee. Wwrsee Leeeor, in keeping the Premises in good order, condition and repair, shall exercise and perform good maintenance practices, 

specifically including the procurement and maintenance of the service contracts required by Paragraph 7. 1( b) below. LesseQ4 Le55or's obligations shall
include restorations, replacements or renewals when necessary to keep the Premises and all improvements thereon or a part thereof in good order, 
condition and state of repair. 

W SeFvwGe Ce-ne-r-an-fts. Lessee shall, at Lessee's 6018 SNPeRGS, PFOGLIFe and FnaiRtaiR GGRVarats, With GGPOSS W 1= 86seF, in

I) WVAG equipment, (*I) I? G. IeF and PFOSSUFS vessels, and ( iii) Glaghers. Wa-;.A _ OF, es

FONA-WAN thA- Fight, UPOR AG_t6A_Q_ ta- I- A-6688, t49 PFGr,,---Fa and maintaiR any OF all Of SUGh AseAgirse G-0-AftacAs, and Lessee shall MiFAIDUFSe 1= 8669F, UPOR

G) Fall-wo to 112& 44am It I or,688 ' W116 40 PeFfOFR; Lessee's GbligatieAs_ und-er this ParagFaph : 7. 4, 1= 866OF May enteF UPOR the

obligatiORS OR Lessee's behalf-, and put the PFemises in geed eFdeF, GOndition and F8pa*F, and- Lessee shall pmmptly pay to I=eFSGF a sum equal to 1159A
Of the GGSt thereof. 

FSpaiFed 9illff th QA -2t- a2 QQAt UPWAIR W SWAGAS at 609A at tha G96t 9f FeplaGiRg SUGh iteM, thOR SUGh ahall he FSplaGed by 1= 8669F, and tha Can$ 

theffee-f sh-all be preFalied IDGIANO-A-A 1-ha 12aFt"AS QAd I arzaaa shall e-Aly be obligated to pay, eaG_ 
tha d2ta CA Whigh Rase ReRt is due, aR amount equal to the pmdWt Of MUltiplying the Gost of rUGh F8PIaGGMeAt by a UaGWA, thG- R1_1.M_AM2tQ_FQf4AAhiGh
one, and thO d-A-AGWRA-UN Gf iNhic-h is 144 ( ee. 4144th Gf the GGSt POF MQAth). Lessee shall pay WeFest on the balanGe but may pFepay
obligatioA at aAy time. 

7.2 Lessor's Obligations. Subject to the provisions of Paragraphs 2. 2 ( Condition), 2.3 ( Compliance), 4.2 ( Common Area Operating
Expenses), 6 ( Use), 7. 1 ( Lessee' s Obligations), 9 ( Damage or Destruction) and 14 ( Condemnation), Lessor, 

Rafagraph 4:2-, shall keep in good order, condition and repair the foundations, exterior walls, structural condition of interior bearing walls, exterior roof, 
fire sprinkler system, Common Area fire alarm and /or smoke detection systems, fire hydrants, parking lots, walkways, parkways, driveways, 
landscaping, fences, signs and utility systems serving the Common Areas and all parts thereof, as well as providing the services for which there is a
Common Area Operating Expense pursuant to Paragraph 4.2. Lessor shall not be obligated to paint the exterior or interior surfaces of exterior walls nor
shall Lessor be obligated to maintain, repair or replace windows, doors or plate glass of the Premises. Lessee expressly waives the benefit of any
statute now or hereafter in effect to the extent it is inconsistent with the terms of this Lease. 

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 on
the Premises. The term " Trade Fixtures" shall mean Lessee's machinery and 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
t e n yet owned by Lessor pursuant to Paragraph 7. 4( a). 
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(b) Consent. Lessee shall not make any Alterations or Utility Installations to the Premises without Lessor's prior written consent.
Lessee may, however, make non-structural Alterations or Utility Installations to the interior of the Premises (excluding the roof) without such consent but

upon notice to Lessor, as long as they are not visible from the outside, do not involve puncturing, relocating or removing the roof or any existing walls,
will not affect the electrical, plumbing, HVAC, and/or life safety systems, and the cumulative cost thereof during this Lease as extended does not

exceed a sum equal to 3 month's Base Rent in the aggregate or a sum equal to one month's Base Rent in anyone year. Notwithstanding the
foregoing, Lessee shall not make or permit any roof penetrations and/or install anything on the roof without the prior written approval of Lessor. Lessor
may, as a precondition to granting such approval, require Lessee to utilize a contractor si:JElSeRaREl/Elrapproved by Lessor. Any Alterations or Utility

Installations that Lessee shall desire to make and which require the consent of the Lessor shall be presented to Lessor in written form with detailed

plans. Consent shall be deemed conditioned upon Lessee'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 Requirements in a prompt and expeditious manner. Any Alterations or Utility Installations shall be performed in a workmanlike manner with
good and sufficient materials. Lessee shall promptly upon completion furnish Lessor with as-built plans and specifications. FElrWElFkwi:Jisi:JSElsts aR
aFRElYRtiR 8llsess ElfElReFRElRti:J'SSase ReRt, besser FRayseRElitiElRits seRseRt YIlElRbessee Ilre¥iEliR!l a lieR aRElSElFRllletiElR~eREliR aR aFReYRteElyal
te 11i0ll4 efti:Je estiFRateElSElstefsysi:J A1teFatieRer Utility IRstaliatiElRaREll9r YIlElRbessee's IlElstiR!l aR aElElitieRalSesyrity Qellesit "'iti:J besser.

(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 use on the Premises, which claims 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 less than 10 days notice prior to the commencement of any work in, on or about the Premises, and
Lessor shall have the right to post notices of non-responsibility. If Lessee 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 before the enforcement thereof. If bessElr si:Jall reElyire, bessee si:Jall fIlFRisi:Ja syrety ~ElREliR aR aFReYRIeElyaltEl 150% Elfli:Je

aFRElYRlElf sysi:J SElRtesteEllieR, slaiFRElrEleFRaREl,iREleFRRifyiR!lbessElr a!laiRst lia~i1ity fer li:JesaFRe. If bessElr eleGls te Ilartisillate iR aRY SYSi:JaSIiElR,
bessee si:Jalillay besser's atlElrRe}'6' fees aRElSElSts.

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 property of Lessee, but considered a part of the Premises. Lessor may, at any 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(b) 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 not earlier than 90 and not later than 30 days 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 the expiration or termination of

this Lease. Lessor may require the removal at any time of all or any part of any Lessee Owned Alterations or Utility Installations made without the
required consent.

(c) Surrender; Restoration. Lessee shall surrender the Premises by the Expiration Date or any earlier termination date, with all of
the improvements, parts and surfaces thereof broom clean and free of debris, and in good operating order, condition and state of repair, ordinary wear

and tear excepted. "Ordinary wear and tear" shall not include any damage or deterioration that would have been prevented by good maintenance
practice. NEll\'JitllstaREliR!l tile fere!lEliR!l, if ti:Jis bElasEl is fer 1:0;1FRElRti:JSElr IElss, tileR bessee si:Jall SyrreREler ti:Je PreFRises iR tile saFRe SElRElitiElRas
Eleli¥ereEltEl bessee ElRtile Start QatEl witll NO aliElwaRse fer ElrEliRary'flear aREltear. 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 ti:JereFREl'/alElf
aRYstElFa!letaRk iRstalleEl ~y Elrfer bessee. Lessee shall also remove from the Premises any and all Hazardous Substances brought onto the Premises
by or for Lessee, Elr aRY ti:JirElIlarty (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
Lessee and may be disposed of or retained by Lessor as Lessor may desire. The failure by Lessee 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; Indemnity.

8.1 Payment of Premium Increases.

(a) As used herein, the term "Insurance Cost Increase" is defined as any increase in the actual cost of the insurance
applicable to tile SYilEliR!laREl!Elrti:JePrejest aRElreElYireElte ~e sarrieEl ~Y bessElr, llyreyaRt IEl Paragraph~, 8.3(a) aREl8.3(~), over and above the
Base Premium, as hereinafter defined, calculated on an annual basis. IRsYFaRseGElst IRsrease si:Jall iRslyEle, ~Yt RElt~e IiFRiteElte, reElYireFReRtsElfti:Je
i:JElIElerElf a FRElrt!la!le er EleeElElf lfyst SElyeRR!ltile PreFRises, SYiIEliR!l aREltElrPrejest, iRsreaseEl 'lalYatiElR Elf ti:Je PreFRises, SYiIEliR!l aREI/ElrPrejest,
aRElter a !leReFaI IlreFRiYFRFate iRsrease. Ti:Je teFFRIRsYFaRseGElsl IRsrease si:Jall RElt, i:JEl'••••eYer, iRslyEle aRY IlreFRiYFRiRsreases resylliR!l frElFRti:Je

RatYre Elf tile ElSSYllaRsyElf aRY eti:Jer taRaRt Elf ti:JeSYilEliR!l. The "Base Premium" shall be the annual premium applicable to the 12 month period
immediately IlFeseEliR!l following the StaI:t Commencement Date. If, i:J9\"&"er, ti:JePrejeGl was REltiRsyreEl fer ti:Je eRtirety ElfSysi:J 1:0;1FRElRti:JllerieEl, ti:JeR-
ti:Je Sase PreFRiYFRsi:Jall ~e ti:Je leYlest aRRyal IlreFRillFRreaseRa~ly El~taiRa~le fer ti:Je ReEillireEl IRSIlFaRSeas Elf ti:Je Start Qate, assllFRiR!l ti:Je FRElst

RElFRiRal1l8e IlEl88i~le Elf ti:Je SllilEliR!l. IR REleYeRt, i:JElWe¥8r,si:Jall bessee ~e reSIlElR8i~le fer aRY IlElrtiElRElf ti:Je IlFeFRillFRSElst attR~llta~le tEl lia~i1ity
iR81lFaRsesEl\qjFa!le iR ElllSeSSElfS:o;1,OQO,QOO IlFeSIlFeElIlRElerPaFagFaIli:Ji1.:o;1(~).

(b) Lessee shall pay any Insurance Cost Increase to Lessor pursuant to Paragraph 4.2. Premiums for policy periods

commencing prior to, or extending beyond, the term of this Lease shall be prorated to coincide with the corresponding StaR Commencement Date or
Expiration Date.

8.2 Liability Insurance.

(a) Carried by Lessee. Lessee shall obtain and keep in force a Commercial General Liability policy of insurance protecting Lessee
and Lessor as an additional insured against claims for bodily injury, personal injury 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 shall be on an occurrence basis providing single

limit coverage in an amount not less than $1,000,000 per occurrence with an annual aggregate of not less than $2,000,000. Lessee shall add Lessor as

an additional insured by means of an endorsement at least as broad as the Insurance Service Organization's "Additional Insured-Managers or Lessors

of Premises" Endorsement. The policy shall not contain any intra-insured exclusions as between insured 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 this Lease. The
limits of said insurance shall not, however, limit the liability of Lessee nor relieve Lessee of any obligation hereunder. Lessee shall provide an
endorsement on its liability policy(ies) which provides that its insurance shall be primary to and not contributory with any similar insurance carried by

Lessor, whose insurance shall be considered excess insurance only. Lessee shall have the eole option to provide general liability insurance satisfying the

conditions of Paragraph 8.2 (a) through formal self-Insurance.

(b) Carried by Lessor. Lessor shall maintain liability insurance as described in Paragraph 8.2(a), in addition to, and not in lieu of,

~"~ requiredto be malntalned by Lessee. L""::: ::~,:am'"eo '" ,dd"OMII"","" therein, ,::
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b) Consent. Lessee shall not make any Alterations or Utility Installations to the Premises without Lessor's prior written consent. 

Lessee may, however, make non - structural Alterations or Utility Installations to the interior of the Premises (excluding the roof) without such consent but

upon notice to Lessor, as long as they are not visible from the outside, do not involve puncturing, relocating or removing the roof or any existing walls, 

will not affect the electrical, plumbing, HVAC, and /or life safety systems, and the cumulative cost thereof during this Lease as extended does not

exceed a sum equal to 3 month's Base Rent in the aggregate or a sum equal to one month' s Base Rent in any one year. Notwithstanding the

foregoing, Lessee shall not make or permit any roof penetrations and /or install anything on the roof without the prior written approval of Lessor. Lessor

may, as a precondition to granting such approval, require Lessee to utilize a contractor shesea -aed4F approved by Lessor. Any Alterations or Utility
Installations that Lessee shall desire to make and which require the consent of the Lessor shall be presented to Lessor in written form with detailed

plans. Consent shall be deemed conditioned upon Lessee'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 Requirements in a prompt and expeditious manner. Any Alterations or Utility Installations shall be performed in a workmanlike manner with
good and sufficient materials. Lessee shall promptly upon completion furnish Lessor with as -built plans and specifications. 

month'samount OR exr-A-AM; 01f QAA

o of tha agtom ated carz$ at r., wh A RaFahaA aF IlAility 1AStallaNGA , 
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 use on the Premises, which claims 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 less than 10 days notice prior to the commencement of any work in, on or about the Premises, and

Lessor shall have the right to post notices of non - responsibility. If Lessee 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 before the enforcement thereof. ° 

amount of su-n-h a-a-Ateg-ted " an, Glaim OF demand, indemnefyiRg WSW a9ainrA liability feF the same. If l- e-A-A-er A-le-n-ts to paFtiGipate OR aRY SUGh , 

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 property of Lessee, but considered a part of the Premises. Lessor may, at any 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(b) 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 not earlier than 90 and not later than 30 days 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 the expiration or termination of
this Lease. Lessor may require the removal at any time of all or any part of any Lessee Owned Alterations or Utility Installations made without the
required consent. 

c) Surrender; Restoration. Lessee shall surrender the Premises by the Expiration Date or any earlier termination date, with all of
the improvements, parts and surfaces thereof broom clean and free of debris, and in good operating order, condition and state of repair, ordinary wear
and tear excepted. " Ordinary wear and tear" shall not include any damage or deterioration that would have been prevented by good maintenance
practice. , 

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. 
any stowage tai* ORS-AwallAW by OF 19F 606600- Lessee shall also remove from the Premises any and all Hazardous Substances brought onto the Premises
by or for Lessee, eF-awy -third paw (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
Lessee and may be disposed of or retained by Lessor as Lessor may desire. The failure by Lessee 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; Indemnity. 
8. 1 Payment of Premium Increases. 

a) As used herein, the term " Insurance Cost Increase" is defined as any increase in the actual cost of the insurance
applicable to Paragraphs . 2( b), 8. 3( a) and -8- 21( b); over and above the

Base Premium, as hereinafter defined, calculated on an annual basis. IRAW,Fame Gest Increase shall ORGlude, Wit not he limited W, FeqUiFemeRts of

The " Base Premium" shall be the annual premium applicable to the 12 month period

immediately Preceding following the S4a4 Commencement Date. - 
tha Aarwa 12Fam" m Shall ha thA IGAA94064 aAAWal

PFOME"
M ramr-aA bly ebtaiRahla far. tha RequiFed IRS-WaRGe -:19- Of the StaFt DatO, aS UFAiR@ thA_ MG-9-9

b) Lessee shall pay any Insurance Cost Increase to Lessor pursuant to Paragraph 4. 2. Premiums for policy periods

commencing prior to, or extending beyond, the term of this Lease shall be prorated to coincide with the corresponding StaFt Commencement Date or
Expiration Date. 

8. 2 Liability Insurance. 

a) Carried by Lessee. Lessee shall obtain and keep in force a Commercial General Liability policy of insurance protecting Lessee
and Lessor as an additional insured against claims for bodily injury, personal injury 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 shall be on an occurrence basis providing single
limit coverage in an amount not less than $ 1, 000,000 per occurrence with an annual aggregate of not less than $2, 000,000. Lessee shall add Lessor as

an additional insured by means of an endorsement at least as broad as the Insurance Service Organization's " Additional Insured - Managers or Lessors

of Premises" Endorsement. The policy shall not contain any intra- insured exclusions as between insured 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 this Lease. The
limits of said insurance shall not, however, limit the liability of Lessee nor relieve Lessee of any obligation hereunder. Lessee shall provide an
endorsement on its liability policy( ies) which provides that its insurance shall be primary to and not contributory with any similar insurance carried by
Lessor, whose insurance shall be considered excess insurance only. Le55ee Shall have the sole option to provide general liability insurance 5atiofying the
conditions of Paragraph 6.2 ( a) through formal self- insurance. 

b) Carried by Lessor. Lessor shall maintain liability insurance as described in Paragraph 8.2( a), 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. . 
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8.3 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, any ground·lessor, and to any Lender insuring any covered loss or damage to the Premises. The amount of such insurance
shall be equal to the full insurable replacement cost of the Premises, as the same shall exist from time to time, Elr ltIe aFRElllRtor. if Lesser. the amount

required by any Lender, but in no event more than the commercially reasonable and available insurable value thereof. Lessee Owned Alterations and
Utility Installations, Trade Fixtures, and Lessee's personal property shall be insured by Lessee not by Lessor. If the coverage is available and

commercially appropriate, such policy or policies shall insure against all risks of direct physical loss or damage (except the perils of flood. earthquake. or

other perils not covered by a standard special perils property lneurance policy aREI/ElrearthElllake llRless reElllireEl lly a beREler). including coverage for debris
removal and the enforcement of any Applicable Requirements requiring the upgrading, demolition, reconstruction or replacement of any portion of the
Premises as the result of a covered loss. Said policy or policies shall also contain an agreed valuation provision in lieu of any coinsurance clause,
waiver of subrogation, and inflation guard protection causing an increase in the annual property insurance coverage amount by a factor of not less than

the adjusted U.S. Department of Labor Consumer Price Index for All Urban Consumers for the city nearest to where the Premises are located. If such

insurance coverage has a deductible clause, the deductible amount shall Ret ellseeEl be at leaet $5,000 per occurrence, and shall be paid by l.eeeorwithout
reimbursement.

(II) RaAtal '1allla. besser shall alse EllltaiR aRa keep iR ferse a pelisy er pEllisies iR the RaFReElf besser with less payallie te bessElr
aREIaRY beREler, iRSllriRg the less ef the full ReRt fer eRe year with aR ellteREleEl periElElef iREleFRRityfer aR aElElitieRal 180 Elays ("ReRlal Vaille

iRSIlFjiRSeR

). SaiEl iRSllFaRS8shall seRtaiR aR agreeEl ¥alllatieR pFElYisiElRiR liell Elf aRY SEliRSllFaRseslallse, aREIthe aFRElllRtElf SEl'JeFa!lElshall llEl
alljllsteEl aRRllally tElreflest the pmjesteEl ReRt etherwise payallie lly bessee, fer the Rellt 12 FReRthperiElEl.

(c) Adjacent Premises. Lessee shall pay for any reasonable increase in the premiums for the property insurance of the Building
and for the Common Areas or other buildings in the Project if said increase is caused by Lessee's acts, omissions, use or occupancy of the Premises.

(d) Lessee's Improvements. Since Lessor is the Insuring Party, Lessor shall not be required to insure Lessee Owned Alterations
and Utility Installations unless the item in question has become the property of Lessor under the terms of this Lease.

8.4 L..II •• 'S PFep.~'j IiII1SiA.SS IAtaFFUptieA IAslIFaAs.j Worker'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
$1,000 per occurrence. The proceeds from any such insurance shall be used by Lessee for the replacement of personal property, Trade Fixtures and

Lessee Owned Alterations and Utility Installations. Lessee shall have the eole option to provide Worker's Compensation Insurance through formal Self-Insurance.

(b) Business Interruption. Lessee shall obtain and maintain loss of income and extra expense insurance in amounts as will
reimburse Lessee for direct or indirect loss of earnings attributable to all perils commonly insured against by prudent lessees in the business of Lessee
or attributable to prevention of access to the Premises as a result of such perils.

(c) Worker's Compensation Insurance. Lessee shall obtain and maintain Worker's Compensation Insurance in such amount as
may 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 insurance or copy of the policy required by paragraph 8.5.

(d) No Representation 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.

8.5 Insurance Policies. Insurance required herein shall be by companies maintaining during the policy term a "General Policyholders
Rating" of at least A-, VII, 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 shall not do or permit to be done anything which invalidates the required insurance policies. Lessee shall, prior to the Start Date, deliver to
Lessor certified copies of policies of such insurance or certificates with copies of the required endorsements evidencing the existence and amounts of

the required insurance. No such policy shall be cancelable or subject to modification except after 30 days prior written notice to Lessor. Lessee shall.
at least 10 days prior to the expiration of such policies, furnish Lessor with evidence of renewals or "insurance binders" evidencing renewal thereof, or
Lessor may order such insurance and charge the cost thereof to Lessee, which amount shall be payable by Lessee 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.

8.6 Waiver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each hereby release and relieve the
other, and waive their entire right to 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 against 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.

8.7 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 rents and/or
damages, liens, judgments, penalties, attorneys' aRa SGRSllltaRtS'fees, expenses and/or liabilities arising out of, involving, or in connection with, the use

and/or occupancy of the Premises by Lessee. 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 lly sElllRsel reaseRallly satisfastElF)' te bessElr and Lessor shall cooperate with Lessee in such

defense. Lessor Ree8 REltshall have first paid a Judgement or settlement arising from any such claim in order to be defended or indemnified. Except for

Leeeee'enegligence or willful misconduct,

8.7(a) Lessor shall indemnify. protect. defend and hold harmleee the Lessee and it5 agents. employees and Boards. from and against any and all

claims, loeeee, damage5, liens. judgements. penalties, attorneys' fees. expenses and or liabilities arising out of, involving. or in connection with the performance by

l.eeeor, tte agents and employees. of the obligations of Lessor under the Lease. If any action or proceeding is brought against Lessee by reason of any of the

foregoing matters. Lessor shall upon notice defend the same at l.eeecr'e expense and Lessee ehall cooperate with Lessor in such defen5e. Lessee shall have firet paid

a judgement or settlement arising from any such claim in order to be defended.

8.8 Exemption 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 liable 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, whether such damage or
injury is caused by or results from fire, steam, electricity, gas, water or rain, indoor air quality, the presence of mold or from the breakage, leakage,
obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing, HVAC or lighting fixtures, or from any other 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, (Ii) 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 (iii) 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.

8.9 Failure to Provide Insurance. Lessee acknowledges that any failure on its part to obtain or maintain the insurance required
ill expose Lessor to risks and potentially cause Lessor to incur costs not contemplated by this Lease, the extent of which will be extremely
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8. 3 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, any ground - lessor, and to any Lender insuring any covered loss or damage to the Premises. The amount of such insurance
shall be equal to the full insurable replacement cost of the Premises, as the same shall exist from time to time, OF the -ate or, if Lesser, the amount

required by any Lender, but in no event more than the commercially reasonable and available insurable value thereof. Lessee Owned Alterations and

Utility Installations, Trade Fixtures, and Lessee' s personal property shall be insured by Lessee not by Lessor. If the coverage is available and

commercially appropriate, such policy or policies shall insure against all risks of direct physical loss or damage (except the perils of flood, earthquake, or

other perile not covered by a standard Special perile property insurance policy and1QF eaFthquake uniess F8qWiF8d by A I ender.), including coverage for debris

removal and the enforcement of any Applicable Requirements requiring the upgrading, demolition, reconstruction or replacement of any portion of the
Premises as the result of a covered loss. Said policy or policies shall also contain an agreed valuation provision in lieu of any coinsurance clause, 

waiver of subrogation, and inflation guard protection causing an increase in the annual property insurance coverage amount by a factor of not less than

the adjusted U. S. Department of Labor Consumer Price Index for All Urban Consumers for the city nearest to where the Premises are located. If such

insurance coverage has a deductible clause, the deductible amount shall Ref exceed be at least $5,000 per occurrence, and shall be paid by Lessor without
reimbursement. 

b) Rential Vallue. I- A-A.A.G-F shall also eh-laiR keep OR fGFGe a PGIiGY OF poliGies OR the Rame of Lesser with less payable to I= esrGF

and aRy I= eRdeF, insuFiRg ihe less of the full ReRt fGF eRe yeaF with aR e)OeRded peFied Of iRd8MRffit:Y fQF aR aad-d-itien-al 199 days M

c) Adjacent Premises. Lessee shall pay for any reasonable increase in the premiums for the property insurance of the Building
and for the Common Areas or other buildings in the Project if said increase is caused by Lessee's acts, omissions, use or occupancy of the Premises. 

d) Lessee's Improvements. Since Lessor is the Insuring Party, Lessor shall not be required to insure Lessee Owned Alterations

and Utility Installations unless the item in question has become the property of Lessor under the terms of this Lease. 
8.4 • Worker'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

1, 000 per occurrence. The proceeds from any such insurance shall be used by Lessee for the replacement of personal property, Trade Fixtures and
Lessee Owned Alterations and Utility Installations. Lessee Shall have the sole option to provide Workers Compensation Insurance through formal Self- Insurance. 

b) Business Interruption. Lessee shall obtain and maintain loss of income and extra expense insurance in amounts as will

reimburse Lessee for direct or indirect loss of earnings attributable to all perils commonly insured against by prudent lessees in the business of Lessee
or attributable to prevention of access to the Premises as a result of such perils. 

c) Worker's Compensation Insurance. Lessee shall obtain and maintain Worker's Compensation Insurance in such amount as

may 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 insurance or copy of the policy required by paragraph 8. 5. 
d) No Representation 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. 
8.5 Insurance Policies. Insurance required herein shall be by companies maintaining during the policy term a " General Policyholders

Rating" of at least A -, VII, 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 shall not do or permit to be done anything which invalidates the required insurance policies. Lessee shall, prior to the Start Date, deliver to

Lessor certified copies of policies of such insurance or certificates with copies of the required endorsements evidencing the existence and amounts of
the required insurance. No such policy shall be cancelable or subject to modification except after 30 days prior written notice to Lessor. Lessee shall, 

at least 10 days prior to the expiration of such policies, furnish Lessor with evidence of renewals or "insurance binders" evidencing renewal thereof, or
Lessor may order such insurance and charge the cost thereof to Lessee, which amount shall be payable by Lessee 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. 6 Waiver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each hereby release and relieve the

other, and waive their entire right to 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 against 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. 7 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 rents and /or
damages, liens, judgments, penalties, attorneys' ' fees, expenses and /or liabilities arising out of, involving, or in connection with, the use
and /or occupancy of the Premises by Lessee. 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 and Lessor shall cooperate with Lessee in such

defense. Lessor flsed -rasa; shall have first paid a judgement or settlement arieing from any such claim in order to be defended or indemnified, Except for
Lessee's negligence or willful misconduct. 

81(a) Lessor Shall indemnify, protect, defend and hold harmless the Lessee and its agents, employees and Boards, from and against any and all

claims, losses, damages, liens, judgements, penalties, attorneys fees, expenses and or Iiabilitico arising out of, involving, or in connection with the performance by
LesSOr, its agents and employees, of the obligations of LeSSOr under the Lease. If any action or proceeding is brought against Lco5ee by reason of any of the

foregoing matters, LeSSOr Shall upon notice defend the same at Lessor's expense and Lessee Shall cooperate with Lc000r in such defense. Lessee shall have first paid

a judgement or Settlement arising from any ouch claim in order to be defended . 
8. 8 Exemption 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 liable 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, whether such damage or
injury is caused by or results from fire, steam, electricity, gas, water or rain, indoor air quality, the presence of mold or from the breakage, leakage, 
obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing, HVAC or lighting fixtures, or from any other 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, ( ii) 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 (iii) 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. 

8.9 Failure 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 to incur costs not contemplated by this Lease, the extent of which will be extremely
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difficult to ascertain. Accordingly, for any month or portion 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 the required insurance, the Base Rent shall be automatically increased, without any

requirement for notice to Lessee, by an amount equal to 10% of the then existing Base Rent or $100, whichever is greater. 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

maintain the required insurance. Such increase in Base Rent shall in no event constitute a waiver of Lessee's Default or Breach with respect to the

failure to maintain such insurance, prevent the exercise of any of the other rights and remedies granted hereunder, nor relieve Lessee of its obligation to
maintain the insurance specified in this Lease.

9. Damage or Destruction.

9.1 Definitions.

(a) "Premises Partial Damage" shall mean damage or destruction to the improvements on the Premises, other than Lessee
Owned Alterations and Utility Installations, which can reasonably be repaired in 3 months or less from the date of the damage or destruction, and the

cost thereof does not exceed a sum equal to 6 month's Base Rent. Lessor shall notify Lessee in writing within 30 days from the date of the damage or
destruction as to whether or not the damage is Partial or Total.

(b) "Premises Total Destruction" shall mean damage or destruction to the improvements on the Premises, other than Lessee
Owned Alterations and Utility Installations and Trade Fixtures, which cannot reasonably be repaired in 3 months or less from the date of the damage or

destruction and/or the cost thereof exceeds a sum equal to 6 month's Base Rent. Lessor shall notify Lessee in writing within 30 days from the date of
the damage or destruction as to whether or not the damage is Partial or Total.

(c) "Insured Loss" shall mean damage or destruction to improvements on the Premises, other than Lessee Owned Alterations and
Utility Installations and Trade Fixtures, which was caused by an event required to be covered by the insurance described in Paragraph 8.3(a),
irrespective of any deductible amounts or coverage limits involved.

(d) "Replacement Cost" shall mean the cost to repair or rebuild the improvements owned by Lessor at the time of the occurrence
to their condition existing immediately prior thereto, including demolition, debris removal and upgrading required by the operation of Applicable
Requirements, and without deduction for depreciation.

(e) "Hazardous Substance Condition" shall mean the occurrence or discovery of a condition involving the presence of, or a
contamination by, a Hazardous Substance, in, on, or under the Premises which requires restoration.

9.2 Partial Damage· Insured Loss. If a Premises Partial Damage that is an Insured Loss occurs, then Lessor shall, at Lessor's
expense, repair such damage (but not Lessee's Trade Fixtures or Lessee Owned Alterations and Utility Installations) as soon as reasonably possible

and this Lease shall continue in full force and effect; provided, however, that Lessee shall, at Lessor's election, make the repair of any damage or
destruction the total cost to repair of which is $10,000 or less, and, in such event, Lessor shall make any applicable insurance proceeds available to
Lessee on a reasonable basis for that purpose. Notwithstanding the foregoing, if the required insurance was not in force or the insurance proceeds are
not sufficient to effect such repair, the Insuring Party shall promptly contribute the shortage in proceeds as and when required to complete said repairs.

In the event, however, such shortage was due to the fact that, by reason of the unique nature of the improvements, full replacement cost insurance
coverage was not commercially reasonable and available, Lessor shall have no obligation to pay for the shortage in insurance proceeds or to fully

restore the unique aspects of the Premises unless Lessee provides Lessor with the funds to cover same, or adequate assurance thereof, within 10 days
following receipt of written notice of such shortage and request therefor. If Lessor receives said funds or adequate assurance thereof within said 10 day
period, the party responsible for making the repairs shall complete them as soon as reasonably possible and this Lease shall remain in full force and

effect. If such funds or assurance are not received, Lessor may nevertheless elect by written notice to Lessee within 10 days thereafter to: (i) make
such restoration and repair as is commercially reasonable with Lessor paying any shortage in proceeds, in which case this Lease shall remain in full
force and effect, or (iI) have this Lease terminate 30 days thereafter. Lessee shall not be entitled to reimbursement of any funds contributed by Lessee

to repair any such damage or destruction. Premises Partial Damage due to flood or earthquake shall be subject to Paragraph 9.3, notwithstanding that
there may be some insurance coverage, but the net proceeds of any such insurance shall be made available for the repairs if made by either Party.

9.3 Partial Damage· Uninsured Loss. If a Premises Partial Damage that is not an Insured Loss occurs, unless caused by a
negligent or willful act of Lessee (in which event Lessee shall make the repairs at Lessee's expense), Lessor may either: (i) repair such damage as
soon as reasonably possible at Lessor's expense (subject to reimbursement pursuant to Paragraph 4.2), in which event this Lease shall continue in full
force and effect, or (ii) terminate this Lease by giving written notice to Lessee within 30 days after receipt by Lessor of knowledge of the occurrence of

such damage. Such termination shall be effective 60 days following the date of such notice. In the event Lessor elects to terminate this Lease, Lessee
shall have the right within 10 days after receipt of the termination notice to give written notice to Lessor of Lessee's commitment to pay for the repair of
such damage without reimbursement from Lessor. Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30 days after
making such commitment. In such event this Lease shall continue in full force and effect, and Lessor shall proceed to make such repairs as soon as
reasonably possible after the required funds are available. If Lessee does not make the required commitment, this Lease shall terminate as of the date
specified in the termination notice.

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

9.5 Damage Near End of Term. If at any time during the last 6 months of this Lease there is damage for which the cost to repair
exceeds one month's Base Rent, whether or not an Insured Loss, Lessor may terminate this Lease effective 60 days following the date of occurrence of
such damage by giving a written termination notice to Lessee within 30 days after the date of occurrence of such damage. Notwithstanding the

foregoing, if Lessee at that time has an exercisable option to extend this Lease or to purchase the Premises, then Lessee may preserve this Lease by,
(a) exercising such option and (b) providing Lessor with any shortage in insurance proceeds (or adequate assurance thereof) needed to make the
repairs on or before the earlier of (i) the date which is 10 days after Lessee's receipt of Lessor's written notice purporting to terminate this Lease, or (iI)
the day prior to the date upon which such option expires. If Lessee duly exercises such option during such period and provides Lessor with funds (or

adequate assurance thereof) to cover any shortage in insurance proceeds, Lessor shall, at Lessor's commercially reasonable expense, repair such
damage as soon as reasonably possible and this Lease shall continue in full force and effect. If Lessee fails to exercise such option and provide such
funds or assurance during such period, then this Lease shall terminate on the date specified in the termination notice and Lessee's option shall be
extinguished.

9.6 Abatement of Rent; Lessee's Remedies.

(a) Abatement. In the event of Premises Partial Damage or Partial Damage - Unin,;ured Loee Premises Total Destruction or a
Hazardous Substance Condition for which Lessee is not responsible under this Lease, the Rent payable by Lessee for the period required for the repair,
remediation or restoration of such damage shall be abated in proportion to the degree to which Lessee's use of the Premises is impaired, but not to
exceed the proceeds received from the Rental Value insurance. All other obligations of Lessee hereunder shall be performed by Lessee, and Lessor
shall have no liability for any such damage, destruction, remediation, repair or restoration except as provided herein.

(b) Remedies. If Lessor is obligated to repair or restore the Premises and does not commence, in a substantial and meaningful

~

y, h repair or restoration within 90 days after such obligation shall accrue, Lessee may, at any time prior to the commencement of such repair or
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difficult to ascertain. Accordingly, for any month or portion 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 the required insurance, the Base Rent shall be automatically increased, without any
requirement for notice to Lessee, by an amount equal to 10% of the then existing Base Rent or $100, whichever is greater. 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
maintain the required insurance. Such increase in Base Rent shall in no event constitute a waiver of Lessee's Default or Breach with respect to the

failure to maintain such insurance, prevent the exercise of any of the other rights and remedies granted hereunder, nor relieve Lessee of its obligation to
maintain the insurance specified in this Lease. 

9. Damage or Destruction. 

9. 1 Definitions. 

a) " Premises Partial Damage" shall mean damage or destruction to the improvements on the Premises, other than Lessee

Owned Alterations and Utility Installations, which can reasonably be repaired in 3 months or less from the date of the damage or destruction, and the

cost thereof does not exceed a sum equal to 6 month's Base Rent. Lessor shall notify Lessee in writing within 30 days from the date of the damage or
destruction as to whether or not the damage is Partial or Total. 

b) " Premises Total Destruction" shall mean damage or destruction to the improvements on the Premises, other than Lessee

Owned Alterations and Utility Installations and Trade Fixtures, which cannot reasonably be repaired in 3 months or less from the date of the damage or
destruction and /or the cost thereof exceeds a sum equal to 6 month's Base Rent. Lessor shall notify Lessee in writing within 30 days from the date of
the damage or destruction as to whether or not the damage is Partial or Total. 

c) " Insured Loss" shall mean damage or destruction to improvements on the Premises, other than Lessee Owned Alterations and

Utility Installations and Trade Fixtures, which was caused by an event required to be covered by the insurance described in Paragraph 8.3(a), 
irrespective of any deductible amounts or coverage limits involved. 

d) " Replacement Cost" shall mean the cost to repair or rebuild the improvements owned by Lessor at the time of the occurrence
to their condition existing immediately prior thereto, including demolition, debris removal and upgrading required by the operation of Applicable
Requirements, and without deduction for depreciation. 

e) " Hazardous Substance Condition" shall mean the occurrence or discovery of a condition involving the presence of, or a
contamination by, a Hazardous Substance, in, on, or under the Premises which requires restoration. 

9. 2 Partial Damage - Insured Loss. If a Premises Partial Damage that is an Insured Loss occurs, then Lessor shall, at Lessor's

expense, repair such damage ( but not Lessee's Trade Fixtures or Lessee Owned Alterations and Utility Installations) as soon as reasonably possible
and this Lease shall continue in full force and effect; provided, however, that Lessee shall, at Lessor's election, make the repair of any damage or
destruction the total cost to repair of which is $ 10, 000 or less, and, in such event, Lessor shall make any applicable insurance proceeds available to
Lessee on a reasonable basis for that purpose. Notwithstanding the foregoing, if the required insurance was not in force or the insurance proceeds are

not sufficient to effect such repair, the Insuring Party shall promptly contribute the shortage in proceeds as and when required to complete said repairs. 

In the event, however, such shortage was due to the fact that, by reason of the unique nature of the improvements, full replacement cost insurance

coverage was not commercially reasonable and available, Lessor shall have no obligation to pay for the shortage in insurance proceeds or to fully
restore the unique aspects of the Premises unless Lessee provides Lessor with the funds to cover same, or adequate assurance thereof, within 10 days

following receipt of written notice of such shortage and request therefor. If Lessor receives said funds or adequate assurance thereof within said 10 day
period, the party responsible for making the repairs shall complete them as soon as reasonably possible and this Lease shall remain in full force and
effect. If such funds or assurance are not received, Lessor may nevertheless elect by written notice to Lessee within 10 days thereafter to: ( i) make

such restoration and repair as is commercially reasonable with Lessor paying any shortage in proceeds, in which case this Lease shall remain in full

force and effect, or ( ii) have this Lease terminate 30 days thereafter. Lessee shall not be entitled to reimbursement of any funds contributed by Lessee
to repair any such damage or destruction. Premises Partial Damage due to flood or earthquake shall be subject to Paragraph 9. 3, notwithstanding that
there may be some insurance coverage, but the net proceeds of any such insurance shall be made available for the repairs if made by either Party. 

9.3 Partial Damage - Uninsured Loss. If a Premises Partial Damage that is not an Insured Loss occurs, unless caused by a
negligent or willful act of Lessee ( in which event Lessee shall make the repairs at Lessee's expense), Lessor may either: ( i) repair such damage as

soon as reasonably possible at Lessor's expense (subject to reimbursement pursuant to Paragraph 4.2), in which event this Lease shall continue in full

force and effect, or ( ii) terminate this Lease by giving written notice to Lessee within 30 days after receipt by Lessor of knowledge of the occurrence of
such damage. Such termination shall be effective 60 days following the date of such notice. In the event Lessor elects to terminate this Lease, Lessee

shall have the right within 10 days after receipt of the termination notice to give written notice to Lessor of Lessee's commitment to pay for the repair of
such damage without reimbursement from Lessor. Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30 days after
making such commitment. In such event this Lease shall continue in full force and effect, and Lessor shall proceed to make such repairs as soon as

reasonably possible after the required funds are available. If Lessee does not make the required commitment, this Lease shall terminate as of the date

specified in the termination notice. 

9.4 Total Destruction. Notwithstanding any other provision hereof, if a Premises Total Destruction occurs, this Lease shall terminate
60 days following such Destruction. If the damage or destruction was caused by the gross negligence or willful misconduct of Lessee, Lessor shall
have the right to recover Lessor's damages from Lessee, except as provided in Paragraph 8. 6. 

9. 5 Damage Near End of Term. If at any time during the last 6 months of this Lease there is damage for which the cost to repair

exceeds one month' s Base Rent, whether or not an Insured Loss, Lessor may terminate this Lease effective 60 days following the date of occurrence of
such damage by giving a written termination notice to Lessee within 30 days after the date of occurrence of such damage. Notwithstanding the

foregoing, if Lessee at that time has an exercisable option to extend this Lease or to purchase the Premises, then Lessee may preserve this Lease by, 
a) exercising such option and ( b) providing Lessor with any shortage in insurance proceeds ( or adequate assurance thereof) needed to make the

repairs on or before the earlier of (i) the date which is 10 days after Lessee's receipt of Lessor's written notice purporting to terminate this Lease, or ( ii) 
the day prior to the date upon which such option expires. If Lessee duly exercises such option during such period and provides Lessor with funds ( or

adequate assurance thereof) to cover any shortage in insurance proceeds, Lessor shall, at Lessor's commercially reasonable expense, repair such

damage as soon as reasonably possible and this Lease shall continue in full force and effect. If Lessee fails to exercise such option and provide such

funds or assurance during such period, then this Lease shall terminate on the date specified in the termination notice and Lessee's option shall be
extinguished. 

9. 6 Abatement of Rent; Lessee' s Remedies. 

a) Abatement. In the event of Premises Partial Damage or Partial Damage - Unin5ured Lose Premises Total Destruction or a

Hazardous Substance Condition for which Lessee is not responsible under this Lease, the Rent payable by Lessee for the period required for the repair, 
remediation or restoration of such damage shall be abated in proportion to the degree to which Lessee's use of the Premises is impaired, but not to

exceed the proceeds received from the Rental Value insurance. All other obligations of Lessee hereunder shall be performed by Lessee, and Lessor
shall have no liability for any such damage, destruction, remediation, repair or restoration except as provided herein. 

b) Remedies. If Lessor is obligated to repair or restore the Premises and does not commence, in a substantial and meaningful

way, such repair or restoration within 90 days after such obligation shall accrue, Lessee may, at any time prior to the commencement of such repair or
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restoration, give written notice to Lessor and to any Lenders of which Lessee has actual notice, of Lessee's election to terminate this Lease on a date

not less than 60 days following the giving of such notice. If Lessee gives such notice and such repair or restoration is not commenced within 30 days

thereafter, this Lease shall terminate as of the date specified in said notice. If the repair or restoration is commenced within such 30 days, and diligently
pro5ecuted to completion. this Lease shall continue in full force and effect. "Commence" shall mean eitt:leF tt:ls IlAsaAaitiaAal alltt:laFi;!atiaA af tt:le

preparatieA at the required plans. or the beginning of the actual work on the Premises., lfmist:lelfeF fil'6t eSSIlI'6.

9.7 Termination; Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.2(g) or Paragraph 9, an equitable
adjustment shall be made concerning advance Base Rent and any other advance payments made by Lessee to Lessor. besseF st:lall, iA aaaitieA, FetllFA
te besses se AlIlSt:l at bessee's Sesllrity Depesit as t:las Aet ~eeA, eF is Aet tt:leA FeEJllireate ~e. Ilsea ~y besseF.

10. Real Property Taxes.

10.1 Definitions.

(a) "Real Property Taxes." As used herein, the term "Real Property Taxes· shall include any form of assessment; real estate,
general, special. ordinary or extraordinary, or rental levy or tax (other than inheritance, personal income or estate taxes); improvement bond; and/or

license fee imposed upon or levied against any legal or equitable interest of Lessor in the Project. Lessor's right to other income therefrom, and/or
Lessor's business of leasing, by any authority having the direct or indirect power to tax and where the funds are generated with reference to the Project
address and where the proceeds so generated are to be applied by the city, county or other local taxing authority of a jurisdiction within which the

Project is located. The term "Real Property Taxes" shall also include any tax, fee, levy, assessment or charge, or any increase therein: (i) imposed by
reason of events occurring during the term of this Lease. including but not limited to, a st:laAge iA tt:le eWAel'6t:1ipef tt:le J;lrejest, (ii) a change in the

improvements thereon, and/or (iii) levied or assessed on machinery or equipment provided by Lessor to Lessee pursuant to this Lease.

(b) "Base Real Property Taxes." As used herein, the term "Base Real Property Taxes" shall be the amount of Real Property
Taxes, which are assessed against the Premises, Building, Project or Common Areas in the calendar year during which the Lease is executed. In
calculating Real Property Taxes for any calendar year. the Real Property Taxes for any real estate tax year shall be included in the calculation of Real
Property Taxes for such calendar year based upon the number of days which such calendar year and tax year have in common.

10.2 Payment of Taxes. Except as otherwise provided in Paragraph 10.3, Lessor shall pay the Real Property Taxes applicable to the
Project, and said payments shall be included in the calculation of Common Area Operating Expenses in accordance with the provisions of Paragraph
4.2.

10.3 Additional Improvements. Common Area Operating Expenses shall not include Real Property Taxes specified in the tax
assessor's records and work sheets as being caused by additional improvements placed upon the Project by other tenants or by Lessor for the

exclusive enjoyment of such other Tenants. Notwithstanding Paragraph 10.2 hereof, Lessee shall, however, pay to Lessor at the time Common Area
Operating Expenses are payable under Paragraph 4.2, the entirety of any increase in Real Property Taxes if assessed solely by reason of Alterations,

Trade Fixtures or Utility Installations placed upon the Premises by Lessee or at Lessee's request or by reason of any alterations or improvements to the

Premises made by Lessor subsequent to the execution of this Lease by the Parties.

10.4 Joint Assessment. If the Building is not separately assessed, Real Property Taxes allocated to the Building shall be an equitable
proportion of the Real Property Taxes for all of the land and improvements included within the tax parcel assessed, such proportion to be determined by

Lessor from the respective valuations assigned in the assessor's work sheets or such other information as may be reasonably available. Lessor's
reasonable determination thereof, in good faith, shall be conclusive.

10.5 Personal Property Taxes. Lessee shall pay prior to delinquency all taxes assessed against and levied upon Lessee Owned
Alterations and Utility Installations, Trade Fixtures, furnishings, equipment and all personal property of Lessee contained in the Premises. When
possible, Lessee shall cause its Lessee Owned Alterations and Utility Installations, Trade Fixtures, furnishings, equipment and all other personal
property to be assessed and billed separately from the real property of Lessor. If any of Lessee's said property shall be assessed with Lessor's real

property, Lessee shall pay Lessor the taxes attributable to Lessee's property within 10 days after receipt of a written statement setting forth the taxes
applicable to Lessee's property.

11. Utilities and Services. Lessee shall pay for all "rater, gas, t:leat, light, power, telephone, trash disposal and other utilities and services
supplied to the Premises, together with any taxes thereon. Notwithstanding the provisions of Paragraph 4.2, if at any time in Lessor's sole judgment,

Lessor determines that Lessee is using a disproportionate amount of water, elestrisity or other commonly metered utilities, or that Lessee is generating
such a large volume of trash as to require an increase in the size of the trash receptacle and/or an increase in the number of times per month that it is

emptied, then Lessor may increase Lessee's Base Rent by an amount equal to such increased costs. There shall be no abatement of Rent and Lessor

shall not be liable in any respect whatsoever for the inadequacy, stoppage, interruption or discontinuance of any utility or service due to riot, strike, labor

dispute, breakdown, accident. repair or other cause beyond Lessor's reasonable control or in cooperation with governmental request or directions.
12. Assignment and Subletting.

12.1 Lessor's Consent Required.

(a) Lessee shall not voluntarily 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.

(b) UAless bessee is a serperatieA aAa its stesk is pll~lisly lFaEleEleAa AatieAal stesk e~st:laAge, a A Change in the control of Lessee
shall constitute an assignment requiring consent. The transfer, on a cumulative basis, of 25% or more of the voting control of Lessee shall constitute a
change in control for this purpose.

(c) The involvement of Lessee or its assets in any transaction, or series of transactions (by way of merger, sale, acquisition,
financing, transfer, leveraged buy-out or otherwise), whether or not a formal assignment or hypothecation of this Lease or Lessee's assets occurs,

which results or will result in a reduction of the Net Worth of Lessee by an amount greater than 25% of such Net Worth as it was represented at the

time of the execution of this Lease or at the time of the most recent assignment to which Lessor has consented, or as it exists immediately prior to said
transaction or transactions constituting such reduction, whichever was or is greater, shall be considered an assignment of this Lease to which Lessor

may withhold its consent. "Net Worth of Lessee" shall mean the net worth of Lessee (excluding any guarantors) established under generally accepted
accounting principles.

(d) An assignment or subletting without consent shall, at Lessor's option, be a Default curable after notice per Paragraph 13.1(d). or
a noncurable Breach without the necessity of any notice and grace period. If Lessor elects to treat such unapproved assignment or subletting as a
noncurable Breach, Lessor may either: (i) terminate this Lease, or (iI) upon 30 days written notice, increase the monthly Base Rent to 110% of the Base
Rent then in effect. Further, in the event of such Breach and rental adjustment, (i) the purchase price of any option to purchase the Premises held by

Lessee shall be subject to similar adjustment to 110% of the price previously in effect, and (iI) all fixed and non-fixed rental adjustments scheduled
during the remainder of the Lease term shall be increased to 110% of the scheduled adjusted rent.

(e) Lessee's remedy for any breach of Paragraph 12.1 by Lessor shall be limited to compensatory damages and/or injunctive relief.
(f) Lessor may reasonably withhold consent to a proposed assignment or subletting if Lessee is in Default at the time consent is

requested.

(g) Notwithstanding the foregoing, allowing a de minimis portion of the Premises, ie. 20 square feet or less, to be used by a third
party vendor in connection with the installation of a vending machine or payphone shall not constitute a subletting.
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restoration, give written notice to Lessor and to any Lenders of which Lessee has actual notice, of Lessee's election to terminate this Lease on a date

not less than 60 days following the giving of such notice. If Lessee gives such notice and such repair or restoration is not commenced within 30 days

thereafter, this Lease shall terminate as of the date specified in said notice. If the repair or restoration is commenced within such 30 days, and diligently
prosecuted to completion, this Lease shall continue in full force and effect. " Commence" shall mean either the 1URA-A-Rd-ONA-Ral AfthA

preparatieR of the required plans, or the beginning of the actual work on the Premises., whiGheyff 46t GGGUFS. 
9. 7 Termination; Advance Payments. Upon termination of this Lease pursuant to Paragraph 6. 2( g) or Paragraph 9, an equitable

adjustment shall be made concerning advance Base Rent and any other advance payments made by Lessee to Lessor. I=esseF shall, an additiOR, FAWFR

te- Lessee se mun-h of Lessee's Sesugty Deposit aS haAG AG_t -bA-A-R, OF 06 RGt thSR FequiFed to be, used by I Asser
10. Real Property Taxes. 

10. 1 Definitions. 

a) " Real Property Taxes." As used herein, the term " Real Property Taxes" shall include any form of assessment; real estate, 
general, special, ordinary or extraordinary, or rental levy or tax ( other than inheritance, personal income or estate taxes); improvement bond; and /or

license fee imposed upon or levied against any legal or equitable interest of Lessor in the Project, Lessor's right to other income therefrom, and /or

Lessor's business of leasing, by any authority having the direct or indirect power to tax and where the funds are generated with reference to the Project

address and where the proceeds so generated are to be applied by the city, county or other local taxing authority of a jurisdiction within which the

Project is located. The term " Real Property Taxes" shall also include any tax, fee, levy, assessment or charge, or any increase therein: ( i) imposed by

reason of events occurring during the term of this Lease, including but not limited to, a GhaAgG iR the GWReF6hiP Of the I2FGj , ( ii) a change in the

improvements thereon, and /or (iii) levied or assessed on machinery or equipment provided by Lessor to Lessee pursuant to this Lease. 
b) " Base Real Property Taxes." As used herein, the term " Base Real Property Taxes" shall be the amount of Real Property

Taxes, which are assessed against the Premises, Building, Project or Common Areas in the calendar year during which the Lease is executed. In

calculating Real Property Taxes for any calendar year, the Real Property Taxes for any real estate tax year shall be included in the calculation of Real
Property Taxes for such calendar year based upon the number of days which such calendar year and tax year have in common. 

10.2 Payment of Taxes. Except as otherwise provided in Paragraph 10.3, Lessor shall pay the Real Property Taxes applicable to the
Project, and said payments shall be included in the calculation of Common Area Operating Expenses in accordance with the provisions of Paragraph
4.2. 

10. 3 Additional Improvements. Common Area Operating Expenses shall not include Real Property Taxes specified in the tax

assessor's records and work sheets as being caused by additional improvements placed upon the Project by other tenants or by Lessor for the
exclusive enjoyment of such other Tenants. Notwithstanding Paragraph 10.2 hereof, Lessee shall, however, pay to Lessor at the time Common Area

Operating Expenses are payable under Paragraph 4. 2, the entirety of any increase in Real Property Taxes if assessed solely by reason of Alterations, 
Trade Fixtures or Utility Installations placed upon the Premises by Lessee or at Lessee's request or by reason of any alterations or improvements to the

Premises made by Lessor subsequent to the execution of this Lease by the Parties. 
10.4 Joint Assessment. If the Building is not separately assessed, Real Property Taxes allocated to the Building shall be an equitable

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

reasonable determination thereof, in good faith, shall be conclusive. 

10.5 Personal Property Taxes. Lessee shall pay prior to delinquency all taxes assessed against and levied upon Lessee Owned

Alterations and Utility Installations, Trade Fixtures, furnishings, equipment and all personal property of Lessee contained in the Premises. When

possible, Lessee shall cause its Lessee Owned Alterations and Utility Installations, Trade Fixtures, furnishings, equipment and all other personal

property to be assessed and billed separately from the real property of Lessor. If any of Lessee's said property shall be assessed with Lessor's real

property, Lessee shall pay Lessor the taxes attributable to Lessee's property within 10 days after receipt of a written statement setting forth the taxes
applicable to Lessee's property. 
11. Utilities and Services. Lessee shall pay for all watGF, gas,- heatT light, power, telephone, trash disposal and other utilities and services

supplied to the Premises, together with any taxes thereon. Notwithstanding the provisions of Paragraph 4.2, if at any time in Lessor's sole judgment, 

Lessor determines that Lessee is using a disproportionate amount of water, elesfr+sity or other commonly metered utilities, or that Lessee is generating
such a large volume of trash as to require an increase in the size of the trash receptacle and /or an increase in the number of times per month that it is

emptied, then Lessor may increase Lessee's Base Rent by an amount equal to such increased costs. There shall be no abatement of Rent and Lessor

shall not be liable in any respect whatsoever for the inadequacy, stoppage, interruption or discontinuance of any utility or service due to riot, strike, labor
dispute, breakdown, accident, repair or other cause beyond Lessor's reasonable control or in cooperation with governmental request or directions. 

12. Assignment and Subletting. 
12. 1 Lessor's Consent Required. 

a) Lessee shall not voluntarily 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. 

b) , a A change in the control of Lessee

shall constitute an assignment requiring consent. The transfer, on a cumulative basis, of 25% or more of the voting control of Lessee shall constitute a
change in control for this purpose. 

c) The involvement of Lessee or its assets in any transaction, or series of transactions ( by way of merger, sale, acquisition, 
financing, transfer, leveraged buy -out or otherwise), whether or not a formal assignment or hypothecation of this Lease or Lessee's assets occurs, 

which results or will result in a reduction of the Net Worth of Lessee by an amount greater than 25% of such Net Worth as it was represented at the

time of the execution of this Lease or at the time of the most recent assignment to which Lessor has consented, or as it exists immediately prior to said
transaction or transactions constituting such reduction, whichever was or is greater, shall be considered an assignment of this Lease to which Lessor

may withhold its consent. " Net Worth of Lessee" shall mean the net worth of Lessee (excluding any guarantors) established under generally accepted
accounting principles. 

d) An assignment or subletting without consent shall, at Lessor's option, be a Default curable after notice per Paragraph 13. 1( d), or

a noncurable Breach without the necessity of any notice and grace period. If Lessor elects to treat such unapproved assignment or subletting as a

noncurable Breach, Lessor may either: ( i) terminate this Lease, or ( ii) upon 30 days written notice, increase the monthly Base Rent to 110% of the Base

Rent then in effect. Further, in the event of such Breach and rental adjustment, ( i) the purchase price of any option to purchase the Premises held by
Lessee shall be subject to similar adjustment to 110% of the price previously in effect, and ( ii) all fixed and non -fixed rental adjustments scheduled

during the remainder of the Lease term shall be increased to 110% of the scheduled adjusted rent. 

e) Lessee's remedy for any breach of Paragraph 12. 1 by Lessor shall be limited to compensatory damages and /or injunctive relief. 

f) Lessor may reasonably withhold consent to a proposed assignment or subletting if Lessee is in Default at the time consent is
requested. 

g) Notwithstanding the foregoing, allowing a de minimis portion of the Premises, ie. 20 square feet or less, to be used by a third
party vendor in connection with the installation of a vending machine or payphone shall not constitute a subletting. 
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12.2 Terms and Conditions Applicable to Assignment and Subletting.
(a) Regardless of Lessor's consent, no assignment or subletting shall: (i) be effective without the express written assumption by

such assignee or sublessee of the obligations of Lessee under this Lease, (ii) release Lessee of any obligations hereunder, or (iii) alter the primary
liability of Lessee for the payment of Rent or for the performance of any other obligations to be performed by Lessee.

(b) Lessor may accept Rent or performance of Lessee's obligations from any person other than Lessee pending approval or
disapproval of an assignment. Neither a delay in the approval or disapproval of such assignment nor the acceptance of Rent or performance shall
constitute a waiver or estoppel of Lessor's right to exercise its remedies for Lessee's Default or Breach.

(c) Lessor's consent to any assignment or subletting shall not constitute a consent to any subsequent assignment or subletting.

(d) In the event of any Default or Breach by Lessee, Lessor may not proceed directly against Lessee, aRY C;;ljaraRteF6er aRyeRe
else FeSlleRsiele far lila llaReFFRaRSeaf bassea's aeligatiaRs ljREler this bease, iRslljEliRg aRY assigRee ar sljelessee, without first exhausting Lessor's
remedies against any other person or entity responsible therefor to Lessor, or any security held by Lessor.

(e) Each request for consent to an assignment or subletting shall be in writing, accompanied by information relevant to Lessor's
determination as to the financial and operational responsibility and appropriateness of the proposed assignee or sublessee, including but not limited to

the intended use and/or required modification of the Premises, if any, together with a fee of $500 as consideration for Lessor's considering and
processing said request. Lessee agrees to provide Lessor with such other or additional information and/or documentation as may be reasonably
requested. (See also Paragraph 36)

(f) Any assignee of, or sublessee under, this Lease shall, by reason of accepting such assignment, entering into such sublease, or
entering into possession of the Premises or any portion thereof, be deemed to have assumed and agreed to conform and comply with each and every
term, covenant, condition and obligation herein to be observed or performed by Lessee during the term of said assignment or sublease, other than such

obligations as are contrary to or inconsistent with provisions of an assignment or sublease to which Lessor has specifically consented to in writing.

(g) Lessor's consent to any assignment or subletting shall not transfer to the assignee or sublessee any Option granted to the
original Lessee by this Lease unless such transfer is speCifically consented to by Lessor in writing. (See Paragraph 39.2)

12.3 Additional Terms and Conditions Applicable to Subletting. The following terms and conditions shall apply to any subletting by
Lessee of all or any part of the Prem ises and shall be deemed included In all subleases under this Lease whether or not expressly incorporated therein:

(a) Lessee hereby assigns and transfers to Lessor all of Lessee's interest in all Rent payable on any sublease, and Lessor may

collect such Rent and apply same toward Lessee's obligations under this Lease; provided, however, that until a Breach shall occur in the performance
of Lessee's obligations, Lessee may collect said Rent. In the event that the amount collected by Lessor exceeds Lessee's then outstanding obligations

any such excess shall be refunded to Lessee. Lessor shall not, by reason of the foregoing or any assignment of such sublease, nor by reason of the

collection of Rent, be deemed liable to the sublessee for any failure of Lessee to perform and comply with any of Lessee's obligations to such

sublessee. Lessee hereby irrevocably authorizes and directs any such sublessee, upon receipt of a written notice from Lessor stating that a Breach
exists in the performance of Lessee's obligations under this Lease, to pay to Lessor all Rent due and to become due under the sublease. Sublessee

shall rely upon any such notice from Lessor and shall pay all Rents to Lessor without any obligation or right to inquire as to whether such Breach exists,
notwithstanding any claim from Lessee to the contrary.

(b) In the event of a Breach by Lessee, Lessor may, at its option, require sublessee to attorn to Lessor, in which event Lessor shall

undertake the obligations of the sublessor under such sublease from the time of the exercise of said option to the expiration of such sublease; provided,
however, Lessor shall not be liable for any prepaid rents or security deposit paid by such sublessee to such sublessor or for any prior Defaults or
Breaches of such sublessor.

(c) Any matter requiring the consent of the sublessor under a sublease shall also require the consent of Lessor.
(d) No sublessee shall further assign or sublet all or any part of the Prem ises without Lessor's prior written consent.
(e) Lessor shall deliver a copy of any notice of Default or Breach by Lessee to the sublessee, who shall have the right to cure the

Default of Lessee within the grace period, if any, specified in such notice. The sublessee shall have a right of reimbursement and offset from and
against Lessee for any such Defaults cured by the sublessee.
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 Regulations under this Lease. A "Breach" is defined as the occurrence of one or more of the following Defaults, and the failure
of Lessee to cure such Default within any applicable grace period:

(a) The abandonment of the Premises; or the vacating of the Premises without providing a commercially reasonable level of
security, or where the coverage of the property insurance described in Paragraph 8.3 is jeopardized as a result thereof, or without providing reasonable
assurances to minimize potential vandalism.

(b) The failure of Lessee to make any payment of Rent er aRY SesljFity gellesit required to be made by Lessee hereunder,
whether to 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 such failure continues for a period of 3 10 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) The failure of Lessee to allow Lessor and/or its agents access to the Premises or the commission of waste, act or acts

constituting public or private nuisance, and/or an illegal activity on the Premises by Lessee, where such actions continue for a period of 310 business
days following written notice to Lessee. 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) The failure by Lessee to provide (i) reasonable written evidence of compliance with Applicable Requirements, fiit-tAe
s9R'ise s9Rtraste, (iii) the rescission of an unauthorized assignment or subletting, (iv) an Estoppel Certificate er fiRaRsial stat9FReRts, (v) a requested
subordination, ('Ii) e'liEleRse seRserRiRg aRY gljaraRty aREI,(erC;;ljaraRter, (vii) any document requested under Paragraph 41, ("iii) FRateFialElata safety

sheets (USgS), or (ix) any other documentation or information which Lessor may reasonably require of Lessee under the terms of this Lease, where
any such failure continues for a period of 10 days following written notice to Lessee.

(e) A Default by Lessee as to the terms, covenants, conditions or provisions of this Lease, or of the rules adopted under
Paragraph 2.9 hereof, other than those described in subparagraphs 13.1 (a), (b), (c) or (d), above, where such Default continues for a 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.

(f) 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 "debtor" 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's assets 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 or other
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12. 2 Terms and Conditions Applicable to Assignment and Subletting. 

a) Regardless of Lessor's consent, no assignment or subletting shall : ( i) be effective without the express written assumption by
such assignee or sublessee of the obligations of Lessee under this Lease, ( ii) release Lessee of any obligations hereunder, or ( iii) alter the primary

liability of Lessee for the payment of Rent or for the performance of any other obligations to be performed by Lessee. 

b) Lessor may accept Rent or performance of Lessee's obligations from any person other than Lessee pending approval or
disapproval of an assignment. Neither a delay in the approval or disapproval of such assignment nor the acceptance of Rent or performance shall
constitute a waiver or estoppel of Lessor's right to exercise its remedies for Lessee's Default or Breach. 

c) Lessor's consent to any assignment or subletting shall not constitute a consent to any subsequent assignment or subletting. 

d) In the event of any Default or Breach by Lessee, Lessor may not proceed directly against Lessee, 

without first exhausting Lessor's

remedies against any other person or entity responsible therefor to Lessor, or any security held by Lessor. 

e) Each request for consent to an assignment or subletting shall be in writing, accompanied by information relevant to Lessor's
determination as to the financial and operational responsibility and appropriateness of the proposed assignee or sublessee, including but not limited to
the intended use and /or required modification of the Premises, if any, together with a fee of $ 500 as consideration for Lessor's considering and

processing said request. Lessee agrees to provide Lessor with such other or additional information and /or documentation as may be reasonably
requested. (See also Paragraph 36) 

f) Any assignee of, or sublessee under, this Lease shall, by reason of accepting such assignment, entering into such sublease, or
entering into possession of the Premises or any portion thereof, be deemed to have assumed and agreed to conform and comply with each and every
term, covenant, condition and obligation herein to be observed or performed by Lessee during the term of said assignment or sublease, other than such

obligations as are contrary to or inconsistent with provisions of an assignment or sublease to which Lessor has specifically consented to in writing. 
g) Lessor's consent to any assignment or subletting shall not transfer to the assignee or sublessee any Option granted to the

original Lessee by this Lease unless such transfer is specifically consented to by Lessor in writing. ( See Paragraph 39.2) 

12.3 Additional Terms and Conditions Applicable to Subletting. The following terms and conditions shall apply to any subletting by
Lessee of all or any part of the Premises and shall be deemed included in all subleases under this Lease whether or not expressly incorporated therein: 

a) Lessee hereby assigns and transfers to Lessor all of Lessee's interest in all Rent payable on any sublease, and Lessor may
collect such Rent and apply same toward Lessee's obligations under this Lease; provided, however, that until a Breach shall occur in the performance

of Lessee's obligations, Lessee may collect said Rent. In the event that the amount collected by Lessor exceeds Lessee's then outstanding obligations
any such excess shall be refunded to Lessee. Lessor shall not, by reason of the foregoing or any assignment of such sublease, nor by reason of the
collection of Rent, be deemed liable to the sublessee for any failure of Lessee to perform and comply with any of Lessee's obligations to such
sublessee. Lessee hereby irrevocably authorizes and directs any such sublessee, upon receipt of a written notice from Lessor stating that a Breach
exists in the performance of Lessee's obligations under this Lease, to pay to Lessor all Rent due and to become due under the sublease. Sublessee

shall rely upon any such notice from Lessor and shall pay all Rents to Lessor without any obligation or right to inquire as to whether such Breach exists, 

notwithstanding any claim from Lessee to the contrary. 

b) In the event of a Breach by Lessee, Lessor may, at its option, require sublessee to attom to Lessor, in which event Lessor shall
undertake the obligations of the sublessor under such sublease from the time of the exercise of said option to the expiration of such sublease; provided, 

however, Lessor shall not be liable for any prepaid rents or security deposit paid by such sublessee to such sublessor or for any prior Defaults or
Breaches of such sublessor. 

c) Any matter requiring the consent of the sublessor under a sublease shall also require the consent of Lessor. 

d) No sublessee shall further assign or sublet all or any part of the Premises without Lessor's prior written consent. 

e) Lessor shall deliver a copy of any notice of Default or Breach by Lessee to the sublessee, who shall have the right to cure the

Default of Lessee within the grace period, if any, specified in such notice. The sublessee shall have a right of reimbursement and offset from and

against Lessee for any such Defaults cured by the sublessee. 
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 Regulations under this Lease. A "Breach" is defined as the occurrence of one or more of the following Defaults, and the failure
of Lessee to cure such Default within any applicable grace period: 

a) The abandonment of the Premises; or the vacating of the Premises without providing a commercially reasonable level of
security, or where the coverage of the property insurance described in Paragraph 8. 3 is jeopardized as a result thereof, or without providing reasonable
assurances to minimize potential vandalism. 

b) The failure of Lessee to make any payment of Rent OF aRy SeGUFity Deposit required to be made by Lessee hereunder, 
whether to 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 such failure continues for a period of S 10 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) The failure of Lessee to allow Lessor and /or its agents access to the Premises or the commission of waste, act or acts

constituting public or private nuisance, and /or an illegal activity on the Premises by Lessee, where such actions continue for a period of 3 10 business
days following written notice to Lessee. 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) The failure by Lessee to provide ( i) reasonable written evidence of compliance with Applicable Requirements, (
ii) 

the

sePOise- seRtfaGW, ( iii) the rescission of an unauthorized assignment or subletting, ( iv) an Estoppel Certificate aw 4RARAiAl statemeRts, ( v) a requested

subordination, , ( vii) any document requested under Paragraph 41, (

viii) 
mateFial data safep; 

sheets- (MSB& -0r (ix) any other documentation or information which Lessor may reasonably require of Lessee under the terms of this Lease, where
any such failure continues for a period of 10 days following written notice to Lessee. 

e) A Default by Lessee as to the terms, covenants, conditions or provisions of this Lease, or of the rules adopted under
Paragraph 2. 9 hereof, other than those described in subparagraphs 13. 1( a), ( b), ( c) or (d), above, where such Default continues for a 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. 

f) 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 " debtor" 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' s assets 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 or other
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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 provision 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.

(g) Tl:le E1isseverytI:lat aR,! fiRaRsial slatemeRt ef bessee er ef aR,! GllaraRter lliveR Ie bessElr was mateRail'! false.
(h) If tl:le per:fer-maR6e ef bessee's elllillalieRs IlREler tl:lis bease is llllaraRleeEl: (i) Il:Ie E1eatl:lef a GllaraRler, (ii) tl:le

ter-miRatieR ef a GllaraRler's Iiallility "'itl:l respe6t Ie tl:lis bease etl:ler tl:laR iR a66erElaR6e wltl:l tl:le lerms ef Sll61:1llllaraRt'!, (iii) a GllaraRler's llesemiRll

iRsel'/eRt er tI:le sllllje6t Elfa llaRkrwptS'J filiRll, (i'l) a GllaraRter's refl:lsal tel:leRer tl:le llllaraRt'!, Elr ('I) a GllaraRler's Ilreasl:l ef its llllaFaRty el:llillatieR ElR
aR aRtisipalery l:Iasis, aREIbessee's failllre. 'lJitl:liR60 E1a,!sfeliewiRll WRiteRReti68 ef aR,! Sll61:1e'/eRt, te previEle writteR altemati'le aSSllraR6e er sesllRty,
wl:li61:1,'Jil:leR 6ellpleEi 'lfitl:l tI:le tI:leR eldstiRll reSellFEleSef bessee, eEillals eF el{GeeEls tl:le sElml:liReEifiRaRsial Fesellrses ef bessee aREItl:le GllaraRters
tl:lat ellisteEi at tI:le time 9f elleslltleR ef tl:lis bease.

13.2 Remedies. If Lessee fails to perform any of its affirmative duties or obligations, within 10 days after written notice (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 limited to the obtaining of
reasonably required bonds, insurance pclicies, or govemmentallicenses, permits or approvals. Lessee shall pay to Lessor an amount equal to 11I1j%ef

the costs and expenses incurred by Lessor in such performance upon receipt of an invoice therefor. In the event of a Breach, Lessor may, with er
witI:l9Ilt further notice er E1emaREI,and without limiting Lessor in the exercise of any right or remedy which Lessor may have by reason of such Breach:

(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 surrender possession to Lessor. In such event Lessor shall be entitled to recover from Lessee: (i) the unpaid Rent which had

been eamed at the time of termination; (i1) the worth at the time of award of the amount by which the unpaid rent which would have been earned after
termination until the time of award exceeds the amount of such rental loss that the Lessee proves could have been reasonably avoided; (iii) the worth at

the time of award of the amount by which the unpaid rent for the balance of the term after the time of award exceeds the amount of such rental loss that
the Lessee proves could be reasonably avoided; and (iv) any other amount necessary to compensate Lessor for all the detriment proximately caused by
the Lessee's failure to perform its obligations under this Lease or which in the ordinary course of things would be likely to result therefrom, including but

not limited to the cost of recovering possession of the Premises, expenses of reletting, including necessary renovation and alteration of the Premises,
reasonable attorneys' fees, and that portion of any leasing commission paid by Lessor in connection with this Lease applicable to the unexpired 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 rate of the Federal Reserve Bank of the District within which the Premises are located at the time of award
plus one percent. Efforts by Lessor to mitigate damages caused by Lessee's Breach of this Lease shall not waive Lessor's right to recover any

damages to which Lessor is otherwise entitled. If termination of this Lease is obtained through the provisional remedy of unlawful detainer, Lessor shall
have the right to recover in such proceeding any unpaid Rent and damages as are recoverable therein, or Lessor may reserve the right to recover all or
any part thereof in a separate suit. If a notice and grace period required under Paragraph 13.1 was not previously given, a notice to pay rent or quit, or

to perform or quit given to Lessee under the unlawful detainer statute shall also constitute the notice required by Paragraph 13.1. In such case, the
applicable grace period required by Paragraph 13.1 and the unlawful detainer 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 andlor by said statute.

(b) Continue the Lease and Lessee's right to possession and recover the Rent as it becomes due, in which event Lessee may
sublet or assign, subject only to reasonable limitations. Acts of maintenance, efforts to relet, andlor the appointment of a receiver to protect the
Lessor's interests, shall not constitute 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 andlor the termination of Lessee's right to possession shall not relieve Lessee from liability under

any indemnity provisions of this Lease as to matters occurring or accruing during the term hereof or 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 into this Lease, all of which concessions are hereinafter referred to as "Inducement Provisions", shall be deemed 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 and payable by Lessee to

Lessor, notwithstanding any subsequent cure of said Breach by Lessee. The acceptance by Lessor of rent or the cure of the Breach which initiated the
operation of this paragraph shall not be deemed a waiver by Lessor of the provisions of this paragraph unless specifically so stated in writing by Lessor
at the time of such acceptance.

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 imposed upon Lessor by any Lender. Accordingly, if any Rent shall not be received by Lessor

within 5 days after such amount shall be due, then, without any requirement for notice to Lessee, Lessee shall immediately pay to Lessor a one-time

late charge equal to ~ 5%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. Acceptance 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 prevent the exercise of any of the other rights and remedies
granted hereunder. IR tl:le e'/eRt tl:lat a late 61:1argeis P8'Jal:lle l:IerellREler, ,.,l:Ietl:ler er Ret 6elle6teEl, fer 3 6eRseslltive iRstalimeRts ef Qase ReRt, tl:leR
Retwitl:lslaREliRllaR,! pre'"isieR eftl:lis bease Ie tl:le 6eRtrar}" 8ase ReRt sl:lall, at besser's eptieR, l:Ie6eme E1lleaREIpayal:lle E1llarterl'! iR aElIJaR6e.

n.li IRterest. AR,! meRelary pa,!meRt E1llebesser l:IerellREler, etl:ler tl:laR late 61:1arges,Ret re6eiveEi I:I,! besser, "'l:IeR E1llesl:lall l:Iear
iRterest frem tl:le 31st E1a,!after it was Ellie. Tl:le imerest rIRterest") 61:1arlleEisl:lalll:le 6empllteEi at tl:le rate ef 10% per aRRllm I:Illt sl:lall Ret ellseeEl tl:le
mallimllm rate alle'lleEillylaw. IRterest is payel:lle iR aElElitieRte tl:le peteRtiallate sl:large pre'/iEleEifer iR ParallrapI:l13.4.

13.6 Breach by Lessor.

(a) Notice of Breach. Lessor shall not be deemed in breach of this Lease unless Lessor fails within a reasonable time to perform
an obligation required to be performed by Lessor. For purposes of this Paragraph, a reasonable time shall in no event be less than 30 days after
receipt by Lessor, and any Lender whose name and address shall have been furnished to Lessee in writing for such purpose, of written notice
specifying wherein such obligation of Lessor has not been performed; provided, however, that if the nature of Lessor's obligation is such that more 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.

(b) Performance by Lessee on Behalf of Lessor. In the event that neither Lessor nor Lender cures said breach within 30 days
after receipt of said notice, or if having commenced said cure they do not diligently pursue it to completion, then Lessee may elect to cure said breach
at Lessee's expense and offset from Rent the actual and reasonable cost to perform such cure, provided however, that such offset shall not exceed an
amount equal to the greater of one month's Base Rent or the Security Deposit, reserving Lessee's right to reimbursement from Lessor for any such
expense in excess of such offset. Lessee shall document the cost of said cure and supply said documentation to Lessor.
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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 provision 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. 

g) . 

h) , 
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13.2 Remedies. If Lessee fails to perform any of its affirmative duties or obligations, within 10 days after written notice (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 limited to the obtaining of
reasonably required bonds, insurance policies, or governmental licenses, permits or approvals. Lessee shall pay to Lessor an amount equal to-° k-e# 

the costs and expenses incurred by Lessor in such performance upon receipt of an invoice therefor. In the event of a Breach, Lessor may, with of
without further notice OF demand, and without limiting Lessor in the exercise of any right or remedy which Lessor may have by reason of such Breach: 

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 surrender possession 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; ( ii) the worth at the time of award of the amount by which the unpaid rent which would have been earned after

termination until the time of award exceeds the amount of such rental loss that the Lessee proves could have been reasonably avoided; ( iii) the worth at
the time of award of the amount by which the unpaid rent for the balance of the term after the time of award exceeds the amount of such rental loss that

the Lessee proves could be reasonably avoided; and ( iv) any other amount necessary to compensate Lessor for all the detriment proximately caused by
the Lessee's failure to perform its obligations under this Lease or which in the ordinary course of things would be likely to result therefrom, including but
not limited to the cost of recovering possession of the Premises, expenses of reletting, including necessary renovation and alteration of the Premises, 
reasonable attorneys' fees, and that portion of any leasing commission paid by Lessor in connection with this Lease applicable to the unexpired 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 rate of the Federal Reserve Bank of the District within which the Premises are located at the time of award
plus one percent. Efforts by Lessor to mitigate damages caused by Lessee' s Breach of this Lease shall not waive Lessor's right to recover any
damages to which Lessor is otherwise entitled. If termination of this Lease is obtained through the provisional remedy of unlawful detainer, Lessor shall

have the right to recover in such proceeding any unpaid Rent and damages as are recoverable therein, or Lessor may reserve the right to recover all or
any part thereof in a separate suit. If a notice and grace period required under Paragraph 13. 1 was not previously given, a notice to pay rent or quit, or
to perform or quit given to Lessee under the unlawful detainer statute shall also constitute the notice required by Paragraph 13. 1. In such case, the

applicable grace period required by Paragraph 13. 1 and the unlawful detainer 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) Continue the Lease and Lessee's right to possession and recover the Rent as it becomes due, in which event Lessee may
sublet or assign, subject only to reasonable limitations. Acts of maintenance, efforts to relet, and /or the appointment of a receiver to protect the

Lessor's interests, shall not constitute 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 right to possession shall not relieve Lessee from liability under
any indemnity provisions of this Lease as to matters occurring or accruing during the term hereof or 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 into this Lease, all of which concessions are hereinafter referred to as " Inducement Provisions ", shall be deemed 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 and payable by Lessee to
Lessor, notwithstanding any subsequent cure of said Breach by Lessee. The acceptance by Lessor of rent or the cure of the Breach which initiated the
operation of this paragraph shall not be deemed a waiver by Lessor of the provisions of this paragraph unless specifically so stated in writing by Lessor
at the time of such acceptance. 

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 imposed upon Lessor by any Lender. Accordingly, if any Rent shall not be received by Lessor
within 5 days after such amount shall be due, then, without any requirement for notice to Lessee, Lessee shall immediately pay to Lessor a one -time
late charge equal to 406 5% 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. Acceptance 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 prevent the exercise of any of the other rights and remedies
granted hereunder. , 

A" AfithkdMd' 40A of this. I ease to the aaRtFaFy, @ass Rent shall, at I=esrGF'S OptiOR, beGeme due and payable quaFteFly "R advaAGe. 
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13.6 Breach by Lessor. 
a) Notice of Breach. Lessor shall not be deemed in breach of this Lease unless Lessor fails within a reasonable time to perform

an obligation required to be performed by Lessor. For purposes of this Paragraph, a reasonable time shall in no event be less than 30 days after

receipt by Lessor, and any Lender whose name and address shall have been furnished to Lessee in writing for such purpose, of written notice
specifying wherein such obligation of Lessor has not been performed; provided, however, that if the nature of Lessor's obligation is such that more 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. 

b) Performance by Lessee on Behalf of Lessor. In the event that neither Lessor nor Lender cures said breach within 30 days

after receipt of said notice, or if having commenced said cure they do not diligently pursue it to completion, then Lessee may elect to cure said breach
at Lessee's expense and offset from Rent the actual and reasonable cost to perform such cure, provided however, that such offset shall not exceed an

amount equal to the greater of one month' s Base Rent or the Security Deposit, reserving Lessee's right to reimbursement from Lessor for any such
expense in excess of such offset. Lessee shall document the cost of said cure and supply said documentation to Lessor. 
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14. Condemnation. If the Premises or any portion thereof are taken under the power of eminent domain or sold 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. If more than 10% of the floor area of the Unit, or more than 25% of the parking spaces is taken by Condemnation,
Lessee may, at Lessee's option, to 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 condemning authority shall have taken possession) term inate this Lease as of the date the condem ning
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 portion 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 compensation paid by the condemnor for Lessee's relocation expenses, loss of business goodwill, personal property, 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

any and all compensation which is payable therefor. 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. In addition to the payments owed pursuant to Paragraph 1.10 above, Lessor agrees that: (a) if Lessee
exercises any Option, (b) if Lessee or anyone affliated with Lessee acquires from Lessor any rights to the Premises or other premises owned by Lessor
and located within the Project, (c) if Lessee remains in possession of the Premises, with the consent of Lessor, after the expiration of this Lease, or (d)
if Base Rent is increased, whether by agreement or operation of an escalation clause herein, then, Lessor shall pay Brokers a fee in accordance with
the fee schedule of the Brokers in effect at the time the Lease was executed.

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 beneficiaries of the provisions of Paragraphs 1.10, 15,22 and 31. If Lessor fails to pay to Brokers any
amounts due as and for brokerage fees pertaining to this Lease when due, then such amounts shall accrue Interest. In addition, if Lessor fails to pay

any amounts to Lessee's Broker when due, Lessee's Broker may send written notice to Lessor and Lessee of such failure and if Lessor fails to pay
such amounts within 10 days after said notice, Lessee shall pay said monies to its Broker and offset such amounts against Rent. In addition, Lessee's
Broker shall be deemed to be a third party beneficiary of any commission agreement entered into by and/or between Lessor and Lessor's Broker for the
limited purpose of collecting any brokerage fee owed.

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 or finder (other than the Brokers, if any) in connection with this Lease, and that no one other than said

named Brokers is entitled to any commission or finder's fee in connection herewith. Lessee and Lessor do each hereby agree to indemnify, protect,
defend and hold the other harmless from and against liability for compensation or charges which may be claimed by any such unnamed broker, finder
or other similar party by reason of any dealings or actions of the indemnifying Party, including any costs, expenses, attorneys' fees reasonably incurred
with respect thereto.

16. Estoppal Certificates.

(a) Each Party (as "Responding Party") shall 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
published by the AIR Commercial Real Estate Association, plus such additional information, confirmation and/or statements as may be reasonably
requested by the Requesting Party.

(b) If the Responding Party shall fail to execute 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 paid in advance. Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppel Certificate, and the

Responding Party shall be estopped from denying the truth of the facts contained in said Certificate. IR aElElitieR,bessee askRe"'leEllles Ulat aRY failllFe
eR its liaR te IlFe'JiElesllsll aR 'stellllel CeRifisate •••i11ell1l9se bess9r t9 risks aREIllet9Rtiaily sallse bess9r t9 iRsllr e9ste Ret e9RteFRIlIateEiby tllis
bease, tile ellteRt ef wlliell ••••i11be elltreFRely Eliflisllit te aseeFtaiR. ,6 eeerEliRllly, s1l911IEltile bessee fail t9 elleellte aREI/9rEleli'Jer a FeEillesteEiJ;i;st91lllel

CeRifieate iR a tiFRely fasllieR tile FR9Rtllly 8ase ReRt sllall be allteFRatieally iReFeaseEl,witll9111aRY FeEilliFeFReRtKlr Retiee Ie bessee, by aR aFRellRt

eEillal te 10% ef tile IlleR ellistiRll 8ase ReRI eF $100, 'tJIlielle',er is gFealeF Klr FeFRaiREleref tile bease. Tile PaRies allFee Illat sllell iReFease iR 8ase

ReRI FeIlFeSeRtsfair aREI FeaseRable eeFRlleRsatieR Klr Ille aElElitieRal riskieests tllat besser will iRellr by reaseR ef bessee's failllFe te Ilre"'iEle tile
I!stellllel CeRifieate. Sllsll iReFease iR iase ReRI 81lall iR Re e'I9Rt eeRstitllte a waiver 9f bessee's Cefallit 9r 8reaell witll resllest te tile failllFe t9

IlFeviEleIlle 'stell lie I CeRifisate Rer IlrelJeRt tile ell9r6ise ef aRYef tile eiller rillllte aREIFeFReEliesllFeRteEiIlerellREler.

(c) If Lessor 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 such financial statements as may be reasonably
required by such lender or purchaser, including but not limited to Lessee's financial 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 the purposes herein set forth.

17. Definition of Lessor. The term "Lessor" as used herein shall mean the owner or owners at the time in question of the fee title to the
Premises, or, if this is a sublease, of the Lessee's interest in the prior lease. IR tile e¥eRt at a tFeRSKlref besser's title er iRterest iR tile PreFRises er Illis
bease, besser sllall Eleli\'er te tile tFeRsteree er assillRee (iR easll er by eFeElit)aRY llRllseEi Sesllrity Cellesil IlelEi by besser. 6/lleR sllsIl lFeRster er
assillRFReRt aREIEleli\'eF)' at tile Sesllrity Depesil, as aKlresaiEl, the prior Lessor shall be relieved of all liability with respect to the obligations and/or

covenants under this Lease thereafter to be performed 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 Lessor as hereinabove defined.

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

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

20. limitation on Liability. The Obligations of Lessor under this Lease shall not constitute personal obligations of besser, er its partners,
members, directors, officers or shareholders, and Lessee shall look te tile PFeFRises,aREIte Re etller eolelyto the 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. Time is of the essence with respect to the performance of all obligations 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 to any matter
~ herein, and no other prior or contemporaneous agreement or understanding shall be effective. Lessor and Lessee each represents and
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14. Condemnation. If the Premises or any portion thereof are taken under the power of eminent domain or sold 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. If more than 10% of the floor area of the Unit, or more than 25% of the parking spaces is taken by Condemnation, 

Lessee may, at Lessee' s option, to 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 condemning 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 portion 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 compensation paid by the condemnor for Lessee's relocation expenses, loss of business goodwill, personal property, 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
any and all compensation which is payable therefor. 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. In addition to the payments owed pursuant to Paragraph 1. 10 above, Lessor agrees that: ( a) if Lessee

exercises any Option, ( b) if Lessee or anyone affliated with Lessee acquires from Lessor any rights to the Premises or other premises owned by Lessor
and located within the Project, ( c) if Lessee remains in possession of the Premises, with the consent of Lessor, after the expiration of this Lease, or (d) 

if Base Rent is increased, whether by agreement or operation of an escalation clause herein, then, Lessor shall pay Brokers a fee in accordance with
the fee schedule of the Brokers in effect at the time the Lease was executed. 

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 beneficiaries of the provisions of Paragraphs 1. 10, 15, 22 and 31. If Lessor fails to pay to Brokers any
amounts due as and for brokerage fees pertaining to this Lease when due, then such amounts shall accrue Interest. In addition, if Lessor fails to pay
any amounts to Lessee' s Broker when due, Lessee's Broker may send written notice to Lessor and Lessee of such failure and if Lessor fails to pay
such amounts within 10 days after said notice, Lessee shall pay said monies to its Broker and offset such amounts against Rent. In addition, Lessee's
Broker shall be deemed to be a third party beneficiary of any commission agreement entered into by and /or between Lessor and Lessor's Broker for the
limited purpose of collecting any brokerage fee owed. 

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 or finder (other than the Brokers, if any) in connection with this Lease, and that no one other than said
named Brokers is entitled to any commission or finder's fee in connection herewith. Lessee and Lessor do each hereby agree to indemnify, protect, 

defend and hold the other harmless from and against liability for compensation or charges which may be claimed by any such unnamed broker, finder
or other similar party by reason of any dealings or actions of the indemnifying Party, including any costs, expenses, attorneys' fees reasonably incurred
with respect thereto. 

16. Estoppel Certificates. 

a) Each Party (as " Responding Party ") shall 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

published by the AIR Commercial Real Estate Association, plus such additional information, confirmation and /or statements as may be reasonably
requested by the Requesting Parry. 

b) If the Responding Party shall fail to execute or deliver the Estoppel Certificate within such 10 day period, the Requesting Parry
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 paid in advance. Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppel Certificate, and the
Responding Party shall be estopped from denying the truth of the facts contained in said Certificate. 

r vAW.-sz::r.M I . F* T& 

c) If Lessor 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 such financial statements as may be reasonably
required by such lender or purchaser, including but not limited to Lessee's financial 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 the purposes herein set forth. 
17. Definition of Lessor. The term " Lessor" as used herein shall mean the owner or owners at the time in question of the fee title to the
Premises, or, if this is a sublease, of the Lessee's interest in the prior lease. ' 

Lease, I=eSSGF shall d8liY8F W the tFaRsfeFee OF assignee ( OR Gash OF by rmedit) MY Mused SeGUF!ty Deposit held by I= esSGF. UPOR SUrsh # ansfeF 9F

a66igRFA8Rt and deliyeFy of the SeGuFity Deposit, as , the prior Lessor shall be relieved of all liability with respect to the obligations and /or
covenants under this Lease thereafter to be performed 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 Lessor as hereinabove defined. 
18. Severability. The invalidity of any provision of this Lease, as determined by a court of competent jurisdiction, shall in no way affect the
validity of any other provision hereof. 

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

20. Limitation on Liability. The obligations of Lessor under this Lease shall not constitute personal obligations of LesseF, 9 its partners, 

members, directors, officers or shareholders, and Lessee shall look to the Wemises, and to ne athe solely to the 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. Time is of the essence with respect to the performance of all obligations 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 to any matter
ti herein, and no other prior or contemporaneous agreement or understanding shall be effective. Lessor and Lessee each represents and
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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 as to 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 murn r~c~jpt or U.S. Postal Service Express Mail, with postage
prepaid, aF by fassiIRil9 tFaRSlRissiaR aF by 9IRail, and shall be deemed sufficiently given if served in a manner specified in this Paragraph 23. The

addresses noted adjacent to a Party's signature on this Lease shall be that Party's address for delivery or mailing of notices. Either Party may by

written notice to the other specify a different address for notice., ellS91ilt tl:lat Ylil9R bessee's takiRll lilassessiaR af tl:le PFelRis9S, tile PrelRises sl:lall
seRstilYte bessge's aElEIressfer Retise. A copy of all notices to Lessor shall be concurrently transmitted to such party or parties at such addresses as
Lessor may from time to 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 ovemight
courier that guarantees next day delivery shall be deemed given ~ 72 hours after delivery of the same to the Postal Service or courier. Notices
delivered by hand, er RRSlRitteEi by fassilRile traRslRissiaR ar by elRaii 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.
24. Waivers.

(a) No waiver by Lessor of the Default or Breach of any term, covenant or condition hereof by Lessee, shall be deemed a waiver of any
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
hereof. Lessor's consent to, or approval of, any act shall not be deemed to render unnecessary the obtaining of Lessor's consent to, or approval of, any
subsequent or similar act by Lessee, or be construed as the basis of an estoppel to enforce the provision or provisions of this Lease requiring such
consent.

(b) The acceptance of Rent by Lessor shall not be a waiver of any Default or Breach by Lessee. Any payment by Lessee may be

accepted by Lessor on 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 PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL GOVERN WITH REGARD TO ALL MAnERS RELATED
THERETO AND HEREBY WAIVE THE PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUCH STATUTE IS
INCONSISTENT WITH THIS LEASE.

25. Disclosures Regarding The Nature of a Real Estate Agency Relationship.
(a) When entering into a discussion with a real estate agent regarding a real estate transaction, a Lessor or Lessee should from the

outset understand what type 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 this transaction, as follows:

(i) Lessor's Agent. A Lessor's agent under a listing agreement with the Lessor acts as the agent for the Lessor only. A
Lessor's agent or subagent has the following affirmative obligations: To the Lessor: A 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. A duty 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. An agent 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.

(ii) Lessee's Acent. An agent can agree to act as agent for the Lessee only. In these situations, the agent is not the
Lessor's agent, even if by agreement the agent may receive compensation for services rendered, either in full or in part from the Lessor. An agent

acting only for a Lessee has the following affirmative obligations. To the Lessee: A fiduciary duty of utmost care, integrity, honesty, and loyalty in
dealings with the Lessee. 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 materially affecting the value or desirability of the
property that are not known to, or within the diligent attention and observation of, the Parties. An agent 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.

(iii) Agent Representing Both Lessor and LeSsee. A real estate agent, either acting directly or through one or more associate
licenses, 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 following affirmative obligations to 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 duties to the Lessor 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 that the Lessor will accept rent in an amount less than that indicated in the listing or that the Lessee is willing to pay a higher
rent than that offered. The above duties of the agent in a real estate transaction do not relieve a Lessor or Lessee from the responsibility 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 agent is a person qualified to advise about real estate. If legal or tax advice is desired, consult a competent professional.

(b) Brokers have no responsibility 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 (including 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 Broker 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) Lessor and Lessee agree to identify to Brokers as "Confidential" any communication or information given Brokers that is considered
by such Party to be confidential.

26. No 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 ~ 1257,of the Base Rent applicable immediately
preceding the expiration or termination. Holdover Base Rent shall be calculated on monthly basis. Nothing contained herein shall be construed as
consent by Lessor to any holding over by Lessee.

27. Cumulative Remedies. No remedy or election hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all
other remedies at law or in equity.

28. Covenants and Conditions; Construction of Agreement. All provisions of this Lease to be observed or performed 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 include the plural and vice versa. This Lease shall not be construed as if
prepared by one of the Parties, but rather according to its fair meaning as a whole, as if both Parties had prepared it.

29. Binding Effect; Choice of Law. This Lease shall be binding upon the parties, their personal representatives, successors and assigns and
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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 as to 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 return receipt or U. S. Postal Service Express Mail, with postage
prepaid, and shall be deemed sufficiently given if served in a manner specified in this Paragraph 23. The

addresses noted adjacent to a Party's signature on this Lease shall be that Party's address for delivery or mailing of notices. Either Party may by

written notice to the other specify a different address for notice., , 

A copy of all notices to Lessor shall be concurrently transmitted to such party or parties at such addresses as

Lessor may from time to 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 next day delivery shall be deemed given 24 72 hours after delivery of the same to the Postal Service or courier. Notices

delivered by hand, OF
VaAsmi#

ed by faGsimile tFansmissiOR OF by 8M 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. 
24. Waivers. 

a) No waiver by Lessor of the Default or Breach of any term, covenant or condition hereof by Lessee, shall be deemed a waiver of any
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

hereof. Lessor's consent to, or approval of, any act shall not be deemed to render unnecessary the obtaining of Lessor's consent to, or approval of, any
subsequent or similar act by Lessee, or be construed as the basis of an estoppel to enforce the provision or provisions of this Lease requiring such
consent. 

b) The acceptance of Rent by Lessor shall not be a waiver of any Default or Breach by Lessee. Any payment by Lessee may be

accepted by Lessor on 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 PARTIES 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. 
a) When entering into a discussion with a real estate agent regarding a real estate transaction, a Lessor or Lessee should from the

outset understand what type 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 this transaction, as follows: 
i) Lessor's Aaent. A Lessor's agent under a listing agreement with the Lessor acts as the agent for the Lessor only. A

Lessor's agent or subagent has the following affirmative obligations: To the Lessor. A 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. A duty 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. An agent 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. 

ii) Lessee's Agent. An agent can agree to act as agent for the Lessee only. In these situations, the agent is not the

Lessor's agent, even if by agreement the agent may receive compensation for services rendered, either in full or in part from the Lessor. An agent

acting only for a Lessee has the following affirmative obligations. To the Lessee: A fiduciary duty of utmost care, integrity, honesty, and loyalty in
dealings with the Lessee. 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 materially affecting the value or desirability of the
property that are not known to, or within the diligent attention and observation of, the Parties. An agent 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. 
iii) Agent Representing Both Lessor and Lessee. A real estate agent, either acting directly or through one or more associate

licenses, 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 following affirmative obligations to 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 duties to the Lessor 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 that the Lessor will accept rent in an amount less than that indicated in the listing or that the Lessee is willing to pay a higher
rent than that offered. The above duties of the agent in a real estate transaction do not relieve a Lessor or Lessee from the responsibility 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 agent is a person qualified to advise about real estate. If legal or tax advice is desired, consult a competent professional. 

b) Brokers have no responsibility 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 ( including 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 Broker 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) Lessor and Lessee agree to identify to Brokers as "Confidential" any communication or information given Brokers that is considered
by such Party to be confidential. 
26. No 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 459, 6 125% of the Base Rent applicable immediately
preceding the expiration or termination. Holdover Base Rent shall be calculated on monthly basis. Nothing contained herein shall be construed as

consent by Lessor to any holding over by Lessee. 
27. Cumulative Remedies. No remedy or election hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all
other remedies at law or in equity. 
28. Covenants and Conditions; Construction of Agreement. All provisions of this Lease to be observed or performed 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 include the plural and vice versa. This Lease shall not be construed as if

prepared by one of the Parties, but rather according to its fair meaning as a whole, as if both Parties had prepared it. 
29. Binding Effect; Choice of Law. This Lease shall be binding upon the parties, their personal representatives, successors and assigns and
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be govemed by the laws of the State in which the Premises are located. Any litigation between the Parties hereto conceming this Lease shall be
initiated in the county in which the Premises are located.

30. Subordination; Attornment; Non·Disturbance.

30.1 Subordination. This Lease and any Option granted hereby shall be 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. Lessee agrees that the holders of any such Security Devices

(in this Lease together referred to as "Lender") shall have no liability or obligation to perform any of the obligations of Lessor under this Lease. Any
Lender may elect to have this Lease andlor any Option granted hereby superior to the lien of its Security Device by giving written notice thereof to
Lessee, whereupon this Lease and such Options shall be deemed prior to such Security Device, notwithstanding the relative dates of the
documentation or recordation thereof.

30.2 Attornment. 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,

attom to such new owner, and upon request, enter into a new lease, containing all of the terms and provisions of this Lease, with such new owner for
the remainder of the term hereof, or, at the election of the new owner, this Lease will automatically become a new lease between Lessee and such new
owner, and (ii) Lessor shall thereafter be relieved of any further obligations hereunder and such new owner shall assume all of Lessor's obligations,
except that such new owner shall not: (a) be liable for any act or omission of any prior lessor or with respect to events occurring prior to acquisition of

ownership; (b) be subject to any offsets or defenses which Lessee might have against any prior lessor, (c) be bound by prepayment of more than one
month's rent, or (d) be liable for the retum of any security deposit paid to any prior lessor which was not paid or credited to such new owner.

30.3 Non·Dlsturbance. 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 commercially reasonable non-disturbance agreement (a "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 is not in Breach hereof and attoms to the record owner of the Premises. Further, within 60
days after the execution of this Lease, Lessor shall, if requested by Lessee, use its commercially reasonable efforts to obtain a Non-Disturbance

Agreement from the holder of any pre-existing Security Device which is secured by the Premises. In the event that Lessor is unable to provide the
Non-Disturbance Agreement within said 60 days, then Lessee may, at Lessee's option, directly contact Lender and attempt to negotiate for the
execution and delivery of a Non-Disturbance Agreement.

30.4 Self·Executlng. 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 document any subordination, attomment andlor
Non-Disturbance Agreement provided for herein.

31. Attorneys' Fees. If any 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) in any such proceeding, action, or appeal thereon, shall be entitled to reasonable

attomeys' 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, "Prevailing 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, settlement. judgment, or the abandonment by the other Party or Broker of its claim or defense in a
laweutt. Tile at&erReys' fees alJlard sllall Ret ge SelRllyted iR asserdaRse witll aRY seyrt fee sslledyle, 9yt sllall ge sysll as te fwlly reiIR9Yrse all

atteFReys' fees reaseRa91y iRsYrred. In addition, Lessor shall be entitled to attomeys' fees, costs and expenses up to a maximumof $1,000 incurred in the
preparation and service of notices of Default and consultations in connection therewith, whether or not a legal action is subsequently commenced in

connection with such Default or resulting Breach excluding attorney'6 feee and other C06t6 for preparation and eervtce of a 3-day notice and excluding attorney'e
feee 6ub6equent to 6erving a 3-day notice when Le660r hae errt:d in 6erving it. ($200 is a reaseRa91e lRiRilRYIR Iler eSSyrreRSe fer Sysll serl'ises aRd
seRsYltalieR).

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 otherwise at reasonable times after reaseRa91e 48 houre 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 andlor 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" signs at any time and ordinary "For Lease" signs during the last 6 months of
the term hereof. Except for ordinary "For Sublease" signs which may be placed only on the Premises, 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 Lessor, 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 elect to continue anyone or all existing subtenancies. Lessor's failure within 10 days
following any such event to elect to the contrary by written notice to the holder of any such lesser interest, shall constitute Lessor's election to have
such event constitute the termination of such interest.

36. Consents. Except as otherwise provided herein, wherever in this Lease the consent of a Party is required to an act by or for the other Party,
such consent shall not be unreasonably withheld or delayed. Lessor's actual reasonable costs and expenses (including but not limited to architects',

attomeys', engineers' and other consultants' fees) incurred in the consideration of, or response to, a request by Lessee for any Lessor consent,
including but not limited to consents to an assignment, a subletting or the presence or use of a Hazardous Substance, shall be paid by Lessee upon
receipt of an invoice and supporting documentation therefor. Lessor's consent to any act, assignment or subletting shall not constitute an

acknowledgment that no Default or Breach by Lessee of this Lease exists, nor shall such consent be deemed a waiver of any then existing Default or
Breach, except as may be otherwise specifically stated in writing by Lessor at the time of such consent. The failure to specify herein any particular
condition to Lessor's consent shall not preclude the imposition by Lessor at the time of consent of such further or other conditions as are then
reasonable with reference to the particular matter for which consent is being given. In the event that either Party disagrees with any determination

made by the other hereunder and reasonably requests the reasons for such determination, the determining party shall fumish its reasons in writing and
in reasonable detail within 10 business days following such request.
37. C;waFaR&eF.

a7.1 Iill.swlieR. Tile GYaraRters, it BRY,sllall easll ell8eyte a gyaraRty iR tile fuFIR lRest reseRtly jilyelislled ey tile AIR CelRlReFsial Real
estate AssesialieR.

a7.2 g.fawll. It ellall seRstitYte a Detaylt at tile bessee if aRYGYaraRter fails er refwses, YjileR reEjyest ts jilre\'ide: (a) s¥ideRse et tile
ell8sytieR et tile gyaraRty. iRslydiRg tile aytIlerity et tile Ilarty sigRiRg eR GYaraRter's esllalt te eeligate GYaraRtsr, aRd iR tile sase at a serjilsrale

Mra sertified S9jily et a reselytieR et its eeaFEIat diresters aYtlleri;ziRg tile lRakiRg et Syst:l gYaraRty, (e) aYFreRt fiRaRsial statelReRts, (a) aR
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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. 
30. Subordination; Attornment; Non - Disturbance. 

30. 1 Subordination. This Lease and any Option granted hereby shall be 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. Lessee agrees that the holders of any such Security Devices
in this Lease together referred to as " Lender ") shall have no liability or obligation to perform any of the obligations of Lessor under this Lease. Any

Lender may elect to have this Lease and /or any Option granted hereby superior to the lien of its Security Device by giving written notice thereof to
Lessee, whereupon this Lease and such Options shall be deemed prior to such Security Device, notwithstanding the relative dates of the
documentation or recordation thereof. 

30.2 Attornment. 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, and upon request, enter into a new lease, containing all of the terms and provisions of this Lease, with such new owner for

the remainder of the term hereof, or, at the election of the new owner, this Lease will automatically become a new lease between Lessee and such new
owner, and ( ii) Lessor shall thereafter be relieved of any further obligations hereunder and such new owner shall assume all of Lessor's obligations, 

except that such new owner shall not: ( a) be liable for any act or omission of any prior lessor or with respect to events occurring prior to acquisition of
ownership; ( b) be subject to any offsets or defenses which Lessee might have against any prior lessor, ( c) be bound by prepayment of more than one

month's rent, or (d) be liable for the return of any security deposit paid to any prior lessor which was not paid or credited 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 commercially reasonable non - disturbance agreement ( a " 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 is not in Breach hereof and attorns to the record owner of the Premises. Further, within 60

days after the execution of this Lease, Lessor shall, if requested by Lessee, use its commercially reasonable efforts to obtain a Non - Disturbance
Agreement from the holder of any pre - existing Security Device which is secured by the Premises. In the event that Lessor is unable to provide the

Non - Disturbance Agreement within said 60 days, then Lessee may, at Lessee's option, directly contact Lender and attempt to negotiate for the
execution and delivery of a Non - Disturbance Agreement. 

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 document any subordination, attomment and /or

Non - Disturbance Agreement provided for herein. 

31. Attorneys' Fees. If any 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) in any 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, " Prevailing 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, settlement, judgment, or the abandonment by the other Party or Broker of its claim or defense in a
lawsuit. ' 14-06 aawar4d 6140111 Rat 199 GGFRputed arzaardaRGG with aRY Gal- Ft f8a an edule, but r.14211 be auGh as to fully r4simbur-se all

In addition, Lessor shall be entitled to attorneys' fees, costs and expenses up to a maximum of $1, 000 incurred in the
preparation and service of notices of Default and consultations in connection therewith, whether or not a legal action is subsequently commenced in

connection with such Default or resulting Breach excluding attorney's fees and other costs for preparation and service of a 3 -day notice and excluding attorney's
fees eubocquent to serving a 3-day notice when Lessor has erred in serving it. 
G0R6UItatiGR)- 

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 otherwise at reasonable times after feasenable 48 hours 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" signs at any time and ordinary "For Lease" signs during the last 6 months of
the term hereof. Except for ordinary "For Sublease" signs which may be placed only on the Premises, 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 Lessor, 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 elect to continue any one or all existing subtenancies. Lessor's failure within 10 days

following any such event to elect to the contrary by written notice to the holder of any such lesser interest, shall constitute Lessor's election to have
such event constitute the termination of such interest. 

36. Consents. Except as otherwise provided herein, wherever in this Lease the consent of a Party is required to an act by or for the other Party, 
such consent shall not be unreasonably withheld or delayed. 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 response to, a request by Lessee for any Lessor consent, 
including but not limited to consents to an assignment, a subletting or the presence or use of a Hazardous Substance, shall be paid by Lessee upon
receipt of an invoice and supporting documentation therefor. Lessor's consent to any act, assignment or subletting shall not constitute an
acknowledgment that no Default or Breach by Lessee of this Lease exists, nor shall such consent be deemed a waiver of any then existing Default or
Breach, except as may be otherwise specifically stated in writing by Lessor at the time of such consent. The failure to specify herein any particular
condition to Lessor's consent shall not preclude the imposition by Lessor at the time of consent of such further or other conditions as are then
reasonable with reference to the particular matter for which consent is being given. In the event that either Party disagrees with any determination

made by the other hereunder and reasonably requests the reasons for such determination, the determining party shall furnish its reasons in writing and
in reasonable detail within 10 business days following such request. 
37. 6uaFanteF: 
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i!steppel ~e"'ifisatei er (II) IJIRtteRGeRfiFA'latieRtAat t~e gyaraRty is still iR effeGt.

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

39. Options. If Lessee is granted any option, as defined below, then the following provisions shall apply.

39.1 Definition. "Option" shall mean: (a) the right to extend or reduce the term of or renew this Lease or to extend or reduce the term
of or renew any lease that Lessee has on other property of Lessor; (b) the right of first refusal or first offer to lease either the Premises or other property
of Lessor; (c) the right to purchase, the right of first offer to purchase or the right of first refusal to purchase the Premises or other property of Lessor.

39.2 Options Personal To Original Lessee. Any Option granted to Lessee in this Lease is personal to the original Lessee, and cannot
be assigned or exercised by anyone other than said original Lessee and only while the original Lessee is in full possession of the Premises and, if
requested by Lessor, with Lessee certifying that Lessee has no intention of thereafter assigning or subletting.

39.3 Multiple Options. In the event that Lessee has any multiple Options to extend or renew this Lease, a later Option cannot be
exercised unless the prior Options have been validly exercised.

39.4 Effect of Default on Options.

(a) Lessee shall have no right to exercise an Option: (i) during the period commencing with the giving of any notice of Default and
continuing until said Default is cured, (ii) during the period of time any Rent is unpaid (without regard to whether notice thereof is given Lessee), (iii)

during the time Lessee is in Breach of this Lease, or (iv) in the event that Lessee has been given 3 or more notices of separate Default, whether or not
the Defaults are cured, during the 12 month period immediately preceding the exercise of the Option.

(b) The period of time within which an Option may be exercised shall not be extended or enlarged by reason of Lessee's inability to
exercise an Option because of the provisions of Paragraph 39.4(a).

(c) An Option shall terminate and be of no further force or effect, notwithstanding Lessee's due and timely exercise of the Option, if,
after such exercise and prior to the commencement of the extended term or completion of the purchase, (i) Lessee fails to pay Rent for a period of 30

days after such Rent becomes due (without any necessity of Lessor to give notice thereof), or (ii) if Lessee commits a Breach of this Lease.

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

41. Reservations. Lessor reserves the right: (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 new 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.

42. Performance Under Protest. If at any time a dispute shall arise as to any amount or sum of money to be paid by one Party to the other
under the provisions hereof, the Party against whom the Obligation to pay the money is asserted shall have the right to make payment "under protest"

and such payment shall not be regarded as a voluntary payment and there shall survive the right on the part of said Party to institute suit for recovery of
such sum. If it shall be adjudged that there was no legal obligation on the part of said Party to pay such sum or any part thereof, said Party shall be
entitled to recover such sum or so much thereof as it was not legally required to pay. !'. Pa"'y wtle E1eesRet iRitiate syit fer tAe reGe\'eF)' et SYFRSpaiEi
"YRElerpretest" wit~iR 6 FReRt~ss~all be E1eeFReEite ~ave waivell its rig~t te pretest SYG~paYFReRt.

43. Authority.; Multiple Parties; Execution.

(a) If either Party hereto is a corporation, trust, limited liability company, partnership, or similar entity, each individual
executing this Lease on behalf of such entity represents 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) It t~is bease is elleGYtellby FReret~aR eRe perseR eF eRtily as "bessee", eaG~ SYEl~perseR eFeRtity s~all be jeiRlIy aREI
seyerally liable ~eFeYRlIer. It is agFeell t~at aRY eRe ef t~e RaFRell bessees s~all be eFRpewerell te elleElyte aRY aFReRIIFReRtte t~is bease, eF etAeF

lIeGYFReRtaRsiliElFyt~erete aREIbiREIall ef t~e RaFReEibe6sees, aREIbe6ser FRayrely eR t~e saFRe as it all et t~e RElFRellbessees ~all ellesyteEi SYEl~
lIeSYFReRt.

(c) This Lease may be executed by the Parties in counterparts, each of which shall be deemed an original and all of which
together shall constitute one and the same instrument.

44. Conflict. Any conflict between the printed provisions of this Lease and the typewritten or handwritten provisions shall be controlled by the
typewritten or handwritten provisions.

45. Offer. Preparation 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 not intended to be binding until executed and delivered by all Parties hereto.

46. Amendments. This Lease may be modified only in writing, signed by the Parties in interest at the time of the modification. As long as they
do not materially change Lessee's obligations hereunder, Lessee agrees to make such reasonable non-monetary modifications to this Lease as may be

reasonably required by a Lender in connection with the obtaining of normal financing or refinancing of the Premises, 6ubject tc approval by l.eeeee'eCity
Council ..

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

48. Arbitration of Disputes. An Addendum requiring the Arbitration of all disputes between the Parties and/or Brokers arising out of this Lease

o is 0 is not attached to this Lease.
49. Accessibility; Americans with Disabilities Act.

(a) The Premises: ItI have not undergone an inspection by a Certified Access Specialist (CASp). 0 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. 0 have undergone an inspection 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.

(b) Since compliance with the Americans with Disabilities Act (ADA) is 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 modifications or additions to the Premises in order to be in ADA compliance, Lessee agrees to make any such
necessary modifications and/or additions at Lessee's expense.

49.1 ThleStandard Indu6trial/Commerclal Multi-Tenant Lea6e-Gro66, hae been prepared by Lee & A660ciaue Commerclal Real Eetate Servicee. Inc. - South Bay dba

Lee & A660ciau6 L06 Angele6 - Long Beach. Inc. at the reque6t of Le660r and Leeeee, Thle Le660r and Le66M agree tc indemnify and hold harmleee Lee &

Aeeoclatee Commercial Real Eetate Service6, Inc. - South Bay dba Lee & Aeeoclatee L06 Angele6 - Long Beach, Inc. , it6 respective Agente and Employee6, for any

Liability of L066, including without limitation, Attcrney feee and coete that may be occa6ioned ae a reeult- of completing thi6 Standard Industrial/Commercial12' Leaee-Groee. Leeeo and Leeeee _"'""""'" be:~::': ,~ & AM~'_'" Commercial "',,' E,"", 5,,,,",,,_ Inc. 5,"", ";
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38. Quiet Possession. Subject to payment by Lessee of the Rent and performance of all of the covenants, conditions and provisions on

Lessee's part to be observed and performed under this Lease, Lessee shall have quiet possession and quiet enjoyment of the Premises during the term
hereof. 

39. Options. If Lessee is granted any option, as defined below, then the following provisions shall apply. 
39. 1 Definition. " Option" shall mean: ( a) the right to extend or reduce the term of or renew this Lease or to extend or reduce the term

of or renew any lease that Lessee has on other property of Lessor; (b) the right of first refusal or first offer to lease either the Premises or other property
of Lessor; (c) the right to purchase, the right of first offer to purchase or the right of first refusal to purchase the Premises or other property of Lessor. 

39.2 Options Personal To Original Lessee. Any Option granted to Lessee in this Lease is personal to the original Lessee, and cannot

be assigned or exercised by anyone other than said original Lessee and only while the original Lessee is in full possession of the Premises and, if
requested by Lessor, with Lessee certifying that Lessee has no intention of thereafter assigning or subletting. 

39.3 Multiple Options. In the event that Lessee has any multiple Options to extend or renew this Lease, a later Option cannot be
exercised unless the prior Options have been validly exercised. 

39.4 Effect of Default on Options. 

a) Lessee shall have no right to exercise an Option: ( i) during the period commencing with the giving of any notice of Default and
continuing until said Default is cured, ( ii) during the period of time any Rent is unpaid ( without regard to whether notice thereof is given Lessee), ( iii) 

during the time Lessee is in Breach of this Lease, or ( iv) in the event that Lessee has been given 3 or more notices of separate Default, whether or not

the Defaults are cured, during the 12 month period immediately preceding the exercise of the Option. 
b) The period of time within which an Option may be exercised shall not be extended or enlarged by reason of Lessee's inability to

exercise an Option because of the provisions of Paragraph 39.4(a). 

c) An Option shall terminate and be of no further force or effect, notwithstanding Lessee's due and timely exercise of the Option, if, 
after such exercise and prior to the commencement of the extended term or completion of the purchase, ( i) Lessee fails to pay Rent for a period of 30
days after such Rent becomes due (without any necessity of Lessor to give notice thereof), or (ii) if Lessee commits a Breach of this Lease. 
40. Security Measures. Lessee hereby acknowledges that the Rent payable to Lessor hereunder does not include the cost of guard service or
other security measures, and that Lessor shall have no obligation whatsoever to provide same. Lessee assumes all responsibility for the protection of
the Premises, Lessee, its agents and invitees and their property from the acts of third parties. 
41. Reservations. Lessor reserves the right: ( 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 new 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. 
42. Performance Under Protest. If at any time a dispute shall arise as to any amount or sum of money to be paid by one Party to the other
under the provisions hereof, the Party against whom the obligation to pay the money is asserted shall have the right to make payment " under protest" 

and such payment shall not be regarded as a voluntary payment and there shall survive the right on the part of said Party to institute suit for recovery of
such sum. If it shall be adjudged that there was no legal obligation on the part of said Party to pay such sum or any part thereof, said Party shall be
entitled to recover such sum or so much thereof as it was not legally required to pay. 
w w

43. Authority.; Multiple Parties; Execution. 
a) If either Party hereto is a corporation, trust, limited liability company, partnership, or similar entity, each individual

executing this Lease on behalf of such entity represents 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. 
Lessee", 

seveFally liable beffe-W-Rd-eff. It i6 agFeed thal any Q_Ae -of the Aamed- l- ess-e-es- shall -he empoweFed to SHOGUte aRy AFRARdment to this I ease, OF OtheF
1 and I= esse may Fely 9A the vamt; an all of th

dag' MARt

c) This Lease may be executed by the Parties in counterparts, each of which shall be deemed an original and all of which
together shall constitute one and the same instrument. 

44. Conflict. Any conflict between the printed provisions of this Lease and the typewritten or handwritten provisions shall be controlled by the
typewritten or handwritten provisions. 

45. Offer. Preparation 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 Parry. This Lease is not intended to be binding until executed and delivered by all Parties hereto. 
46. Amendments. This Lease may be modified only in writing, signed by the Parties in interest at the time of the modification. As long as they

do not materially change Lessee's obligations hereunder, Lessee agrees to make such reasonable non - monetary modifications to this Lease as may be
reasonably required by a Lender in connection with the obtaining of normal financing or refinancing of the Premises, Subject to approval by Lessee's City
Council.. 

47. Waiver of Jury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR

PROCEEDING INVOLVING THE PROPERTY OR ARISING OUT OF THIS AGREEMENT. 

48. Arbitration of Disputes. An Addendum requiring the Arbitration of all disputes between the Parties and /or Brokers arising out of this Lease
is 0 is not attached to this Lease. 

49. Accessibility; Americans with Disabilities Act. 
a) The Premises: ® have not undergone an inspection by a Certified Access Specialist ( CASp).  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.  have undergone an inspection 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. 
b) Since compliance with the Americans with Disabilities Act ( ADA) is 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 modifications or additions to the Premises in order to be in ADA compliance, Lessee agrees to make any such
necessary modifications and /or additions at Lessee's expense. 

49.1 Thie Standard Industrial /Commercial Multi- Tenant Lease - Grose, has been prepared by Lee & Associates Commercial Real Estate Services, Inc. - South Bay dba
Lee & Associates Loe Angeles - Long Beach, Inc. at the request of Lessor and Lessee. This Lessor and Lessee agree to indemnify and hold harmless Lee & 
Associatee Commercial Real Estate 5ervicee, Inc. - South Bay dba Lee & Associates Loo Angcles - Long Beach, Inc. , its respective Agents and Employees, for any

Liability of Loee, including without limitation, Attorney feee and coste that may be occasioned ae a result of completing this Standard Industrial /Commercial
Multi- Tenant Lease - Gross. Leeeor and Leeeee acknowledge being advised by Lee & Associates Commercial Real Estate 5ervicee, Inc. - South Bay dba Lee & 
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Aeeoclatee Loe Angeles - Long Beach. Inc. to have this Standard Induetrial/Commercial Multi- Tenant Leaee-Gross reviewed by their respective Attomeye.

Accountants. or Insurance Agents for profeeelonal advice. The Information contained herein has been obtained from eourcee believed reliable. but not guaranteed.

While we do not doubt Its accuracy. we have not verified it and make no guarantee. warranty or repreeerrtatlon about It. Any projections. opinione. assumptions or

estimates used are for example only and do not repreeerrt the current or future performance of the property. Lessee should conduct a careful. independent

investigation of the property during their due diligence to determine to their satisfaction the accuracy and completeness of the information contained herein.

LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND

BY THE EXECUTION OF THIS LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY AGREE
THAT, AT THE TIME THIS LEASE IS EXECUTED, 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 THE AIR COMMERCIAL REAL ESTATE ASSOCIATION OR BY ANY
BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO WHICH
IT RELATES. THE PARTIES ARE URGED TO:

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

2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID
INVESTIGATION SHOULD INCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF

THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING SYSTEMS, COMPLIANCE WITH THE
AMERICANS WITH DISABILITIES ACT AND THE SUITABILITY OF THE PREMISES FOR LESSEE'S INTENDED USE.

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

APPROVED AS TO FORM
V'.')I

RICHAR
DEPUTY CITY AnORNEY

The parties hereto have executed this Lease at the place and on the dates specified above their respective signatures.

Executed at: r:-L~(J_\1_~-\----,E=-.:.~_J,~._CA uted '~~'l9L-rs=--=e..:...=~-=~-LA-=-=--=-----
On:---.912.115 -a On: 9IiIL£ V '

By LESSOR: By LESSEE:

-=.6-=.0-=0--'-W:....:.'----'1::..c5::..ct.::h=-=-.=...:-=:....:~::..L-==-=------------ Cit y 0 f Long Be a ch , a mun i c i pa 1 co rpo rat ion

~~

EXECUTED PURSUANT
B . ~ TO SECTION 301 OF
y. ~ - THE CITY CIIARTER.

Name Printed: Patrick H. West

Title: Ci ty Manager •.4alstant City Manager

By:----,P--I--f---U-,~~ -----------
Name Printe: ames Shanahan

Title: Managing Partner

By: By: _

Name Printed: Name Printed: _

Title: Title: _

Address: 600 W 15th Street, Suite A Address: 333 West Ocean Boulevard, 13th Floor

.=L-=0-=.n:..;;92........:B::.,:e::.,:a=.c:::..:..:h.!...,---=:C:.:,A.:........:9'-0::.,:8:::...=..1.::3 L....:o...;,n'--g'---'B=-e.:....:c.a-=.c.:..;h..!..,_C""A-'--9:......:..,0..:..8-=.0.=2 _

Telephone:(310) .::3..:.8..:.3..:.•...:.7-=2-=5..:.0 Telephone:( 562) ..:..5_7...:.0_-...:.6..:..9-=1...:.6 _

Facsimile:( __ ) Facsimile:( __ ) _

Email: james@mag-tro11b.com Email: --------------------
Email: Email: --------------------
FederallD No. Federal ID No.------------------
BROKER:

Lee & Associates Commercial Real Estate

BROKER:

Lee & Associates Commercial Real Estate
Services, Inc.- South Bay dba Lee & Services, Inc. - South Bay dba Lee &
Associates Los Angeles - Long Beach, Inc. Associates Los Angeles - Long Beach, Inc.

~ndon Carrillo / Garrett Massaro
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Ae5ociate5 Los Angeles - Long Beach, Inc. to have this 5tandard Industrial /Commercial Multi- Tenant Lea5e -Gro55 reviewed by their respective Attorneys, 
Accountants, or Ineurance Agents for profeeeional advice. The information contained herein has been obtained from 5ource5 believed reliable, but not guaranteed. 

While we do not doubt its accuracy, we have not verified it and make no guarantee, warranty or representation about it. Any projections, opinions, aeeumptione or
eetimatee ueed are for example only and do not represent the current or future performance of the property. Le55ee ohould conduct a careful, independent

investigation of the property during their due diligence to determine to their eati5faction the accuracy and completeneee of the information contained herein. 
LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND

BY THE EXECUTION OF THIS LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY AGREE

THAT, AT THE TIME THIS LEASE IS EXECUTED, 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 THE AIR COMMERCIAL REAL ESTATE ASSOCIATION OR BY ANY

BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO WHICH

IT RELATES. THE PARTIES ARE URGED TO: 

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

2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID

INVESTIGATION SHOULD INCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF

THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING SYSTEMS, COMPLIANCE WITH THE

AMERICANS WITH DISABILITIES ACT AND THE SUITABILITY OF THE PREMISES FOR LESSEE' S INTENDED USE. 

WARNING: IF THE PREMISES ARE LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THE LEASE MAY NEED TO

BE REVISED TO COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PREMISES ARE LOCATED. 

APPROVED AS TO FORM
S'• 3 i

CHARLES CIN, Ci Norney

By
RICHARD

DEPUTY CITY ATTORNEY

The parties hereto have executed this Lease at the place and on the dates specified above their respective signatures. 

Executed at: Levil Executed at: d e C,,0s
On: - 1 2, 115 On: _ 5& ZL 5: 'j

f

By LESSOR: By LESSEE: 
600 W. 15th Street, LLC City of Long Beach, a municipal corporation

EXECUTED PURSUANT

By: By: 
TO SECTION 301 OF

Name Printe : ames Shanahan Name Printed: Patrick H. West

Title: Managing Partner Title: City Manager

By: 

Name Printed: 

Title: 

By: 

Name Printed: 

Title: 

Address: 600 W 15th Street, Suite A Address: 333 West Ocean Boulevard, 13th Floor

Long Beach, CA 90813 Lonq Beach, CA 90802

Telephone:( 310) 3 8 3. 7 2 5 0

Facsimile:(-) 

Email: james@macT- trollb. com

Email: 

Federal ID No. 

BROKER: 

Lee & Associates Commercial Real Estate

Telephone:( 5 6 2) 570- 6916

Facsimile:( ) 

Email: 

Email: 

Federal ID No. 

BROKER: 

Lee & Associates Commercial Real Estate
Services, Inc.- South Bay dba Lee & Services, Inc. - South Bay dba Lee & 
Associates Los Angeles - Long Beach, Inc. Associates Los Angeles - Long Beach, Inc. 

AA: Br ndon Carrillo / Garrett Massaro
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Title: Principal/Principal
Address: 5000 E. Spring Street, Suite 750
Long Beach, CA 90815

Title: Principal/Principal
Address:5000 E Spring St., Suite 750
Long Beach, CA 90815

Telephone:(562 ) .:::;.3..:..5..:..4_-,::.2..:..5..:..0..:..0 _
Facsimile:(562 ) .:::;.3.:::;.5....::.4_-.::.2-=.5..:..0-=.1 _
Email: bcarrillo@lee-associates.com
Federal 10 No.
Broker/Agent BRE License #: 0174 5362 / 017714 71

Telephone: (562 ) .::,3-=.5....::.4_-.::.2-=.5..:..0..:..0 _
Facsimile:( 562 ) .::,3.::,5....:;4_-..=2....:5....:;0....:1'---- _
Email: gmassaro@lee-associates.com
Federal 10 No.
Broker/Agent BRE License #: 01771471 / 01745362

NOTICE: These forms are often modified to meet changing requirements of law and industry needs. Always write or call to make sure you
are utilizing the most current form: AIR Commercial Real Estate Association, 500 N Brand Blvd, Suite 900, Glendale, CA 91203. Telephone
No. (213) 687-8777. Fax No.: (213) 687-8616.

(c)Copyright 1998 By AIR Commercial Real Estate Association.
All rights reserved.

No part of these works may be reproduced in any form without permission in writing.
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Title: Principal / Principal Title: Principal / Principal

Address: 5000 E. Spring Street, Suite 750 Address: 5000 E Spring St. , Suite 750

Long Beach, CA 90815 Long Beach, CA 90815

Telephone:( ' 562) 354- 2500 Telephone: ( 5 62 ) 3 5 4 - 2 5 0 0

Facsimile:( 562 ) 354 - 2501 Facsimile:( 562 ) 354 - 2501

Email: bcarrillo @lee - associates. com Email: gmassaro @lee - associates. com

Federal ID No. Federal ID No. 

Broker /Agent BRE License #: 0174 5362 / 01771471 Broker /Agent BRE License #: 0177 14 71 / 0174 5362

NOTICE: These forms are often modified to meet changing requirements of law and industry needs. Always write or call to make sure you

are utilizing the most current form: AIR Commercial Real Estate Association, 500 N Brand Blvd, Suite 900, Glendale, CA 91203. Telephone

No. (213) 687 -8777. Fax No.: ( 213) 687 -8616. 

A
N

c)Copyright 1998 By AIR Commercial Real Estate Association. 
All rights reserved. 

No part of these works may be reproduced in any form without permission in writing. 
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RENT ADJUSTMENT(S)
STANDARD LEASE ADDENDUM

Dated ..:.cA:.:::u:.:;zg..:;:u..:;:s.:;:t---::;.1.;::.9!....,_2:::..0;::..1:::.;5=:..-- _

By and Between (Lessor) ..:::6..:::.0..:::..0--.:W:.:.....:........::1:..:::5:..:::t.:.:h----===-St:::..:r::....:e::..::e:...::t:.I-,-----.::::.L::::.LC~ _

(Lessee) City of Long Beach, a municipal corporation

Address of Premises: 600 W 15th Street, Suite C, Long Beach CA

Paragraph 5°
A. RENT ADJUSTMENTS:

The monthly rent for each month of the adjustment period(s) specified below shall be increased using the method(s) indicated below:

(Check Method(s) to be Used and Fill in Appropriately)

a-I. Cast af ••iviRI ,&,EIjwstAlaRt(s) (COL..l~

a. OR ~~i11iR CObA Qates):

tI:Ie !!lase ReRt sl:lall be aSjllsteli b.,. tl:!e Gl:laRge, if aR.,., ft:e1Rtl:le !!lase MaRtl:l slJaGifiali belaw, iR tI:Ie CaRSllIRer PriGe IRliell at lI:Ia !!lllraall at babar

StatistiGS at tl:le U.S. QelJartlReAl at babar fer (seleGt aRe):B CPllfti ~UrbaR 'Nage iarRers aRIi CleAGal 'Narkers) arB CPI U (All UrbaR CaRSlllReF6),

fer (!Bill iR UrbaR Area):

, AllltelRs

~198:11984 199), RereiR referrell ta as "CPI".

b, TRe lRaRtl:ll.,.!!lase ReRl FNI.,.ableiR aGGarllaRGewitl:! lJaragralJR A"l.a. ef tRis AlilieRlill1R sl:lall be GalGlllalell as fellews: IRe !!lase ReRt set
terti:! iR lJaragralJI:I 1.8 at tl:!e attaGl:leli bease, sl:lall 8e IRllltilJlieli b.,. a traGtiaR tRe RlllReralar at "4:liGRsRall be tRe CPI af tl:le GaleRliar lRaRtR :1 lRaRtRs
IJAar te tI:Ie lRaRtI:I~s)slJeGifieli iR paragralJI:I /\.I.a. abave IlIlARg wl:liGRIRe aSjIlStFRaRtis ta take effeGt, aRIi tl:le lleRalRiRatar at WRiGRsRall be tRe CPI at
tRe saleRliar lRaRtI:!'!JtliGI:Iis :1lRaRtI:!s IJAer te ~selest aRe): tl:le B first lRaRtl:l at tRe terlR at tl:lis bease as set terti:! iR lJaragralJR 1.3 ("!!lase MaRtl:l") ar
e (~ill iR Otl:!er "!!lasa MaRtI:!"): . TRe SIlIR sa GalGlllateli sRall
seRslitllte tl:!e Revl lRaRtl:ll.,.!!lase ReRt RerellRller, Iallt iR Ra eueRt, sRall aR.,.SIlGRRBYt'lRaRtI:!l.,.!!lase ReRt be less tRaR tRe !!lase ReRt lJa.,.alalefer tl:!e
lRaRtl:l ilRlReIllatel.,. presalliRg tRe Qase ReRt aEljllstFReRt.

s. IR tRe eveRt tl:!a GalRlJilatiaR aRliiar 1JIliaiisatiaRat tl:le CPI sl:lall be traRsferrali ta aR.,. atRar ga"elRlReRta' llelJartlReRt ar bllreall ar
ageRBy ar sl:l.1I be lliSGaRtiRllell, 'I:IeR tRe iRllel( lRast ReaFt.,.tl:le salRa as tRe CPI sl:lalliae Ilsell te lRake SIlGRsalslllatiaR. IR tRe aueRt tRat tl:le Parties
saRRat agree aR SIlGRalterRative iRllel(, tl:!eR tI:Ie lRatter sRall be sllblR~1l fer IlBGisiaR te tRe A IReAGaRArbitratiaR l\ssaGiatiaR iR aGGarllaRGewitl:l tl:!e
tl:!eR Nles af saia AssasiatiaR aRIi tRe lleGisiaR at tl:!e arbitraters sl:lall ba biRlliRg IllJaR tRe lJarties. TRa Gast at saill i',rbitratiaR sl:lall ba lJalli Bqllall.,. by
tI:Ie Parties.

8--11. Market ReRtal 'falwe .tMjwstAleRt(I) (MR'!)
a. OR (~i11iR MR\, ,t\SjIlGtlReRt Qate~s):

tRe !!lasa ReAl sl:lall ba aSjllsteli te tRe "Market ReRtel V-aille" at tl:!e IJrelJerty as fellaws:

1) ~allr lRaRtI:!s IJriar ta aaGI:IMarkat ReRta' Vallie AlljllstlReAl Qate Ilessribell abaue, tRe Partias sl:lall attelRlJ! te agree IllJaR 'lIRat tha
Rew MRV'!JiII be aR tl:!e aSjllstlReRt Ilate. If allreelReRt GaRRatbe reaGhell •••itl:liR tl:!irt.,.lla.,.s, tl:leR:

~a) bessar aRIi bessee shall ilRlReliiatel.,. alJlJaiRt a IRlltllally aGGalJtable alJlJraiser ar braker te establisR the Rew MR\, '••••itl:!iR
IRe Relit 39 Ila.,.s. ARYassaGiateli Gasls will be split eEillall.,.betweeR the Parties, ar

~b) !!latl:! bessar aRIi bessee sl:lall eaGh ilRlReliiatel.,. lRake a reasaRable lleterlRiRatiaR af the MR" aRIi sllblRit SIlSl:l
lleteFIRiRatiaR, IRwAtiRg, te arbitratiaR iR aGGarllaRGewitl:l the fella'lJiRg IJrevisiaRs:

~i) 'Nitl:!iR 18 Ila.,.s thereafter, bessar aRIi bessee sl:lall eaGh seleGt aR B alJlJraiser ar B breker ("CaRswItaRt"
sheGk aRe) at tl:!eir sl:laiGe t9 aGt as aR arbitratar. Tl:le wle arbitrataF6 sa alJlJ9iRteli sllall ilRlReliiately selest a thirlllRlltllally aGGelJtableCaRsllltaRI ta aGt
as a thirll arbltratar.

(Ii) Tl:!e 3 arlaitrateF6 sl:lall witl:liR 39 Ilays at the alJlJaiRtFReRtat tl:!e tl:!irll arbitratar reash a llesisiaR as te what the
aGtwal MR\' fer tl:!e PrelRises is, aRIi "metl:!er bessar's ar bessee's sllblRltteli MR\' is tl:le G'asast tllereta. Tile llesisiaR at a lRajaAty at tha arbitrataF6
shall 8e blRlliRll aR tl:le Parties. Tl:le sllblRitteli MR" "miGI:I is lleteFlRiReli ta ba tl:le Glasest ta tl:le aGtllal MR\, shall thereafter be Ilsall lay the Parties.
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RENT ADJUSTMENT(S) 
STANDARD LEASE ADDENDUM

Dated August 19, 2015

By and Between (Lessor) 600 W. 15th Street, LLC

Lessee) City of Long Beach, a municipal corporation

Address of Premises: 600 W 15th Street, Suite C, Long Beach CA

Paragraph 5 0

A. RENT ADJUSTMENTS: 

The monthly rent for each month of the adjustment period( s) specified below shall be increased using the method(s) indicated below: 

Check Method(s) to be Used and Fill in Appropriately) 

All itemr, 

G12'" 

NO` 

a-A tha 2rbotratara shall he biRduRg UPGA thG PaFties. The cost of said Arbitration shall be paid equally by
the- Pafties. 

a. OR ( Fill in MRV Aid us#menf: Pate(s)- 

4) FeuF Fnenths PFiGF tQ GaGh hA-2".- t RGAt2lV21we AQuaiment Date described above, the Parties shall altempt to a@Fee UPOR What thA
thew

a) 6e66GF and I=essee shall appoint a mutually aGGeptable appFaiSeF 9F bFekeF to establish IhA RAW hARV Within
the Rext 2- -0 days. ARy aSSarkatad nests will be split equally betWeeR the PaFtie&r.GF

Gh8Gk ORO) Of their. ahp*rt;.t&_ _aa.t_ _;ar_. an awhgtratpF. The #me aFbitfat te-d- sh-all i.m.mediately select a third- Mutually aGGeptable GGRsultant to a6t

The 3

aFbi#
at9F6 shall within 30 days of the appOiRtment of the thiFd aFbitFateff re-an-h -;a d-AnWaR AR ta what thA

FaisAF F$ •• •• 
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(iii) It aiUler at !he Parties fails ta a~~aiRt aR ar&itrataF "IitlliR tile s~esifieEl Hi Elays, tile ar&itrateF tiR'lely a~~eiRteEl ~y
eRe sf tlleR'l sllall reasll a ElesisiaR eR Ilis eF lleF eWR,aREIsaiEl ElesisiaR sllall ~e ~iREliRgaR tile Parties.

(i") TIle eRtire sast at sllsll ar&itratiaR sllall ~e ~aiEl ~y tile ~arty ••••'Ilese sll~R'litteEl UR" is RalselesleEl, i.e., lile eRe
tllat is NOT !he sl9se&l te lile aslUal MRV.

2) WileR Eletel'fAiRiRgURH, tile bessar, bessee aREICaRs",ltaRls sllall seRsiEleFlile teFR'lset saR'l~ara~le R'larkellraRsaslieRs '••••Ilisll silall
iRslllEle, ~llt ROliR'liteEIta, reRI, reRlal aEljllstrReRts, a~ateEl reRt, lease leFR'laREIfiRaRsial sORElitioRot teAaRts. -

3) NotwilllSlaREliRg!he feregeiRg, tile Rew Base ReRI sllall R9t ~e less tIlaR tile reRt ~aya~le fer tile R'leRIIl iR'lR'leEliately~reseEliRg tile
reRI aEljllstR'leRt.

~. U~eR tile eSla~lisllR'leRt et easll ~Iew Market ReRtel Val",e:
1) tile RB\'/MRV wiR ~e69R'le tile Rew "Base ReRt" fer tile ~",~ose of salslllaliRg aRY filrlher AEljllstR'leRts, aREI -
2) tile first R'loRIIl et easll Market ReRtal !,Laille teFR'l sllall ~eseR'le tile Rew 'Base MeRtll' fur tile ~1l~9se ef salslllatiRg aRY filrtller

AEljllstR'leRts.

o III. Fixed Rental Adjustment(s) (FRA)

The Base Rent shall be increased to the following amounts on the dates set forth below:

On (Fill in FRA Adjustment Oate(s)):

9/1/16

The New Base Rent shall be:

$12,141.06
9/1/17 $12,505.29
9/1/18 $12,880.45
9/1/19 $13,266.86
9/1/20 $13,664.87

B IV, IRWalTarM t,djllMAlaR.,
Tile fuFR'lllla ",seElte salslliate aEljllStrReRts Ie tile Base Rate ElYRRgtile oRgiRal TeFR'latlile bease sllall seRliRYe Ie ~e IlseEl ElllriRgtlle ellleREleElterR'l.

B. NOTICE:
Unless specified otherwise herein, notice of any such adjustments, other than Fixed Rental Adjustments, shall be made as specified in

paragraph 23 of the Lease.

C. BROKER'S FEE:
The Brokers shall be paid a Brokerage Fee for each adjustment specified above in accordance with paragraph 15 of the Lease or if

applicable, paragraph 9 of the Sublease.

NOTICE: These forms are often modified to meet changing requirements of law and industry needs. Always write or call to make sure you
are utilizing the most current form: AIR Commercial Real Estate Association, 500 N Brand Blvd, Suite 900, Glendale, CA 91203.

Telephone No. (213) 687·8777. Fax No.: (213) 687·8616.
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a-Re of them- chn" raach a AGWOR GA 1466 OF 148F GWR, ; and r.;aid dansaiOR shall be binding OR thA 12246AS

The entire an I of s., -ah arbitration shall be paid by the paFty whana A, ihmi#ad
that is NOT 014a alosest to the act, -a' hAPAL

2) WhOR detemffiRiRg MRV, the 1= 0660F, Lessee 2-Ad Canault2nhz sh2l' conaider the tAFMS Of GOMparable market tr2nr%2CtOQAA Which shall
AG' ude, but Re limited to, Fent, Fental aojustmeAts, abated Fent, lease term and fiA2= 601 re ditIOR Of WMWA

rent adjustmer& 

Adjustments- 

0 III. Fixed Rental Adjustment(s) ( FRA) 

The Base Rent shall be increased to the following amounts on the dates set forth below: 

On ( Fill in FRA Adjustment Date(s)): 

9/ 1/ 16

9/ 1/ 17

9/ 1/ 18

9/ 1/ 19

9/ 1/ 20

The New Base Rent shall be: 

12, 141. 06

12, 505. 29

12, 880. 45

13, 266. 86

13, 664. 87

B. NOTICE: 

Unless specified otherwise herein, notice of any such adjustments, other than Fixed Rental Adjustments, shall be made as specified in
paragraph 23 of the Lease. 

C. BROKER'S FEE: 

The Brokers shall be paid a Brokerage Fee for each adjustment specified above in accordance with paragraph 15 of the Lease or if
applicable, paragraph 9 of the Sublease. 

NOTICE: These forms are often modified to meet changing requirements of law and industry needs. Always write or call to make sure you
are utilizing the most current form: AIR Commercial Real Estate Association, 500 N Brand Blvd, Suite 900, Glendale, CA 91203. 

Telephone No. (213) 687 -8777. Fax No.: ( 213) 687 -8616. 
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OPTION(S) TO EXTEND
STANDARD LEASE ADDENDUM

Dated ---=-A:..::u:..:;,g-=u..:::.s..:::.t-=-19"-','---'2:....:0:...:1:..::S'-- _

By and Between (Lessor) ..::6....:.0-,,-0_W,-,---1=-S,,-,t=-:h..:........::S:....:t::...=rc...::ec..::e--=t..L'-=-L=.LC-=--- _

By and Between (Lessee) City of Long Beach, a municipal corporation

Address of Premises: 600 W lSth Street, Suite C, Long Beach, CA 90813

Paragraph~

A. OPTION(S) TO EXTEND:
Lessor hereby grants to Lessee the option to extend the term of this Lease for 0n e (1) additional six t Y (6 °)
month period(s) commencing when the prior term expires upon each and all of the following terms and conditions:

(i) In order to exercise an option to extend, Lessee must give written notice of such election to Lessor and Lessor must receive the same at
least 6 but not more than 9 months prior to the date that the option period would commence, time being of the essence. If proper
notification of the exercise of an option is not given and/or received, such option shall automatically expire. Options (if there are more than one) may
only be exercised consecutively.

(ii) The provisions of paragraph 39, including those relating to Lessee's Default set forth in paragraph 39.4 of this Lease, are conditions of
this Option.

(iii) Except for the provisions of this Lease granting an option or options to extend the term, all of the terms and conditions of this Lease
except where specifically modified by this option shall apply.

(iv) This Option is personal to the original Lessee, and cannot be assigned or exercised by anyone other than said original Lessee and only
while the Original Lessee is in full possession of the Premises and without the intention of thereafter assigning or subletting.

(v) The monthly rent for each month of the option period shall be calculated as follows, using the method(s) indicated below:
(Check Method(s) to be Used and Fill in Appropriately)

o I. Ceat ef L.i¥iAg ~yaAaAt(a} (COI.A)
a. OR ('"ill iR CO6/'. gates):

~e iase ReAl sllall ~e aEljystell ~Y ~e sllaAge, if aAY, fr:e1R~e iase MeRtll spesifiell ~el9W, iR ~e CeRSYlRer Prise IRllel( et llle iYrea!,l et ba~er
Stalistiss sf llle Y.S. gepartlReRt et ba~er fer (selest eRe): B<;PI W (Yr9aR Wage !;;arRere aRll CleRsal Werkere) er e.cPI Y (,11.11 Yr9aR CeRSYlRere),
fer ('"ill iR Yr9aR Area): -

A1lltelRs (108~ 1084 - 100), lIereiR refeFf911te as "CPI".

~. Tile lReR~ly iase ReAl paya~le iR asseraaRS9 witll paragrapll A.ta. et tllis AlllleAllYIR sllall ~e salsYlatell as tellews: lila iase ReAl sel fertll
iR paregrapll 1.5 at llle altasllell bease, sllall ~e IRYltipliell ~Y a HSlieR tile RYlRerater et wllish sllall be tile CPI et llle saleRllar lReRtll ~ lReAtlls pRer te
~e lReRtll(s) spesifiell iR paragrapll AJ.a. abeye llYriRg wllisllllle aEljYstlReRt is te lake ettest, aRll tile lleRelRiRaler et wllisll sllall be ~e CPI et llle
saleRllar lReA~ wllisll is ~ lReRllIs pRer te (selesl eRe): B tile firellReRtll et tile lerlR et lllis bease as set tertII iA paragrapll 1.3 ("iase MeRtll") er e
(Fill iA Otller "iase MeR~"): -

Tile SYIRse salsylatell sllall seRstilYte tile Rew lReAtllly iase ReRt lIereYRller, ~Yt iR Re eveRt, sllall aRYSysll Aew lReAtllly iase ReRt be less tllaR llle
iase ReRI payable fer llle lReAtll ilRlRelliately j!lf8selliRg tile reRt aEljYstmeRt

s. IR ~e e~'eRt~e selRpiiatieR aRll,/er pY~IiGatieR et llle CPI sllall be traRsferrell te aRY etller gevelRlReRtalllepartlReRt er b!,lrea!,l er ageAsy er
sllall tie llisseAtiRwell, tileR tile iRllel( lRest Aearly ~e salRe as ~e CPI sllall be ysell Ie lRake Sysll salswlalieR. IR llle e,'eAI tllalllle Parties saRRet
agree eA Bysll altelRawe iRllel(, tileR tile lRatter sllall be syblRittell fer llesisieR te ~e AlReRGaRAfbltratieR ABsesiatieR iR asseraaRse wi~ tile tileR
FYleset BallI AssesiatieR aRll tile llesisieA sf ~e arbitral9Fs sllall be biRlliRg !,IpeR~e parties. TIle seat ef saill JI.rbitralieR sllall ~e paill eEl!,lally ~y llle
Parties,.

a II.
a.

Market Rental Value Adjustment(s) (MRV)
On (Fill in MRVAdjustment Date(s» .::.F..=e:;:b:..:r:....:u:..:a:..:r:...y-'--.::.1.!....,--=2:....:0:..:2:....:l=-- _

the Base Rent shall be adjusted to the "Market Rental Value" of the property as follows:
1) Four months prior to each Market Rental Value Adjustment Date described above, the Parties shall attempt to agree upon what the new

MRV will be on the adjustment date. If agreement cannot be reached, within thirty days, then:

(a) Lessor and Lessee shall immediately appoint a mutually acceptable appraiser or broker to establish the new MRV within the next 30
days. Any associated costs will be split equally between the Parties, or

(b) Both Lessor and Lessee shall each immediately make a reasonable determination of the MRV and submit such determination, in
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OPTIONS) TO EXTEND
STANDARD LEASE ADDENDUM

Dated August 19, 2015

By and Between (Lessor) 600 W 15th Street, LLC

By and Between (Lessee) City of Long Beach, a municipal corporation

Address of Premises: 600 W 15th Street, Suite C, Long Beach, CA 90813

Paragraph 51

A. OPTION(S) TO EXTEND: 

Lessor hereby grants to Lessee the option to extend the term of this Lease for one ( 1) additional sixty ( 6 0 ) 

month period(s) commencing when the prior term expires upon each and all of the following terms and conditions: 

i) In order to exercise an option to extend, Lessee must give written notice of such election to Lessor and Lessor must receive the same at
least 6 but not more than 9 months prior to the date that the option period would commence, time being of the essence. If proper

notification of the exercise of an option is not given and /or received, such option shall automatically expire. Options ( if there are more than one) may
only be exercised consecutively. 

ii) The provisions of paragraph 39, including those relating to Lessee's Default set forth in paragraph 39.4 of this Lease, are conditions of
this Option. 

iii) Except for the provisions of this Lease granting an option or options to extend the term, all of the terms and conditions of this Lease
except where specifically modified by this option shall apply. 

iv) This Option is personal to the original Lessee, and cannot be assigned or exercised by anyone other than said original Lessee and only
while the original Lessee is in full possession of the Premises and without the intention of thereafter assigning or subletting. 

v) The monthly rent for each month of the option period shall be calculated as follows, using the method(s) indicated below: 
Check Method( s) to be Used and Fill in Appropriately) 

E3 1. c- 90 of L iving Adjustment(s) (COLA) 

a. GA ( Fill iR GGLA Dates)- 

tha Pam RAnt shall be ae1justed by the GhaRgS, if any, kem the Base MGRth speGified below, *1R the CaRA- mAr. PFOG8 ' Rdem of the OwFeau of I aher

b. The MORthly Base ReRi Payable With paFagFaph A. I. a. ef this Addend, im shall he ania, ilated RA fellews.- the 82aa Rent &at fwth

n paFagFaph 4. 5 Gf the a# aGhed Lease, shall be multiplied by a bamr-tien the nu-me-ra-ter efwhiGh shall be the GPI ef the GalendaF menih 2 meRths PAeF to

w w

Fill in Qth8F w
w

Rase Rent payable 19F the M-ORth PMGedoAg the FOnt adjustment. 

A. In 1-he event Ohe_ GempilatieR aRWGF PUbliGatieR ef the GPI shall be tFaRsfeFFed to any etheF 9GYeFAFR8RtaI depaFtFAeRt W b- Weal I ar. agenGy 9F
shall be diseentlAued, iheR the index Fnest neaFly the same as t-he GPI sh-All hbe useed te make suash n-RIGulatien I

R" AA af raod A66.0-GiatiGA and the deGisieA -of I-he aFhogratan; sha be biRding upon the paFties. The Gest ef said AFWFatien shall be paid equally by the

f

PQYtles

0 II. Market Rental Value Adjustment(s) (MRV) 

a. On ( Fill in MRV Adjustment Date(s)) February 1, 2021

the Base Rent shall be adjusted to the " Market Rental Value" of the property as follows: 
1) Four months prior to each Market Rental Value Adjustment Date described above, the Parties shall attempt to agree upon what the new

MRV will be on the adjustment date. If agreement cannot be reached, within thirty days, then: 

a) Lessor and Lessee shall immediately appoint a mutually acceptable appraiser or broker to establish the new MRV within the next 30
days. Any associated costs will be split equally between the Parties, or

b) Both Lessor and Lessee shall each immediately make a reasonable determination of the MRV and submit such determination, in
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writing, to arbitration in accordance with the following provisions:

(i) Within 15 days thereafter, Lessor and Lessee shall each select an 0 appraiser or ~ broker ("Consultant" - check one) of their
choice to act as an arbitrator. The two arbitrators so appointed shall immediately select a third mutually acceptable Consultant to act as a third
arbitrator.

(ii) The 3 arbitrators shall within 30 days of the appointment of the third arbitrator reach a decision as to what the actual MRV for
the Premises is, and whether Lessor's or Lessee's submitted MRV is the closest thereto. The decision of a majority of the arbitrators shall be binding
on the Parties. The submitted MRV which is determined to be the closest to the actual MRV shall thereafter be used by the Parties.

(iii) If either of the Parties fails to appoint an arbitrator within the specified 15 days, the arbitrator timely appointed by one of them
shall reach a decision on his or her own, and said decision shall be binding on the Parties.

(iv) The entire cost of such arbitration shall be paid by the party whose submitted MRV is not selected, ie. the one that is NOT the
closest to the actual MRV.

2) When determining MRV, the Lessor, Lessee and Consultants shall consider the terms of comparable market transactions which shall
include, but no limited to, rent, rental adjustments, abated rent, lease term and financial condition of tenants.

3) Notwithstanding the foregoing, the new Base Rent shall not be less than the rent payable for the month immediately preceding the
rent adjustment.

4) The option rent ehall be at ninety five percent (95'1.) of the rent determined in thle eectlon II. Market Rental Value
Adjuetmente.

b. Upon the establishment of each New Market Rental Value:

1) the new MRV will become the new "Base Rent" for the purpose of calculating any further Adjustments, and
2) the first month of each Market Rental Value term shall become the new "Base Month" for the purpose of calculating any further

Adjustments.

3) The rent ehall adjuet every twelve months on the newly eetabllehed baee month by a fixed amount of 3~.per year.

o III. I=i.a" RaRal AdjuI""aRt(s) (I=Rf.)
The 8ase ReAt shall lie iAElFeasellte the felle>MAll alRellAts 9A the lIates sel teFth lleI9'11: -

OA (~i11iA ~RA AlIjllstlReAt Cate(6n: The tole'" Qa6e ReAl 6hall be: -

B I" IRitiallaFFR ,t.lijuI""aRY.
The teFIRll19llsell t9 ealEllllala alljll6tIReAt6 ta tha 896a Rate lI11RAllthe 9RlliAai TeFIR ef tha 6easa shall EleAtiAlle t9 be 116ellllllFiAll the 8lEteAlIell teFIR.

B. NOTICE:
Unless specified otherwise herein, notice of any rental adjustments, other than Fixed Rental Adjustments, shall be made as specified in

paragraph 23 ofthe Lease.

C. BROKER'S FEE:
The Brokers shall be paid a Brokerage Fee for each adjustment specified above in accordance with paragraph 15 of the Lease or if

applicable, paragraph 9 of the Sublease.

NOTICE: These forms are often modified to meet changing requirements of law and industry needs. Always write or call to make sure you
are utilizing the most current form: AIR Commercial Real Estate Association, 500 N Brand Blvd, Suite 900, Glendale, CA 91203.

Telephone No. (213) 687·87n. Fax No.: (213) 687·8616.
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writing, to arbitration in accordance with the following provisions: 

i) Within 15 days thereafter, Lessor and Lessee shall each select an  appraiser or El broker ( "Consultant" - check one) of their

choice to act as an arbitrator. The two arbitrators so appointed shall immediately select a third mutually acceptable Consultant to act as a third
arbitrator. 

ii) The 3 arbitrators shall within 30 days of the appointment of the third arbitrator reach a decision as to what the actual MRV for
the Premises is, and whether Lessor's or Lessee's submitted MRV is the closest thereto. The decision of a majority of the arbitrators shall be binding
on the Parties. The submitted MRV which is determined to be the closest to the actual MRV shall thereafter be used by the Parties. 

iii) If either of the Parties fails to appoint an arbitrator within the specified 15 days, the arbitrator timely appointed by one of them
shall reach a decision on his or her own, and said decision shall be binding on the Parties. 

iv) The entire cost of such arbitration shall be paid by the party whose submitted MRV is not selected, ie. the one that is NOT the
closest to the actual MRV. 

2) When determining MRV, the Lessor, Lessee and Consultants shall consider the terms of comparable market transactions which shall
include, but no limited to, rent, rental adjustments, abated rent, lease term and financial condition of tenants. 

3) Notwithstanding the foregoing, the new Base Rent shall not be less than the rent payable for the month immediately preceding the
rent adjustment. 

4) The option rent shall be at ninety five percent ( 95 %) of the rent determined in this Section II. Market Rental Value

Adjustments. 

b. Upon the establishment of each New Market Rental Value: 

1) the new MRV will become the new "Base Rent" for the purpose of calculating any further Adjustments, and
2) the first month of each Market Rental Value term shall become the new " Base Month" for the purpose of calculating any further

Adjustments. 

3) The rent Shall adjust every twelve months on the newly established base month by a fixed amount of 3% per year. 

81
IIUA 111A.

18911-
21 TOM AdJuetRwPU6

The fGFFRUI8 1- 16ed- ta- A-2161-dcltG 80justmeRts to the Base Rate duFiRg the 80giRal Tam ef the 1= 8aSS Shall GGAtinue to be - iseel during the e)deACIAd tAFM

B. NOTICE: 

Unless specified otherwise herein, notice of any rental adjustments, other than Fixed Rental Adjustments, shall be made as specified in
paragraph 23 of the Lease. 

C. BROKER' S FEE: 

The Brokers shall be paid a Brokerage Fee for each adjustment specified above in accordance with paragraph 15 of the Lease or if
applicable, paragraph 9 of the Sublease. 

NOTICE: These forms are often modified to meet changing requirements of law and industry needs. Always write or call to make sure you
are utilizing the most current form: AIR Commercial Real Estate Association, 500 N Brand Blvd, Suite 900, Glendale, CA 91203. 

Telephone No. (213) 687 -8777. Fax No.: ( 213) 687 -8616. 

PAGE 2 OF 2

INITIALS

2000 - AIR COMMERCIAL REAL ESTATE ASSOCIATION FORM
OE- 4- 04/14E

INITIALS



ADDENDUM
Date: August 19, 2015

By and Between (Lessor) ..:::6.:::.0.:::..0~W.:...:.~1.:::.5..:::.:th:..:.......::S::..::t:..::r..::.e.:::..et.::..,,~L::..:::L~C _

(Lessee) City of Long Beach, a municipal corporation

Address of Premises: 600 W 15th Street, Suite C, Long Beach, CA

Pa~g~ph~5~2 _

In the event of any conflict between the provisions of this Addendum and the printed provisions of the Lease, this Addendum shall
control.

A. Rental Abatement:
So long as Lessee is not in default of any terms of the lease, Lessor shall abate the base rent for the first and
second months of the lease term; expected to be September, 2015 and October, 2015.

B. Utilities: _
Water.
There is one water meter for the property and Lessor shall pay for the utility bill. Lessee's "normal" water
usage is included in the base rent. Normal water is defined as the typical water required for restroom usage,
hand washing, and general cleaning. Should Lessee's water usage increase past the normal amount, Lessor
reserves the right to bill Lessee for any such increased usage.
Eleotrloal.
Lessee's Electrical usage is separately metered and Lessee shall contract and pay for such usage directly with
the utility company.

C. Base Year Caloulatlon
Lessee's base year of the lease, for the purpose of calculating operating expense increases over the base year,
shall be defined as the first twelve months of the lease. The base rent for the base year of the Lease shall
include all operating expenses.

D. Real Property Taxes:
Lessee's increase in real property taxes over the base year shall not exceedTwo Percent (2%) per year.

E Bulldln, Condition Improvements:
Lessor, at Lessor's sole cost and expense, shall conduct the following Building Condition Improvements prior to
lease commencement:
(I) Stucco and Paint Building Exterior
(ii) Install newRoof at Premises
(iii) Repair and Re-Paveall existing asphalt
(iv) Install newwrought iron gates and fencing
(v) Repair and Paint overhang in yard area
(vi) Ensure everything is in good working order and condition
(vii) Paint and Install VCTtile floor in bathroom, locker room, and break area.
(viii) Remove spray booth
(Ix) Install a newstorefront with ramp.
(x) Divide the space, along column with a floor to roof finished drywall demising wall. Finished is painted and
taped drywall.
(xi) Ensure Lessee's space is separately metered for electricity
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ADDENDUM
Date: August 19, 2015

By and Between (Lessor) 600 w. 15th Street, LLC

Lessee) city of Long Beach, a municipal corporation

Address of Premises: 600 W 15th Street, Suite C, Lonq Beach, CA

Paragraph 52

In the event of any conflict between the provisions of this Addendum and the printed provisions of the Lease, this Addendum shall
control. 

5o long ao Lessee io not in default of any terms of the lease, Lessor Shall abate the base rent for the first and
Second months of the lease term; expected to be September, 2015 and October, 2015. 

13, Utilitiee: 

Water. 

There io one water meter for the property and Lessor Shall pay for the utility bill. Lessee's " normal" water

usage to included in the base rent. Normal water io defined ao the typical water required for restroom usage, 

hand washing, and general cleaning. Should Lessee's water usage increase past the normal amount, Lessor

reserves the right to bill Leooee for any ouch increased usage. 
Electrical. 

Lessee' s Electrical usage is separately metered and Lessee shall contract and pay for such usage directly with
the utility company. 

Lessee's base year of the lease, for the purpose of calculating operating expense increases over the base year, 
shall be defined as the first twelve months of the lease. The base rent for the base year of the Lease shall

include all operating expenses. 

D. Real Property Taxes: 

Lessee's increase in real property taxes over the base year shall not exceed Two Percent (2 %) per year. 

E Building Condition Improvementc

Lessor, at Lessor's sole coot and expense, shall conduct the following Building Condition Improvements prior to
lease commencement: 

i) 5tucco and Paint Building Exterior
ii) Install new Roof at Premises

iii) Repair and Re -Pave all existing asphalt
iv) Install new wrought iron gates and fencing
v) Repair and Paint overhang in yard area
vi) Ensure everything is in good working order and condition
vii) Paint and Install VCT the floor in bathroom, locker room, and break area. 

viii) Remove spray booth

ix) Install a new storefront with ramp. 
x) Divide the space, along column with a floor to roof finished drywall demising wall. Finished is painted and

taped drywall. 

xi) Ensure Lessee's space is separately metered for electricity

J/ 
0m, 
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(xii) Build a small lobby,front office area and security windowinto a new storefront, not to exceed a cost of
$25,000. Lessee acknowledges that the completion of these improvements may extend past the
commencement date.

F. Rleht to Cancel:

Lessee shall havethe right to terminate this lease after the 36th month of the term by giving Lessor a three
(3) month written cancellation notice and by payinga lease cancellation fee equal to the sum of: (i) six (6)
months of the then current base rent, plus (ii) unamortized Building Condition Improvements outlined in
AddendumParagraph 52, E, (xii). plus (iii) unamortized real estate commissions.

PAGE20F2

INITIALS

xii) Build a Small lobby, front office area and Security window into a new Storefront, not to exceed a coot of
25,000. Lessee acknowledges that the completion of these improvements may extend past the

commencement date. 

F. Klaht to Cancel: 

Lessee Shall have the right to terminate this lease after the 36th month of the term by giving Lessor a three
3) month written cancellation notice and by paying a lease cancellation fee equal to the sum of. ( 1) six ( 6) 

months of the then current base rent, plus ( ii) unamortized Building Condition Improvements outlined in

Addendum Paragraph 52, E, ( xii). plus ( iii) unamortized real estate commissions. 
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Exhibit A

Leased Premises

Initial

dd d. d °
w. \ w « y \ wy \. 
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