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STANDARD INDUSTRIAL/COMMERCIAL LAND LEASE - GROSS
(DO NOT USE THIS FORM FOR BUILDINGS OR FORLEASES PROVIDING FOR THECONSTRUCTION OF BUILDINGS)

1. Basic Provisions ("Basic Provisions").
1.1 Parties. This Lease ("Lease"), dated for reference purposes only January 24, 2025 ,ismade byand between Kvocera

International, Inc. ("Lessor")and The City of San Diego, a California municipal corporation
("Lessee"), (collectively the "Parties", or individually a "Party")

1.2 Premises: That certain real property, including all improvements thereon or to be provided by Lessor under the terms of this Lease, commonly known as
(street address, city, state, zip): 8775 Balboa Ave, San Diego, CA ("Premises"). The Premises arelocatedin the County of San
Diego , and are generally described as (describe briefly the nature of the property and the improvements on the property, if any, and, if applicable, the "Project",
ifthe property is located within a Project): approximately 82,627 square foot portion of the Lessor's property
as depicted in Exhibit A . (See also Paragraph 2)

1.3 Term: Three (3) years and zero (0) months ("Original Term") commencing Februarv 1, 2025 ("Commencement
Date") and ending Januarv 31. 2028 ("Expiration Date"). (See also Paragraph 3)
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1.5 Base Rent: $0. 48/SF per month("Base Rent"), payableon the first day ofeach month commencing February 1, 2025
(See also Paragraph 4)

~ If this box is checked, there are provisions in this Lease for the Base Rent to be adjusted. See Paragraph 51
1.6 Base Rent and Other Monies Paid Upon Execution:

Ca) Base Rent: $39,660.96 fortheperiod February 1, 2025 - Februarv 28, 2025
(b) Security Deposit: $42,897.29 ("Security Deposit"). (Seealso Paragraph 5)
(c) Othor for
(d) Total Due Upon Execution of this Lease: $82,558.25

1.7 Agreed Use: Storage of waste bins, in accordance with Property Zoning . (Seealso Paragraph 6)
1.8 Insuring Party. Lessoris the "Insuring Party". Th, .nrn,01 "theo Dromi,im" i. (<04 1 'n Par.groph R)

1.9 Real Estate Brokers. (See also Paragraph 15 and 25)
(a) Representation: Each Party acknowledges receiving a Disclosure Regarding Real Estate Agency Relationship, confirms and consents to the following

agency relationships in this Lease with the following real estate brokers ("Brokerts)") and/or their agents ("Agent(s)"):

Lessor's Brokerage Firm CBRE, Inc. License No. 00409987 Isthe broker of (check one): ~ the Lessor; or ~ both the Lessee and
Lessor (dual agent).

Lessor's Agent Mi ke Hoeck License No.01386247 is (check one): ~ the Lessofs Agent (salesperson or broker associate); or ~ both
the Lessee's Agent and the Lessor's Agent (dual agent).
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(b) Payment to Brokers. Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the Brokersthe brokerage fee agreed to in a
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1.11 Attachments. Attached hereto are the following, all of which const:itute a part of this Lease:

~ an Addendum consisting of Paragraphs through ;

~ a plot plan depicting the Premises; Exhibit A
~ a current set of the Rules and Regulations;

~ a Work Letter;

I~ other (specify):

2. Premises.
2.1 Letting. Lessor herebyleases to Lessee, and Lessee hereby leases from Lessor, the Premises, fortheterm, atthe rental, and upon all of theterms,

covenants and conditions set forth in this Lease. While the approximate square footage of the Premises may have been used in the marketing of the Premises for
purposes of comparison, the Base Rent stated herein is NOT tied to square footage and is not subjectto adjustmentshould the actual size bedetermined tobe
different. NOTE: Lessee is advised to verify the actual size prior to executing this Lease.

2.2 Condition. Lessor shall deliver the Premises to Lesseefree of debris on the Commencement Date orthe Early Possession Date, whichever first occurs
Le
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("Start Date"). and warrants that the existing electrical, plumbing, Ilghting,if any, and all other such elements in the Premises, other than those constructed by Lessee,
shall be In good operating condition on sald date. If a  non-compliance with said warranty exists as of the Start Date, or if one of such systems or elements should
malfunction or fail within the warranty period, Lessor shall, as Lessor's sole obligation with respect to such matter, except as otherwise provided In this Lease,
promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of such non-compliance, malfunction or failure, rectify same at
Lessor's expense. The warranty period shall be 30 days. Iflesseedoes not give lessorthe required notice within the appropriate warranty period, correction of any
such non-compliance, malfunction or failure shall be the obligation of Lessee at Lessee's sole cost and expense. Lessor also warrants, that unless otherwise specified
in writing, Lessor is unaware of (i) any recorded Notices of Default affecting the Premise; (ii) any delinquent amounts due under any loan secured by the Premises; and
(iii) any bankruptcy proceeding affecting the Premises.

2.3 Compliance. lesser warrants that to the best of its knowledge the improvements on the Premises comply with the building codes, applicable laws,
covenants or restrictions of record, regulations, and ordinances ("Applicable Requirements"} that were in effect at the time that each improvement or portion
thereof, was constructed. Said warranty does not apply to the use to which Lessee will put the Premises, modifications which may be required by the Americans with
Disabilities Act or any similar lawsas a result of Lessee's use (see Paragraph 50), or to any Alterations or Utility Installations (as defined In Paragraph 7.3(a)) made or to
be made by Lessee. NOTE: Lessee is responsible for determining whether or not the Applicable Requirements, and especially the zoning, are appropriate for
Lessee's intended use, and acknowledges that past uses of the Premises may no longer be allowed. If the Premises do not comply with said warranty, Lessor shall,
except as otherwise provided, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of such non-compliance. recti fy
the same at Lessor's expense. If Lessee does not give lesser written notice of a non-compliance with this warranty within 6 months following the Start Date,
correction of that non-compliance shall be the obligation of Lessee at Lessee's sole cost and expense.

2.4 Acknowledgements. Lessee acknowledges that: (a) it has been given 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 improvements, if any, security,
environmental aspects, and compliance with Applicable Requirements and the Americans with Disabilities Act), and their suitability for Lessee's Intended use, (c)
Lessee has made such investigation as it deems necessary with reference to such matters and assumes all responsibility therefor as the same relate to its occupancy of
the Premises, (d) it is not relying on any representation as to the size of the Premises made by Brokersor Lessor, {e) the square footage of the Premises was not
material to Lessee's decision to lease the Premises and pay the Rent stated herein, and (f) neither Lessor, Lessor's agents, nor Brokers have made any oral or written
representations or warranties with respect to said matters other than as set forth in this lease. In addition, lessor acknowledges that: (i) Brokers have made no
representations, promises or warranties concerning Lessee's ability to honor the Lease or suitability to occupythe Premises, and (ii) it is Lesser's sole responsibility to
investigate the financial capability and/or suitability of all proposed tenants.

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

3. Term.
3.1 Term. The Commencement Date, Expiration Date and Original Term ofthls lease areas specified in Paragraph 1.3.
3.2 Early Possession. Any provision herein granting Lessee Early Possession of the Premises is subject to and conditioned upon the Premises being available for

such possession prior to the Commencement Date. Any grant of Early Possession only conveys a non-exclusive right to occupy the Premises. I f Lessee totally or
partially occupies the Premises priorto the Commencement Date, the obligation to pay Base Rent shall be abated for the period of such Early Possession. Allother
termsof this Lease (including but not limited to the obligations to pay Real Property Taxes and insurance premiums and to maintain the Premises) shall be in, effect
during such period. Any such Early Possession shall not affect the Expiration Date.

3.3 Delay In Possession. lesser agreesto use commercially reasonable effortsto deliver exclusive possession of the Premises to Lessee by the
Commencement Date. If, despite said efforts, Lessor is unable to deliver possession by such date, Lessor shall not be subject to any liability therefor, nor shall such
failure affect the validity of this Lease or change the Expiration Date. Lessee shall not, however, be obligated to pay Rent or perform its other obligations until Lessol
delivers possession of the Premises and any period of rent abatement that lessee would otherwise have enjoyed shall run from the date of delivery of possession and
continue for a period equal to what Lessee would otherwise have enjoyed under the terms hereof, but minus any days of delay caused by the acts or omissions of
lessee. If possession 15 not delivered within 60 days after the Commencement Date, Lessee may, at its option, by notice in writing within 10 days after the end of such
60 day period, cancel this Lease, in which event the Parties shall be discharged from all obligations hereunder. I f such written notice ls not received by Lessor within
said 10 day period, Lessee's right to cancel shall terminate. I f possession of the Premises Is not delivered within 120 days after the Commencement Date, this Lease
shall terminate unless other agreements are reached between Lessor and Lessee,In writing.

3.4 Lessee Compliance. lessor shall not be required to tender possession of the Premises to Lessee until Lessee complies with its obligation to provide
evidence of insurance (Paragraph 8.5). Pending deliveryof such evidence, Lessee shall be required to perform all of its obligations under this Lease from and after the
Start Date, including the payment of Rent, notwithstanding Lesser's election to withhold possession pending receipt of such evidence of insurance. Further, if Lessee
is required to perform any other conditions prior to or concurrent with the Start Date, the Start Date shall occur but Lessor may elect to withhold possession until such
conditions are satisfied.
4. Rent.

4.1 Rent Defined. All monetary obligations of Lessee to Lesser under the terms of this Lease (except for the Security Deposit) are deemed to be rent ("Rent"}.
4.2 Payment. Lessee shall cause payment of Rent to be received by Lessor'in lawful moneyof the United States, without offset or deduction (except as

specifically permitted in this Lease), on or before the day on which itls due. All monetary amounts shall be rounded to the nearest whole dollar. In the event that any
invoice prepared by Lessor is Inaccurate such inaccuracy shall not constitute a waiver and Lessee shall be obligated to pay the amount set fonh in this Lease. Rent for
any period during the term hereof which Is for less than one full calendar month shall be prorated based upon the actual number of days of said month. Payment of
Rent shall be made to Lessor at its address stated herein or to such other persons or place as Lessor may from time to time designate in writing. Acceptance of a
payment which is less than the amount then due shall not be a waiver of Lessor's rightsto the balance of such Rent, regardless of Lessor's endorsement of anycheck
so stating. In the event that any check, draft, or other instrument of payment given by Lessee to lesser is dishonored for any reason, Lessee agrees to pay to Lesser
the sum 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 cashier's check. Payments will
be applied first to accrued late charges and attorney's fees, second to accrued interest, then to Base Rent and Operating Expense Increase, and any remaining amount
to any other outstanding charges or costs.

S. Security Deposit. Lessee shall deposit with Lessor upon execution hereof the Security Deposit as security for Lessee's faithful performance of its obligations
under this Lease. If Lessee fails to pay Rent, or otherwise Defaults under this Lease, lessor may use, apply or retain all or any portion of said Security Deposit for the
payment of any amount alreadydue Lesser, for Rents which will be due in the future, and/ or to reimburse or compensate Lessor for any liability, expense, loss or
damage which Lessor may sufferor incur by reason thereof. If Lessor uses or applies all orany portion of the Security Deposit, lessee shall within lo days after
written,reguest therefor deposit monies with Lessor sufficient to restore said Security Deposit to the full amount required by this lease. It-*he@ase-ReAWAGe@ses,
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shall ot ]11 tirner boxthe sorne propertion to the increised e?re Rent ]: the initial Security [•cpocit berc to the initial Bose Rent. Should the Agreed Use be amended
to accommodate a material change in the business of Lessee or to accommodate a sublessee or assignee, Lessor shall have tbe right to increase the Security Deposit
tothe extent necessary, in Lessor's reasonable judgment, to account for anyincreased wear andtear thatthe Premises maysuffer asa result thereof. 1$*·Ghaage*
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shall deporit p."2, ?c'clit'0931 monies with Le:cor ac chill be sufficient to cousc the Security Deposit to be ot 1 commercial,~ rcisonible le.'el biced on such chinge in
u Lessor shall not be required to keep the Security Deposit separate from its general accounts. Within 21 Nadays afterthe expiration or
termination of this Lease, Lessor shall return that portion of the Security Deposit not used or applied by Lesson Lesser shall upon written request provide Lessee with
an accounting showing how that portion of the Security Deposit that was not returned was applied. No part of the Security Deposit shall be considered to be held in
trust, to bear interest or to be prepayment for any monies to be paid by Lessee underthis Lease. THE SECURITY DEPOSIT SHALL NOT BE USED BY LESSEE IN LIEU OF
PAYMENT OF THE LAST MONTH'S RENT.

6. Use.
6.1 Use. Lessee shall use and occupythe Premisesonly forthe Agreed Use, or anyotherlegal use which isreasonably comparablethereto, and for no other

purpose. Lessee shall not useor permitthe use of the Premises in a manner thatisunlawful, creates damage, wasteora nuisance, or thatdisturbs occupantsof or
causes damage to neighboring premisesorproperties. Other than guide, signal and seeing eyedogs, Lessee shall not keepor allow inthe Premises any pets, animals,
birds, fish, or reptiles. Lessorshall not unreasonably withhold or delay itsconsent toany request fora modification of the Agreed Use, so long asthe same will not be
significantly more burdensome to the Premises. I f Lessor elects to withhold consent, Lessor shall within 7 days after such request give written notification of same,
which notice shall include an explanation of Lessor'sobjections tothe change inthe Agreed Use.

6.2 Hazardous Substances.
(a) Reportable Uses Require Consent. The term "Hazardous Substance" as used in this Lease shall mean any product, substance, or waste whose

presence, use, manufacture, disposal, transportation, or release, either by itself or in combination with other materials expected to be on the Premises, is either: (i)
potentially injurious tothe public health, safety or welfare, the environment orthe Premises, (ii) regulated or monitored by anygovernmental authority, or (lii) a basis
for potential liability of Lessor to any governmental agency orthird party under any applicable statute orcommon law theory. Hazardous Substances shall include, but
not be limited to, hydrocarbons, petroleum, gasoline, and/or crude oil or any products, byproducts or fractions thereof. Lessee shall not engage in any activity in oron
the Premises which constitutes a Reportable Use of Hazardous Substances without the express prior writter consent of Lessorand timely compliance (at Lessee's
expense) with all Applicable Requirements. "Reportable Use" shall mean (i) the installation or useof anyaboveor below ground storage tank, (ii) thegeneration,
possession, storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, ar with respect to which a report, notice, registration or
business plan is required to be filed with, any governmental authority, and/or (iii) the presence at the Premises of a Hazardous Substance with respect to which any
Applicable Requirements requires that a notice be given to persons entering oroccupyingthe Premisesor neighboring properties. Notwithstandingthe foregoing,
Lessee may useany ordinaryandcustomary materials reasonably required to be used in the normal course of the Agreed Use, ordinary officesupplies (copiertoner,
liquid paper, glue, etc.) and common household cleaningmaterials, so long assuch use isin compliance with all Applicable Requirements, is nota Reportable Use, and
doesnot exposethe Premisesorneighboring property to anymeaningful risk of contamination ordamage orexpose Lessor to any liabilitytherefor. In addition,
Lessor may condition its consent to any Reportable Use upon receiving such additional assurances as Lessor reasonably deems necessary to protect itself, the public,
the Premises and/orthe environment againstdamage, contamination, injury and/or liability, including, but not limited to, theinstallation (and removal on orbefore
Lease expiration 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 to be located in, on, under or
about the Premises, other than as previously consented to by Lessor, Lessee shall immediately give written notice of such fact to Lessor, and provide Lessor with a
copy of any report, notice, claimor other documentation which it has concerningthe presence of such Hazardous Substance.

(c) Lessee Remediation. Lessee shall not cause orpermit any Hazardous Substance to be spilled or released in, on, under, or aboutthe Premises
(including through the plumbing or sanitary sewer system) and shall promptly, at Lessee's expense, comply with all Applicable Requirements and take all investigator,
and/or remedial action reasonably recommended, whetheror not formally ordered or required, forthe cleanup of any contamination of, and for the maintenance,
security and/or monitoringof the Premises or neighboring properties, that was caused or materially contributed to by Lessee, or pertainingto or involvingany
Hazardous Substance broughtonto the Premisesduring theterm of this Lease, byor for Lessee, oranythird party.

(d) Lessee Indemnification. Lessee shall indemnify, defend and hold Lessor, its agents, employees, lenders and ground lessor, if any, harmlessfrom and
againstany and all loss of rents and/or damages, liabilities, judgments, claims, expenses, penalties, and attorneys' and consuitants'fees arisingout of orinvolving any

' Hazardous Substance brought onto the Premises by or for Lessee, or anythird party (provided, however, that Lessee shall have no liability under this Lease with
respect to underground migration of any Hazardous Substance under the Premises from adjacent properties not caused or contributed to by Lessee). Lessee's
obligationsshall include, but not be limited to, the effects of anycontamination or injuryto person, property or the environment created or suffered by Lessee, and
the cost of Investigation, removal, remediation, restoration and/or abatement, and shall survive the expiration orterminatton of this Lease. No termination,
cancellation or release agreement entered into by Lesser and Lessee shall release Lessee from its obligations under this Lease with respect to Hazardous
Substances, unless specificallyso agreed by Lessor in writing atthe time of such agreement.

(e) Lessor Indemnification. Except as otherwise provided in paragraph 8.7, Lessor and its successors and assigns shall indemnify, defend, reimburse and
hold Lessee, itsemployees and lenders, harmless from and against any and all environmental damages, inclading the cost of remediation, which result from
Hazardous Substances which existed on the Premises prior to Lessee's occupancy or which are caused by the gross negligence or willful misconduct of Lessor, its
agents or employees. Lessor's obligations, as and when required by the Applicable Requirements, shall include, but not be limited to, the cost of investigation,
removal, remediation, restoration and/or abatement, and shall survivethe expiration or termination of this Lease.

(f) Investigations and Remediations. Lessorshall retain the responsibility and pay for any investigations or remediation measures required by
governmental entities having jurisdiction with respectto theexistence of Hazardous Substances on the Prernisesprior to Lessee's occupancy, unless such remediation
measureis required as a result of Lessee'suse (including"Alterations", asdefined in paragraph 7.3(a) below)of the Premises, in which eventlessee shall be
responsible for such payment. Lessee shall cooperate fully in any such activities at the request of Lessor, including allowing Lessor and Lessor's agents to have
reasonable access to the Premises at reasonable times in order to carry out Lessor's investigative and remedial responsibilities.

(g) Lessor Termination Option. If a Hazardous Substance Condition (see Paragraph 9.3(a)) occurs during the term of this Lease, unless Lessee is legally
responsibletherefor (in which case Lessee shall make the investigation and remediation thereof required bythe Applicable Requirements and this Lease shall continue
in full force and effect, but subject to Lessor's rights under Paragraph 6.2(d) and Paragraph 13), Lessor may, at Lesser's option, either (i) investigate and remediate such
Hazardous Substance Condition, if required, assoon asreasonably possible at Lessor'sexpense, in which event this Lease shall continue in full forceand effect, or (ii) if
the estimated cost to remediate such condition exceeds 12 times the then monthly Base Rent or $100,000, whichever is greater, give written notice to Lessee, within
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30 days after receipt bylessorof knowledge of the occurrence of such Hazardous Substance Condition, of Lessor'sdesire toterminate this Lease as of the date 60
days following the date of such notice.

6.3 Lessee's Compliance with Applicable Requirements. Except as otherwise provided in this Lease, Lessee shall, at Lessee's sole expense, fully, diligently and
in a timely manner, materiallycomply with all Applicable Requirements, the requirements of any applicable fire insurance underwriteror ratingbureau, and the
recommendations of Lessers engineers and/or consultants which relate in any manner to the Premises, without regard to whether said Applicable Requirements are
now in effect or become effective after the Start Date. Lessee shall, within 10 days after receipt of Lessor's written request, provide Lessor with copies of all permits
and other documents, and other information evidencing Lessee's compliance with any Applicable Requirements specified by Lessor, and shall immediately upon
receipt, notify Lessor in writing (with copies of any documents involved) of any threatened or actual claim, notice, citation, warning, complaint or report pertaining to
orinvolving the failure of Lessee or the Premises tocomply withany Applicable Requirements.

6.4 Inspection; Compliance. Lessorand Lessor's "Lender" (as defined in Paragraph 30) and consultants authorized by Lessor shall have the right to enter onto
Premises at anytime inthecase of an emergency, and otherwise at reasonable times after reasonable notice, for the purpose of inspecting and/or testingthe
condition of the Premises and/or for verifying compliance by Lessee with thislease. Thecost of anysuch inspect'ionsshall be paid by Lessor, unless a violation of
Applicable Requirements, ora Hazardous Substance Condition (see Paragraph 9.3(a)) is found toexist orbe niminent, orthe inspection is requested orordered bya
governmental authority. In such case, Lessee shall upon request reimburse Lessor forthe cost of such inspection, so long as such inspection is reasonably related to
the violation orcontamination. In addition, Lessee shall provide copies of all relevant material safety data sheets (MSDS) to Lessor within 10 days of the receipt of a
written request therefor. Lecrce ?cknowledges thotany frill.·re onits port to allow suchinspectionc ortectirg will expose Le.cor to ricks ind potentiah' couse Lesser
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7. Maintenance; Repairs; Utility Installations; Trade Fixtures and Alterations.
7.1 Lessee's Obligations.

(a) In General. Subject tothe provisions of Paragraph 2.2 (Condition), 2.3 (Compliance), 6.3 (Lessee's Compliance with Applicable Requirements), 7.2
(Lessor's Obligations), 9 (Damage or Destruction), and 14(Condemnation), Lessee shall, atlessee's sole expense, keep the Premises, in good order, condition and
repair(whether ornot the need for such repairs occursas a result of Lessee'suse, any prioruse, theelements orthe age of such portion of the Premises), including,

| but not limited to, plumbing, lighting facilities, landscaping, driveways, parking lots, fences, retaining walls, signs, sidewalks and parkways located on, or .rij,rprn. tr-1,
the Premises. Lessee, in keepingthe Premisesin good order, condition and repair, shall exercise and perform good maintenance practices, specificallyincludingthe
procurement and maintenance of the service contracts required by Paragraph 7.1(b) below. Lessee's obligations shall include restorations, replacements or renewals
when necessary to keep the Premises and all improvements thereon or a partthereof in good order, condition and state of repair. Lessee shall, during the term of this
Lease, keep the appearance of the Premises in a good ficsulas--condition (including, e.g. graffiti removal).
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(c) Failure to Perform. If Lessee fails to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon the Premises after 10 days' prior
written notice to Lessee (except in the case of an emergency, in which case no notice shall be required), perform such obligations on Lessee's behalf, and put the
Premises in good order, condition and repair, and Lessee shall promptly pay to Lessor a sum equal to 115% of the cost thereof.

7.2 Lessor's Obligations. Subjectto the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 9(Damage or Destruction) and 14(Condemnation), itis
intended by the Parties heretothat Lessor have no obligation, in anymanner whatsoever, to repair and maintainthe Premises. It isthe intention of the Parties that
theterms ofthis Lease govern the respectiveobligations ofthe Parties as to maintenance and repair of the Premises, and they expressly waive the benefit of any
statute now or hereafter in effect to the extent it is inconsistent with the terms of this Lease.

7.3 Utility Installations; Trade Fixtures; Alterations.
(a) Definitions. The term "Utility Installations" refers to security and fire protection systems, lighting fixtures, plumbing, and fencing on the Premises.

The term "Trade Fixtures" shall mean Lessee's machinery and equipment that can be removed without doing material damage to the Premises. The term
"Alterations" shall mean any modification of the improvements, other than Utility Installations or Trade Fixtures, whether by addition or deletion. "Lessee Owned
Alterations and/or Utility Installations" are defined as Alterations and/or Utility Installations made by Lessee that are not yet owned by Lessor pursuant to Paragraph
7.4(a).

(b) Consent. Lessee shall not make any Alterations or Utility Installationsto the Premises without Lessor's prior written consent. Lessee may, however,
make non-structural Alterationsor Utilitylnstallationsto the Premises withoutsuch consent but upon noticeto Lesson aslong asthe cumulativecostthereof during
this Lease asextended does notexceed asum equalto 3 month'sBase Rentin the aggregate or asum equaltoone month's Base Rentin any one year. 666606-in@,6-@6-
1 pr/rn/rlitinn t/ grpnti ng Fi  irh -Ipprn",1, rn'r,ir·- 1 r,r-09 tn i it·ili=, r-ntr,-tnr rhncon ,-,1,/nr ,pprnimrl hy 1 er r-r A ni, A I+nrations or Uti ity Insta lations that Lessee
shall desire to make and which require the consent of the Lessor shall be presented to Lessor in written form with detailed plans. Consent shall be deemed
conditioned upon Lessee's: (i) acquiring all applicable governmental permits, (ii) furnishing Lessorwith copiesof both the permits and the plansand specifications
priorto commencement of the work, and (ili) compliance with all conditions of said permitsand other Applicable Requirements in a prompt and expeditious manner.
Any Alterations or Utility Installations shall be performed in a workmanlike manner with good and sufficient materials. Lessee shall promptly upon completion furnish
Lessor with as-built plans and specifications. For work which costs an amount in excessof one month's Base Rent, Lessor may condition its consent upon Lessee
providing a lien and completion bond in an amount equal to 150% of the estimated cost of such Alteration or Utility Installation and/or upon Lessee's posting an
additional Security Deposit with Lessor.

(c) Liens; Bonds. Lessee shall pay, when due, all claims for labor ormaterials furnished or alleged to have been furnished toor for Lessee at or for useon
the Premises, wh,ch claims areor may besecured byany mechanic'sormaterialmen's lien against the Premises or any interest therein. Lessee shallgive Lessornot
less than 10 days notice prior to the commencement of any work in, on or about the Premises, and Lessor shall have the right to post notices of non-responsibility. If
Lessee shall contest the validity of any such lien, claim or demand, then Lessee shall, at its sole expense defend and protect itself, Lessor and the Premisesagainst the
sameand shall pay and satisfyany such adverse judgmentthat may be rendered thereon before the enforcement thereof. if Lessor shall require, lessee shall furnish
asurety bond in an amountequal to 150% of the amountof such contested lien, claim or demand, indemnafying Lessor against liability for the same. If Lessorelects
to participate in any such action, Lessee shall pay Lessor's attorneys' fees and costs.

7.4 Ownership; Removal; Surrender; and Restoration.
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(a) Ownership. Subject to Lessor's right to require removal or elect ownership as hereinafter provided, all Alterations and Utilitylnstallations made by
Lessee shall be the property of Lessee, but considered a part of the Premises. Lessor may, at any time, elect in writing to be the owner of all or any specified part of
the Lessee Owned Alterations and Utility Installations. 1 1,·11-rr nthnria,;rn inrir, ir·+Arl pir p.r-,Ljoph 7 /1(h) h,~rr,nf  -·111 1 -frn,1 A,ain-,1 A l,Ar,hinf .n,4 11Hliti, Infi?11'tin-r

shill, ot the expirition orterminotion of this Lexc, become the property of Lessor ind bc surren dered by Lessee with the Premises. Unless removed by
Lessee before the expiration or termination of this Lease, all Lessee Owned Alterations and Utility Installations shall, after
the expiration or termination of this Lease, become the property of Lessor and be surrendered by Lessee with the
Premises.

(b) Removal. By delivery to Lessee of written notice from Lessor not earlier than 90 and not later than 30 days prior to the end of the term of this Lease,
Lessor may require that any or all Lessee Owned Alterations or Utility Installations be removed by the expiration or termination of this Lease. Lessor may require the
removal at anytime of all or any part of any Lessee Owned Alterations or Utility Installationsmade without ihe required consent.

(c) Surrender; Restoration. Lessee shall surrender the Premises by the Expiration Date or any earlier termination date, with all of the improvements,
partsand surfacesthereof broom clean and free of debris, and ingood operating order, condition and state of repair, ordinary wearandtear excepted. "Ordinary
wearand tear" shall not include any damageor deterioration that would have been prevented by good maintenance practice. Notwithstanding the foregoingand the
provisionsof Paragraph 7.1(a), if the Lessee occupiesthe Premises for 12 monthsor less, then Lessee shall surrender the Premises inthesame condition as delivered
to Lessee onthe Start Date with NOallowance forordinary wearand tear. Lessee shall repairany damage occasioned bytheinstallation, maintenanceor removal of
Trade Fixtures, Lessee owned Alterations and/or Utility Installations, furnishings, and equipment as well as the removal of any storage tank installed by or for Lessee.
Lessee shall also completely remove fromthe Premisesany and all Hazardous Substances brought ontothe Premises byor for Lessee, oranythird party(except
Hazardous Substances which were deposited via underground migration from areas outside of the Premises) to the level specified in Applicable Requirements. Trade
Fixtures shall remain the property of Lessee and shall be removed by Lessee. Any personal property of Lessee not removed on or before the Expiration Date or any
earlier terminatior date shall be deemed to have been abandoned by Lessee and may be disposed of or retained by Lessor as Lesser may desire. The failure by Lessee
totimely vacatethe Premises pursuantto this Paragraph 7.4(c) without theexpress written consent of Lessor shall constitute a holdover underthe provisions of
Paragraph 26 below.

8. Insurance; Indemnity.
8 1 D,y--* Al Orr"".•- lirrn'rar

(3) Leacc chill pi'; tolczerinv insuranc: ccot incrcose ("Incur,nco Coct Incroxo") cczurring dur,ngtheterrn ofthis Lexce. Incurince Cortlncreacc ic
flefin-,4 -4 ,rn,i inrrf?Te in the ?Ct,-17' coit of the inrir,nr- ral"ired '•-der Dir?or?ph 51 -Hh), 11 2(1) inrl $2 2(h}, mmr,rl,1 -•hmw *hn Air- Dr-m„,rn -r h,>r-in fi-r r~fin-d

calcubted on an Jinu]I bock. Insurance Cost Increace shall include but not be limited to increaccs resulting from the n:turc cf Leccee'c occupancy, on'; oct or
r•rnirrir,n Af I Arrr-, r-q•'~-r,rn -+f nfthg hnlder Of n,erts'09 -r,4998 nf trilf-trmiering tha Drernirni, inrrr,-2rm,1 inll,-11-4,n nf thr, Derniene ,-,1,/Ar , prr·,rn~,irn r,in

-1-Ke p.rfes zire enceuroged to fill in tho exe Premium in paragraph 1.8 with J rcisenible premium for such insuronce b?red -9 the.Agreed V[o of the
Drornicor If tho pirtior hiltn inrn·+ 1 An'I,r,rnnlint ;r, D-,r,/r'ph 1 Q  +hnr,th,~ Chr,·1Ornrri"rn rh,Il hr·~+hn I~),i,ry/inn",1 prerr,;,irn r~'ran,hit' nht,in,hla Arthe

equired incurince ]E of the co--encerpent of the Originil Term for the .A.grced Use ofthe Premise[. In nc o.'ent, hcv.'ever, chill Lessec be responfible for ony
pAr·HAn Af thr, ;nrrr-,-,r-- in tho prernhirn ¢-ft ?ttrihi't?ble tr, Ii,hility infl"Prce -rried hy I fi·FOr'.Inder D,r~gr--,ph Q ->(h} in -v,·-r, r.f <0> flr'In f·,fln r,-r-r-,irrr,-rg

<b) Lcisce chall pay ony such Insurance Cost Incroce to Lessor within 39 do·,5 ofter receipt by Lessee of o copy of the premium ctitcment or other
rA-,rAn,hIA nw;r·Ir~nf-~ r·,f tho -~InA,int rhin If thz, inr~,r-)rrn pnlirinr rn-·,int··,in,p~ 6,"nHnr cni,er ¤thr,rprnprr·1·y h,·K·ir~r-·,r +hr Drr.r·r,icar~ 1 ~r,-r~p rh-,11 -,Irr. rl,-diuAr +,  1 r.rrr.A

a statement ofthc omount of cuch Insurance Cost Increace Jttribut,ble only to the Premises showing in reasonable detail th:2 manner in which such amount:·.os
Ir•rr~„+DA Dr~rnir inw f.r p.lirt' r.rin,Ir rflry,r'nnn,-ing prin. *r,  n. r .,r rlin~ ly,wnr rl th. tr,rrn nf thir I f ·,r . rl .11 h. .rnr-·,+Ar-4 +A .Arrf rp-nr-1 tn thn t,~rrn nf th u· 1 .,r.

8.2 Liability Insurance.
Ca) Carried by Lessee. Lessee shall obtain and keep in force a Commercial General Liability policy of insurance protecting Lessee and Lessor as an

additional insured against claims for bodily injury, personal injury and property damage based upon orarising out of the ownership, use, occupancyormaintenance of
the Premises andall areasappurtenantthereto. Such insurance shall beonan occurrence basis providingsinglelimit coverage in an amountnot lessthan $1,000,000
peroccurrence withan annual aggregate of not less than$2,000,000. Lessee shall add Lessor asan additional insured by meansof an endorsement at least as broad
as the Insurance Service Organizat'ion's "Additional Insured-Managers or Lessors of Premises" Endorsement. The policyshall not contain any intra-insured exclusions
as between insured persons ororganizations, but shall include coverage for liabilityassumed under this Lease asan "insured contract" for the performance of Lessee's
indemnityobligations underthis Lease. The limits of said insurance shall not, however, limitthe liabilityof Lessee nor relieve Lessee of any obligation hereunder.
Lessee shall provide an endorsementon its liability policy(ies) which provides that its insurance shall be primaryto and notcontributory with anysimilar insurance
carried by Lessor, whose insurance shall be considered excess insurance only.

(b) Carried by Lessor. Lessor shall maintain liability insurance as described in Paragraph 8.2(a), in addition to, and not in lieu of, the insurance required to
be maintained by Lessee. Lessee shall not be named as an additional insured therein.

8.3 Property Insurance - Improvements and Rental Value.
(a) Improvements. The Insuring Partyshall obtain and keep in forcea policy or policies inthe name of Lessor, with loss payable to Lessor, any

ground-lessor, and toany Lenderinsuringloss ordamage tothe Premises. The amount of such insurance shall be equal tothe full insurable replacement cost of the
Premises, as the same shall exist from timeto time, or theamount required byany Lender, butin noevent morethanthe commercially reasonable and available
insurable value thereof. Lessee Owned Alterations and Utility Installations, Trade Fixtures, and Lessee's personal property shall be insured by Lessee and not by
Lesson If the coverage isavailable and commercially appropriate, such policyor policies shall insure against all risks of direct physical loss or damage (except the perils
of flood and/or earthquake unless required by a Lender orincluded inthe Base Premium), including coverage for debris removaland theenforcement of any
Applicable Requirements requiring the upgrading, demolition, reconstruction or replacement of any portion of the Premises as the result of a covered loss. Said policy
orpolicies shall also contain an agreed valuation provision in lieu of anycoinsurance clause, waiver of subrogation, and inflation guard protection causingan increase
inthe annual property insurance coverageamount bya factor of not lessthan theadjusted U.S. Department of Labor Consumer Price Index for All Urban Consumers

forthe city nearest to wherethe Premises are located. If such insurance coverage has adeductible clause, thedeductible amount shall not exceed $50,000
*,000-per occurrence, and Lessee shall be liable for such deductible amount inthe event of an Insured Loss.

(b) Rental Value. The Insuring Party shall obtain and keep in force a policy or policies in the name of Lessor with loss payable to Lessor and any Lender,
insuringthe lossof the full Rent forone year with an extended period of indemnity foran additional 180 days ("Rental Value insurance"). Said insurance shall contain
an agreed valuation provision in lieu of any coinsurance clause, and theamountof coverage shall beadjusted annually to reflect the projected Rent otherwise payable
bylessee, forthe next 12 month period. Lessee shall be liable for anydeductible amountinthe event of such loss.

(c) Adjocent Premicoc. If the Premiscs :re pirt of ] lorger property owned by le:cor, the Lessec s h 311 pa y for iny increasc in the premiums for the
pr~~ di.,ch .Aj,ront prr.r.rhi if r,irl inrro,ra ic r.,irnrl h,i I §,·rr,n'r -rtr -rnirrir,nr 'irr, Ar rr'i,p-,nry nf thr, Drnrnlfr-,r
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8.4 Lessee's Property; Coverage; Worker's Compensation Insurance.
(a) Property Damage. Lessee shall obtain and maintain insurance coverage on all of Lessee's pe.rsonal property, Trade Fixtures, and Lessee Owned

Alterations and Utility Installations. Such insurance shall be full replacement cost coverage with a deductible of not to exceed $50,000 $1,00£1-per occurrence.
The proceeds from any such insurance shall be used by Lessee for the replacement of personal property, Trade Fixtures and Lessee Owned Alterations and Utility
Installations.

(b) Worker's Compensation Insurance. Lessee shall obtain and maintain Worker's Compensation Insurance in such amount as may be required by
Applicable Requirements. Such policy shall include a "Waiver of Subrogation" endorsement. Lessee shall provide Lessor with a copy of such endorsement along with
the certificate of insurance orcopy of thepolicy required by paragraph 8.5.

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

8.5 Insurance Policies. Insurance required herein shall be bycompanies maintaining during the policyterm a "General Policyholders Rating" of at least A-, VII,
as set forth in the most current issue of "Best's Insurance Guide", or such other rating as may be required by a Lender. Lessee shall not do or permit to be done
anything which invalidatesthe required insurance policies. Lessee shall, prior tothe Start Date, deliver to Lessor certified copiesof policies of such insurance or
certificates with copies of the required endorsements evidencingthe existence and amountsof the required insurance. Nosuch policy shall be cancelable or subject
to modification except after 30 days prior written notice to Lessor. Lessee shall, at least 10 days prior to the expiration of such policies, furnish Lessorwith evidence of
renewals or "insurance binders" evidencing renewal thereof, or Lessor may increase his liability insurance coverage and charge the cost thereof to Lessee, which
amountshall bepayable by Lessee to Lessorupon demand. Such policies shall be for aterm of atleast oneyear,orthe length of the remainingterm of this lease,
whichever is less. If either Party shall fail to procure and maintainthe insurance required tobecarried byit, theother Party may, but shall not be required to, procure
and maintain the same.

8.6 Waiver of Subrogation. Without affectinganyother rights or remedies, Lessee and Lessoreach hereby releaseand relievethe other, and waive theirentire
rightto recoverdamages againsttheother, forloss of or damageto its propertyarising outof or incident to the perils required to be insured against herein. The
effectof such releases and waivers is not limited bythe amount of insurance carried or required, or by anydeductibles applicable hereto. The Parties agree to have
their respective property damage insurance carriers waive any right to subrogation that such companies may have against Lessor or Lessee, as the case may be, so
long as the insurance is not invalidated thereby.

R 7 Inrlpmnity FY,-·Apt f,ir I /«f·w-'r grn« nogligAnrA nr willflil r-ni<r-nnrinrt, 1 AW. Ihill inripmnifv prntprt, flpfpnrl ind hnlrl h,rmIA« the Prennker, Iminr Fand
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9. Damage or Destruction.
9.1 Insured Loss. If the improvements onthe Premisesare damaged and such damage is an Insured Loss, then Lessor shall, at Lessor's expense, repair such

damage(but not Lessee's Trade Fixturesor Lessee Owned Alterationsand Utilitylnstallations) as soonas reasonably possibleand this Lease shall continue in full force
and effect; provided, however, that Lessee shall, at Lessor's election, make the repair of any damage or destruction the total cost to repair of which is $10,000 or less,
and, in such event, Lessorshall make any applicable insurance proceeds available to Lessee on a reasonable basis for that purpose. Notwithstanding the foregoing, if
the required insurance was not in force orthe insurance proceeds are notsufficient toeffect such repair, the Insuring Party shall promptly contribute theshortage in
proceeds (except asto the deductible which is Lessee's responsibility) as and when required to complete said repairs. In the event, however, such shortage wasdue
tothe factthat, byreason of the unique nature of the improvements, full replacementcost insurance coverage was not commercially reasonable and available, Lessor
shall have noobligation to pay for theshortage in insurance proceeds orto fullyrestore theuniqueaspects of the Premises.

9.2 Uninsured Loss. If the improvements on the Premises are damaged and such damage is notan Insured Loss, unless caused by a negligent or willful act of
Lessee (in which event Lessee shall make the repairs at Lessee's expense), Lessor may either: (i) repair such damage as soon as reasonably possible at Lessor's
expense, in which event this Lease shall continue in full force and effect, or (ii) terminate this Lease by giving written notice to Lessee within 30 days after receipt by
Lesser of knowledge of the occurrence of such damage. Such termination shall be effective 60 days following the date of such notice.

9.3 Abatement of Rent; Lessee's Remedies.
(a) Abatement. In theeventthe improvementson the Premises are damaged or a Hazardous Substance Condition for which Lessee isnot responsible

underthis Lease occurs ('Hazardous Substance Condition' shall mean the occurrence ordiscovery of a cond;tion involvingthepresence of, or a contamination by, a
Hazardous Substance onor underthe Premises which requires remediation), the Rent payable by Lessee for the period required forthe repair, remediation or
restoration of such damage shall be abated in proportion to the degree to which Lessee's use of the Premises is impaired, but not to exceed the proceeds received
fromthe Rental Value insurance. All otherobl igations of Lessee hereundershall be performed by Lessee, and Lessorshall have no liability foranysuch damage,
destruction, remediation, repair or restoration except as provided herein.

(b) Remedies. If Lessor isobligated to repairor restorethe Premises and does not commence. in a substantial and meaningful way, such repair or
restoration within 90 days after such obligation shall accrue, Lessee may, at anytime prior to the commencement of such repair or restoration, give written notice to
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Lessorand toany Lenders of which Lessee has actual notice, of Lessee'selection toterminate this Lease on a date not lessthan 60 days followingthe givingof such
notice. If Lessee givessuch notice and such repairor restoration isnot commenced within 30 days thereafter, this Lease shallterminateas of the date specified in said
notice. Ifthe repair or restoration iscommenced within such 30 days, this Lease shall continue in full forceand effect. "Commence" shall mean eitherthe
unconditional authorization of the preparation of the required plans, orthe beginningof the actual work onthe Premises, whicheverfirst occurs.

9.4 Termination; Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.2(g) or- Paragraph 9, an equitable adjustment shall be made
concerning advance Base Rent and any other advance payments made by Lessee to Lessor. 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.

9.5 Waive Statutes. Lessorand Lessee agree that theterms of this Lease shallgovern theeffect of anydamage toor destruction of the Premises with respect
to the termination of this Lease and hereby waive the provisions of any present or future statute to the extent inconsistent herewith.

10. Real Property Taxes.
10.1 Definition. As used herein, the term "Real Property Taxes" shall include any form of assessment; real estate, general, special, ordinary or extraordinary, or

rental levy ortax (otherthan inheritance, personal income orestate taxes);improvement bond; and/or license fee imposed upon or levied against any legal or
equitable interest of Lessor inthe Premises orthe Project, Lessor's right toother income therefrom, and/or Lessor's business of leasing, byanyauthority havingthe
director indirect power totaxand where the fundsare generated with reference tothe Building address. Real Property Taxesshallalso include any tax, fee, levy,
assessmentor charge, or anyincreasetherein: (i) imposed byreason of eventsoccurring duringthe term of this Lease, including but not limited to, a change in the
ownership of the Premises, and (ii) levied orassessed on machinery orequipment provided by Lessor to Lessee pursuant tothis Lease.

10.2 Payment of Taxes. Lessor shall paythe Real Property Taxes applicable to the Premises. Crn•,ir.1.1 hniA,inw,ni·  that 1 -,aur, choll niw tin I wnr tho ininnt if
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10.5 Personal Property Taxes. Lessee shall pay, prior to delinquency, all taxes assessed against and levied upon Lessee Owned Alterations, Utility Installations,
Trade Fixtures, furnishings, equipment and all personal property of Lessee. When possible, Lessee shall cause its Lessee Owned Alterations and Utility Installations,
Trade Fixtures, furnishings, equipment and all other personal property to be assessed and billed separately from the real property of Lesson If any of Lessee's said
property shall be assessed with Lessor's real property, Lessee shall pay Lessor the taxes attributable to Lessee's property within 10 days after receipt of a written
statement setting forththe taxesapplicableto Lessee'sproperty.

11. Utilities and Services.
11.1 Lessee shall pay for all water, gas, heat, light, power, telephone, trash disposal and otherutilities and services supplied tothe Premises, together with any

taxesthereon. If any such services are not separately metered or billed to Lessee, Lessee shall paya reasonable proportion, to be determined by Lessor, of all charges
jointly metered or billed. Thereshall be no abatement of rentand Lessor shall not beliable in anyrespect whatsoever forthe inadequacy, stoppage, interruption or
discontinuance of any utility or service due to riot, strike, labor dispute, breakdown, accident, repairor othercause beyond l.essor's reasonable control or in
cooperation with governmental request or directions.

11.2 Within fifteen days of Lessor's written request, Lessee agrees to deliver to Lessor such information, documents and/or authorization as Lessor needs in
order for Lessorto comply with new orexisting Applicable Requirements relatingtocommercial buildingenergy usage, ratings, and/or the reporting thereof.

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

(a) Lessee shall not voluntarily orby operation of law assign, transfer, mortgage or encumber (collectively, "assignorassignment") orsublet all orany
pal-tof Lessee's interest in this Lease orin the Premises without Lessor's prior written consent.

(b) Unless Lessee isa corporation and its stockis publiclytraded on a national stockexchange, a change in the control of Lesseeshall constitute an
assignment requiring consent. Thetransfer, on a cumulative basis, of 25% or more of the votingcontrol of Lessee shall constituteachange in control forthis purpose.

(c) The involvement of Lessee or its assets in any transaction, or series of transactions (by way of merger, sale, acquisition, financing, transfer, leveraged
buyout or otherwise), whether ornota formal assignment orhypothecation of this Lease orlessee's assets occurs, which results or will result in a reduction of the
Net Worth of Lessee byan amount greaterthan 25% of such Net Worth asit was represented at thetime of theexecution otthis Lease or atthetime of the most
recent assignment to which Lessor has consented, oras it exists immediately priorto said transaction ortraisactions constituting such reduction, whichever was or is
greater, shall be considered an assignment of this Lease to which Lessor may withhold its consent. "Net Worth of Lessee" shall mean the net worth of Lessee
(excluding any guarantors) established under generally accepted accounting principles.

(d) An assignment orsubletting without consent shall, at Lessor's option, bea Defaultcurable after notice per Paragraph 13.1(d), ora non-curable Breach
without the necessity of any notice and grace period. If Lesser elects to treat such unapproved assignment or subletting as a non-curable Breach, Lessor may either:
(i)terminate this Lease, or (ii) upon 30 days written notice, increasethe monthly Base Rent to 110% of the Base Rentthen in effect. Further, in the event of such
Breach and rental adjustment, (i)the purchase price of anyoption to purchasethe Premises held bylessee shall be subject to similaradjustment to 110% of the price
previously in effect, and (ii)allfixed and non-fixed rental adjustments scheduled duringthe remainder of the Leaseterm shall be increased to 110% of the scheduled
adjusted rent.
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(e) Lessee's remedy for any breach of Paragraph 12.1 by Lessor shall be limited to compensatory damages and/or injunctive relief.
(f) Lessor may reasonably withhold consentto a proposed assignment orsubletting if Lessee is in Default at the time consent is requested.
(g) Notwithstanding the foregoing, allowinga deminimisportion ofthe Premises, i.e. 20 square feet orless, to be used bya third party vendor in

connection with the installation ofa vending machine or payphone shall notconstitute a subletting.
12.2 Terms and Conditions Applicable to Assignment and Subletting.

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

(b) Lessor may accept Rent or performance of Lessee's obligations from any person otherthan Lessee pending approval or disapproval of an assignment.
Neithera delayin the approval or disapproval of such assignment northeacceptance of Rent orperformanceshall constitutea waiverorestoppel of Lessor's rightto
exercise its remedies for Lessee's Default or Breach.

(c) Lessor's consent toany assignmentorsubletting shall not constitute a consent toany subsequent assignment orsubletting.
(d) In the event of any Default or Breach by Lessee, Lessor may proceed directly against Lessee, any Guarantors or anyone else responsible forthe

performance of Lessee's obligations under this Lease, including any assignee or sublessee, without first exhausting Lessor's remedies against any other person or
entity responsible therefor to Lessor, or any security held by Lessor.

(e) Each request for consent toan assignmentor sublettingshall be in writing, accompanied byinformation relevantto Lessor's determination as tothe
financial and operational responsibility and appropriateness of the proposed assigneeor sublessee, including but not limited totheintended use and/or required
modification of the Premises, if any, together with a fee of $500 as consideration for Lessor's considering anc processing said request. Lessee agrees to provide Lessor
with such otheror additional information and/or documentation as may be reasonably requested. (See also Paragraph 36)

(f) Any assignee of, or sublessee under, this Lease shall, by reason of accepting such assignment, entering into such sublease, or entering into possession
of the Premises or any portion thereof, be deemed to have assumed and agreed to conform and comply with each and every term, covenant, condition and obligation
herein to beobserved orperformed by Lessee during theterm of said assignment orsublease, other than such obligations as are contrary to or inconsistent with
provisions of an assignment orsubleaseto which Lessor has specifically consented to in writing.

(g) Lessor's consent to any assignment or subletting shall not transfer to the assignee or sublessee any Option granted to the original Lessee by this Lease
unlesssuch transferis specifically consentedto by Lessor in writing. (See Paragraph 39.2)

12.3 Additional Terms and Conditions Applicable to Subletting. The following terms and conditions shall apply to any subletting by Lessee of all or any part of
the Premises and shall bedeemed included in all subleases under this Lease whether ornot expressly incorporated therein:

(a) Lessee hereby assigns and transfersto Lessor all of Lessee's interest in all Rent payable on any sublease, and Lessor may collect such Rent and apply
same toward Lessee's obligations under this Lease; provided, however, that until a Breach shall occur in the performance of Lessee's obligations, Lessee may collect
said Rent. In the event that the amount collected by Lessor exceeds Lessee's then outstanding obligations any such excess shall be refunded to Lessee. Lessor shall
not, by reason of the foregoingor anyassignment of such sublease, norby reason of the collection of Rent, be deemed liableto the sublessee forany failure of Lessee
to perform and comply with any of Lessee's obligations to such sublessee. Lessee hereby irrevocably authorizes and directs any such sublessee, upon receipt of a
written notice from Lessor statingthat a Breach exists in the performance of Lessee's obligations under this Lease, to payto Lessor all Rent due and to become due
underthe sublease. Sublesseeshall rely upon any such notice from Lessorand shall pay all Rentsto Lessorwithout any obligation or rightto inquire as to whether
such Breach exists, notwithstanding any claim from Lessee to the contrary.

(b) In the event of a Breach by Lessee, Lessor may, at its option, require sublessee to attorn to Lessor, in which event Lessor shall undertake the
obligationsof thesublessor undersuchsublease fromthe timeof the exercise of saidoption totheexpiration of such sublease; provided, however, Lessor shall not be
liable for any prepaid rents or security deposit paid by such sublessee to such sublessor or for any prior Defaults or Breachesof such sublessor.

(c) Any matter requiringthe consentof the sublessorunder a sublease shallalsorequire the consent of Lesson
(d) Nosublessee shall further assignorsublet alloranypartof the Premises without Lessor's prior written consent.
(e) Lessor shall deliver a copy of any notice of Default or Breach by Lessee to the sublessee, who shall have the right to cure the Default of Lessee within

the grace period, if any, specified in such notice. The sublessee shall have a right of reimbursement and offset from and against Lessee for any such Defaults cured by
the sublessee.

13. Default; Breach; Remedies.
13.1 Default; Breach. A "Default" is defined as a failure by the Lessee to comply with or perform any of the terms, covenants, conditions or Rules and

Regulations under this Lease. A "Breach" isdefined asthe occurrence of one ormore of the following Defaults, and the failure of Lesseeto cure such Default within
anyapplicable grace period:

(a) The abandonment of the Premises; the vacatingof the Premises priortothe expiration or terminationof this Lease without providinga commercially
reasonable level of security, or wherethe coverage of the property insurance described in Paragraph 8.3 is jeopardized as a result thereof, or without providing
reasonable assurances to minimize potential vandalism; or failure to deliver to Lessor exclusive possession of the entire Premises in accordance herewith prior to the
expiration or termination of this Lease.

(b) The failure of Lessee to make any payment of Rent or any Security Deposit required to be r,ade by Lessee hereunder, whether to Lessor orto a third
party, when due, to provide re:]conable evidence of insurince or surety bond, or to fulfill any obligation under this Lease which endangers or threatens life or
property, where such failure continues for a period of 10 a.busines,-days following written notice to Lessee. THE ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT OF
RENT OR SECURITY DEPOSIT SHALLNOT CONSTITUTE A WAIVER OF ANY OF LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE
PREMISES.

Ic) The failure of Lessee toallow Lessor and/orits agents access tothe Premises orthe commission of waste, actor acts constituting public or private
nuisance, and/or an illegal activityonthe Premises by Lessee, where such actions continue fora period of 10 4446*imasidays following written notice to Lessee. In
the event that Lessee commits waste, a nuisance or an illegal activity a second time then, the Lessor may elect to treat such conduct as a non-curable Breach rather
than a Default.

(d) The failure by Lessee to provide (i) reasonable written evidence of compliance with Applicable Requirements, (ii) thp ...'i,r. rn.trart'  (iii) the
rescission of an unauthorized assignment orsubletting, (iv) an Estoppel Certificate-oUi.nanOal-statement® (v) a requested subordination, (vi) evidence concerning any
guarantyand/or Guarantor, (vii) anydocument requested under Paragraph 42, (viii) material safetydata sheets (MSDS), or(ix) any otherdocumentation or
information which Lessor may reasonably require of Lessee under the terms of this Lease, where any such failure continues for a period of 30 10-days following
written notice to Lessee.

(e) A Defaultby Lessee asto theterms, covenants, conditionsor provisionsof this Lease, or of the rulesadopted under Paragraph 40 hereof, other than
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thosedescribed in subparagraphs 13.1(a), (b), (c) or (d), above, where such Default continues fora period of 30 days after written notice; provided, however, that if
the nature of Lessee's Default is such that more than 30 days are reasonably required for its cure, then it shall not be deemed to be a Breach if Lessee commences
such cure withinsaid 30 day period andthereafter diligently prosecutes such cure to complet'ion.

(f) The occurrence of any of the followingevents: (i)the makingof any general arrangement orassignment forthe benefit of creditors; (ii) becominga
"debtor" as defined in 11 U.S.C. § 101 or any successor statute thereto (unless, in the case of a petition filed against Lessee, the same is dismissed within 60 days); (iii)
the appointment of a trustee or receiver to take possession of substantially all of Lessee's assets located atthe Premises or of Lessee's interest in this Lease, where
possession is not restored to Lessee within 30 days; or (iv) the attachment, execution or other judicial seizure of substantially all of Lessee's assets located at the
Premises or of Lessee's interest in this Lease, where such seizure is not discharged within 30 days; provided, however, in the event that any provision of this
subparagraph is contraryto any applicable law, such provision shall be of no force oreffect, and notaffect the validity of the remaining provisions.

(g) The discovery that anyfinancial statement of Lessee or of any Guarantorgiven to Lessor was materially false.
(h) If the performanceof Lessee'sobligationsunder this Lease isguaranteed: (i)the death of a Guarantor, (ii) thetermination of a Guarantor's liability

with respect tothis Leaseotherthan inaccordance withthe terms of such guaranty, (iii) a Guarantor's becoming insolvent or thesubject of a bankruptcy filing, (iv) a
Guarantor's refusal to honor the guaranty, or (v) a Guarantor's breach of its guaranty obligation on an anticipatory basis, and Lessee's failure, within 60 days following
written notice of any such event, to provide written alternative assurance or security, which, when coupled with the then existing resources of Lessee, equals or
exceedsthe combined financial resourcesof Lessee andthe Guarantorsthat existed atthe timeof execution of this Lease.

13.2 Remedies. If Lessee fails to perform any of its affirmative duties or obligations, within 30 40-days after written notice (or in case of an emergency, without
notice), Lessor may, at itsoption, perform such duty orobligation on Lessee's behalf, including but not limited to the obtaining of reasonably required bonds,
48&*@AG@·pet@+66, or governmental licenses, permits or approvals. Lessee shall payto Lessor an amount equal to 115% of the costs and expenses incurred by Lessor
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a) Lessor Waiver of Rent Acceleration. Notwithstanding anything to the contran in this 1.,ease, Lesser waives (1) all rights to accelerate
Izssee's payment of Rent under this Lease for any time period after the later of the date Lessor terminates this Lease and the date Lessee vacates the
Premises and (2) all rights under California Civil Code section 1951.2(a) or otherwise, to collect Rent for any time period after the later of the date Lessor
terminates this Lease and the date Lesser ,~acati·s the Premises.

(b) Remedies Upon Event of Default. Subject to Irsgor's waiver in paragraph 13·2(a), upon the occurrence of a Breach 4- Lessee, Irssor shall
have, in addition to am- other remedies auailable to Lessor at law or in equity, the option to pursue am· one or more of the following remedies. each and
all ofwhich shall be cumulative and nonexclusive.

(i) Terminate this Lease, in which event Lessee shallimmediatelv stirrender the Premises to Lessor. and if Lessee fails to do so, Lessor
may, without prejudice to any other remedy which it may have for possession or arrearages in rent, enter upon and take possession of the Premises and
expel or remoir Lessee and am-other person who may be occupying the Premises or any part thereof, without being liable for prosecution or any claini
or damages therefor; and Lessor may recover from Lessee the following:

(A) The uurth at the time of award ofany unpaid rent which has been earned at the time ofsuch termination; plus
(B) If I.essee ,-acates the Premises after the date of termination of this Lease, the worth at the time of award of the amount by which

(1) the unpaid Rent which would have been earned after termination until the earlier of (I) the date Lessee vacates the Premises, and (II) the time of
m,ird, exceeds (2) the amount of such rental loss that 1.nssee proves could have been reasonablyavoided; plus any other amount necessary to
compensate Lessor for all the detriment proximateli~ caused by Lessee's failure to perform its obligations under this Lease or which in the ordinary
course of things would be likelv to result therefrom, but excluding the collection or acceleration of unpaid Rent accruing or which would have accrued
after the later of (y) the date of the termination of this Lease and (z) the date Lessee vacates the Premises; and

(C) At Lessor's election, such other amounts in addition to or in lieu of the foregoing as may be permitted from time to time by
applicable law, but exchiding the collection or acceleration of unpaid Rent accruing or which would ha,raccrued afterthe later of (A) the date of the
termination of this Lease and (B) the date Lessee vacates the Premises.
The term "rent" as used in this paragraph 13.2 shall be deemed to be and to mean all sums of even- nature required to be paid by Lessee pursuant to the
terms of this Lease, whether to Lessor or to others. As used in this paragraph 13·2, the "worth atthe time ofaward" shall be computed by allowing
interest at the Interest Rate set forth in paragraph 13·5, but in no case greater than the maximum amount ofsuch interest permitted by law.

(ii) Lesser shall have the remedy described in California Civil Code section 1951.4 (lessor may continue lease in effect after lessee's breach
and abandonment and reco,-er rent as it becomes due, if lesser has the right to sublet or assign, subject only to reasonable limitations). Accordingly, if
Lessor des not elect to terminate this I.ease on account of any Breach by Tenant, Landlord may, ft·om time to time, without terminating this Lease,

1 0.
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enforce all of its rights and remedies under this Lease, including the right to recover all rent as it becomes due.

(c) Except as otherwise waived bi' Lessc,r inthis Lease, Lessor may pfursue any other remedy now or hereafter available under the laws or judicial
decisions of the state wherein the Premises are located. The expiration or termination of this Lease and/orthe termination of Lessee's right to possession shall not
relieve Lessee from liability under any indemnity provisions of this Lease asto matters occurringor accruingduringthe term hereof orby reason of Lessee's
occupancyof the Premises.

-13.3 Inducomont Rocipturo. Any agracment for frce cribited rent or othorchorgec, tile cost of terint improvements for Locce paid for or porformed
hy I ecr-r, -r fr,r tho giwing -r p,Ying hy 1 -cr-r tr, -r fr,r 1 0 -0 r,f orny - ch -r r,thor h-n,ir inrl, ir-rno nt -r rr,ncirlor,+inn fr,r 1 - r -'r r•-•r,ring intr, +hic 1 -,co  ,11 r,f

·.hir-h r-r·,r-rAn-r ,rn hnr-ir,-,f+-r r-fnrred to ?r 1,1.1:'1•re•-ent D e.,44--r," Sh.,111-9 doorned rr...rl;NAr,A l i IrA" 1 r·~rren'l· f, 111 -.1,4 f. i.hf..1 p.,rf-rrn.n.-- r,f -,11 of tho

torrnr. rmmnintr inr~ r.n,lit-inni .f thic I o.co Ilp-r, Arn=,rh r·,f thi~ 1 0,rr• hui nrrn, Int, ri,rh Inrl,ir-ornor,t Drni,;6,-,r, rh,11 1„tr,rnit-ir,Ily ho rlaornart rialatarl frnrn thic
,,

1 9-2.9 Inrl Af n. fil/hor fr,r - -r Affrw-+ 9-,1 1-,i rr,ni A+h-rrh-,rgn, Ar,ruir, irl,Ii,rn,·nr,nt -r r-r,fir·Inr-,hr,n thomtnfr,ro,h,+Arl, Ci,ir,r, -r p,irl ht' '-rr-r „n,Inr <,irh ,-
,

Inrl„rorn9rt Pr-„ifinr, rh,11 ho inr,rnor.li-ligly rh in ,- A p,t"hln hy 1 -cc - tr, 1 -ce-r r,nt,„it hcti ntling e ny ri,hcorl" ont ri,ra r,f r, irl g ro,rh hy 1 -cr- Th o ,-ropt,-rn hi,i

1 nrrn· r•f r,-+ n. th. r-1., 4 th. Ar.,rh whirh irliti.tari th. Ap-.HAn Af thir p-Ir.gr.ph rh-,It Ant hr, r·In.rnr,4. i~,-Ii,inrhy I ,prfer nf the prnt,iri.nf Of thif p?r'gr'ph.

11,11./. eperifir.Ily n ytate,4 in writing hy I oce-r it thotirne nfc, irh irroptinre

13.4 Late Charges. Lessee hereby acknowledges that late payment by Lessee of Rent will cause Lessor to incur costs not contemplated by this Lease, the exact
amount of which will be extremely difficult to ascertain. Such costs include, but are not limited to, processing and accounting charges, and late charges which may be
imposed upon Lessor by any Lender. Accordingly, if any Rent shall not be received by Lessor within 5 days after such amount shall bedue, then, without any
requirement for notice to Lessee, Lessee shall immediately pay to Lessor a one-time late charge equal to 10% of each such overdue amount or $100, whichever is
greater. The Parties hereby agree that such late charge represents a fair and reasonable estimate of the costs Lesser will incur by reason of such late payment.
Acceptance of such late charge by Lessor shall in no event constitute a waiver of Lessee's Default or Breach with respect to such overdue amount, nor prevent the
exercise of anyof theotherrights and remedies granted hereunder. Inthe event that a late charge is payable hereunder, whetheror not collected, for 3 consecutive
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.

13.5 Interest. Any monetary payment due Lessor hereunder, other than late charges, not received by Lessor, when due shall bear interest from the 31st day
after it wasdue. The interest ("Interest") charged shall be computed atthe rate of 10% perannum but shall not exceed the maximum rate allowed by law. Interest is
payablein addition to the potential late charge provided forin Paragraph 13.4.

13.6 Breach by Lessor.
(a) Notice of Breach. Lessorshall not be deemed in breach of this Lease unless Lessor fails within a reasonable time to perform anobligation required to

beperformed by Lesson Forpurposes of this Paragraph, a reasonabletimeshall in no event be less than 30 daysafter receipt by Lessor, and any Lender whose name
and address shall have been furnished to Lessee in writing for such purpose, of written notice specifying wherein such obligation of Lessor has not been performed;
provided, however, that if the nature of Lessor's obligation issuch that morethan 30 days are reasonably required forits pe formance, then Lessor shall not be in
breach if performance is commenced within such 30 day period and thereafter diligently pursued tocompletion.

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

14. Condemnation. If the Premisesor any portion thereof are taken underthe power of eminent domainor sold under the threat of theexercise of said power
(collectively "Condemnation"), this Lease shallterminate as tothe par·ttaken asof the datethe condemning authoritytakes titleor possession, whicheverfirst occurs.
If more than 25% ofthe Premises, istaken by Condemnation, Lessee may, at Lessee's option, to be exercised In writing within 10 days after Lessor shall have given
Lessee written notice of such taking(or in the absence of such notice, within 10 days afterthe condemning authority shall have taken possession) terminatethis Lease
as of the date the condemning authority takes such possession. If Lessee does not terminate this Lease in accordance with the foregoing, this Lease shall remain in
full force and effect as to the portion of the Premises remaining, except that the Base Rent shall be reduced in proportion to the reduction in utility of the Premises
caused by such Condemnation. Condemnation awards and/or payments shall be the property of Lessor, whether such award shall be made ascompensation for
diminution in value of the leasehold, the value of the part taken, or for severance damages; provided, however, that Lessee shall be entitled to any compensation paid
bythe condemnor for Lessee's relocationexpenses, loss of business goodwill and/or Trade Fixtures, without regard to whether or notthis Leaseisterminated
pursuantto the provisions of this Paragraph. All Alterationsand Utility Installations made tothe Premises by Lessee, forpurposes of Condemnation only, shall be
consideredthe property of the Lesseeand Lesseeshall beentitled toanyand allcompensation which is payable therefor. Inthe event thatthis Lease is not
terminated by reason of the Condemnation, Lessor shall repair anydamage tothe Premises caused by such Condemnation.

15 Brokerage Fees
1 T 1 Ad,lit·inn,l rn-mircinn In ir#Hihnn tn tho r'vinontc nia,orl pii,¢„int tn Per,gr,ph 1 0 2hrnic  I orrr,r ,(roor th,t· (,) if I orcon ovorric,ic ,-,inphnr·,, (h) if
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16. Estoppel Certificates.
| (a) Each Party (as "Responding Party") shall within 30 10-days after written notice from the other Party (the "Requesting Party") execute, acknowledge

anddeliver tothe Requesting Partya statement in writing in form similarto thethen mostcurrent "Estoppel Certificate" form published by AIR CRE, plus such

LC
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additional information, confirmation and/or statements as may be reasonably requested by the Requesting Party.
| (b) I f the Responding Party shall fail to execute or deliver the Estoppel Certificate within such 30 4.0-day period, the Requesting Party may execute an

Estoppel Certificate stating that: (i)the Lease is in full force and effect without modification except as may be represented by the Requesting Party, (ii) there are no
uncured defaults in the Requesting Party's performance, and (iii) if Lessor isthe Requesting Party, not morethan one month's rent hasbeen paid in advance.
Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppel Certificate, and the Responding Party shall be estopped from denying the
truth of the facts contained in said Certificate. In addition, Lessee acknowledges that any failure on its part to provide such an Estoppel Certificate will expose Lessor
to risks and potentially cause Lessor to incur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertain. Accordingly, should the
Lessee fail to execute and/or deliver a requested Estoppel Certificate in atimely fashion the monthly Base Rent shall be automatically increased, without any
requirement for noticeto Lessee, byan amountequal to 10% of thethen existing Base Rentor$100, whicheveris greater for remainder of the Lease. The Parties
agree that such increase in Base Rent represents fair and reasonable compensation for the additional risk/costs that Lessor will incur by reason of Lessee's failure to
provide the Estoppel Certificate. Such increase in Base Rent shall in no event constitute a waiver of Lessee's Default or Breach with respect to the failure to provide
the Estoppel Certificate nor prevent the exercise of any of the other rights and remedies granted hereunder.

(0) If 1 -renr rl-rirr,r +n fin--r.  Fnfin-Inrn  -r ze'l lthe Drer·nif,r, Ar .ny p.rt th-enf, I errr,- -Inrl -Ill rll.r-Int-r-r rh,Il ,-i»h;n l A rl,t'r 'ft-rtair,H:9" notice

from Loccor deliver to Jny potential lender or purchaser designated by Loccor such fininciol statoments os miy be reiconibly required by such lender or purchicer,
5*ing hilt ne,t lirn;tr,rl +~ Ir~rrr,~4· fin,r,ri-,1 rt,tr~rn-r,tr fAr th,1 p,- 2 y,r,ri All fil,-h fin~nri,1 ft,+9'nent~ eh-,11 h,-• rn,-~i~ir,~ hy 1 ,-1rrAr -~r,rt ri,rh Ir·~rl,4,1r r,r p,irrh,rnr in

ccnfidence ind [!12" bc t·red only for the purpoer herein set forth.

17. Definition of Lessor. The term "Lessor" as used herein shall mean the owner or owners at the time in question of the fee title to the Premises, or, if this is a
sublease, of the Lessee's interestinthe priorlease. In the event of atransfer of Lessor'stitle orinterest inthe Premises orthis Lease, Lessor shall deliver to the
transfereeor assignee (in cash orby credit) any unused Security Deposit held by Lesson Upon suchtransfer orassignment anddelivery of the Security Deposit, as
aforesaid, the prior Lessor shall be relieved ofall liability with respect to the obligations and/or covenants under this Lease thereafter to be performed by the Lessor.
Subject to the foregoing, the obligationsand/or covenantsin this Lease to be performed bythe Lessorshall be binding only upon the Lessor as hereinabove defined.

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

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

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

21. Time of Essence. Time is of the essence with respect tothe performance of all obligations to be performed orobserved by the Parties underthis Lease.

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

23. Notices.
23.1 Notice Requirements. All notices required or permitted by this Lease orapplicable law shall be in writingand may be delivered in person (byhand orby

courier) or may be sent byregular, certified or registered mail or U.S. Postal Service Express Mail, with postage prepaid, or by facsimiletransmission, or by email, and
shall be deemed sufficiently given ifserved in a mannerspecified inthis Paragraph 23. Theaddressesnoted adjacent to a Party's signature onthis Lease shall bethat
Party'saddress for delivery ormailingof notices. Either Party may by written noticeto the otherspecify a different address for notice, exceptthat upon Lessee's
taking possession of the Premises, the Premises shall constitute Lessee's address for notice. A copy of all notices to Lessor shall be concurrently transmitted to such
party or parties at such addresses as Lessor may from time to time hereafter designate in writing.

23.2 Date of Notice. Any notice sent by registered or certified mail, return receipt requested, shall be deemed given on the date of delivery shown on the
receiptcard, orif nodeliverydate isshown, the postmark thereon. I f sent by regularmailthe notice shall be deemed given 72 hours afterthe sameisaddressed as
required herein and mailed with postage prepaid. Notices delivered by United States Express Mail or overnight courier that guarantees next day delivery shall be
deemedgiven 24 hours afterdelivery of thesame tothe Postal Serviceor courier. Noticesdelivered by hand, or transmitted by facsimile transmission or byemail
shall be deemed delivered upon actual receipt. If notice is received on a Saturday, Sunday or legal holiday, it shall be deemed received on the next business day.

23.3 Options. Notwithstandingthe foregoing, in order toexercise any Options (see paragraph 39), the Notice must be sent by Certified Mail (return receipt
requested), Express Mail (signature required), courier (signature required) or some other methodology that provides a receipt establishing the date the notice was
received by the Lessor.

24. Waivers.
(a) No waiver by Lessor of the Defaultor Breach of anyterm, covenant orcondition hereof bylessee, shall be deemed a waiver of any otherterm,

covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any otherterm, covenant or condition hereof. Lessor's consent to,
orapproval of, any act shall not bedeemed to render unnecessarytheobtaining of Lessor's consent to, or approvalof, anysubsequent or similaract bylessee, orbe
construed as the basis of an estoppel toenforce the provision or provisionsof this Lease requiringsuch consent.

(b) Tne acceptance of Rent by lessor shall not be a waiver of any Default or Breach by Lessee. Any payment by Lessee may be accepted by Lessor on
account of moniesor damages due Lessor, notwithstanding any qualifying statements orconditions made by Lessee in connection therewith, which such statements
and/or conditions shall be of no force oreffect whatsoeverunless specificallyagreedto in writing bylessorat orbefore thetimeof deposit of such payment.

(c) THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALLGOVERN WITH REGARD TO ALLMATTERS RELATED THERETO AND HEREBY WAIVE THE
PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TOTHE EXTENTTHAT SUCH STATUTEIS INCONSISTENTWITH THIS LEASE.

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

whattype of agency relationshiporrepresentation ithas with the agent oragents inthe transaction. Lessor and Lessee acknowledge beingadvised bythe Brokers in
thistransaction, as follows:

(i) Lesson Agent. A Lessor's agent under a listing agreement with the Lessor acts as the agent for the Lessor only. A Lessor's agent or subagentue LO
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has the followingaffirmative obligations : To the Lesson A fiduciary duty of utmost care , integrity, honesty, and loyalty in dealangs with the Lessor. To the Lessee and
the Lesson (a) Diligent exercise of reasonable skills and care in performance of theagent's duties. (b) A duty of honestand fair dealing andgood faith. (c) A duty to
discloseall facts known tothe agent materiallyaffecting the value or desirability of the property thatare not known to, or withinthe diligent attention and
observation of, the Parties. An agent is not obligated to reveal to either Party any confidential information obtained from the other Party which does not involve the
affirmative duties set forth above.

Lesect.tent. An agent can ogrecto itt ic agent forthe Lessec only. In these situations the igent ic not thc Lesser's ogent, oven ifby
.gr-nrnnr,t thi -.rrnnt r-- i r-,-r·.1-9 r-rnpr·.r·Ir,hmr, f., r-ri.;r-r r-r,A-r,·,A -1+6,-.r m filll -fin p,ri fr.rn +h·h,~ I nfrer '"-' 10--+ 'rting Ini•, f.r . 1 -rrn- h-,r thi fr'llewingU· ,
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to cither Lescce'c cir Loccor'c fin.rciN position, motivations, borgoining position, or other perror'?' ir·fer-]fer that m JY impict rent, including Locco r's willingness to
accept j rent less thanthelisting rent or Les-ce'o .·.4!lingness to poy rent greaterthan the rent offered. The atovedutics of the jgent in j real estate transaction do
not relic'.·c J Les:or cr Lessce frcm th2 -2:pcnsibility to protect their own interests. Lcs:or and Lc=:cc ..cu!2 corefu!!7 -22 3!! 1,recments to accurethot they
adequately express theirunderstanding of thetronsoction. A rcal cstatc Jgcntica person qualified to adviscabout real estate. Iflegal ortax adviceic decired, consult
3 competent profeccional. Both lesfor ind Lesccochould rt·eng'Yconsider obtainingtax Jdvice from o competent profoccional because the federal and ctate tax
con.cquence: cf J transaction con be complex and subject to change.

(b) Brokers have no responsibility with respect to any default or breach hereof by either Party. The Parties agree that no lawsuit or other legal
proceeding involving anybreach of duty, error oromission relatingto this Lease may be brought against Brokermore than one yearafterthe Start Date and that the
liability (including court costs and attorneys' fees), of any Broker with respect to any such lawsuit and/or legal proceeding shall not exceed the fee received by such
Broker pursuant tothis Lease; provided, however, that the foregoing limitation on each Broker's liabilityshall not be applicable toany gross negligenceor willful
misconduct of such Broker.

(c) Lessorand Lesseeagree to identifyto Brokersas "Confidential" any communication orinformation given Brokers that isconsidered bysuch Party to
beconfidentiaL

26. No Right To Holdover. Lessee has no right to retain possession of the Premises or any part thereof beyond the expiration or termination of this Lease. At or
priorto theexpiration ortermination of this Lease Lessee shall deliver exclusive possession of the Premisesto Lessor. For purposes of this provision and Paragraph
13.1(a), exclusive possession shall mean that Lessee shall have vacated the Premises, removed all of its personal property therefrom and that the Premises have been
returned in the condition specified in this Lease. In the event that Lessee does not deliver exclusive possession to Lessor as specified above, then Lesser's damages
duringany holdover period shall becomputed atthe amountof the Rent (as defined in Paragraph 4.1) due duringthe last full month beforethe expiration or
termination of this Lease (disregarding anytemporary abatement of Rent that may have been in effect), but with Base Rent being 150% of the Base Rent payable
during such last full month. Nothing contained herein shall be construed as consent by Lessor to any holding over by Lessee.

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

28. Covenants and Conditions; Construction of Agreement. All provisions of this Lease to be observed or performed by Lessee are both covenants and conditions.
Inconstruing this Lease, all headingsand titlesare forthe convenience of the Partiesonly and shall not beconsidered a partof thislease. Whenever required bythe
context, the singular shall include the plural and vice versa. This Lease shall not be construed as if prepared by one of the Parties, but rather according to its fair
meaningas a whole, asif both Partieshad prepared it.

29. Binding Effect; Choice of Law. This Lease shall be binding upon the Parties, their personal representatives, successors and assigns and be governed by the laws
of the State in whichthe Premises are located. Any litigation betweenthe Parties hereto concerningthis Lease shall be initiated inthe county in which the Premises
are located. Signatures tothis Lease accomplished by meansof electronic signature or similartechnology shall be legal and binding.

30. Subordination; Attornment; Non-Disturbance.
30 1 Subordination. This Lease and any Option granted hereby shall be subject and subordinate toany ground lease, mortgage, deed of trust, or other

hypothecation or security device (collectively, "Security Device"), now or hereafter placed upon the Premises, to any and all advances made on the security thereof,
and to all renewals, modifications, and extensions thereof. Lessee agrees that the holders of any such Security Devices (in this Lease together referred to as "Lender")
shall have no liability orobligationto perform any of the obligations of Lessor underthis Lease. Any Lender may electto have this Lease and/orany Option granted
hereby superior to the lien of its Security Device by giving written notice thereof to Lessee, whereupon this Lease and such Options shall be deemed prior to such
Security Device, notwithstanding the relative dates of the documentation or recordation thereof.

30.2 Attornment. In the eventthat Lessortransferstitle tothe Premises, orthe Premisesare acquired byanother upon the foreclosure or termination of a
Security Device to which this Lease is subordinated (i) Lessee shall, subject tothe non-disturbance provisions of Paragraph 30.3, attorn to such new owner, and upon
request, enter into a new lease, containing all of the terms and provisions of this Lease, with such new owner for the remainder of the term hereof, or, at the election
of the new owner, this Lease will automatically become a new lease between Lessee and such new owner, and (ii) Lessor shall thereafter be relieved of any further
obligations hereunder and such new owner shall assume all of Lessor's obligations, exceptthat such new ownershall not: (a) be liable forany actor omission of any
priorlessor or with respect toevents occurring prior toacquisition of ownership; (b) be subject toanyoffsets ordefenses which Lessee might haveagainst anyprior
lessor, (c) be bound byprepayment of more than one month'srent, or (d) be liable forthe return of anysecurity deposit paid to any prior lessor which was not paid or
credited to such rew owner.

30.3 Non-Disturbance. With respect to Security Devices entered into by Lessor after the execution ofthis Lease, Lessee's subordination ofthis Lease shall be
subject to receiving a commercially reasonable non-disturbance agreement (a "Non-Disturbance Agreement") from the Lender which Non-Disturbance Agreement
provides that Lessee's possession ofthe Premises, and this Lease, including any options to extend the term hereof, will not be disturbed so long as Lessee is not in
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Breach hereof and attorns to the record owner of the Premises.
30.4 Self-Executing. The agreements contained in this Paragraph 30 shall be effective without the execution of any further documents; provided, however, that,

upon written request from Lessor or a Lender in connection with a sale, financing or refinancing of the Premises, Lessee and l.essor shall execute such further writings
as may be reasonably required to separately document any subordination, attornment and/or Non-Disturbance Agreement provided for herein.

31. Attorneys' Fees. I f any Party 0&2:01*-brings an action or proceeding involving the Premises whether founded in tort, contract or equity, orto declare rights
hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal thereon, shall be entitled to reasonable attorneys' fees. Such fees may
be awarded in the same suit or recovered in a separate suit, whether or not such action or proceeding is pursued to decision or judgment. The term, "Prevailing
Party" shall include, without limitation, a Party @**#01-who substantially obtains or defeats the relief sought, as the case may be, whether by compromise,
settlement, judgment, or the abandonment bythe other Party 06·2601-of its claim or defense. The attorneys' fees award shall not be computed in accordance with
any court fee schedule, but shall be such as to fully reimburse allattorneys' fees reasonably incurred. ·1- :·Ad tern, Leccor chol bo entitled to ottornoyc' fecs, cocto :ind
rvp--r-r in- irr-,4 ir, the prepir?h-r·, 1,·,d E2rwh-9 Af not'Cor Af n2f-i.ilt ?-d r-rlrillt,H-rw- in r-nr·IrrA-rl +hn-r,i„ith, whniher -rna. 2 190?' pr+inn ir flihforp,or.+It,i.

commenced in connection'.vith st'ch 0'*..''tor refulting P·coch ($200 2 3 re][on]6'c m;-*mum per occurrence for such core ccs ind consult]tion).

32. Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premises at any tjme, in the case of an emergency, and
otherwise at reasonable times after reasonable prior notice for the purpose of showingthe sameto prospective purchasers, lenders, ortenants, and makingsuch
alterations, repairs, improvements or additionstothe Premises as Lessor may deem necessaryor desirable and the erecting, using and maintaining of utilities,
services, pipes and conduits throughthe Premises and/orother premisesas longasthere isno materialadverse effect on Lessee's use of the Premises. All such
activities shall be without abatementof rent or liability to Lessee.

33. Auctions. Lessee shall not conduct, nor permit to be conducted, any auction upon the Premises without Lessor's prior written consent. Lessor shall not be
obligated to exercise any standard of reasonableness in determining whether to permit an auction.

34. Signs. Lessor mayplaceon the Premises ordinary "For Sale" signs at anytime and ordinary"For Lease" signs duringthe last 6 months of the term hereot Except
forordinary "For Sublease" signs, Lessee shall not place anysign upon the Premises without Lessor's prior written consent. All signs must comply with all Applicable
Requirements.

35. Termination; Merger. Unless specifically stated otherwise in writing by Lessor, the voluntary or other surrender of this Lease by Lessee, the mutual termination
or cancellation hereof, or a termination hereof by Lessor for Breach by Lessee, shall automaticallyterminate any sublease or lesser estate in the Premises; provided,
however, that Lessor may elect tocontinue anyone oral] existingsubtenancies. Lessor's failure within 10 days followingany such eventto elect to the contrary by
written notice tothe holderof any such lesser interest, shall constitute Lessor'selection to have such event constitute thetermination of such interest.

36. Consents. All requests for consent shall be in writing. Except as otherwise provided herein, wherever in this Lease theconsent of a Party is required to an act by
or for the other Party, such consent shall not be unreasonably withheld ordelayed. Lessor's actual reasonablecosts and expenses (including but not limited to
architects', attorneys', engineers' and other consultants' fees) incurred in the consideration of, or response to, a request by Lessee for any Lessor consent, including
but not limited to consents to an assignment, a subletting or the presence or use of a Hazardous Substance, shall be paid by Lessee upon receipt of an invoice and
supporting documentation therefor. Lessor's consent to any act, assignment or subletting shall not constitute an acknowledgment that no Default or Breach by Lessee
of this Lease exists, nor shall such consent be deemed a waiver of any then existing Default or Breach, except as may be otherwise specifically stated in writing by
Lessorat the time of such consent. The failure to specify herein any particularcondition to Lessor's consent shall not preclude the imposition bylessor atthe t'imeof
consentof such further orotherconditions asare then reasonable with referenceto the particular matter for which consentis beinggiven. Inthe eventthat either
Partydisagrees with any determination made by the other hereunderand reasonably requeststhe reasons for such determination, the determining party shall furnish
its reasons in writing and in reasonable detail within 10 business days followingsuch request.

37. Guarantor.
37.1 Execution. The Guarantors, if any, shall each execute a guaranty in the form most recently published by AIR CRE.
37.2 Default. It shall constitute a Default ofthe Lessee if any Guarantorfails or refuses, upon request to provide: (a) evidence oftheexecution ofthe guaranty,

including the authority 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
boardof directorsauthorizing the makingof suchguaranty, (b) current financial statements, (c) an Estoppel Certificate, or(d) written confirmation thatthe guaranty is
still in effect.

38. Quiet Possession. Subject to payment by Lessee of the Rent and performance of all of the covenants, conditions and provisions on Lessee's part to be observed
and performed underthis Lease, Lessee shall havequiet possession and quiet enjoymentof the Premises duringtheterm hereof.

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

thatlessee hason otherproperty of Lessor; (b) the right of first refusal orfirst offerto lease eitherthe Premisesorother property of Lessor; (c) the right to purchase,
the right of first ofer to purchase orthe right of first refusal to purchase the Premises or other property of 1-essor.

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

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

39.4 Effect of Default on Options.
(a) Lessee shall have no rightto exercisean Option: (i)duringthe period commencing with the giving of any notice of Default and continuing until said

Defaultis cured, 0) duringthe period of time any Rent isunpaid (without regardto whethernoticethereof isgiven Lessee), (iii)during thetime Lesseeis in Breach of
this Lease, or(iv) intheevent that Lessee has been given 3 or more notices of separate Default, whetheror notthe Defaults are cured, duringthe 12 month period
immediately preceding the exercise of the Option.

(b) The period of time within whichan Option may beexercised shall not be extended or enlarged byreason of Lessee's inabilitytoexercise an Option
because of the provisions of Paragraph 39.4(a).

(c) An Option shall terminate and beof no further forceor effect, notwithstanding Lessee's dueand timely exercise of the Option, if, aftersuch exercise
and prior tothe commencement of the extended term orcompletion of the purchase, (i) Lessee failsto pay Rent for a periodof 30 days aftersuch Rentbecomesdue
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(without any necessity of Lesser to give notice thereof), or (ii) if Lessee commits a Breach ofthis Lease.

10. Multiplo Preportioc. If the Promises ire j part of J group of propertior cor•trelled by Lecor, Lesoc agroos thit it wi ..'...11.h,A. hu-,r·,A r.nf-rrY.tr, .11 re?coniblo
ri,Inc -Ind ,·Ag, il,HAIr t,ihir lh 1 error rn?y rn·,1,9 frirn tirne t~ tin,9 for the rnPn~gerng,•t r-If,•ty, -•rwl r,rn r•f r,irl proper·Her, incl, ir'lin~ the ,··pre ?n d ¢19, nlinacr r•f the

grounds ir'Id including the pirking, looding ind unlooding of vehicles, and to ouse its employces, suppliers, chippers, customers, contrictors Jnd invitees to co obidc
)rIA rAnfnrn, 1 nrr.-,r, ,!re  -.grf,95 +r. r-", i,f f-,ir rh -,rr-, a rnrnrn~n evpen ref- irrl'rred in cor"-1~rtinn i•,ith flir h rill,~r ,r•,1 r~01,1,1-;An ·

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 Lesser shall have no obligation whatsoever to provide same. Lessee assumes all responsibility forthe protection of the Premises, Lessee, its
agents and invitees and their property from the acts of third parties.

42. Reservations. Lessor reserves to itself 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 interfere with the use of the Premises by Lessee. Lessee agrees to sign any documents reasonably requested by Lessor to effectuate any such
easement rights, dedication, map or restrictions.

43. Performance Under Protest. If at any time a dispute shall arise as to any amount or sum of money to be paid by one Party to the other under the provisions
hereof, the Partyagainst whom theobligation to pay the money isasserted shall havethe right to make payment "under protest" and such payment shall not be
regarded as a voluntary payment and there shall survive the right on the part of said Party to institute suit for recovery of such sum. I f it shall be adjudged that there
was no legal obligation on the part of said Party to pay such sum or any part thereof, said Party shall be entitled to recover such sum or so much thereof as it was not
legallyrequired topay. A Party who does not initiate suit forthe recovery of sums paid "under protest" within 6 monthsshall bedeemed to have waived its right to
protest such payment.

44. Authority; Multiple Parties; Execution.
(a) If either Party hereto isa corporation, trust, limited liability company, partnership, or similarentity, each individual executing this Lease on behalf of

such entity represents and warrants that he or she is duly authorized to execute and deliver this Lease on its behalf. Each Party shall, within 30 days after request,
deliver to the other Party satisfactory evidence of such authority.

(b) 1 f this Lcos: is exccut cd by more thon onc person or entity ]5 "Lcs:cc", each such person cr entir,· shal! bc joist!'; and se:crally liable hereunder. It is
agreed th]'[ ry 7,9 0+ t'.·c ' or"oc' 1.-055(cx stoll be cr·,100·.19rod to execute ? Ii' 2-CAd-ent to this LeJse, er other document ancillor; thereto ind bind all of the
n,Malocroor YA 1 0¢<Ar rn,w rohi nn tho anno -1 if 91 nf thrl n-,mr-,r-11 nrer-•-r- h-,r·1 r·,vor,itor-1 n irrh Ant-, irnont

(c) Thislease may be executed bythe Partiesin counterparts, each of which shall bedeemed an original and all of which together shall constitute one
andthe sameinstrument.

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

46. Offer. Preparation of this Lease byeither Partyortheir agent and submission of sametothe other Party shall not be deemed an offerto lease tothe other
Party. This Lease is not intended to be binding until executed and delivered by all Parties hereto.

47. Amendments. This Lease may be modified only in writing, signed bythe Partiesin interest atthe timeof the modification. Aslong astheydo not materially
change Lessee's obligations hereunder, Lessee agrees to make such reasonable non-monetary modificationstothis Leaseas may be reasonably required by a Lender
inconnection withthe obtainingof normal financingor refinancingof the Premises.

11%7 ~At-,timr nf li,rt,' Tri,1 TWF PARTIFC WI:RFIRV \AN',1„F TWEIR RICDC,-TIVE 01 (%14TM T,1 TRIA I IRV I,IRV IA, ANV ArTIn,J rle Der,rEFI-,IN,; INWAI\,IMB TIC DI,r,DFUTV

00 A l,IC IMB rn IT nc TWIC Ar=OFF,a FAIT

49. Arbitration of Disputes. An Addendum requiringthe Arbitration of all disputes between the Parties and/or Brokersarising out of this Lease - is ~ 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 subject premises and
determine whether the subject premises comply with all of the applicable construction-related accessibility standards under state law. Although state law does not
require a CASpinspection of the subject premises, the commercial property ownerorlessor maynot prohibitthe lessee ortenant from obtaininga CASp inspection of
the subject premises for the occupancy or potential occupancy of the lessee ortenant, if requested bythe lessee ortenant. The parties shall mutually agree on the
arrangements for thetime and mannerof the CASp inspection, the payment of the fee for the CASpinspection, andthe cost of making any repairs necessaryto
correct violations of construction-related accessibility standards within the premises.

El have undergone an inspection bya Certified Access Specialist (CASp)and it was determined thatthe Premises met all applicable construction-related accessibility
standards pursuant to California Civil Code §55.51 et seq. Lessee acknowledges that it received a copy of the inspection report at least 48 hours prior to executing this
Lease and agreesto keepsuch 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 California Civil Code §55.51 et seq. Lessee acknowledges that it received a copy ofthe inspection report at least 48 hours prior to
executingthis Lease and agrees to keep such report confidential except as necessary to complete 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 Disabilities 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 whetheror not the Premisescomply with ADA or anysimilarlegislation. In the event that
Less~*03 of the Premises requires modifications oradditions tothe Premisesinorder to be in compliance with ADA or other accessibility statutes, Lessee agrees to

10.
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make any such necessary modifications and/or additions at Lessee's expense.

51. Rent Schedule:
Months Rent/SF Rent/Month
1-12 SO.48 $39,660.96
13-24 SO.50 $41,247.40
25-36 $0.52 $41,897·29

52. Termination Right: Either party may terminate this Lease Agreement for any reason and at any time beginning in
month 30, without cause, by providing the other party with sixty (60) days prior written notice.

53· Discharge: Notwithstanding anything to the contrary herein, the Parties agree that Lessee may discharge any of its
instirance-related duties herein, including, but not limited to, those set out in Paragraph 8, through self-insurance."

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

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY 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 TO:
1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE.
2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID INVESTIGATION SHOULD INCLUDE BUT NOT BE
LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF THE PREMISES, THE CONDITION 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 their respective smgnatures.

Executed at: Executedat:
On:
 on: 01/31/2025

By LESSOR: By LESSEE:
Kvocera International,inc. The City of San Diego, a California

-7 -/9 / municipal corporationb r-t i u ~c-> At'Ra L CoktretarName Printed: Nick Muntalas By: Aida l. Contreras IJan 31,2025 14:18 PST)
Title: President Name Printed: Aida L. Contreras
phone: 858-576-2600 Title: Deplity IDi rector. Real Estate and T.ease
Fax: Administration
Email: Chris.Thompson@kyocera.com Rronnmic 1-)evel opment Department

Phone:

By: Fax:

Name Printed: Email:
Title:
Phone: By:
Fax: Name Printed:
Email: Title:

Phone:
Address: Fax:
Federal ID No.: Email:

Address:

Federal ID No.:

BROKER BROKER

CBRE, Inc.

Attn: Mike Hoeck Attn:
Title: Executive Vice President Title:

Address: 4301 La Jolla Village Drive, Suite Address:
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3000, San Diego, CA 92122 Phone:
Phone: 858-646-4700 Fax:
Fax: Email:
Email: mike.hoeck@cbre.com Federal ID No.:
Federal ID No.: Broker DRE License #:
Broker DRE License # 00409987 Agent DRE License #:
Agent DRE License #: 01386247
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SAN DIEGO CITY ATTORNEY APPROVAL
OF

LEASE AGREEMENT
8775 Balboa Avenue - San Diego, CA 92123

01/31/2025
Approved as to form on :

HEATHER FERBERT
City Attorney

AOr-· 1. Affet-
~y: Andrew J. Alfonso (jan 31,2065 15:22 PST)

Andrew Alfonso
Deputy CityAttorney

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

INITIALS INITIALS
© 2019 AIR CRE. All Rights Reserved. Last Edited: 1/24/2025 12:52 PM
LG-15.23, Revised 10-22-2020 Page 17 of 17



EXHIBIT '21 "

SITE MAP

-'h.

42, cilillillillillillillillill*:illi~

 · -1-7~ 4....
/~ 

2/.9
/1

/.W
e'Ir

'lli
ll.

...
.Ii

-/ 
A

'

04.00 :f
 

.. 4.Al H . L,
1»

: f./*p
-.1

9 -E
.

L 
•

..

' 
i 

'

'¢¥* 4 *42.480 , 
1 1

.

Z1 t

8 4 
N

5

. 1,

'**, i

-

1

.

....
1 

I. 

4 

J 
I

,

t . 1 -
I. ,

*.9


