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AIRCR= 36319

STANDARD INDUSTRIAL/COMMERCIAL SINGLE-TENANT LEASE - GROSS
(DO NOT USE THIS FORM FOR MULTI-TENANT BUILDINGS)

1. Basic Provisions {"Basic Provisions").
1.1 Partles. This Lease {"Lease"), dated for reference purposesonly _April 20, 2022 ,ismadebyand between Raguel M, De La
Hova, as an individual (essor)and Citv of Long Beach {"Lessea"), (collectively the "Parties," or individually 3 "Party"}.
1.2 Premises: That certain real property, Including all improvements thereln or to be provided by Lessor under the terms of this Lease, commonly known as
(street address, city, state, zip): _333 West Broadway Suite #215 and #216 Long Beach CA 90802  {"remises"). The

Premises are located in the Countyof _Los Angeles ,andare generally described as (describe briefly the nature of the property and , If applicable, the
“Project,” If the property islocated within a Project): _Two office condominium unlts totalling approximately 2,720
SE ln a multi-unit office condominium compleyx . (See alsoParagraph 2)

13 Yerm:  _Two (2)  vyearsand _——=~-=  months("Original Term"} commencing _August 1, 2022 {"Commencement Date") and
ending _July 31, 2024 ("ExplrationDate"). (Seealso Paragraph 3)

1.4 Early Possession: Ifthe Premises are avallable Lessee may have non-exclusive possession of the Premises commencing _See addendum
Paraqraph 53 ("Early Possession Date"), (Seealso Paragraphs 3.2 and 3.3)

15 BaseRent: $6,800  per month{*Base Rent"), payableon the _First (lst ) _. day of each month commencing _August 1,
2022 . (See also Paragraph 4}

1 (f this box Is checked, there are provisions In this Lease for the Base Rent to be adjusted. See Paragraph _51
1.6 Base Rentand Other Monles Paid Upon Execution:
(a) BaseRent: _$6,B800 fortheperiod _August 1, 2022 - Auqust 31, 2022 .
{b)  SecurityDeposit: _$7,004.00  ("Securlty Deposit"). (See also Paragraph 5)
¢} Association Fees (FIOA Fees): _$342.00/month For suite §21% and 5832.50/month for Suite
1216 for a total of $1,174.50/month for both units fortheperlod Auoust 1, 2022 - Auquat 31,
2022 .
(d) Other: ——— for oo N
{e) Total Due Upon Execution of this Lease: _ 514, 978 .50 .
17 AgreedUse: Offlce space for the Citv of Loog Beach's Healllh Department . (Seealsa Paragraph 6)
1.8 Insuring Party. Lessoris the "insuring Party", The ahnual "Base Pramium" is . (See also Paragraph 8)
1.9 Real Estate Brokers. (See also Paragraph 15 and 25)
(a) Representation: Each Party acknowledges recelving a Disclosure Regarding Real Estate Agency Relationship, confirms and consents to the following
agency relationships in this Lease with the following reat estate brokers ("Broker(s)") and/or thair agents {"Agent{s)"): .
Lessor's Brokerage Firm _Coldwell Banker Commercial BLAIR  UcenseNo. _01330395 Jsthe braker of{check one): - ' the

Lessor; or both the Lessee and Lessor (dual agent),

lessorsAgent _Sheva Hosseinzadeh and Vachel McKeever —LcenseNo. _01922147 / 02074710 _ islcheck one):
b the Lessor's Agent (salesperson or broker assoclate); or @ both the Lessee's Agent and the Lessor's Agent {dual agent).

Lessee's Brokerage Firm _Coldwell Banker Commercial BLAIR  LicenseNo. 01330395  Isthe broker of {check one): L the
Lessee; or both the Lessee and Lessar (dual agent),

lessee'sAgent _Sheva Hosseinzadeh/ Vachel McKeever —UcenseNo, 01922147/ 02074710  is{check one): L the

Lessee's Agent {salesperson or broker assoclate); or M both the Lessee’s Agent and the Lessor's Agent {dual agent).

(b) Paymentto Brokers. Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the Brokers the brokerage fee agreed toin a
separate written agreement (or if there is no such agreement, the sumof _as_per separate agreement or =—=—=-- % ofthetotal Base
Rent) for the brokerage services rendered by the Brokers.

1.10 Guarantor. The obligations of the Lessee under this Lease are to be guaranteed by {"Guarantor"). {See also Paragraph 37)
1.11 Attachments. Attached hereto are the following, all of which constitute a part of this Lease:

1 an Addendum consisting of Paragraphs _ 53 through _60 ;

’

L. a plot plan depicting the Premises;
L+ a current set of the Rules and Regulations;
‘l aWork Letter;

other{specify): _Paragraph 52 ~ Optionis) to Extend the fLease, Disclosure Reaarding Real
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Estate Agency Relationship

2.  Premises.

2.1 Letting. Lessor hereby leases to Lessea, and Lessee hereby leases from Lessor, the Premises, for the term, at the rental, and upon altof the terms,
covenants and conditions set forth in this Lease. While the approximate square faotage of the Premises may have been used In the marketing of the Prernises for
purposes of comparison, the Base Rent stated herein is NOT tied to square footage and Is not subject to adjustment should the actual size be determined to be
different. NOTE: Lessee is advised to verlfy the actual size prior to executing this Lease,

2.2 Condition. Lessor shall deflvar the Premises to Lessee broom clean and free of debris on the Commencement Date or the Early Possession Date, whichever
first accurs ("Start Date"), and, so lang as the required service contracts described in Paragraph 7.1(b) below are obtained by Lessee and in effect within thirty days
following the Start Date, warrants that the existing electrical, plumbing, fire sprinkler, lighting, heating, ventilating and alr conditioning systems ("HVAC"), loading
doors, sump pumps, If any, and alt ather such elements in the Premises, other than those constructed by Lessee, shall be In good operating condition on said date,
that the surface and structural elements of the roof, bearing walls and foundation of any buildings on the Premises (the "Bullding") 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 sald warranty
exists as of the Start Date, or if one of such systems or elements should malfunction or fail within the appropriate warranty periad, Lessor shall, as Lessor's sole
obligation with respect to such matter, except as otherwise pravidad 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 fallure, rectify same at Lessor's expense. The warranty perlods shall be as foflows: (1) 6 months as to
the HVAC systems, and (i}) 30 days as to the remaining systems and other elements of the Bullding. If Lessee does not give Lessor the required notice within the
appropriate warranty perlod, carrection of any such nor-compliance, malfunction or faiture shall be the obligation of Lessee at Lessee's sole cost and expense, except
for the roof, foundations, and hearing walls which are handled as provided in paragraph 7. Lessor also warrants, that unless otherwise specified in writing, Lessor is
unaware of {I) any recorded Notices of Default affecting the Fremise; (i) any delinquent amounts due under any loan secured by the Premises; and (it} any bankruptey
proceeding affecting the Premises.

23 Compliance. Lessor warrants that to the hast of its knowledge the Improvements on the Premises comply with the bullding codes, applicable laws,
covenants or restrictions of record, regulations, and ordinances ("Applicable Requiremants”) that were In effect at tha time that each Improvement, or portion
thereof, was constructed, Sald warranty does aot apply to the use to which Lessee will put the Premises, modifications which may be required by the Americans with
Disabilities Act or any simiar faws 85 a result of Lessee's use {see Paragraph 50), or to any Alterations or Utility installations {as defined in Paragraph 7.3(3)) made orto
be made by Lessee, NOTE: Lessee is responsihle for determining whether or not the Applicable Requirements, and especlally the zoning, are appropriate for
Lessee's Intended use, and acknowledges that past uses of the Premises may no longer be allowed. Ifthe Premises do not comply with sald warranty, Lessor shall,
except as otherwise provided, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of such non-compliance, rectify
the same at Lessor's expense. If Lessee does not give Lessor wrliten notice of 8 non-compliance with this warrenty within 6 months following the Start Date,
correction of that non-compliance shall be the obligation of Lessee at Lessee's sole cost and expense. If the Applicable Requirements are hereafter changed so as to
require during the term of this Lease the construction of an addition to or an alteration of the Premises and/or Buflding, the remediation of any Hazardous Substance,
or the reinforcement or other physical modification of the Unit, Premises and/or Building {"Capital Expanditure™), Lessor and Lessee shall allocate the cost of such
work as follows:

(3)  Subject to Paragraph 2.3{c} below, If such Capital Expenditures are required as a result of the specific and unique use of the Premises by Lessee as
compared with uses by tenantsin general, Lessee shall be fully respansible for the cost thereof, provided, however, that If such Capital Expenditure is required during
the fast 2 years of this Lease and the cost thereof exceeds 6 months' Base Rent, Lessee may Instead terminate this Lease unless Lessor notifies Lessee, in writing,
within 10 days after receipt of Lessee's termination notice that Lessor has elected to pay the difference between the actua! cost thereof and an amount equal to 6
months' Base Rant. If Lessee elects termination, Lessee shall immediately cease the use of the Premises which requires such Capital Expenditure and deliver to Lessor
written notice specifying a termination date at least 90 days thereafter. Such termination date shall, however, n no event be earlier than the last day that Lessee
could legally utilize the Premises without commencing such Capital Expenditure,

(b} If such Capital Expenditure is not the result of the specific and unique use of the Premises by Lessee {such as, governmentally mandated selsmic
modifications), then Lessor shall pay for such Capital Expenditure and Lessee shall only be abligated to pay, each month during the remainder of the term of this Lease
or any extension thereof, on the date that on which the Base Rentis due, an amount equal to 1/144th of the portion of such costs reasonably attributable to the
Premises. Lessee shall pay Interest on the balance but may prepay its obligation at any time. |f, however, such Capital Expenditure Is required during the last 2 years
of this Lease or if Lessor reasonably determines that it Is not aconomically feasible to pay its share thereof, Lessor shall have the option to terminate this Lease upon
50 days prior written notice to Lessee unless Lessea notifies Lessor, In writing, within 10 days after receipt of Lessor's termination notice that Lessee will pay for such
Capital Expendituce, If Lessor does not elect to tarminate, and fails to tender its share of any such Capital Expenditure, Lessee may advance such funds and deduct
same, with Interest, from Rent until Lessor's share of such costs have been fully paid. If Lessee Is unable to finance Lessor's share, or if the balance of the Rent due
and payable for the remainder of this Lease Is not sufficient to fully relmburse Lessee an an offset basis, Lessee shall have the right to terminate this Lease upon 30
days written notice to Lessor.

(¢} 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 Inintensity of use, or
madification 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 eliminale the requirement for such Capltal Expenditure, or (It} complete such Capital Expenditure at its own expense. Lessee shall not, however,
have any right to terminate this Lease,

2.4 Acknowledgements. Lessee acknowledges that: {a) it has been glven an opportunity to Inspect and measure the Premises, (b} it has been advised by
Lessor and/or Brokers to satisfy Itself with respect to the size and condition of the Premises (including but not limited to the electrical, HVAC and fire sprinkler
systems, security, environmental aspects, and compliance with Applicable Requirements and the Americans with Disabilities Act), and thelr sultability for Lessee's
Intended use, {c) Lessee has made such Investigation as it deems necessary with reference to such matters and assumes all responsibllity 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) the square footage of the
Premises was not material to Lessee's decision to lease the Premises and pay the Rent stated hereln, 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 suitabllity to occupy the Premises, and {ii) it is Lessor's sofe
respansibility to Investigate the financial capability and/or sultability of all proposed tenants,

25 Lessee as Prior Owner/Occupant. The warranties made by Lessor in Paragraph 2 shali be of no force or effect if immediately prior to the Start Date Lessee
was the owner or occupant of the Premises. in such event, Lessee shall be responsible for any necessary corrective work.

3. Term.
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3.3 Term. The Commencement Date, Explration Date and Orlginal Term of this Lease are as specified In Paragraph 1.3,

3.2 Early Possesslon. Any provislon hereln granting Lessee Early Possession of the Premises Is subject to and conditioned upon the Pramises belng avallable for
such possession prior to the Commencement Date, Any grantof Early Possession only conveys a non-axclusive tight to occupy the Premises, if Lessea totally or
partially occuples the Premises prior to the Commencement Date, the obiligation ta pay Base Rent shall be abated for the period of such Early Possesslon. All ather
terms of this Lease {Including but not limited to the obligations to pay Real Property Taxes and Insurance premlums and to malntaln the Premises) shall be In effect
during such perlod, Any such Early Possession shall nat affect the Expiration Date,

3.3 Delay InPossesslon, Lessor agrees to use commerclally reasonable efforts to deliver exclusive possession of the Premises to Lessea by the
Comimencement Date. If, desplte sald efforts, Lassor is unable to dellver possession by such date, Lessor shall not be subject toany llabllity therefor, nor shall such
fallure affect the validity of this Lease or change the Expiration Date, Lessee shall not, however, be obligated to pay Rent or perform Jts other obligations until Lessor
delivers possasslon of the Pramises and any perlod of rent abatement that Lessee would otherwlse have enjoyed shall run from the date of deflvery of possession and
continue for a perlod equal to what Lessea wouild otherwise have enjoyed under the terms hereof, but minus any days of delay caused by the acts or omissions of
Lessee, [f possession Is not dellvered within 60 days after the Cormencement 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 perlod, cancel this Lease, In which event the Parties shall be
discharged from all obligations hareunder, If such written notice Is not recelved by Lessor within sald 10 day perlod, Lessee's right to cance! shell terminate. If
possesslon of the Premises Is not delivered within 120 days after the Commencement Date, this Laase shall terminate unless other agreements are reached between
Lessor and Lessee, In wilting.

3.4 Lessao Compllance, Lessor shall nat be required to tender possession of the Premises to Lesses until Lessee complies with its obiigation to provide
evidence of Insurance (Paragraph 8.5). Pending dallvery of such evidence, Lessee shall be requlred to perform all of its obligations under this Lease from and after the
Start Date, including the payment of Rent, notwithstanding Lessor's election ta withhold possession pending recelpt of such evidence of Insurance. Further, if Lessee
Is required to patform any other conditions prior to or concurrent with the Start Date, the Start Date shall occur but Lessor may elect to withheld possesston until such
conditions ara satisfied,

4,  Rant

41 Rent Dafined. Allmanetary obligations of Lessee to Lessor under the tarms of this Lease {except for the Securlty Deposit) are deamed to be rant {"Rexnt").

4.2 Payment, Lassee shall cause payment of Rent to be received by Lesgor 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 due. All monetary amounts shall be rounded to the nearest whole doflar, In the event that any
Involce prepared by Lessor s Inaccurata such Inaccuracy shall not constitute a walver and Lessee shall be obllgated to pay the amount set forth In this Lease, Rent for
any perlod during the term hereof which Is for less than ane full calendar month shall be prorated based upon the actual number of days of sald month. Payment of
Rent shall be made to Lessor at Its address stated hereln o to such other persons of place as Lessor may from time to time deslgnate In writing. Acceptance of a
payment which ls less than the amount then due shall not be a walver of Lessor's rights to the halance of such Rent, regardless of Lessor's andorsement of any check
sa stating. In the event that any check, draft, or other Instrument of payment glven by Lessee to Lessor Is dishonored for any reason, Lessee agrees to pay to Lassor
thasum of $25 In addition to any Late Charge and Lessor, at Its option, may require all future payments to be made by Lessee to be by cashler's check., Paymentswili
beapplied first to acerued late chargas and attorney's fees, second to accruad Interest, then to Base Rent, Insurance and Reat Property Taxes, and any remalning
amount to any other outstanding charges or costs, )

4.3  Assoclation Fees. In addition to the Base Rent, Lessee shall pay to Lessor each month an amount equal to any owner's assoclation or condeminium fees
levied or assessed agalnst the Premises. Sald monles shall be pald at the same time and In the same manner as the Base Rent.

5 Security Deposit. Lessee shall deposit with Lessor upon execution hereof the Securlty Deposit as security for Lessee's falthful performance of its obligations
under this Lease. [fLesseefalls to pay Rent, or otherwise Defaults under this Lease, Lessor may use, apply or retaln all o any portion of sald Security Deposit for the
payment of any amount already due Lessor, for Rents which wiil be due In the future, and/ or to ralmburse or compensate Lessor for any llabllity, expense, loss or
damage which Lessor may suffer or Incur by reason thereof. If Lessor uses or applies all or any portion of the Securlty Deposit, Lessee shall within 10 days after
wrltten request therefor deposit monles with Lessor sufficient to restore sald Security Deposlt to the full amount raqulred by this Lease, Ifthe Base Rent Increases
during the term of this Lease, Lessee shall, upon written request from Lessor, deposit additional monies with Lessor so that the total amount of the Security Deposit
shall et all times bear the same proportion to the increased Base Rent as the Initlal Securlty Deposit bore to the Inltal Base Rent. Should the Agreed Use he amended
to accommodate a material change Inthe business of Lessee or to accommodate s sublessee or assignee, Lessor shall have the right to Increase the Security Daposit
to the extent necessary, In Lessor's reasonable judgment, to account for any Increased wear and tear that the Pramises may suffer as a result thereof, If a change in
control of Lessee accurs durlng this Lease and followlng such change the financlal candition of Lessee Is, In Lessor's reasonable Judgmant, significantly reduced, Lessea
shall deposit such additional monles with Lessor as shall be sufficlent to cause the Security Deposit to be at a commarclally reasonable level based on such change In
financlal condition. Lessor shall not be required to keep the Securlty Depostt separate from lts general accounits, Within 90 days after the explration or termination of
this Leass, Lessor shall return that portion of the Securlty Deposit not used or applled by Lessor. Lessor shall upon written request provide Lessee with an accounting
showing how that portion of the Security Depostt that was not returned was appiled. No part of the Security Deposht shall be consldered to be held in trust, to bear
Interest or to be prepayment for any monles ta be pald by Lessee under this Lease, THE SECURITY DEPOSIT SHALL NOT BE USED BY LESSEE IN LIEU OF PAYMENT OF
THE LAST MONTH'S RENT,

6, Use,

6.4 Use. Lessee shall use and occupy the Premises only for the Agreed Use, or any other legal use which Is ressonably comparable thareto, and for no ather
purpose. Lassea shall not use ar parmit the use of the Premlses In a manner thatls unlawful, creates damage, waste or a nulsance, or that disturbs occupants of or
causes damage to nelghboring premises or properties. Other than gulde, signal and seeing eye dogs, Lessee shall not keep or sllow In the Prernises any pets, animals,
birds, fish, or reptiles. Lessor shall not unreasonably withhold or delay Its consent to any written requast for a modification of the Agreed Use, so long as the same will
not Impair the structural Integrity of the Improvements on the Premises orthe mechanleal or electrical systems thereln, and/or 1s not significantly more burdensome
to the Premises. 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 Lassor's objections to the change In the Agreed Use.

6.2 Harardous Substancas.

(a) Reportable Uses Require Consent. The term "Hazardous Substonce” as used Inthis Lease shall mean any praduct, substance, or wasta whose
prasence, use, manufacture, disposal, $ransportation, or release, elther by ftself or In combination with other materlals expected to be on the Premises, 1s elther: (1
potentially injurtous to the public health, safety or welfare, the environment or the Premises, {11) regulated or monltored by eny governmental authorlty, or (ill) a basls
for potential llabliity of Lessor to any governmental agency or third party under any applicable statute or common faw theory. Hazardous Substances shall Include, but
not be limited to, hydrocarbons, petraleum, gasoline, and/or crude oll or any products, by-products or fractions thereof, Lessee shal not engage In any activity In or
on tth{emlses which constitutes a Reportable Use of Hazardous Substances without prior written consent of Lessor and timely compliance (at Lessee's
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expanse) with all Applicable Requirements, “Reportable Use" shafl mean {I) the installation or use of any above or below ground storage tank, {if) the generation,
possession, storage, use, transportation, or disposal of a Hazardous Substance that requires a permiit from, or with respect to which @ report, notice, registration or
business plan Is required to be filed with, any governmental autharity, and/or {ill) the presence at the Premises of a Hazardous Substance with respect to which any
Applicable Requirements requires that a notice be givento persons entering or occupying the Premises or nelghboring properties. Notwithstanding the foregoing,
Lessee may use any ordinary and customary materlals 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 Js in compliance with all Applicable Requitements, i5 not 3 Reportable Use, and
does not expose the Premises or neighboring property to any meaningful risk of cantamination or damage or expose Lessor to any llabllity therefor. Inaddition,
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/ar liabllity, Including, but not limited to, the instaliation (and removal on or befare
Lease explration or termination) of protective modifications {such as concrete encasements) and/or increasing the Security Deposit.

(b} Dutyto inform Lessor. If Lessee knows, or has reasonable cause to believe, that a Hazardous Substance has come ta be located In, on, under or
about the Premises, other than as previously consented to by Lessor, Lessee shall immediately give written notice of such fact to Lessar, 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 ar permit any Hazardous Substance to ba spilled or refeased In, on, under, or about the Premises
{including through the plumbing or sanitary sewer system} and shalt promptly, at Lessee’s expense, corply 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 or nelghboring properties, that was caused or materlally contributed to by Lessee, or pertaining to or Involving any
Hazardous Substance brought onto the Premises during the term of this Lease, by or for Lessee, or any third party.

(d} 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, llabilities, judgments, claims, expenses, penalties, and attorneys' and consultants' fees arising out of or involving any
Hazardous Substance brought onto the Premises by or for Lessee, or any third party {provided, howaver, that Lessee shall have no liability under this Lease with
respect to underground migration of any Hazardous Substance under the Premises from adjacent properties 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 or suffered by Lessee, and

the cost of investigation, removal, remediation, restoration and/or abatement, and shall supsivethe svpbation ue. eXpIre #t termination of this Lease, No
termination, cancellation or release agreement entered into by Lessor and Lessee shall release Lessee fram Its obligations under this Lease with respect to
Hazardous Substances, unfess specifically so agreed by Lessor in writing at the time of such agreement.

{e) Lessor indemnification, Except asotherwise provided in paragraph 8.7, Lessor and Its successors and assigns shall indemnify, defend, retmburse and
hold Lessee, its employees and lenders, harmless from and against any and all environmental damages, Including the cost of remediation, which result fram
Hazardous Substances which existed an the Premises prior to Lessee's occupancy ar which are caused by the gross negligence or willful misconduct of Lassor, its
ogents or employees. Lessor's obligations, as and when required by the Applicable Requirements, shall include, but not be limited to, the cost of investigation,
temoval, remedlation, restoration and/or abatement, and shall survive the explration or termination of this Lease.

{f)  Invastigations and Remedlations, 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 toLessee's occupancy, unless such remediation
measure s required as a result of Lessee's use (including "Alterations”, asdefined 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 Lessar, including allowing Lessor and Lessor's agents to have
reasonable access to the Premises at reasonable tmes in order to carry out Lessor's Investigative and remedial responsibilities,

{g} Lessor Tarmination Option. If a Hazardous Substance Condition {see Paragraph 9.1(e)) accurs during the tarm 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 shalt cantinue
In full force and effect, but subject ta 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 Conditlon, If required, as soon as reasonably passible at Lessor's expense, in which event this Lease shall continue in full force and effect, or (i) if
the estimated cost to remedlate such condition exceeds 12 times the then monthly Base Rent or $100,000, whichever Is greater, give written natice to Lessee, within
30 days after receipt by Lassor of knowledge of the occurrence of such Hazardous Substance Condition, of Lessor's desire to Lerminate this Lease as of the date 60
days following the date of such notice, in the event Lessor elects to give a termination notice, Lessee may, within 10 days thereafter, glve written notice to Lessor of
Lessee's commltment 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 sald funds or satisfactory assurance thereof within 30 days following such
commitment. In such event, this Lease shall continue Infull force and effect, and Lessor shall proceed to make such remediation as soon as reasonably possible after
the required funds are avallable. {f Lessee does not give such notice and provide the required funds or assurance thereof within the time provided, this Lease shall
terminate as of the data specified In Lessor's notice of termination.

6.3 Lessee's Compliance with Applicable Requirements. Except as otherwise provided in this Lease, Lessee shall, at Lessee's sole expanse, fully, diligently and
in a timely manner, materially comply with all Applicable Requirements, the requirements of any applicable fire insurance underwriter or rating bureau, and the
recormmendations of Lessor's engineers and/or consultants which relate in any manner to the Pramises, without regard to whether sald Applicable Requirements are
now in effect or become effective after the Start Date. Lassee shall, within 10 days after receipt of Lessor’s wrltten requaest, provide Lessor with coples 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 coples of any dacuments Involved) of any threatened or actual clalm, notice, citation, warning, complaint or report pertaining to
or invalving the failure of Lessee ar the Premises ta comply with any Applicable Requirements, Likewlse, Lessee shall immediately glve written notice to Lessor of: (i)
any water damage to the Premises and any suspected seepage, pooling, dampness or other condition conducive to the praduction of mold; or (if) any mustiness or
other adors that might indicate the presence of mold In the Premises. in addition, Lessee shall provide Lessor with copies of its business licanse, certificate of
occupancy and/ar any similar document within 10 days of the receipt of a written request therefor.

6.4 Inspection; Compliance. Lessor and Lessor's "Lender" (as defined In Paragraph 30) and consultants authorized by Lessor shall have the right to enter into
Premises at any ime in the case of an emergency, and otherwise at reasonable times after reasonable notice, for the purpose of Inspecting and/or testing the
condition of the Premises and/or for verifying compliance by Lessee with this Lease. The cost of any such Inspections shall be paid by Lessar, unless a vialation of
Applicable Requirements, or a Hazardous Substance Condition {see Paragraph 9.4{e)} s 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 Inspaction, so long as such inspection is reasanably related to
the violation or contamination, In addition, Lessee shall provide coples of all relevant materlal safety data sheats (MSDS$) to Lessor within 10 days of the receipt of a
written request therefor. Lessee acknowledges that any fallure on its part to allow such Inspections or testing will expose Lessor to risks and potentially cause Lessor
to incur costs not contemplated by this Lease, the extent of which will be extremely difficulthto ascertaln. Accordingly, should the Lessee fail to allow such Inspections
and/or festing ina timely fashion the Base Rent shall be automatically increased, without any requirement for natice to Lesses, by an amount equal to 10% of the
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then existing Base Rent or $100, whichever Is greater for the remainder to the Lease. The Parties agree that such Increase in Base Rent represents fair and reasonable
compensation for the additional risk/costs that Lessor willincur by reason of Lessee’s fallure to allow such inspection and/or testing. Such increase In Base Rent shall
in no event constitute a waiver of Lessee's Default or Breach with respect to such fallure nor prevent the exercise of any of the other rights and remedies granted
hereunder,

7. Malintenance; Rapairs; Utlity Installations; Trade Fixtures and Alterations,
7.1 lessee's Obligations.
{a} In General, Subject to the provisions of Paragraph 2.2 {Condition), 2.3 {Cornpliance), 6.3 {Lessee's Compllante with Applicable Requirements), 7.2
{Lessor's Obligations), 9 (Damage or Destruction), and 14 (Condemnation), Lessee shall, at Lessee's sole expense, keep the Pramises, Utility Installations (intended for
Lessee's exclusive use, no matter where located), and Alterations In good order, condition and repalrwmmmmﬁm&mwwww
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» Lessor shall keep the surface and structural elements of the roof, foundations, and

hearing walfs in good repair {see paragraph 7, Z) Lessee, in keeping the Premises in good order, condition and repair, shall exercise and perform good maintenance
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7 2 Lessor's Obligations. Suhject to the p(ovlslons of Paragraphs 2, 2 (chdltion), 2 3 (Comphance), 9 (Darnoge or Destruction] and 14 {Condemnation), itls
intended by the Parties hereto that Lessor have no obligation, In any manner whatsoever, to repalr and maintain the Premises, or the equipment therein, all of which
obligations are intended to be that of the Lessee, except for the surface and structural elements of the roof, foundations and bearing walls, the repair of which shall be
the responsibility of Lessar upon recelpt of written notice that such @ repair is necessary. It is the intention of the Parties that the terms of this Lease govern the
raspective obligations of the Parties as to maintenance and repair of the Premises,

7.3 Utility Installations; Trade Fixtures; Alterations,

{8) Definitions. The term "Utility Installations" refers to all floor and window coverings, alr and/or vacuum lines, power panels, efectrical distribution,
sectirity and fire protection systems, communication cabling, lighting fixtures, HVAC equipment, plumbing, and fencing in or on the Premises, The term "Trade
Fixtures" shall mean Lassee's machinery and equipment that can be removed without doing materlal danage 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. "Lesser Owned Alterations and/or Utility
installations” are defined as Alterations and/or Utility installations made by Lessee that are not yet owned by Lessor pursuant to Paragraph 7.4(3).

{b} Consent, Lessee shall notmake 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, do not trigger the requirement for additional modifications and/or Improvements to the Premises resulting from Applicable Requirements,
such as compliance with Title 24, and the cumulative cost thereof during this Lease as extended does not exteed a sum equal to 3 month's Base Rent in the aggregate
of a sum equal to one month's Base Rent In any one year. Notwithstanding the foregolng, 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, asa precondition to granting such approval, require Lessee to utilize a contractor
chosen and/or approved by Lessor. Any Alterations or Utllity installations that Lessee shall desire to make and which require the consent of the Lessor shali be
presented to Lessor in written form with detalled plans. Consent shall be deemed conditioned upon Lessee's: (1) acquiring all applicable governmental permits, (i)
furnishing Lessor with coples of both the permits and the plans and specifications prior ta commencement of the work, and (i) compliance with all conditions of sald
permits and other Applicable Requirements in a prompt and expeditious manner, Any Alterations or Utility Installations shali be performed In a workmanlike manner
with good and sufficient materfals. Lessee shall promptly upon completion furnish Lessor with as-bullt plans and specifications. For work which costs an amount in
excess of one manth's Base Rent, Lessor may condition its consent upan Lessea providing e llen and completion bond Inan amount equal to 150% of the estimated
tast of such Alteration or Utility Installation and/or upon Lessee's posting an additional Security Deposit with Lessor,
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7.4 Ownership; Removal; Surrender; and Restoration,
{a) Ownership. Subject to Lessor's right to require removal or elect ownership as bereinafter provided, all Alterations and Utlity lnstaliations made by
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Lessee shall be the property of Lessee, but considered a part af the Premises. Lessor may, at any time, efect in writing to be the owner of all or any specified part of
the Lessee Owned Alterations and Utility Installations. Unless atherwlse instructed per paragraph 7.4(b) hereof, all Lessee Owned Alterations and Utility tnstallations
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 removad by the expiration or termination of this Lease. Lessor may require the
remaval at any time of all ar any part of any Lessee Owned Alterations ar Utility Instailations made without the required consent.

{c) Surrender; Restoration. Lessee shall surrender the Premises by the Expiration Date or any earller tesmination date, with all of the improvements,
partsand surfaces thereof broom clean and free of debyrls, and in good operating order, condition and state of repar, ordinary wear and tear excepted. "Qrdinary
wearand tear" shall not Include any damage or deterioration that would have been prevented by good maintenance practice. Notwithstanding the foregolng and the
provisions of Paragraph 7.1{a), If the Lessee occupies the Premises for 12 months or less, then Lessea shall surrender the Premises in the same condition as delivered
tolessee on the Start Date with NO allowance for ordinary wear and tear. Lessee shall repalr any damage occasioned by the installation, malntenance or removal of
Trade Fixtures, Lessee owned Alterations and/or Utility Installations, furnishings, and equipment as well as the removal of any storage tank instatled by or for Lessee,
Lessee shall also completely remove from the Premises any and all Hazardous Substances braught onto the Premises by or for Lessee, or any third party (except
Hazardous Substances which were deposited vla 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 remaved on ar before the Expiration Date or any
earller termination date shall be deemed to have baen abandoned by Lessee and may be disposed of or retained by Lessor asLessor may desire. The fallure by Lessee
to timely vacate the Premises pursuant to this Paragraph 7.4{c) without the express written cansent of Lessor shall constitute a holdover under the provisions of
Paragraph 26 below.

8. Insurance; indemnity,
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- 8.2 Liability insurance.

(s} Carried by Lessee. Lessee shall obtain and keep in foree a Commercial General Liability policy of insurance O p@he’:y of self insurance
protecting Lessee and Lessor as an additional insured against clalms for bodily injury, personal Injury and praperty damnge based upon or arising out of the
ownership, use, occupancy or maintenance of the Premises and afl areas appurtenant thereto, Such insurance shall be on an occurrence basis providing single limit
caverage in an amount not less than $1,000,000 per occurrence with an annual aggregate of not Jess than $2,000,000, Lessee shall add Lessor asan 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 poltey shall not contain any intra-insured exclusions as between insured persons or organizations, but shall include coverage for liabllity assumed under this Lease
asan "Insured contract” for the parfarmance of Lessee's indemnity obligations under this Lease. The Himits of sald Insurance shall not, however, limit the Hability 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 carrled by Lessor, whose Insurance shall ke consldared excess insurance only.

{b) Carried by Lessor. Lessor shall maintain liabillty Insurance as described in Paragraph 8.2(a), in addition to, and not in lieu o, the insurance required to
be maintalned by Lessee. Lessee shall not be named as an additional insured therein,

8.3 Property insurance - Bullding, improvements and Rental Value.

(a) Bullding and Improvements. The Insuring Party shall obtain and keep in force a policy or policles in the name of Lessor, with lass payable to Lessor,
any ground-lessor, and to any Lender Insuring loss or damage to the Premises. The amount of such Insurance shall be equal to the full insurable replacement cost of
the Premises, as the same shall exist from time to time, or the amount required by any Lender, but In no event more than the commercially reasonable and avallable
Insurable value thereof. Lessee Owned Alterations and Utillty Ingtafiations, Trade Fixtures, and Lessee's personal property shall be insured by Lessee not by Lessor. If
the coverage Is avallable and commerclally appropriate, such policy or policies shall insure agalnst all risks of direct physical loss or damage {except the perils of flood
and/or earthquake unless required by a Lender or Included In the Base Premium), including coverage for debris removal and the enforcement of any Applicable
Requirements requiring the upgrading, demolition, reconstruction or replacerment of any portion of the Premises as the result of a covered loss. Said policy or policies
shall also contaln an agreed valuation provision in lieu of any coinsurance clause, walver of subrogation, and inflation guard protection causling an Increase in the
annual property Insurance coverage amount by a factor of nat less than the adjusted U.S. Department of Lahor Consumer Price Index for All Urban Consumaers for the
city nearest to where the Premises are located. If such Insurance coverage has a deductible clause, tho-derhizgbla.amount.shallnot sxcond 45,0060 DREBLELAN A,
and Lessee shall be Hable for such deductible amount in the event of an tnsured Loss,
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{c)  Worker's Compensation Insurance. Lessee shall obtain and malntaln Worker's Compensation Insurance OT self insu FARCe insuch amount
asmay be required by Applicable Requirements, Such policy shall include a "Walver of Subrogation’ endorsement. Lessee shall provide Lessor with a copy of such
endarsement along with the certificate of insurance or copy of the policy required by parsgraph 8.5,

{d)  NoRepresentation of Adequate Coverage. Lessor makes no representation that the limits or forms of coverage of insurance spetified hereln are
adequate to cover Lessee's property, business oparations or obligations under this Lease,

85 Insurance Pollcles. Insurance required herein shall be by companies maintalning during the policy term a "General Policyholders Rating” of at least A-, Vi,
as set forth in the most current Issue of "Best’s Insurance Guide®, or such other rating as may be required by a Lender. Lessee shall not do or permit to be done
anything which invalidates the required Insurance policies. Lessee shall, prior to the Start Date, dellver to Lessor certified copies of policies of such insurance or
certificates with coples of the required endorsements evidencing the existence and amounts of the required insurance. No such policy shall be cancelable or subject
to madification 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 mayincrease his liability insurance coverage and charge the cost thereof to Lessee, which
amaunt shall be payable by Lessee to Lessor upon demand. Such poficies shall be for aterm of at least one year, or the langth of the remalning term of this Lease,
whichever Is lass. if elther Party shall fall to procure and malntain the Insurance requirad 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 refease and refieve the other, and walve thelr entire
rightto recover damages against the other, for loss of or damage to its property arising out of or incident to the perils required to be Insured against heretn. The
effect of such releases and walvers Is not limited by the amaunt of insurance carrled or required, or by any deductibles applicable hereto. The Parties sgree to have
their respective property damage insurance carrlers walve any right to subrogation that such companies may have agalnst Lessor or Lessee, as the case may be, so
long as the insurance s not invalidated thereby.

8.7 tndemnity. Except for Lessor's gross negligence or willful misconduct, Lessee shall indemnify, protect, defend and hold harmless the Premises, Lessor and
itsagents, Lessor's master or ground lessor, partners and Lenders, from and against any and all claims, loss of rents and/or damages, lens, judgments, panalties,
attorneys' and cansultants' fees, expenses and/or liabilities arising out of; involving, or In connaction with, a Breach of the Lease by Lessee and/or the use and/or
occupancy of the Premises and/or Project by Lessee and/or by Lessee's employees, contractors or invitees. If any action or proceeding Is brought agalinst Lessor by
reason of any of the faregoing matters, Lassee shall upon notice defend the same at Lessee's expense by counsel reasonably satisfactory to Lessor and Lessar shall
cooparate with Lessee in such defense. Lessor need not have first pald any such claim in order to be defended or Indemnified.

88 Exemption of Lessor and its Agents from Liabiltty. Except for the gross negligence of, or breach of this Lease by,

Lessor or its agents, ﬁOmtht&ﬂdlﬂg Hotwithstasding the negligence or breach of this Lease by Lessor or its agents, nelther Lessor nor its
agents shall be lable under any ciccumstances far: (1) injury or damage to the person or goods, wares, merchandise or other property of Lessee, Lessee's employees,
contractors, invitaes, customers, or any other person in or about the Premlses, whether such damage or Injury Is caused by or results from fire, steam, elactricity, gas,
water or rain, indoar alr quality, the presence of mold or from the breakage, leakage, obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing,
HVAC ar lighting fixtures, or from any other tause, whether the sald injury or damage results from conditions arising upon the Premises or upon other portions of the
bullding of which the Premises are a part, or from other sources or places, (1) any damages arising from any act or neglect of any other tenant of Lessor or from the
fallure of Lessor or its agents to enforce the provisions of any other lease In the Project, or (il1) Infury 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 orinjury be to file a claim on the insurance policy(ies) that Lessee is raquired ta
raintaln pursuant to the provisions of paragraph 8.
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9, Damage or Destruction,
9.1 Definitions.

{8) "Premises Partial Damage" shall rmean damage or destruction to the improvements on the Premises, ather than Lessee Owned Alterations and Utifity
installations, which can reasonably be repaired In 6 months or less from the date of the damnage or destruction. Lessor shal) 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 Premises, other than Lessee Owned Alterations and Utility tnstallations and
Trade Fixtures, which cannot reasonably be repaired in 6 months or less from the date of the damage or destruction. 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 B.3(a), Irrespective of any deductible amounts or
coverage limlts involved,

(d) "Replacement Cost" shall mean the cost to repair or rebuild the Improvements owned by Lessor at the time of the occurrence to thelr 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 occurrance or discovery of a condition invalving the presence of, or a contamination by, a
Hazardous Substance, In, on, or under the Premises which requires restaration.

9.2 Partlal Damage - insured Loss. If a Premises Partial Damage that Is an Insured Loss occurs, then Lessor shall, at Lessor's expense, repalr 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;
provldzdg 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
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event, Lessor shall make any applicable Insurance proceeds avallable to Lessee ona veasonable basis for that purpose, Notwithstanding the foregoing, if the required
Insurance was not in force or the Insurance proceeds are riot sufficient to effect such repair, the insuring Party shall promptly contribute the shortage in proceeds
{except as to the deductible which is Lessee's responsibliity) as and when required to complete sald repalrs. inthe 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 commerclally reasonable and avallable, Lessor shall have
no abligation to pay for the shortage In insurance proceeds or to fully restore the unigue 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 Lessar recelves sald funds or
adequate assurance thereof within said 10 day period, the party responsible for making the repairs shall complete them as soonas reasonahbly possible and this Lease
shall remaln In full force and effect, If such funds or assurance are not recelved, Lessor may nevertheless elect by written notice to Lessee within 10 days thereafter
to: (1) make such restoration and repair as Is commerclally reasonable with Lessor paying any shortage In proceeds, In which case this Lease shall remain in fulf force
and effact, or {il) 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 flaod or earthquake shall be subject to Paragraph 9.3, notwithstanding that there may be some insurance
coverage, but the net proceeds of any such insurence shall be made avaliable for the repairs if made by elther Party. )

9.3 Partlal Damage - Uninsured Loss. Ifa Premises Partial Damage that Is not an Insured Loss occurs, unless caused by a negligent or willful act of Lessee (in
which event Lessee shiall make the repalrs at Lessee's expense), Lessor may either: (i) repair such damage as soon as reasonably possible at Lessor's expense, in which
event this Lease shall continue in full force and effect, ar (il) terminate this Lease by glving written notice to Lessee within 30 days after recelpt 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 writtan notice to Lessor of Lessee's commitment to pay for the repair of such
damage without relmbursement from Lessor, Lessee shall provide Lessor with sald funds or satisfactory assurance thereof within 30 days after making such
commitment. Insuch event this Lease shall continue In full force and effect, and Lessor shall proceed to make such repalrs as soon as reasonably possible after the
required funds are avaliable, If Lessee does not make the required commitment, this Lease shall terminate as of the date spacified in the termination notice,

9.4 Total Destruction. Notwithstanding any other provision hereof, if a Premises Total Destruction occurs, this Lease shall terminate meedmtel‘y 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.

25 Damage Near End of Term. If at any time during the [ast 6 months of this Lease there Is damage for whith 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 otcurrence 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} praviding Lessor with any shortage
In insurance proceeds {or adequate assurance thereof) neaded to make the repairson or before the earlier of (I) the date which Is 10 days after Lessee's recelpt of
Lessor's written notice purporting to terminate this Lease, or (i) the day prior to the date upon which such option expires. If Lessee duly exercises such option during
such periad and provides Lessor with funds (or adequate assurance thereof) to cover any shortage in insurance proceeds, Lessor shall, at Lessor's commercially
ressonable expense, repalr such damage as soon as reasonably possible and this Lease shall continue In full force and effect. If Lessee falls to exercise such option and
provide such funds or assurance during such perlad, then this Lease shall terminate on the date specified in the termination notice and Lessee’s aption shallbe
extinguished. :

96 Abatement of Rent; Lassee's Remedies.

{3) Abatement. In the evant of Premises Partial Damage or Premises Yotal Destruction or a Hazardous Substance Condition for which Lessee Is not
responsible under this Lease, the Rent payable by Lessee for the perlod required for the repalr, remediation or restoration of such damage shall be abated in
proportian to the degree to which Lessee's use of the Premises is impaired, but not to exceed the proceeds recelved from the Rental Value insurance, All other
abligations of Lessee hereunder shall be performed by Lessee, and Lessor shall have no liabllity for any such damage, destruction, remediation, repair or restaration
except as provided herein.

(b} Remedies, if Lessor Is obligated to repalr or restore the Premises and does not commence, in a substantial and meaningful way, such repalr or
rastoration within 90 days after such obligation shall accrue, Lessee may, atany time prior to the commencement of such repair or restoration, glve written notice to
Lessor and to any Lenders of which Lessee has actual notice, of Lassee's election to terminate this Lease on a date not less than 60 days following the glving of such
notice. IfLessee gives such natice and such repalr or restoration Is not commenced within 30 days thereafter, this Lease shall terminate as of the date specified In said
notice. If the repalr ar restoration Is commenced within such 30 days, this Lease shall continue In full force and effect. "Commence" shall mean either the
unconditional authorization of the preparation of the required plans, or the beginning of tha actual work on the Premises, whichever first accurs.

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
cancerning advance Base Rent and any other advance payments made by Lessee to Lessor. Lessor shall, In addition, return to Lessee so much of Lessee's Security
Deposit as has not been, or is not then required to be, used by Lessor.

10, Real Property Taxes,
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11, Utilities and Services,

11.1 Lessee shall pay for ali water, gas, heat, light, power, telephone, trash disposal and other utilities and services supplied to the Pramises, togather with any
taxes thereon. If any such services are not separately metered ar bifled to Lessee, Lessee shall pay a reasonable proportion, to be determined by Lessor, of all charges
jolntly metered or billed. There shall be no abatement of rent and Lessor shall not be liable in any respect whatsoaver for the inadequacy, stoppage, interruption or
discontinuance of any utility or service due toriot, strike, labor dispute, breakdown, accident, repalr or other cause beyond Lessar's reasonable controf or in
cooperation with governmental request or directions,

11.2 Within fifteen days of Lessor's written request, Lessee agrees to deliver ta Lessor such Information, documents and/or authorization as Lessor needs in
order for Lessor to comply with new or existing Applicable Requirements relating to commarcial bullding energy usage, ratings, and/or the reporting thereof,

12, Assignment and Subletting.
12.1 Lessor's Consent Required.

(a) Lassee shall not voluntarily or by operation of law assign, transfer, mortgage or encumber (collectively, “assign or assignment”) or sublet ali or any
part of Lessee's Interest in this Lease or in the Pretnises without Lessor's prior written consent,

(b} Unless Lessee isa corporation and Its stock is publicly traded on a national stock exchange, s change In the contro! of Lessea shall constitute an
assignment requirlng consent, The transfer, an a cumulative basis, of 25% or more of the voting control of Lessee shall constitute a change Incontrol for this purpose.

{c} Theinvalvement of Lessee or lts assets in any transaction, or series of transactions (by way of mecger, sale, acquisition, financing, transfer, leveraged
buy-out or otharwise), whether ar 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 priar to sald transaction or transactions constituting such reduction, whichever wasor 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) Anassignment or subletting without tonsent shall, at Lessor's option, be 2 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: {1}
terminate this Lease, or {il) upon 30 days written notice, Increase the manthly Base Rent ta 110% of the Base Rent then in effect. Further, in the event of such Breach
and rental adjustment, {)) the purchase price of any option to purchase the Premises held by Lessee shall be subject to simllar adjustment to 110% of the price
previously in effect, and (It} 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 relisf.

{f) Lessor mayreasonably withhold consent to a proposed assignment or subletting If Lessee is in Default at the time consent s requested.

(g} Notwithstanding the foregoing, allowing a de minimis portion of the Premises, le, 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.

12.2 Terms and Conditions Applicable to Assignment and Subletting.

{a} Regardless of Lessor's cansent, 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, (it} release Lessee of any obligations heraunder, or {iil) alter the primary liability of Lessee for the payment of
Rent ar for the performance of any other abligations to be performed by Lessee.

{b} Lessormay accept Rent or performance of Lessee's abligations from any person other than Lessee pending approval or disapprovat of an assignment.
Neither 8 delay in the approval or disapproval of such assigament nor the acceptance of Rent or performance shall constitute a walver or estoppe! of Lessor's right to
exercise Its remedies for Lesser's Default or 8reach,

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

{d) Inthe event of any Default or Breach by Lessee, Lessor may proceed directly against Lessee, any Guarantors or anyone else responsible for the
performanca of Lessee's obligations under this Lease, Inciuding any assignee or sublessee, without first exhausting Lessor's remedias against any other person or
eptity responsible therefor to Lessor, or any security held by Lessor.

{e} Each request for consent to an assignment or subletting shall be In welting, accompanied by information relevant to Lessor's determination as to the
financial and operatianal respansibllity and appropriateness of the proposed assignee or sublessee, including but not limited to the intended use and/or required
madification of the Premises, if any, together with a fee of $500 as consideration for Lessor's considaring and processing sald 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 deemaed to have assumed and agreed to conforrm 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 abligations as are contrary to or Inconsistent with
provisions of an assignment or sublease to which Lessor has specifically consented to In writing,

{8} Lessor's consent to any assignment or subletting shall not transfer to the assignee or sublessee any Option granted to the ariginal Lessee by this Lease
unless such transfer Is specifically consented to by Lassor inwriting. (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 whather or not expressly incorporated therein:
; {3} Lessee hereby assigns and transfers to Lessor all of Lessee's Interest In all Rent payable an any sublease, and Lessor may callect such Rent and apply
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same toward Lessee's obligations under this Lease; provided, however, that until a Breach shall occur In the performance of Lessee's obllgations, Lessee may tollect
sald Rent. In the event that the amount collected by Lessar exceeds Lessee's then outstanding obligations 3ny such excess shall be refunded to Lessee, Lessor shall
net, by reason of the foregoing or any assignment of such sublease, nor by reason of the coliection of Rent, be deemed llable to the sublessee for any fallure of Lessee
to perform and comply with any of Lessee's obllgations to such sublessee, Lessee hereby Irrevocably authorizes and directs any such sublessee, upon recaipt ofa
written notice from Lessar stating that a Breach extsts In the performance of Lessea’s obligations under this Lease, to pay to Lessor all Rent due and to become due
under the sublease. Sublessee shall rely upan any such notice from Lessor and shall pay alf Rents to Lassor without any obligation or right to Ingulre as to whether
such Breach exists, notwithstanding any clalm from Lessee to the contrary,

(b) Inthe event of a Braach by Lessee, Lessor may, at its option, require sublessee to attorn to Lassor, In which event Lessor shall undertake the
obligations of the sublessor under such sublease fram the time of the exerclse of sald option to the expiration of such sublease; provided, however, Lessor shall not be
llable for any prepald rents or security deposit pald by such sublessee to such sublessor or for any prior Defaults or Bresches of such sublessor,

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

{d) Nosublessae 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 Defaultor Breach by Lessee to tha sublessee, who shall have the right to cure the Default of Lessee within

the grace perlod, If any, specified In such notice, The sublessee shall have a right of relmbursement and offset fram and agalnst Lessee for any such Defaults cured by
the sublessee,

18, Default; Breach; Remedies,

13,1 Default; Breach, A "Default" Is defined asa fallure by the Lessee to comply with or perform any of the terms, covenants, conditions or Rules and
Regulations under this Lease. A"Braach” is defined asthe occurrence of one or more of the followlng Defaults, and the failure of Lessee to cure such Default within
any applicable grace perlod:

() The abandonment of the Premises; the vacating of the Premises prior to the expiration or termination of this Lease without providing a commercially
reasonable level of sacurity, or where the coverage of the property insurance described in Paragraph 8.3 Is)eopardized as a result thereof, or without providing
reasonable assurances to minimize potentiaf vandalism; or fallure to dellver to Lessor exclusive possession of the entire Premises In accordance herewlth prior to the
expiration or termination of this Leasa.

(b) Thefallure of Lessea to make any payrpent of Rent or any Security Deposht required to be made by Lessee hereunder, whether to Lassor orto & third
party, when due, to provida reasonable evidence of Insurance ar surety bond, or to fulfill any obligation under this Lease which endangers or threatens life or
property, where such fallure continues for a perlod of 3 business days following written notice to Lessee, THE ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT OF
RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY OF LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE
PREMISES,

{c) The fallure of Lassea 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 lilegal actlvity on the Premises by Lessee, where such actions continue fora perlod of 3 bustness days following writtan hotice to Lessea, In the
event that Lessee commits waste, 8 nulsance or an llegal activity a second tima thien, the Lessor may elect to treat such conduct as a non-curable Breach rather thana
Default,

{d) The fallure by Lessee to provide {I) reasonable written evidence of compliance with Applicable Requirements, (i) the service contracts, (Ilf) the
resclsslon of an unauthorlzed assignment or subletting, (Iv) an Estoppel Gertificate ar financlal statements, {v) a requested subordination, {vl} evidence concerning any
guaranty and/or Guarantor, {vll} any document requested under Paragraph 42, (vill} materlal safety data sheets (MSDS), ar {Ix) any other documentation or
Information which Lessor may reasonably require of Lessea under the terms of this Laase, where any such fallure continues fora perlod of 10 days following written
notice to Lessee,

(e) A Default by Lessee ns to the terms, covenants, conditions or provisions of this Lease, or of the rutes adopted under Paragraph 40 hereof, other than
those descrlbed In subparagraphs 13.1(a), (b), {c} or (d), above, where such Default continues fora period of 30 days after wrltten notice; provided, however, that if
the nature of Lessee's Default Js such that more than 30 days are reasonably required for its cure, then It shall not be deemed to be a Braach If Lessea commences
such cure within said 30 day perlod and theresfter dilligently prosacutes 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; (i) becoming a
“debtor" as defined In 11 U,S,C. § 101 or any successor statute thereto {unless, In the case of a petition filed ngalnst Lessee, the same s dismissed within 60 days); (1)
thaappointment of a trustee or recelver to take possession of substantlally all of Lessee's assets located at the Premises or of Lesses's Intarest Inthis Lease, where
possesslon Is not restared to Lessea within 30 days; or (lv) the attachiment, execution or other Judiclal selzure of substantially all of Lessee's assets located at the
Premises or of Lessee's Interest In this Lease, where such selzure ls not discharged within 30 days; provided, howevas, In the avent that any provision of this
subparagraph Is contrary to any applicable law, such pravislon shall be of no force or effect, and not affect the validity of the remalning provisions,

{a) The discovery that any financlal statement of Lessee or of any Guarantor glven to Lessor was materlally false,

{h) fthe performance of Lessea's obligations under this Lease is gusranteed: {I) the death of a Guarantor, {If) the termination of a Guarantor's lability
with respect to thls Lease other than In accordance with the terms of such guaranty, (ill} a Guarantar's becoming Insolvent or the subject of a bankruptey filing, (Iv) 2
Guarantor's refusal to honor the guaranty, or (v) a Guarantor's breach of lts guaranty obligation on an anticipatory basls, and Lessee's falfure, within 60 days following
wrltten notice of any such event, ta provide written aiternative assurance or security, which, when coupled with the then existing resources of Lessee, equals or
exceeds the combined financial resources of Lessee and the Guarantors that exlsted at the time of execution of this Lease,

13.2 Remadles. ifLessee falls to perform any of its affirmative dutles or obligations, within 10 days after written notice (or In case of an emargency, without
natice), Lessor may, at Its aption, perform such duty or obligation on Lessee's behalf, Including but not limlted to the obtalning of reasonably required bonds,
Insurance policles, or gavernmantal licenses, parmits or approvals. Lessee shall pay to Lessor an amotnt equal to 115% of the costs and expenses Incurred by Lessor
in such performance upon recelpt of an Involce therefor. In the event of a Breach, Lessor may, with or without further notice or demand, and without limiting Lessor
inthe exercise of any right or remedy which Lessor may have by reason of such Breach:

{a) Terminate Lesses's right to possession of the Premises by any lawful means, In which case this Lease shall terminate and Lessee shall immediately
surrender possesslon toLessor. In such event Lessor shall be entitled to recover from Lessee: (1) the unpald Rent which had been earned at the time of termination;
{1} the worth at the time of award of the amount by which the unpald rent which would have been earned after termination until the time of award exceeds the
amount of such rental loss that the Lesses proves could have been reasonably avolded; (ilij the worth at the time of award of the amount by which the unpald rent for
the balance of the term after the time of award exceeds the amount of such rental Joss that the Lessee proves could be reasonably avolded; and {Iv) any other amount
necessary to compensate Lessor forall the detriment proximately caused by the Lessee's fallure to perform its obligations under this Lease or which In the ordinary
course of things would be iikely to result therefrom, Including but not limited to the cost of recovering possession of the Pramises, expenses of reletting, Including
nacessary renovation and alteration of the Premises, reasonahle attornays' fees, and that portion of any leasing commission pald by Lessor In connection with thls
Lease Zzpllcable to the unexpired term of this Lease, The worth at the time of award of the amaunt referred to In provision (I} of the immediately preceding
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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 atthe
time of award plus one percent. Efforts by Lessor to mitigate damages caused by Lessee's Breach of this Lease shall not walve Lessor's tight to recaver any damages to
which Lessor Is otherwise entitied, If termination of this Leasa Is obtalned through the provislonal remedy of unlawful detalner, Lessor shail have the right to recover
Insuch proceeding any unpaid Rent and damages as are recoverable thereln, or Lessor may reserve the right to recover ali or any part thareof In a separate sult. 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 untawful
detalner statute shall also constitute the notice required by Paragraph 13.1, In such case, the applicable grace perlad required by Paragraph 13,1 and the unlawful
detalner stattte shall run cancurrently, and the fallure of Lessee to cure the Default within the greater of the two such grace perlods shall constitute both an unfawful
detalner and a Breach of this Lease entitling Lessor to the remedies provided for In this Lease and/or by sald statute,

{b) Continue the Lease and Lessee's right to possession and racover the Rent as It bacomes due, In which avent Lessee may sublet or assign, subject only
toreasonable limitations. Actsof malntenance, effortsto relet, and/or the appolntment of a recelvar to protect the Lessor's interests, shall not constitute a
termination of the Lessee's right to possesslon,

(¢} Pursueany other remady now or hereafter avallable under the laws or judiclal declsions of the state wherein the Premises are located, The expltation
ortermination of this Lease and/or the termination of Lessee's right to possession shall not relleve Lessaa from llablilty under any Indemnity provisions of this Lease
asto matters occurring or accrulng durlng the term hereof or by reason of Lessee's occupancy of the Premises,

133 Inducement Recapture, Any agreement for free or abated rent or other charges, the cost of tenant Improvements for Lessee pald for or perfarmed by
Lassor, or for the glving or paying by Lessor to or for Lessee of any cash or other honus, Inducement or conslderation for Lessee's entering Into this Lease, afl of which
cancesslons are herelnafter referred to as "Inducement Pravislons," shall be deemed conditioned upon Lessee's full and falthful performance of all of the terms,
coveriants and conditions of this Lease, Upon Breach of this Lease by Lesses, any such inducement Provision shall sutornatically 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 orpald by Lessor under such an
Inducement Provision shall be immediately due and payahle by Lessee to Lessor, notwithstanding any subsequent cure of sald Breach by Lessee. The acceptance by
Lessor of rentor the cure of the Breach which initfated the operation of this paragraph shall not be deemed a walver by Lessor of the provislons of this paragraph
unless specifically so stated In writing by Lessor at tha 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 conterplated by this Lease, the exact
smount 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 recelved by Lessor within & days after such amount shall be due, then, without any
requiremant for notice to Lessee, Lessee shall Immediately pay to Lessor a one-time late charge equal to 10% of each such overdue amount ar $100, whichever Is
greater, The Partles hereby agree that such late charge reprasents a falr and reasonable estimate of the costs Lessor will Incur by reason of such late payment.
Acceptance of such late cherge by Lessor shallin no event constitute a walver of Lessee’s Default or Braach with respect to such avardue amount, nor prevent the
exerclse of any of the other rights and remedles granted hereunder, Inthe event that a late charge Is payable hereunder, whether or not collected, for3 cansecutive
Installments of Base Rent, then notwithstanding any provision of this Lease to the contrary, Base Rent shall, at Lessor's option, become due and payable quarterly in
advance,

135 Interast. Any monetary payment due Lessor hereunder, other than lata charges, not received by Lessor, when due shall bear Interest from the 31st day
after It wasdue. The Interest {"Interest") charged shall be computed at the rate of 10% per annum but shall not exceed the maximum rate allowed by law, Interest Is
payable in addition to the potential late charge provided for In Paragraph 13.4,

13.6 Breach by Lessor.

{a} Notice of Breach. Lessor shall notbe deemed In breach of this Lease unless Lessor falls within 3 reasonable time to perform an obligation required to
be performed by Lessor, For purposes of thls Paragraph, a reasonable time shall in no event be less than 30 days aRer recelpt by Lessor, and any Lender whose name
and address shall have been furnished to Lessee In writing for such purpose, of written notice specifying whereln such obligation of Lessor has not bean performed;
provided, however, that If the nature of Lessor's obligation Is such that more than 30 days are reasanably required for its performance, then Lessor shall not be In
breach If performance Is commenced within such 30 day perlod and thereafter difigently pursued to completion.

(b} Performance by Lessee on Behalf of Lessor, In the event that nelther Lessor nar Lender cures sald breach within 30 days after recelpt of sald notice,
orIf having commanced sald cure they do not diligently pursue It to completion, than Lessee may elect to cure sald breach at Lessee's expense and offset from Rent
the actual and reasonable cost to parform such cure, provided however, that such offset shalinot exceed an amotnt equal to the greater of one month's Base Rent of
the Securlty Depostt, reserving Lessee's right to seek relmbursement from Lessor for any such expense In excess of such offset, Lessee shall document the cost of sald
cure and supply sald documentation to Lessor,

14, Condemnation. If the Premises or any portion thereof are taken undar the power of eminent domaln or sold undar the threat of the exercise of sald power
(collectively "Condemnation"), this Lease shall terminate as to the part taken os of the date the condemning authority takes title or possession, whichever first oceurs.
[f more than 10% of the Building, or more than 25% of that portion of the Premises not occupled by any buliding, Istaken by Condemnation, Lessee may, at Lessee's
option, to be exerclsed In writing within 10 days after Lessor shall have glven Lessee written notice of such taking {or In the absence of such notlee, within 10days
after the condemning authorlty shall have taken possesslon) terminate this Lease as of the date the condemning authority takes such possesslon, If Lessee does not
terminate this Lease In accordance with the foregoing, this Lease shall remaln in full force and effect asto the portion of the Premises remalning, except that the Base
Rent shall be reduced In proportion to the reduction In utifity 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, ar for severance
damages; provided, however, that Lessee shall be entitled to any campensation pald by the condemnor for Lessee's relocation expenses, loss of business goodwill
and/or Trade Fixtures, without regard to whether or not this Lense Is terminated pursuant ta the provisions of this Paragraph, All Alterations and Utllity Installations
made to the Premises by Lesses, for purposes of Condemnation only, shall be considered the property of the Lesses and Lessee shall be entitled to any andall
compensation which is payable therefor. In the event that this Lease Is not terminated by reason of the Condemnation, Lessor shall repalr any damage to the
Premises caused by such Condemnation,

15, Brokeraga Fees.

15.1 Additional Commisslon. In addition to the payments owed pursuant to Paragraph 4.9 above, Lessor agrees that: {a) If Lessea exercises any Option, (b} If
Lessae or anyone affiilated with Lessee acquires any rights to the Premises or other premises owned by Lessorand located within the same Praject, If any, within
which the Premises Is located, (c) If Lessee remalns In possesslon of the Premises, with the consent of Lessor, after the explration of this Lease, or {d) If Base Rent Is
Increased, whether by agreement or operation of an escalation clause hereln, 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. The provisions of this paragraph are intended to supersede the provislons of any earller agreement to the cantrary,

152 Assumptlon of Gbligations. Any buyer or transferee of Lessor's interast In this Lease shall be deemed to have assumed Lessor's ohligation hereunder.
Brokers ?hall be third party beneficlaries of the provislons of Paragraphs 1.9, 15, 22 and 31. |f Lessor falls to pay to Brokers any amounts due as and for brokarage fees
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pertaining to this Lease when due, then such amounts shall accrue Interest, In addition, if Lessor falls to pay any amounts to Lessee's Broker when due, Lessae's
Broker may send written notice to Lessor and Lessee of such fallure and If Lessor falls to pay such amounts within 10 days after sald notice, Lesses shall pay sald
monles to Its Broker and offset such amounts against Rent. In addition, Lessee's Broker shall be deemed to be a third party beneficlary of any coramission agreement
entered Into by and/or betwaen Lessor and Lessor's Broker for the imited purpase of collecting any brokerage fee owed.

15.3 Represontations and indemnities of Broker Relationships, Lessee and Lessor each represent and warrant to the other that it has had no dealings withany
person, firm, broker, agent or finder {other than the Brokers and Agents, If any) in connection with this Lease, and that no one other than sald named Brokers and
Agents s entitled to any commisslon or finder's fee In connection herewlth, Lessee and Lessor do each hereby agree to Indemnlify, pratect, defend and hold the other
harmiess from and against llability for compensation or charges which may be clalmed by any such unnamed broker, finder or ather slmilar party by reason of any
dealings or actions of the Indemnifying Party, Including any costs, expenses, attorneys' fees reasonably Incurred with respect therato,

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
dellver to the Requesting Party a statement In writing In form slrilar to the then most current "Estoppel Certificate" form published by AIR CRE, plus such additional
tnformation, confirmation and/or statements as may be reasonably requested by the Requesting Party.

{b) Ifthe Responding Party shall fall to execute or deliver tha Estoppel Certificate within such 10 day perlod, 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, () there are no
uncured defaults Inthe Requesting Party's performance, and (i) If Lessor Is the Requesting Party, not more than one month's rent has been pald In advance,
Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppel Certificate, and the Responding Party shall be estopped from denylng the
truth of the facts contained In sald Certificate, Inaddition, Lessee acknowledges that any fallure an its part to provide such an Estoppel Certificate will expose Lessor
to risks and potentially cause Lessor to Incur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertain. Accordingly, should the
Lessee fall to execute and/or deliver a requested Estoppe! Certificate In a timely fashion the monthly Base Rent shall be automatically Increased, without any
requirement for notice ta Lessee, by an amount equal to 10% of the then existing Base Rent or $100, whichever Is greater for remainder of the Lease. The Partles
agree that such Increase In Base Rent represents falr and reasonable compensation for the additfonal risk/costs that Lessor will incur by reason of Lessee's fallure to
provide the Estoppel Certificate. Such Increase in Base Rent shall In no event constitute a walver of Lessee's Default or Breach with raspect to the fallure to provide
the Estoppel Cartificate nor prevent the exercise of any of the other rights and remedles granted hereunder.

{c} IfLessor desitesto finance, refinance, or sell the Premises, or any part thereof, Lessee and all Guarantors shall within 40 days after written notice
from Lessor deliver to any potential lender or purchaser designated by Lessor such financlal statements as may be reasonably raquired by such lender or purchaser,
Including but not limited to Lessee’s financlal statements for the past 3 years, All such financlal stataments shall be recelvad by Lessorand such lender or purchaser in
confidence and shall be used only for the purposes hereln set forth,

17, Definition oftesson Theterm "Lessor” as used hereln shall mean the owner or owners at the time In question of the fee title to the Premlses, or, If thisls a
sublease, of the Lassee's interest inthe prior lease. In the eventof a transfer of Lessor'stitle or Interast nthe Premises or this Lease, Lessor shall deliver to the
transferee or assignee {in cash or by credit) any unused Security Deposlt hald by Lessor. Upon such transfer or assignment and delivery of the Security Deposlt, as
aforesald, the priar Lessor shall be relleved of all ltabllity with respect to the obligations and/or covenants under thls Lease thereafter to be performed by the Lessor,
Sublect to the foregoing, the obligations and/or covenants [n this Lease to be performed hy the Lessor shali be binding only tupon the Lessor as herelnabove defined.

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

19, Days, Unless otherwlise specifically indicated ta the contrary, the word “doys” as used In this Lease shall mean and refer to calendar days,

20. Limitation on Liability, The obligations of Lessor under this Lease shall not constitute personal obllgations of Lessor, or Its partners, members, directors, officers
orshareholders, and Lessee shall look to the Premises, and to no other assets of Lessor, for the satisfaction of any llabllity of Lessor with respect to thls Lease, and
shall not seek recourse agalnst Lessor's partners, members, directars, officers or shareholders, or any of their personal assets for such satisfaction.

21, Time of Essence. Time s of the essence with respect to the performance of all obligations to be perfarmed or observed by the Parties under this Lease,

22, No Prior or Other Agraements; Braker Disclalmer, This Lease contalns all agreements between the Partles with respect to any matter mentioned hereln, andno
ather prlor or contemporaneous agreement or understanding shall be effective, Lessor and Lessee each reprasents and wactrants to the Brokers that It has made, and
Is relying solely upon, its own Investigation as to the nature, quallty, character and financlal responsiblilty of the pther Pasty to this Lease and as to the use, nature,
quallty and character of the Premises. Brokers have no responsibliity with respect thereto or with respect to any default or breach hereof by either Party.

23, Notices,

231 Notice Requirements. All notices required or permitted by this Lease orapplicable law shall be In writing and may be dellvared in person (by hand or by
courier} or may be sent by regular, certified or reglstered mall ar U.S. Postal Service Express Mall, with postage prepald, or by facsimile transmissioh, or by emall, and
shali be deemed suffictently given if served in a manner specified inthis Paragraph 23, The addresses noted adjacent to a Party's signature onthis Lease shall be that
Party's addrass for dellvery or malling of notices, Elther Party may by wrltten notica to the other specify a different address for notice, except that upon Lessee's
taking possession of the Pramises, the Premises shall constitute Lessee's address for notice. A copy of all notices ta 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 reglstered or ceriffied mall, return recelpt requested, shall be deemed glven on the date of dellvery shown on the
recelpt card, orif no dellvery date Is shown, the postmark theraon, if sent by regular mali the notice shall be deemed glven 72 hours after the same {s addressed as
required heraln and malled with postage prepald. Notices dellvered by United States Express Mall or overnight courler that guarantees next day delivery shall be
deemed glven 24 hours after dellvery of the same to the Postal Service or courler. Notices delivered by hand, or transmitted by facsimile transmission or by emall
shall be deemed delivered upon actualrecelpt. If notice is retcelved on a Saturday, Sunday or legal hollday, It shall be deemed recelved on the next business day.

23,3 Optons, Notwithstanding the foregolng, In order to exerclse any Options (see paragraph 39), the Notice must be sent by Certified Mall {return receipt
requested), Exprass Mall (slgnature required), courlet {slgnature required) or some other methodology that provides a recelpt establishing the dete the notice was
received by the Lessor.

24, Walvers,
{a) No walver by Lessor of the Default or Breach of any term, covenant or condition hereof by Lessee, shall be deemed a walver of any other tarm,
covega?t or condition hereof, or of any subsequent Default or Braach by Lessee of the same or of any other term, covenant or condition hereof, Lessor's consent to,
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or appraval of, any act shall not be deemed to render unnecessary the obtaining of Lessor's consant to, or approval of, any subsequent or simllar act by Lessea, orbe
construed as the basls of an estoppel to enforce the provislon or provislans of this Lease requlring such consent,

{b} Theacceptance of Rent by Lessor shall not be a walver of any Default or 8reach by Lessee, Any payment by Lessee may be accepted by Lessor on
account of monles or damages due Lessor, notwithstanding any quallfylng statements or conditions made by Lessea In connection therewith, which such statements
and/or conditions shall ba of no force or effact whatsoever unfess specifically agreed to In wrlting 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 THERETQ 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 an Real Estate Agency Relationship,

{3} When entering Into a discusslon with a real estate agent regarding a real estate transaction, a Lessor or tessee 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 belng advised by the Brokers in
this transaction, as follows:

(b Lessor'sAgent, A Lessor'sugant under a listing agreament 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 fiduclary duty of utmost care, Integrity, honesty, and loyalty in dealings with the Lessor. Tb the Lessee and
thelessor: (a) Dillgent exercise of reasonable skilis and care in performance of the agent's duties, [b) A duty of honest and falr dealing and good faith. (¢} Aduty to
disclose all facts known to the agent materlally affecting the value or desirabliity of the property that are not known to, of within the dlfigent attention and
observation of; the Pariles. An agent Ishot abligated to teveal to elther Party any confidential Information obtained from the other Party which does not involve the
affirmative dutles set forth above.

1) Lessee's Agent. Anagent canagree to act as agent for the Lessee only, In these situations, the agentis not the Lessor's agent, even if by
agreemaent the agent may recelve compensation for services rendered, either In full or In part from the Lessor. An agent acting anly for a Lessee has the following
affirmative obligations. Jo the Lessee: Afiduclary duty of utmost care, Integrity, honesty, and foyalty In dealings with the Lessee, b the Lessee and the Lessor: {a)
Diligent exercise of reasonable skillsand care In performance of the agent's dutes. {b) A duty of honest and fal dealing and good falth, {t) A duty to disclose alt facts
known to the agent materlally affecting the value or desirabllity of the property that are not known to, or within the diligent attention and observation of; the Partias,
Anagent is not obligated to reveal to either Party any confidential information abtalned from the other Party which does not Involva the affirmative duties set forth
above,

{10} Agent Representing Both Lessor and Lessee, A real estateagent, elther acting directly or through one or more assoctate licansees, can legally be
the agent of both the Lessor and the Lessee Ina transaction, but only with the knowledge and consent of both the Lessor and the Lessee, In adualagency situation,
the agent has the following affirmative obligations to both the Lessor and the Lessee: {a) A fiduclary duty of utmost care, Integrity, honesty and loyalty In the dealings
with elther Lessor or the Lessea. {b) Other dubies ta the Lessor and the Lessee as stated above In subparagraphs {i) or (I}, In representing both Lessor and Lesses, the
agent may not, without the express permisston of the respactive Party, disclose ta the other Party confidential information, including, but not limited to, facts relating
to either Lessee's or Lassor's financlal position, motivations, bargalning position, or other personal information that may Impact rent, Including Lessor's willingness to
accept a rent less than the listing rent or Lessee’s willingness to pay rent greater than the rant offered. The above duties of the agent in a real estate transaction do
not relleve a Lessor or Lessee from the responstbility to protect thelr own Interests, Lessor and Lessee should carefully read all agraements to assure that they
adequately express thelr understanding of the transaction. A real estate agent Is & parson qualified to advise about real estate. Iflegal ortax advice Is deslred, consult
acompatent professlonal. Both Lessorand Lessee should strongly cansider obtaining tax advice from a competent professional bacause the federal and state tax
conseguences of a transaction can be complex and subject to change.

{k)  Brokers have no responslbllity with respect to any default or breach hereof by either Party, The Parties agree thet no lawsult or other legal
proceeding Invalving any breach of duty, error or omisston relating to this Lease may be brought against Broker more than one year after the Start Date and that the
llablfity {including caurt casts and attorneys' fees), of any Broker with respect to any such fawsuit and/or legal proceeding shall not exceed the fee recelved by such
Broker pursuant to this Lease; provided, however, that the foregolng limitation on each Broker's Hiabllity shall not be applicable to any gross negligence or willful
misconduct of such Broker.

(c) Lessorand Lessee agres to identify ta Brokers as "Confidentlal” any communlcation or Information given Brokers that Is considered by such Party to
be confidential,

26. No Right To Holdover, Lessee has no right to retaln possession of the Premises ar any part thereof beyond the expiration or termination of this Lease, At ar
prior to the explration or termination of thisLease Lessee shall deliver exclusive possesson of the Premises to Lessor. For purposes of this provision and Paragraph
13.1(a), excluslve possession shall mean that Lessee shall have vacated tha Premises, removed all of Its personal property therefrom and that the Premises have been
returned In the condltion specified In this Lease. [hthe event that Lessee does not defiver exclusive possession to Lessor as spacified above, then Lessor's damages
during any holdover perlod shall be computed at the amount of the Rent (as defined in Paragraph 4.1) due during the last full month before the explration or
termination of thisLease (disregarding any temporary abatement of Rant that may have been In effect), but with Base Rent belng 150% of the Base Rent payable
during such Jast full month. Nothing contalned hereln shall be construed as consent by Lessor ta 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 faw or
In equity,

28, Cavenants and Conditions; Construction of Agraement. 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 convenlence of the Parties only and shall not be considered a part of thisLease. Whenever required by the
context, the singular shal! Include the plural and vice versa, This Lease shall not be construed asif prepared by one of the Parties, but rather according to its falr
meaning as a whole, as ifboth Parties had prepared tt.

29, Binding Effect; Cholce of Law, This Lease shall be binding upon the Partles, thelr personal representatives, succassors and assigns and be govarned by the faws
of the State In which the Premlses are located. Any litigation between the Parties herato concerning this Lease shali be Initiated In the county In which the Premises
are located, Slgnatures to this Lease accomplished by means of electronic signature or similar technology shall be legal and binding.

30. Subordination; Attornmant; Non-Disturbance,

30.1 $Subordination. ThisLease and any Option granted hereby shall be subject and subordinate to any ground lease, mortgage, deed of trust, or other
hypothecation ot security device {collectively, "Security Device"), now or hereafter placad upon the Premises, to any and all advances made on the security thereof,
and to all renawals, modifications, and extensions thereof. Lessee agrees that the holders of any such Security Devices (in this Lease together referrad to as "Lendar)
shall have no Habllity or obfigation to performany of the obligations of Lessor under this Lease, Any Lender may elect to have this Lease and/or any Option granted
hereby ;uperlor tothe llen of its Security Device by giving written notice thereof to Lessee, whereupan this Lease and such Options shall be deemed prior to such
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Securlty Davice, notwithstanding the relative dates of the decumentation or recordation thereof,

30,2 Attornment. In the event that Lessor transfers title to the Pramises, or the Premises are scquired by another upon the foreclosure or termination of a
Security Devlce to which this Lease is subordinated (i) Lessee shall, subjact to the non-distutbance provislons of Paragraph 30.3, attorn to such new awner, and upon
request, enter Into a new lease, contalning all of the tarms and provistons of this Lease, with such new owner for the remalnder of the term heraof, or, at the election
of the new owner, this Lease will automatically become a new lease between Lessee and such new owner, and (I} Lessor shall thereafter he relleved of any further
abligations hereunder and such new owner shall assume all of Lessor's obligations, except that such new owner shafl not; {a) be llable for any act or omisslon of any
prior fessar or with respect to events occurring prier to acquisition of ownership; {b) be subject to any affsets or defenses which Lassee might have agalnst any prior
lessor, {c} be bound by prepayment of more than one month's rent, or {d) be llable forthe return of any securlty deposit pald to any prior lessor which was not pald or
credited to such new ownar,

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 recelving a commerclally reasonable non-disturbance agreement (a "Non-Disturbance Agreament”) fram the Lender which Non-Disturbance Agreement
provides that Lessaa's possession of the Premises, and this Lease, Including any optlons 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, {f requested by Lessee, use fts
commerclally reasonable efforts to obtaln a Non-Disturbance Agreement from the holder of any pre-existing Securlty Device which Is secured by the Premises. In the
event that Lessor Is unable to provide the Non-Disturbance Agreement within sald 60 days, then Lessea may, at Lessee's option, divectly 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 connaction with a sale, financing or refinancing of the Premises, Lessee and Lessor shall exacute such further writings
as may be reasonably required to separately document any subordination, attornment and/or Non-Dlsturbance Agreament provided for hereln,

81, Attorneys' Fees, Ifany Party or Broker brings an action or proceeding Involving the Premises whether founded intort, contract or equity, or to declare rights
hereunder, the Prevalling Party (as hereafter defined) In any such proceeding, actian, o appeal thereon, shall be entitled to reasonable attarneys' fees, Such fees may
be awarded Inthe same sult or recovered In a separate sult, whether or not such action or proceeding Is pursued to declslon or Judgment, The term, "pravailing
Party" shall Include, without fimitation, a Party ar Broker who substantially obtains or defeats the rellef 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. The attorneys' feas award shall not be computed In accordance with
any court fee schadule, but shall be such as ta fully relmburse all attorneys’ fees reasonably Incurred, In addition, Lessor shall be entitled to attorneys' fees, costs and
expenses incurred In the preparation and service of notices of Default and cansuftations In connection tharawith, whether or not a legal action s subsaquently
commenced In connection with such Default or resulting Breach ($200 s a reasonable minimum per occurrence for such services and consultation),

82. Lessor's Access; Shawlng Premises; Repalrs. 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 reasonable prior notice for the purpose of showing the same ta prospective purchesers, lenders, or tenants, and making such
alteratlons, repalrs, Improvements or addltions to the Premises as Lessor may deem necessary or desirable and the eracting, using and malntaining of utilities,
servicas, pipes and condults through the Premises and/or other premises as long as there Is no material adverse effect on Lessee's use of the Premises. Allsuch
activitles shall be without abatement of rent or Habliity 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 exerclse any standard of reasonableness in determining whether to permit an auction,

84, Slgns, Lessor may place on the Premises ordinary "For Sale" signs at any tme and ordinary "For Lease" signs during the last 6 months of the term hereof, Except

for ordinary "for sublease” signs, Lessee shall not place any slgn upon the Premises without Lessor's prior written consent. All signs must comply with ali 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 8reach by Lessee, shall automatically terminate any sublease or lesser estate In the Premises; provided,
however, that Lessor may alect ta cantinue any one of all existing subtenancles, Lessor's fallure within 10 days following any such eventto elect to the conlrary 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. All requests for consent shall be Inwriting. Except as otherwise provided hereln, wherever In this Lease the consent of a Party Isrequlred to an act by
or for the other Party, such consent shall not be unreasonably withheld or delayed. tessor's actual reasonable costs and expenses {Including but not Himited to
architects', attornays', englneers' and other consultants' fees) incurrad In the conslderatian of, or respanse to, a request by Lessee for any Lessor consent, Including
but not limited to consents to an assignment, 3 subletting or the presence or use of a Hazardous Substance, shall be pald by Lesser uponrecelpt of an Involce and
supporting documentatlon therefor, Lessor's consent to any act, asslgnment or subletting shall not constitute an acknowledgment that no Default or Breach by Lassee
of this Lease exists, nor shall such consent be deemed a walver of any then existing Defaull or Breach, except as may be otherwlse specifically stated in writing by
Lessor at the time of such consent. The fallure to specify heraln any particular condition to Lessor's consent shall not preclude the imposition by Lessor at the time of
consent of such further or other condltions a5 are then reasonable with referance to the particular matter for which consent Is being glven. (nthe event that elther
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 detall within 10 business days following such request.

37. Guarantor,

§7.1 Execution, The Guarantors, [fany, shall each execute a guaranty in the form most recently published by AIR CRE,

37.2 Default. it shall constitute a Default of the Lessee If any Guarantor falls or refuses, upon request to provide: (a) evidence of the execution of the guaranty,
Including the authortty of the party signing on Guarantor's behalf to obligate Guarantor, and In the case of a corporate Guarantor, a certified copy of a resolution of its

board of directors autharizing the making of such guaranty, {b) current financlal statements, (¢} an Estoppe) Certificate, or {d) wrltten confirmation that the guaranty s
stiltin effect,

88, Quiet Possession, Subject to payment by Lessee of the Rent and parformance of all of the covenants, conditions and provislons on Lessee's part to be observed
and performed under this Lease, Lessee shall hava qulet possesslon and qulet enjoyment of tha Premises durlng the term hereof,

39, Options, If Lesses s granted any Option, as defined below, then the followlng provisions shatl apply.
391 Definition. "Option" shal mean: (z) the right to extend or raduce the term of or renew this Lease or to extend or reduce the term of or rensw any lease
that Lzssee has on other praperty of Lessor; (b} the right of first refusal or first offer to lease elther the Premises or other property of Lessor; (¢ the right to purchase,
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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 persanal to the orlginal Lessee, and cannot be assigned or exercised by
anyone other than sald 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 canniot be exercised unless the prior
Options have been validly exercised,

39.4 Effect of Default on Options.

(a} Lessee shall bave no right to exerclse an Option: (i} during the period commencing with the giving of any natice of Default and continuing until said
Defaultis cured, (1) durlng the period of time any Rent Is unpaid (without regard to whether notice thereof Is glven Lessee), {iil) during the time Lessee Is In Breach of
this Lease, or (v} in the event that Lessee has been given 3 or more natices of separate Default, whether or not the Defaults are cured, during the 12 month period
immadiately preceding the exerclse 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 inabillty to exercise an Option
because of the provisions of Paragraph 39.4{a).

{c}  AnOption shallterminate 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 falls to pay Rent for a period of 30 days after such Rent becomes due
{without any necessity of Lessor to give notice thereof), or (H) if Lessee commits a Breach of this Lease,

40. Multiple Buildings. If the Premises are a part of a group of bulldings controlled by Lessor, Lessee agrees that it will abide by and conform to all reasonable rules
and regulations which Lessor may make from time to time for the management, safety, and care of sald properties, Including the care and cleanliness of the grounds
and Including the parking, loading and unloading of vehicles, and to cause its employees, suppliers, shippers, customers, contractors and invitees to so ablde and
conform, Lessee also agrees to pay its falr share of common expenses Incurred In connection with such rules and regulations,

41, 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 cbligation whatsoever to provide seme. Lessee assumes all responsibility for the protection of the Premises, Lessee, its
agents and Invitees and their property from the acts of third parties.

42, Reservatlons, Lessor reserves to ftself the right, from time to time, to grant, without the consent or joinder of Lessee, such easements, rights and dedications
that Lessor deems necessary, and to cause the recordation of parcel maps and restrictions, so long as such easements, rights, dedications, maps and restrictions do
not unreasonably Interfare with the use of the Premises by Lessee. Lessee agrees to sign any documants ressonably requested by Lessor to effectuate any such
easement rights, dedication, map or restrictions.

43. Performance Under Protest, If at any time a dispute shall arlse as to any amount or sum of money to be paid by one Party to the other under the provisions
hareaf, 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 avoluntary payment and there shall survive the right on the part of said Party to Institute sult for recovery of such sum. If It shall be adjudged that there
was no legal obligation on the part of sald Party to pay such sum or any part thereof, sald Party shall be entitled to recover such sum or so much thereof as it was not

legally required to pay. A Party who does not Initiate sult for the recovery of sums pald "under protest” within 6 months shall be deemed to have waived its right to
protest such payment.

44, Authority; Muitiple Parties; Execution,

(a) if either Party heretoIs a corporation, trust, imited Habllity 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 itsbehalf. Each Party shall, within 30 days after request,
deliver to the other Party satisfactory evidence of such authorlty.

(b} Ifthis Lease Is executed by more than one persan or entity as "Lessee", each such person or entity shali be Jointly and severally iable hereunder. It is
agreed that any one of the named Lessees shall be empowered to execute any amendment to this Lease, or other document ancilfary thereto and bind ol of the
named Lessees, and Lessor may rely on the same as If all of the named Lessees had executed such document,

{c) ThisLease may be executed by the Parties in counterparts, each of which shall ba deemed an original and all of which together shall constitute ona
and the same Instrument.

45, Conflict, Any conflict between the printad provisions of this Lease and the typewritten or handwritten pravisions shall be controlled by the typewritten or
handwrltten provisions,

46. Offer. Preparation of this Lease by either Party or their agent and submlssion of same ta the other Party shall not be deemed an offer to lease to the other
Party. ThisLease Is not Intended to be binding until exetuted and delivered by all Parties hereto.

47, Amendments. This Lease may be modified only In writing, signed by the Parties in interest at the time of the modification. Aslong asthey da not materially
change Lessee's obligations hereunder, Lessee agrees ko make such reasonahle non-monetary modifications ta this Lease as may be reasonably required by a Lender
In connection with the obtaining of normal financing or refinancing of the Premises,

48, Waiver of Jury Trial, THE PARYIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR PROCEEDING INVOLVING THE PROPERTY
OR ARISING QUT OF THIS LEASE.

49. Arbitration of Disputes, An Addendum requiring the Arbitration of all disputes between the Parties and/or Brokers arising out of thislease ' Is hs. isnot
attached to this Lease,

50, Accessibility; Americans with Disabilities Act.
(a) The Premises:

‘/ have not undergone an Inspection by a Certified Access Specialist {CASp). Note: A Certified Access Specialist (CASp) can inspect the subjact premises and
determine whather the subject premises comply with all of the applicable construction-refated accessibility standards under state law. Although state law does not
require a CASp Inspection of the subject premises, the commercial property owner or lessor may not prohibit the lessee or tenant from obtaining a CASp Inspection of
the subject premises for the occupancy or potential occupancy of the lessee or tenant, if requested by the lessee or tenant. The parties shall mutually agree on the
arrange?ents for the time and manner of the CASp inspection, the payment of the fae for the CASp Inspection, and the cost of making any repairs necessary to
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correct violations of construction-related accessibility standards within the premises.

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

‘ 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 Cafifornla Civil Code §55.51 et seq. Lessee acknowledges that it received a copy of the inspaction report at least 48 hours prior to
executing this Lease and agrees to keep such report confidential except as necessary to cornplete repairs and corrections of violations of construction related
accessibility standards.

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

{b} Since compliance with the Americans with Disabifities Act {ADA) and other state and local accessibility statutes are dependent upon Lessee's specific
use of the Premises, Lessor makes no warranty or representation as to whether or not the Premises comply with ADA ar 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 compliance with ADA or other accessibility statutes, Lessee agrees to
make any such necessary madifications and/or additions at Lessee’s expense,

LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND BY THE EXECUTION OF THIS
LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY AGREE THAT, AT THE TIME THIS LEASE 1S 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 AIR CRE 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 T0:

1. SEEKADVICE OF COUNSEL AS TO THE LEGAL AND TAK 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, 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.

The parties hereto have executed this Lease at the place and on the dates specified above thelr respective signatures,

."q‘a‘am L O Executed at:
o B -FrloT? on: _f-Y-2pz2
By LESSOR: By LESSEE:
Raguel M. De La Hova, as an individual City of Long Beach

—ys (Sl( Ln\ A &J..Q/J o By: M&(““" j ﬂW
n’téﬂf:‘?_(_mg,,et , — Name Printed: £ ; 4)0 4 F “TATU
N — Mo gede B et ST LTy Arninrc 60
_agl- 1% B2\ phone:
: Fax: EXECUTED PURSUANT
i Ragad @ GLUE cPh Con- Emall TO SECTION 301 OF
THE CITY CHARTER
By: By:
Name Printed: Name Printed: .
Title: T
Phoner Phone: APPROVED AS TO FORM

:ax: ",'__“_WM Zax:a ; . g’ ) WZ—
T e Mo —————CHARLES PARKIN, City’Attornéy
Address: Address: ) 7

Federal ID No.: Federal 1D No.: -
P — RICHARD ANT
DEPU ORNEY

BROKER BROKER -

Coldwell Banker Comnerclal BLAIR Coldwell Banker Commercial BIAIR

atn: _Sheva Hosseinzaden and Vachel McKecver attn: _Sheva Hosseinzadeh/ Vachel MoKeever
Tite: Vice President / Associate Tite: viee President/ Associate
Address: 333 West Broadway Suite £312 Long Address: 333 West Broadwav Suite #312 Long

Beach CA 90802
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Phone: 562-495-6070 Phone; _562-495-6070

Fax: _562-495~6072 Fax: _562-495-6072

Emall: _Shevalcebeblair. com/ Email:

vicheeverBobeblair, com Shevalcbeblair.com/Vnekeever@ebeblair . com
Federal ID No.: — FederallIDNo.:

Broker DRE License#: 01330395 Broker DRE License#i: _ 01330395

AgentDRE Licenset: _ 01922147 / 02074710 Agent DRE License#: _ 01922147/ 02074714

AIRCRE * hitps://www.alrcre.com * 213-687-8777 * cantracts®alrcre.com
NOTICE: Na 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: April 20, 2022

By and Between
Lessor: Raguel M. De La Hova, as an individual
Lessee: City of Long Beach

Property Address: 333 West Broadwayv Suite #215 and #216 Long Beach CA 90802
{street address, city, state, Zip)

Paragraph: _5L
A.  RENT ADIUSTMENTS

The monthly rent for each manth of the adjustment perlod(s) specified below shall be increased using the method(s) indicated below:
{Check Method(s} ta be Used and Fill in Appropriately}
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I Il 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)}: The New Base Rent shalt be:

August 1,

2023 -~ July 31,

2024

B.  NOTICE

87,004.00/ per month

Unless specified otherwise hereln, 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 1S of the Lease or if applicable, paragraph 9 of the

Sublease,

AIRCRE * https://www.alrcre.com * 213.-687-8777 * contracts@alrcre.com
NOTICE: No part of these works may he reproduced in any form without permisston in writing.
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OPTION(S) TO EXTEND TERM
STANDARD LEASE ADDENDUM

Dated: April 20, 2022

By and Between
Lessor: Raguel M. De La Hoya, as an individual
Lessee: City of Lonag Beach

Property Address: 333 West Broadway Suite #215 and $#216 Long Beach CA 90802
(street address, city, state, zip)

Paragraph: .52 .. OPTION{S) TO EXTEND TERM. Subject to the tarms, conditions and provisions of Paragraph 38, Lessor grants Lessee  TWQ _(2)
option(s) to extend the term of the Lease ("Extension Optian(s)"), with each Extenslon Option belng for a term of Twelve {12)  months, commencing
when the prior term expires ("Option Term({s)"]. In order to exercise an Extenslon Option, Lessee must glve written notice of such election to Lessor and Lessor must
veceive such noticeat least _ 6 butnotmore than . 8. months prior tothe date that the applicable Option Term would commence, time befng of
the essence. If imely and proper notification of the exercise of an Extension Option Is not glven by Lessee andfor received by Lessar, such Extension Qption shall
automatically expire. Except as specifically modifted, the terms, conditions and provisions of the Lease shall apply during Option Terms but the amount of Rent during
Option Terms shall be astablished by using the method(s) selected below {check method(s) to be used ond filf in oppropriately):
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IV, Flxed Rental Adjustment(s} ("FRA")
The manthly Base Rent shall be increased to the following amounts on the dates set forth below:

On (fili In FRA Adjustment Date(s)): The new Base Rent shall ba;
Option 1: . —
August 1, 2024 -~ July 31, 2025 57,214.00/per month

Option 2@
Augqust 1, 2025 - July 31, 2026 57,430.00/pexr month

"V, Continuation of Original Term Adjustments.
The monthly Base Rent during the Option Term(s) which start{s) on shall be increased in accordance with the same formula provided in the Lease to be
used to calculate Increases in the Base Rent durlng the Original Term of the Lease,

BROKER'S FEE: For each adjustment in Base Rent specified above, the Brokers shall be paid a Brokerage Fee in accordance with paragraph 15 of the Lease or If
applicable, paragraph 9 of the Sublease,

AIR CRE * https://www.aircre.com * 213.687-8777 * contracts@alrcre.com
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AIRCRE

<orfacts
ADDENDUM TO LEASE
Date: Apcxil 20, 2022
By and Between
Lessor: Raguel M, De La Hova, as an individual
Lessee: city of Long Beach
Property Address: 333 West Broadway Sulte #2115 and #216 Long Beach CA 90802
(street address, city, state, zip)
Paragraph: _53 - 60

In the event of any conflict between the provisions of this Addendum and the printed provisions of the Lease, this Addendum shall control,

AIRCRE * https://www.asircrecom * 213-687-8777 * contracts@aircre.com
NOTICE: No part of these works may be reproduced in any form without permission in writing.

54. Barly Oceupancy: In reference to paragraph 1.4: Lessor shall provide Lessee with one (1) week
early occupancy upon Lessor's receipt of a fully executed lease, Lessor's receipt of the first months
rent, security deposit, and HOA fees, and upon Lessor's receipt of Lessee's business Hability insurance
naming Lessor as an additional insured.

54. Tenant Improvements: Notwithstanding paragraph 2.2 of the Lease, Lessor shall deliver the
premises in it's eurrent configuration without any tenant improvements to be completed by the
Lessor. Lessor will ensure that the electrical, plumbing, and HVAC are in good working condition
ipon delivery of premises. Lessor will include all of the furniture and artwork that is already existing
within the premises as part of the lease. Lessee shall be responsible for maintaining the existing
furniture and artwork. Lessor will remove personal items and printers prior to delivery of the
premises to Lessee,

Lessee shall be responsible for all Tenant Traprovements to be done to the space and shall have the
Lessor's written approval prior to commencing any improvements. Lessee will utilize a full service,
licensed, bonded, and insured contracior for any and all Tenant Improvements,

55. HOA & CAM Fees: In reference to paragraphs 1.6(c) and 4.5: In addition to the base rent, Lessee
is responsible for the HOA fees associated with the suites which are currently $342.000/ month for
unit #215 and $832.50 per month for unit #216. HOA costs are subject to inereases as reconciled and
provided by the building property management on an annual basis. Any increases in the HOA fee
shall be paid by the Lessee. Any special assessment costs of the HOA fees shall be paid by Lessor,
Common Area Maintenance fees are included in the HOA cost and are inclusive of water, vestrooms
and tragh.

56. Operating Expenses and Janitorial Services: In reference o paragraphs 7, 8, 10, and 11; The
premises will be leased on a modified gross basis. Lessee shall be responsible for their HOA fees,
separately metered electricity, and operating expenses, Lessee shall also be responsible for their own
cable, telephone, janitorial services, maintenance and repair of their interior office suites. Lessee shall
contract separately with a janitorial service company and shall be responsible to pay for such services
within their suites. Lessor shall be responsible for the property taxes and property insurance.

s
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57: Parking: Lessor shall provide Lessee with exclusive use of five (5) designated parking spaces
(parking spaces 19 - 23) located in the parking garage which shall be free of charge.

58. By- Laws and CC&R's: Lessee shall comply to rules and regulations of the building By- Laws and
CC&R's. Copies of which were provided to Lessee prior to execution of this Lease.

59. Signage: In reference to paragraph 34: Lessor shall, at Legsor's sole cost and expense, install
suite signage at the entrance door of Suite #216. Lessor shall also include Lessee's name and suite
numbers on the Building's directory board in the lobby of the building. Lessor will remove their
business window cling from the front entrance door of Suite #215 and Lessee shall at Lessee's sole
cost and expense place their own window cling with their Business name should they choose to do so.

60. Lease Contingency: This Lease is subject to the approval of City Council.
A ] p )
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AIRCRE
confracts

DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIP
{As required hy the Civil Code}
When you enter into a discussion with a real estate agent regarding a rea! estate transaction, you should from the outset understand what type of agency relationship
or representation you wish to have with the agent in the transaction,
SELLER'S AGENT

ASeller's agent under 8 listing agreement with the Seller acts as the agent for the Seller only. ASelfer's agent or a subagent of that agent hasthe following affirmative
obligations:
To the Seller: A fiduclary duty of utmost care, Integrity, honesty and loyalty in dealings with the Seller.
Yo the Buyer and the Seller:

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

{b) Aduty of honest and fair dealing and good faith,
{c) Aduty todisclose all facts known to the agent matevially affecting the value or desirability of the property that are not known to, or within the diligent attention
and ohservation of, the parties,

Anagent Is not obllgated to reveal to either party any confidential information obtained from the other party that does not involve the affirmative duties set
forth above.

BUYER'S AGENT

A Buyer's agent can, with a Buyer's consent, agree to act as agent for the Buyer only. In these situations, the agentis not the Selfer's agent, even if by agreement the
agant may receive compensation for services rendered, either In full or In part from the Seller, An agent acting only for a Buyer has the following affirmative
obligations:
o the Buyar: A fiduciary duty of utmost care, integrity, honesty and loyaliy In dealings with the Buyer.
To the Buyer and the Seller;

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

{b} Aduty of hanest and fair dealing and good faith,

{c)  Aduty todisclose all facts known to the agent materially affecting the value or desirability of the property that are net known to, or within the diligent
attention and ohservation of, the parties,
Anagent |s not obligated to reveal to elther party eny confidential Information obtained fram the other party that does not involve the affirmative duties set forth
above.

AGENT REPRESENTING BOTH SELLER AND BUYER

A real estate agent, elther acting directly ar through one or more salesperson and broker associates, can legally be the agent of both the Selier and the Buyer Ina
transaction, but only with the knowledge and consent of both the Seller and the Buyer,
(n 2 dual agency situstion, the agent has the following affirmative obligations to both the Seller and the Buyer:

{a} A fiduciary duty of utmost care, Integrity, honesty and loyaity In the dealings with either the Seller or the Buyer.

{b) Other duties to the Seller and the Buyer as stated above In their respective sections.
In representing bath Seller and Buyer, a dual agent may not, without the express permission of the respective perty, disclase to the other party confidential
information, including, but not limited to, facts reating to elther the Buyer's or Seller's financlal position, motivations, bargalining position, or other personal
information that may Impact price, including the Sefler's wiliingness to accept a price fess than the listing price or the Buyer's willingness to pay a price greater than
the price offered.

SELLER AND BUYER RESPONSIBILITIES

Either the purchase agreement or a separate document will contain a confirmation of which agent Is representing you and whether that agent is representing you
exclusively in the transaction or acting as a dual agent. Please pay attention to that confirmation to make sure it accurately reflects your understanding of your agent’s
role, The above duties of the agent in a real estate transaction do not relieve a Seller or Buyer from the responsibility to pratect his or her own interasts. You should
carefully read all agreements to assure that they adequately express your understanding of the transaction. A real estate agent Is a person qualified to advise about
real estate. If fegal or tax advice Is desired, consult a competent professional, If you are 3 Buyer, you have the duty to exercise reasonable care to protect yourself,
including as to those facts about the property which are known to you or within your difigent attention and observation. Both Sellers and Buyers should strongly
consider obtalning tax advice from a competent professlonal because the federal and state tax consequences of a transaction can be complex and subject to change.

Throughout your real property transactian you may receive more than ane disclosure form, depending upon the number of agents assisting in the transaction. The
faw requires each agent with whom you have mare than a casual relationship to present you with this disclosure form, You should read its contents each time itls
presented to you, considering the relationship between you and the real estate agent In your spacific transaction, This disclosure form Includes the provisions of

Sertions 2075.13 to 2079,24, inclusive, of the Civil Code setforth onpage 2. Read it carefully, I/WE ACKNOWLEDGE RECEIPT OF A COPY OF THIS DISCLOSURE AND
THE PORTIONS OF THE CIVIL CODE PRINTED ON THE BACK {OR A SEPARATE PAGE).

Buyer ' Seller  Lessor V fessee Date:

" Buyer setler M) lassor | ( VL«L\\D\’&WW
N\

Agent: _Coldwel) Banker Commercial BLALR pREUc# 01330395
Real Estate Broker (Firm)

By: Sheva Hosseinzadeh and Vachel

IMekeever DRELic. #: 01922147/ 02074710 bpates _April 20, 2022
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{Salesperson or Broker-Assoclate)

THIS FORM HAS BEEN PREPARED BY AIR CRE. NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR ADEQUACY OF THIS FORM FOR ANY SPECIFIC
TRANSACTION. PLEASE SEEK LEGAL COUNSEL AS TO THE APPROPRIATENESS OF THIS FORM.

i
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