
AIR COMMERCIAL REAL ESTATE ASSOCIATION
STANDARD INDUSTRIAUCOMMERCIAL SINGLE-TENANT LEASE - GROSS

(DO NOT USE THIS FORM FOR MULTI-TENANT BUILDINGS)

1. Basic Provisions ("Basic Provisions").
1.1 Parties: This Lease ("Leasaj, dated for reference purposes only 41Noye!!!belilJl:__ r!i...<2s.;5i!...o....I!2i.\0!.d1..3!..- _

is made by and between 1401 - 85 E Street LP
_________________________________________ ("Lessor")

and City of San Diego
_______________________________________ ("Lessee"),

(collectively the ·Partles", or Individually a ·Party").

1.2 Premises: That certain real property, Including all improvements therein or to be provided by Lessor under the terms of this Lease,

and commonly known as 1455 E Street, San Diego. CA 92101
located in the County of San piego , Slate of CA

and generally described as (describe briefly the nature of the property and, if applicable, the "ProJecf', if the property Is located within a Project)

That Eighty Four Hundred square feet 19. 400110satad diregtly !f!lst of the property known as the
San Di@go Coliseum. PS per RxbiPt A
_________________________________ C'Pl'1Imlses"). (See also Paragraph 2)

1.3 Term: 2 years and 0 months ("Original Tenn") commencing January 1. 2014
C'Commencement Date") and ending Degember 31, 2015 C'Explration Date"). (see also Paragraph 3)

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

ApprOJlt 12/10/2013 ("Early Possession Date"). (see also Paragraphs 3.2 and 3.3)

.... 1.5 Bass Rent $ 6,720.00 per month ("Bass Rent"), payable on the ht

day of each month commencing Month 1. January 1. 2014
_______________________________________ . (See also Paragraph 4)

o IIthis box is checked, there are provisions in this Lease for the Base Rent to be adjusted. See Paragraph ..,N"'o.,n"'e _

1.6 Base Rent and Other Monies Paid Upon Execution:

(a) Bass Rent $ 6,720 00 for the period "'Mo"""n""th.......=.1~1""·e"-'J..,an"""U.,a..ry""-..2"'0"'1"'4'-- _

(b)
(c)

(d)

security Deposit $ --"''7~~~-- iSecurlty Deposit"). (See also Paragraph 5)
Association F~: $ for the period _

Other: $ AIo n6 for _

(e) Total Due Upon Execution of this Lease: $ .lI6.....t..721§.J0i£.LlOLlOL- _

1.7 Agreed Use: Storage for the San Diego Police DeP"!"P"ent
_______________________________ --::~-__::::_- (See also Paragraph 6)

Insuring Parly: Lessor is the "Insuring Party". The annual "Base Premium" is $ _-40I...l6'-""<%:.oi""l .....t:.=·-__ (See also Paragraph 8)

Real Estate Brokers: (see also Paragraph 15 and 25)

(a) Repraaentatlon: The following real estate brokers (the "Brokelll'') and brokerage relationships exist In this transaction (check

applicable boxes):

iii Urban CS!1!!!!!Afgial Real Bstate - Sam Patella represents Lessor exclusively C'Lesaor's Broker");
1iI aH""u...qhue251.s-'Mar........:LIl"'· "'0"- represents Lessee exclusively C'Leasee's Broker''); or

o represents both Lessor and Lessee ("Dual Agency").
~ Payment te BrokeF8: blpen elleGlJlisn and delilJef)' sf Ihis l<!ase by betll Flames, l<!sssr shall pay te lIle Brskelll fer Ihe

brekerage seF\,jees rendered by lAe Brekelll lAe fee agreed te In lIle attashed separate ....fillen agreemenl er if ne suell sgreemenlls etteelled, Ihe
stHR-&f OF '" af lila telal Base Rallt payeble fer lAe griginel Term, IRe IlIlm af OF

'" ef lIle latel Base Relit payable during any peried sf lime lAallAe bessee a66llpies lIle Premises sUllsequentte lAe grlglnel Term,
end/ar IRe sum sf OF ~, af lIle purellase prise in Ihe _Allhm IRe bessee sr anyane sflUlaled "'~h bsssee

esquires fFem l<!sser any rights la lAe Premises. --§J
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1.10 Guarantor. The obligations of the Lessee under this Lease are to be guaranteed by "N..o..n..e~=_~~::-:::-_,:,,"""-=- __ -:-::=-
________________________________ ("Guarantor'). (see also Paragraph 37)

1.11 Attachments. Altac:lled hereto are the folJowing, aUof whic:ll constitute a part of this Lease:
iiian Addendum consisting of Paragraphs 51 through 56
iiia plot plan depicting the Premises;

o a GllmlRt set ef the R~1eseRd Reg~latiaRS;

o e Welk latte>;

o athar (Sfle~:.£NLliollinIllBL.... ...,..-------------...,..------------- _

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

upon all of the terms, covenants and conditions set forth in this Lease. Vllhile 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 footaga and is not sUbject to
adjustment should the actual size be determlned to be different Note: L.essoo Is advIaed to verify the actual size prior to executing this Lease.

2.2 Condition. Lessor shall deliver the Premises to Lessee broom clean and free of debris on the Commencement Data or tha Early
Possession Data, whichever flrst occurs ("Start Data"), and, so long as the required service contracts descnbed in Paragraph 7.1(b) below are
obtained by Lessee and in effect within thirty days following the Start Date, warrants that the existing electrical, plumbing, flre sprinkler, lighting,
healiRg, 'ieRlilatiRg aRd ei> ooRdiliaRiRg systeFRSf"HVAG''j, loading doors, &llFRfl p~FRflS,-lf.aRy, and all other suc:ll elements In the Premises, other
than those constructed by Lessee, shall be in good operating cond~ion on said date and that the surface and structural elements of the roof, bearing
walls and foundation of any buildings on the Premises (the "Building; shall be free of material detects, and that the Un~ does not contain
hazardous levels of any mold or fungi deflned as toxic under applicable state or federal law. If a nOlH:Ompliance with said warranty exists as of the
Start Date, or if one of such systems or elements should malfunction or fall ~hln the appropriate warranty period, Lessor shal~ as Lessor's sole
obligation w~h respect to suc:ll matler, except as otherwise provided in this Lease, promptly aftar receipt of written notice from Lessee selling forth
with specificity the nature and extent of suc:ll non-compliance, malfunction or failure, rectify same at tessors expense. The warranty periods shall be
as follows: (~ 6 meRtlla es ts the HWG systems, aRd (lQ 30 days as to the remaining systems snd other elements of the Building. If Lessee does not
give Lessor the required notice within the appropriate warranty period, correction of any suc:ll non-<:ompliance, malfunction or failure shall be the
obligation of Lessee at Lessee's sole cost and expense, except for the roof, foundations, and bearing walls whic:ll are handled as provided in
paragraph 7.

2.3 Compliance. Lessor warrants that to the best of tis knowledge the Improvements on the Premises comply with the building codes,
applicable laws, covenants or restrictions of record, regulations, and ordinances ("Appllcabte 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 Disabil~ies Act or any similar laws as a result of Lessee's usa (see Paragraph 50), or to any Alterations
or Utility Installations (as deflned in Paragraph 7.3(a» made or to be made by Lessee. NOTE: Lessee la responsible for detanmlnlng whether or
not the Applicable RequIrements, and especially the zonIng, are appropriata tor Lessee's Intended use, <lAGsskRe\'llsGgea that past usee
ef the Premises may RelsRger lie ell_d, If the Premillea da Rat GSR'1jl1ywith said "'aFFllRIy, lessa> shell, 8lI00pt as ethelwlse pm'Adad, p>amptly
aller reeeipt sf WfilIeR Aalioo foam lessea selliRg farth "oilIl speailieily the Rat~RI aRG 8lIleRt at GllaA RSReempliaRG9, Rlstify the seme at lesaa¢s
allJl9Rse. If lessae daes Aal give lesse> WritteA AalIOOsf a ReR OOFRpiiaRoo,lith tIlis WBmlRty wilhiR 6 FRaRthsfallaw;Rg the 81i11tDate, OOmlstiaR af
that RaR oompliaRee sllalllle the sbligatieR sf lessee allessee's sele east aRd elllleRse. If tile J\4lplieeble Req~iremeR15 ere hereafter sIlaRged se
as ta req~lre dURRg tile teFm af this leese lIle eaFl9lRlsliaR af eR edd~ieR ta e> eR elteRlliaR af the Premises eAdler B~ildlRg, lIle remedialiaR af aA)
H8i!aRla~s 8~bstaROO, ar tile reiAfaAlllmeRt a> ether physieel madilieatlaR sf tha llRit; PRlFFllseeeAdIe> B~i1diAg f"Cspltal EIIpllAGlture''j, lessa> aRd
lessee shall allaeeta tIla sest sf s~sIl 'JIlIk as fallewa:

00 8~bjest Ie F'amgmph :2.:lEGl bel9'oJ, if S~aA Gapltal El!peRdiNres aRl req~iRlll as a ras~h sf tha speGlfia aRd uRiq~e ~se af the
P>emises by lessee as oompamd 'II~huses by teAaAls iR geReml, lesaee shall be fully RlspaRSlll1e far the east tIlereat, prevlded, heo.'l9ve>thal if
S~aA Gspltal EllpeRd~~RI is Rlq~ired d~FIAg tha last :2 )esAl af lIlis lease aRB the east theFeef elleeeds 6 maRtIls' Base ReAl; lessee may iRelaad
teomlRata this lease ~AIeS6 Leese> Ratifies lessee, iR 'llIiliRg, witlllR 10 days efle> Rloolpt sf I assea's teomlAalieR Ralioo tllet leesa> hes elaeted ta
pay the diffe>eRG9 betweeA the aelual oost theRlsf aRd aR ema~Rt equal ta 6 meRths' Base ReRt. If lessee elests teFmiAalIeR, lessee ehell
immediate!}' oosse tile ~se sf lIle F'Rlmlses wllish Rlq~i_ s~sIl Gapltal EllpeRd~uRI aRd delf.'e> te leasa> "OFitleRRalIOOspaaityiRg a teomiRatieA
eata et laast 00 days therealle>. S~sh taomiRelisA date shell, hevl8''e>, iR RS eveRt lie aallle> thaR the last day lIlet lessee se~ld legally lJtIlli!e tha
F'Rlmises withaut semmeRGlRg s~sh Gapltal EllpeRdiNRI.

~ If s~eh Gep~al EllpeRdiNRI Ie Ret lila >ee~lt af lIle spsailis aRd ~AIq~e ~se af tha Premises by lessee (Gllsh es, geveFRmeRtal1y
maRdatad selsmls medifieeliaRsl, tileR lesse> shall pay far s~sh Gapltal EllpeRdiNRI aRd lessee shall aAIy be sbllgated ta pay, aash maRth d~RRg
the mmalRde> sf tha teom sf this laase a> eA)' meAsiaR theresf, aR tha date that aR whish the Base ReAt Ie d~e, SR sma~Rt eq~al ta 1114 4th at the
paltiaR af s~eh seele RleseAably atlFibutable te the F'Femises. lessee shell pay IRteFest eA the balaR98 bill may pFepay Its abligatisA at aRy lime. If,
h9'o19\e>, s~sh Gapltal EllpeRGit~RI Is FequiFed d~RRg tile lael :2 yearn at this leass a> if lessa> reassAallly IleteFmiFll!9 that ~ Is Rat eooRamieal1y
feasible Ie pay Its shaFe theFeef, lessa> eIIall have the apliSR Ie teomiRate this Leese ~peR 00 days pRa> 'millaR Ralill9 Ie lessse uRless lessee
Retilies leesa>, iA wrillRg, 'lJilhiR 10 days after Rlooipt sf I essar's teomiRalIaR ReliGe that lessea will pay fa> s~sh Gapltal E!EpeRdiNFe. If lasss> daes
Ret eleet ta leomiRate, eRd fails te teRde> Its shaRI sf aAy s~sh Gapltal EllpeAdiNFe, lessae may ad"aR98 s~sh fuRds aAd ded~et sama, JJith IRtersst,
fI'llm ReRt ~Rlillessa¢s shaF9 af s~sh _Is have beeR fully paid. If lessee is ~Reble ta fiAsRea lesse¢s shaRI, er if the balaAll9 af the ReRt d~e aRd
payable far the F9maiAde> sf this leese is Rat S~Rt ta fully Felmb~FS9~essee eR aR effsel basis, lessae shall hS\'e the right ta teomlRate lIlis
lease ~paR :10 deys YflitteR Aalloo ta leS8ar.
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(c) Notwithstanding the above, the provisions conceming Capital Expendnures are intended to apply only to non-voluntary,
unexpected, and new Applicable Requirements. If the Capital Expenditures are instead triggered by Lessee as a result of an adual or proposed
change In use, change In Intenstty of use, or modification to the Premises then, and in that event, Lessee shall either: (I) immediately cease such
changed use or Intenstty of use and/or take such other steps as may be necessary to eliminate the requirement for such Capital Expendfture, or (ii)
complete such Capital Expenditure at ila own expense. Lessee shall not, however, have any right to tenninate this Lease.

2.4 AcknOWledgements. Lessee acknowledges that (a) II has been given an oPporluntty to Insped and measure the Premises, (b) It
has been advised by Lessor and/or Brokers to satisfy ttself with rasped to the size and condition of the Premises (including but not IImlied to the
eledrical, H\IAG and fire sprinkler systems, SS6lIfily, environmental aspads, and compliance with Applicable Requirements and the Americans wtth
Disabilities Ad), and their suilabllity for Lessee's Intended use, (c) Lessee has made such investigation as II deems necessary with reference to such
matters and assumes all responslblnty therefor as the same relate to ila occupancy of the Premises, (d) It Is not relying on any representation as to
the size of the Premises made by Brokers or Lessor, (e) the square footage of the Premises was not material to Lessee's decision to lease the
Premises and pay the Rent stated herein, and (f) nellher Lessor, Lesso~s agents, nor Brokers have made any oral or written representations or
warranties with resped to said matters other than as set forth in this Lease. In addlilon, Lessor acknowledges that (i) Brokers hava mada no
representations, promises or warranties conceming Lessee's abirrty to honor the Lease or suilabiltty to occupy the Premises, and (II) n is Lesso~s
sole responslblltty to Investigate the financial capabifrty and/or suilablltty of all proposed tenants.

:!,5 besaee as PFle, QwnerIQoollpam. +he 'II8FFantiesmede b~ besser In Paragraph :1 shall be of ne fores eF effeal if Immediale!)'
pFierle Ihe Starl gale lessee was lIIe e'.mer oroOSllIl8Al etllle PreFAise9.lnsllsh e'leAl, besses shall be respensible fer any neoossaF'j saFfeali'.'8work.
3. Tenn.

3.1 Tenn, The Commencement Date, Expiration Date and Original Tenn of this Lease are as specified in Paragraph 1.3.
3.2 Early Possession. Any provision herein granting Lessee Early Possession of the Premises is subjed to and conditioned upon

the Premises being available for such possession prior to the Commencement Date. Any grant of Early Possession only conveys a non-exclusive
right to occupy the Premises. If Lessee totally or partially occupies the Premises prior to the Commencement Date, the obligation to pay Base Rent
shall be abated for the period of such Early Possession. All other terms of this Lease (including but not fimlled to the obligations to pay Real Property
Taxes and insurance premJums and to maintain the Premises) shall be in effect during such period. Any such Early Possession shall not affed the
Expiration Date.

3.3 Delay In Possession. Lessor agrees to use ila best commerciaUy reasonable efforts to deliver possession of the Premises to
Lessee by the Commencement Date. If, despila said efforts, Lessor is unable to deliver possession by such date, Lessor shall not be subjed to any
liability therefor, nor shall such failure affed the validtty of this Lease or change the Expiration Date. Lessee shall not, however, be obligated to pay
Rent or perform its other obligations until Lessor delivers possession of the Premises and any period of rent abatement that Lessee would otherwise
have enjoyed shall run from the date of delivery of possession and continue for a period squalto what Lessee would otherwise have enjoyed under
the terms hereof, but minus any days of delay caused by the ads or omissions of Lessee. If possession is not delivered within 60 days after the
Commencement Date, as the same may be extended under the terms of any Work Letter executed by Parties, Lessee may, at its option, by nctlee in
wrIIlng wtthin 10 daY!' after the end of such 60 day period, cancel this Lease, In which event the Parties shiJII be discharged from all obligations
hereunder. If such written notice is net received by Lessor within said 10 day period, Lessee's right to cancel shall tenninate. If possession of the
Premises is not delivered within 120 days after the Commencement Date, this Lease shalltenninate unless other agreements are reached between
Lessor and Lessee, In writing.

3.4 Lessee Compliance, Lessor shall not be required to deliver possession of the Premises to Lessee until Lessee complies with ila
obligation to provide evidenca of insurance (paragraph 8.5). Pending delivery of such evidence, Lessee shall be required to perfonn all of ila
obligations under this Lease from and after the Start Date, inclUding the payment of Rent, notwithstanding Lesso~s elecllon to withhold possession
pending receipt of such evidence of insurance. Further, if Lessee is required to perronn any other condnions prior to or concurrent with the Start
Date, the Start Date shall occur but Lessor may eled to withhold possession until such conditions are satisfied.
4. Rent

4.1 Rent Defined. All monetary obfigalions of Lessee to Lessor under the terms of this Lease (except for the Seantty Deposll) are
deemed to be rent ("Rent").

4.2 Payment Lessee shall cause payment of Rent to be received by Lessor in lawful money of the Unilad States, wtthout offset or
dedudion (except as specifically pennilled In this Lease), on or before the day on which n is due. All monetary amounts shall be rounded to tne
nearest whole dollar. In the event that any invoice prepared by Lessor Is inaccurate such inaccuracy shall not constnute a waiver and Lessee shall
be obligated to pay the amount set forth In this Lease. Rent for any period during the tenn hereof which Is for less than one full calendar month shall
be prorated based upon the adual number of days of said month. Payment of Rent shall be made to Lessor at ila eddress 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 Lesso~s rights to the balance of such Rent, regardless of Lesso~s endorsement of any check so staling. In the event that any
check, draft, or other instrument of payment given by Lessee to Lessor is dishonored for any reason, Lessee agrees to pay to Lessor the sum of $25
In addnion to any Lete Charge and Lessor, at its option, may reqUire all futuna payments to be made by Lessee to be by cashle~s check. Payments
will be apprJedfirst to accrued late charges and attorney's fees, second to accrued Interest, then to Base Rent, Insurance and Real Property Taxes,
and any remaining amount to any other outstanding charges or costs.

4,3 Asseelatlon Feeo. In addition Ie Ihe Base ReAl, lessee shall pay Is besser eaall meAlh an eFAO~nleq~al Is any ewne(s
lISsoalallon er sandeminillm foes IllYied er assessed against Ihe Premises. said menias shall be pakl stille same time BAd In lIIe same menner as
lIIe Base ReAl.
Ih sasllFlty gapeelL lessea shall depesil '1Jilh lesser ~pen EIl<esulionheresf lIIe Se6llril)! gepesil as sea~riI)! for lessee's fonhflll perfeFfAanee
ef llll ebligations ~nder lIIis beasa. If bessee fails Ie pay ReAl; or ellleFWlse 9efalllls ~ndeF lllie lease, beseer may ~68, appl>j'er retain ell er any
pefljen ef said Sos~riI)! gepes" for lhe paymeAl sf any ome~nlolreaEly lItie bessor, for Renls whiall '/Jill be due In lIIe rutllre, anlll er Ie relmb~rae er
sampenaate lesser far any liability, eJlflen68, leaa eFdamage wlliall Iessor may sllffor er In6llr by reasen lIIeresf. If besser uses or applies all er eny
perlion sf the SeeuFily gepesil, lessee sllall ",""in 19 days alter wrilIen requesl therefor depll6il menies ~,ith lesser suflieienl Ie reslere said
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SeooFil}' gepesn Ie Ille filII ameum requiRlEl by lAis ~ase, If lAe Base ReAl inGreases during lAe teRn ef Ihis ~aae, lessee shall, upen 'millen
request ffem besseF, depesn additional monies ''JiIIl ~SSOF se lAal lAe talal ameunl of lAe SeGllFily ()apesn shall at all limas llaaF lAe same
pFSpaFlian la lhe insreased Base RaAl as lAa initial SaGuFily geposn baFS ta lAe initial Base Ronl Shauld lAe AgFSad Yse ba amaRdad ta
allG9mmodate a material shango iR lAa busiRess of lasses SFta a_mmadate a sublessee aFassignaa, ~sseF shall hll'le tha Fight 10 iRGI'easethe
SasuFil)' gepasn Ie tha eJlleAl ReeeSSSF)',in bessa(s Feasanable JudgmeR~ Ie aeseuRt feF aRY inGl'eased "'eaF aRd!eaF thatlAe Premises may SulfeF
as a Fesult theFSof. If a shaRge iA seRIFSIof bessee aGGllFSdUriRg this lease and fallaw/Rg sush shaRge lAe fiRaRslal seRdnieR af ~ssee Is, iR
lesse(s reaseRable judgmeRI, sigRifisaAli'f FSdueeEl,~ssea shall depssn SlIsh addn/aRal maRies wnh ~sseF as shall be sllflisleRI ta sause the
SeGilFily ()aposn to be at a oommeFOially _aaRsbls le'161basad aR sush GhaRgs IR fiRaRs/al GORditiaR.~ssaF shall Rat be FSquired ta keep the
SeGilrity gapoon sepaFale ffem illlgeRaFSI a_URis. 'MlAin llll days alleF the allpiFOlien eF!eRn/RatIeR of tills baasa, besaaF shall FStum lAalpaFlion
af lIle SeGllFil}' gepoon nat used eFappliad b~ I eaSOF.No pelt ef lIle SeGllFily ()apesil shall be GOnsidoFedte Ila held iR !RJst, Ie beaF Interest SFIe be
prepayment feF any manles ta be paid by lessee undeF lIlis baase.
6. Uso.

6.1 Use. Lessee shall use and occupy tha Premises only for the Agreed Use, or any other legal use which is reasonably comparable
thereto, and for no other purpose. Lessee shall not use or perm~ the use of the Premises in a manner that Is unlawful, aeates damage, waste or a
nuisance, or that disturbs occupants of or causes damage to neighboring premises or properties. Other than guide, signal and seeing eye dogs,
Lessee shall not keep or allow in the Premises any pets, animals, birds, fish, or reptiles. Lessor shall not unreasonably withhold or delay ~ consent
to any written request for a modification of the Agreed Use, so long as the same will not impair the structural integrity of the improvements on the
Premises or the mechanical or electrical systems therein, andlor is not significantly more burdensome to the Premises. If Lessor elects to ~hhold
consent, Lessor shall within 7 days after such request give written notlllcation of same, which notice shall Indude an explanation of Lesso(s
objections to the change in the Agreed Use.

6.2 Hazardous Substances.

(a) Reportable Uses Require Consent. The term "Hazardous Substance" as used in this Lease shall mean any product,
substance, or waste whose presence, use, manufacture, disposel, transportation, or release, e~her by ~If or in combination w~h other materials
expected to be on the Premises, is e~her. (i) potentially injurious to the public health, safety or welfare, the environment or the Premises, (ii)
regulated or monitored by any govemmental authority, or (iii) a basis for potentialliabil~ of Lessor to any govemmental agency or third party under
any applicable statute or common law theory. Hazardous Substances shall indude, but not be limited to, hydrocarbons, petroleum, gasoline, andlor
crude oil or any products, by-products or fractions thereof. Lessee shall not engage in any adiv~ in or on the Premises which constiMes a
Reportable Use of Hazardous Substances without the express prior written consent of Lessor and timely compliance (at Lessee's expense) ~h all
Applicable Requirements. "Reportable Uae" shall mean (i) the installation or use of any above or below ground storage tank, (ii) the generation,
possession, storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, or with respect to which a repert, notice,
registration or business plan is required to be filed with, any govemmental authority, andlor Oii) the presence at the Premises of a Hazardous
Substance with respect to which any Applicable Requirements requires that a notice be given to persons entering or occupying the Premise, or
neighbOring properties. Notwithstanding the foregoing, Lessee may use any ordinary and customary materials reasonably required to be used in the .
normal 'course of the Agreed Use, ordinary office supplies (copier toner, liquid paper, glue, etc.) and common household cleaning materials, so long
as such usa is in compliance with all Applicable Requirements, is not a Raportable Use, and does not expose the Premises or neighboring property
to any meaningful risk of contamination or damage or expose Lessor to any liability therefor. In add~n, Lessor may cond~lon ~ consent to any
Reportable Use upon receiving such additional essurances as Lessor reasonably deems necessary to protect ~If, the public, the Premises andlor
the environment against damage, contamination, injury andlor liability, induding, but not limited to, the installation (and removal on or before Lease
expiration or termination) of protective modifications (such as concreta encasements) andlor increasing the security Deposit

(b) Duty to Infonn 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, end provide Lessor with a copy of any report, notice, claim or other documentation which ~ has concemlng the presence of such
Hazardous Substance.

(c) Lessee Remediation. Lessee shall not cause or permit any Hazardous Substanoa to be spilled or released in, on, under, or
about the Premises (including through tha plumbing or san~ry sewer system) and shall promptly, at Lessee's expense, comply ~h all Applicable
Requirements and take all investigatory andlor remedial action reasonably recommended, whether or not formally ordared or required, for the
cleanup of any contamination of, end for the maintenance, security andlor monitoring of the Premises or neighboring properties, that was caused or
materially contributed to by Lessee, or pertaining to or involving any Hazardous Substance brought onto the Premises dUring the term of this Leasa,
by or for Lessee, or eny third party.

(d) Lessee Indemnification. Lessee shall indemnity, defend and hold Lessor, ~ agents, employees, lenders and ground lessor,
if any, harmiess from and against any and all less of rents andlor damages, liabilities, judgments, daims, expenses, penaities, and attomeys' and
consultants' fees arising out of or involving any Hazardous Substance brought onto the Premises by or for Lessee, aF any IIlIFEIpaFt)' (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 obligations shall Indude, but not be Iim~ed to, the effects of any
contamination or injury to person, property or the environment created or suffered by Lessee, and the cost of investigation, removal, remediation,
restoration andlor abatement and shall survive the expiration or termination of this Lease. No tennlnaUon, cancellation or releaso agreement
entered Into by Lessor and Lessee shall release Lessee from Its obligations under this Lease with respect to Hazardous Substances,
unless specifically so agreed by Lessor In writing at the time of such agreement.

(e) Lessor Indemnification. Except as otherwise provided in paragraph 8.7, Lessor and ~ successors and assigns shall
indemnity, defend, reimburse and hold Lessee, ~ employees and lenders, harmless from and against any and all environmental damages, Including
the cost of remediation, which resu~ from Hazardous SUbstances which existed on the Premises prior to Lessee's occupancy or which are caused by
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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 limtted to, the cost of investigation, removal, remediation, restoration and/or abatement, and shall survive the
expiration or termination of this Lease.

(f) Investigations and Remediatlons. Lessor shall retain the responsibility and pay for any investigations or remediation
measures required by governmental entities having jurisdiction with respect to the existence of Hazardous Substances on the Premises prior to
Lessee's occupancy, unless such remediation measure is necjuiredas a resutt of Lessee's use Oncluding "Alterations", as defined In Paragraph 7.3(a)
below) of the Premises, in which event Lessee shall be responsible for such payment Lessee shall cooperate fully In any such activtties 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 responslbiiities.

(g) Lessor Termination Option. If a Hazardous Substance Condition (see Paragraph 9.1(e» occurs during the term of this Lease,
unless Lessee is legally responsible therefor Onwhich case Lessee shall make the investigation and remediation thereof required by the Applicable
Requirements and this Lease shall continue In full force and effect, but subject to Lessor's rights under Paragraph 6.2(d) and Paragraph 13), Lessor
may, at Lessor's option, either (I) investigate and remedlate such Hazardous Substance Condition, if required, as soon as reasonably possible at
Lessor's expense, in which event this Lease shall continue in full force and effect, or 01) If the estimated cost to remediate such condttion exceeds 12
times the then monthly Base Rent or $100,000, whichever Is greater, give writlen nolice to Lessee, within 30 days after receipt by Lessor of
knowiedge of the occunrence of such Hazardous Substance Condttlon, of Lessor's desire to terminate this Lease as of the date 60 days following the
date of such notice. In the event Lessor elects to give a termination notice, Lessee may, within 10 days thereafter, give wriIIen notice to Lessor of
Lessee's commttment to pay the amount by which the cost of the remediation of such Hazardous Substance Condition exceeds an amount equal to
12 times the then monthly Base Rent or $100,000, whichever is greater. Lessee shall provide Lessor with said funds or satisfactory assurance
thereof within 30 days following such commitment In such event, this Lease shall continue In full force and effect, and Lessor shall proceed to make
such remediation as soon as reasonably possible aftar the required funds are available. If Lessee does not give such notice and provide the required
funds or assurance thereof within the time provided, this Lease shall terminate as of the date specified In Lessor's notice of termination.

6.3 Lessee's Compliance with Applicable Requirements. Except as otherwise provided in this Lease, Lessee shall, at Lessee's
sole expense, fully, diligently and In a timely manner, materially comply with all Applicable Requirements, the requirements of any applicable fire
insurance underwriter or rating bureau, and the recommendations of Lessor's engineers and/or consultants which relate in any manner to the such
Requirements, without regard to whether such Requirements ere now in effect or become effective after the Start Date. Lessee shall, within 10 days
after receipt of Lessor's writlen request, provide Lessor with copies of all permits and other documents, and other information evidencing Lessee's
compliance with any Applicable Requirements specffied by Lessor, and shall immediately upon receipt, notify Lessor in writing (with copies of any
documents involved) of any threatened or actual claim, notice, citation, warning, complaint or report pertaining to or involving the failure of Lessee or
the Premises to comply with any Applicable Requiremenls. Ukewise, Lessee shall immediately give wriIIen notice to Lessor of: (i) any water damage
to the Premises and any suspected seepage, pooling, dampness or other condition conducive to the production of mold; or (il) any mustiness or
other odors that might indicate the presence of mold in the Premises .

. 6.4 Inspection; Compliance. Lessor and Lessor's "Lender" (as defined in Paragraph 30) and consultants shall have the right to
enter into Premises at any time, in the case of an emergency, and otherwise at reasonable times after reasonable notice, for the purpose of
inspecting the condition of the Premises and for verifying compliance by Lessee with this Lease. The cost of any such inspections shall be paid by
Lessor, unless a violation of Applicable Requirements, or a Hazardous Substance Condition (see Paragraph 9.1) Is found to exist or be imminent, or
the inspection is requested or ordered by a govemmental euthority. In such case, Lessee shall upon request reimburse Lessor for the cost of such
inspection, so long as such inspection is reasonably related to the violation or contamination. In addition, Lessee shall provide copies of all relevant
material safety data sheets (MSDS) to Lessor within 10 days ofthe receipt of a written request therefor.
7. Maintenance; Repairs; Utility Installations; Trade FIxtu08ll and Alterations.

M bessae's QlIligatlell8
W In Ganeral. Subjeat Ie tile pFe'lisians ef PaFagFllpll 2.2 (CeAditisA), 2.3 (CamplleABB), 6.3 (bessee's CempliaAoo w~1lApplieable

RequlremeAts), 7.2 (besser's QbligatieAs), 9 (Damage er OesIAlelleA) , aAd H (CeAdemAatien), lessee shall, at bessee's sele e_peAse, keep tile
Premises, ytilily IAstelletieAs (iAteAded fer bessee'a e_elusive use, Ae matter wIlere leGated), aAd ,6.1taratiensiA gaad aRle" aSAditieA aAd repair
~lJlletller or Aot tile poFtiaAaf the Premises requirlAg repaiRl, e' tha meaAS ef repairiAg the same, are reasaAably er readily assessibla 10bassee, oAd
""'ether ar Aat tile Aeed fer suell repalFee_Fe as a _u~ ef bessee's use, aAYprior use, the elemeAIs e' Ille age ef suell peFtioAef the Premises),
iAeludlAg, but Aotlimlled Ie, ell equipmeAt or (aBilitlea, aUell es plumbing, HVA(; equip_At, eleGlllsal, IIglltlAg (aBilities, IleneFe,pressure vessels, fire
preteGieA system, fixtures, walls (iOOnle, eAd eJl\erie~, aaiIiAgs, floors, windows, doors, plate glass, skyllgllts, IaAd_plAg, d""'ewa~a, peFkiAg leis,
feAOOS,retalAiAg walls, signs, sidewalks aAd paFkways leeated iA, eA, er adjaGeAt ta IIle Premises. lessee is alse respansible fer keepiAg tile 'eef
SAd reef dFlliAage eleaA aAd flee of debris. basser sllall keep the suFfaGeaAd slrUGlUFllIelements ef tile reef, feundatisns, aAd beariAg walls iA geed
repair (see FlaFllgFllpll 7.21. beeeea, iA keepiAg the Premises iA gaad eRler, seAdltieA eAd repair, sllall 8llemise and peFfarm gaed maiAtenanGe
practices, spealfleslly iAeludiAg the preSllremaAt aAd _iAteAaAGe ef the eef\'iee ooAlraels required by PaFllgFllpll 7.1 (II) belew. bessee'a abligatioAs
sllall iAelude reBtaFlllieAs, repleeemeAts a' renewals MleA neee_I)' Ie keep tile Premises aAd ell impre,e_AIs thereoA er a paFllllereef iA geed
aRle" GeAditieAaAd state ef repaif. bessee shall, duriAg tile term ef tills beaBe, keep IIle eJlIerler apllBaf8Aee ef tile BuildiAg iA a fiFBlaIass ooAditieA
(iAGludiAg,e.g. grallill rema\'B~ GeAsi.AI witll the eJl\erier 8JlpeaFllAGeef ether similar fasilities ef oompaFllllle age aAd size iA Ille ~isiAily, iAsludiAll,
wlleA Aeeessary, lIle &llteFlar repaiAting af the BuilEtiAll.

(ll) Sef\Jloo CeAtraG1ll, besse'a sllall, at bassee's Bele 8llpeASe, praSllre aAd maiAtain GeAlraels, witl1 seples te besser, iA
Sllstemary ferm aAd substaAoo fer, eAd witl1 OOAlra.Fe speeializiAg aAd BllIleFieAesd in the maiAleAaAes ef the fell9\'AAg equipmeAt aAd
improuemeAls, it aAy, it aAd wlleA iAstalled eA the Premises: (ij HI/A(; equipmeAL (iij beiler, oAd pressure '/essels, (iiij fire ellliAguislllAg systems,
iAGludiAg fire alarm aAlIIer smeke dateelloA, (iv) 10Adseaping and irrigatioA ayatems, aAd M elaFlflefS. Hewe'lBf, besee, reBeF\'eethe Figllt, UPOA
Mties 10bessee, te prosure eAd malAtaiA aAy ef all ef suell saFYiesesAlraats, aAd bessee sllell reimllufSB besser, upeA demaAd, fe, the sest thereet.
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(c) Failure to Perfonn. If Lessee fails to perfonn 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 promplly pay to Lessor a sum equal to
115% of the cost thereof.

(d) RelllaaemeRI. SwDjeGlte lessee's IRdemRifiaallaR at lsssar as set forth iA Pal8l1FBph 8.7 balaw, aRd willlallt I8l1a'llAlI lassae
at liability _wlllRg tram lassaa's failwle la alleRlise aRd paFfeFFRlIaElll maiRteRaRea pFBGlisee, it aA item desned iR ParallRlph 7.1 (bj eaAAal be
repairea ather thaR al a east whish is iR ellaass af IiQ% af tha seel sf replaeiRll oosh item, lheR-eIIeIl item shall be lelliasea by lessar, aAathe sesl
!heleet shall be praralea bal\reeA Ihe PaRies ana lessee shan aAIy be obligated 10 pay, eesh month dWRnllll1e remaiAder at lI1e teRR of lI1is lease,
aA lI1e date aA whiah Base Rani is awe, aA amewRI aqllalla lIIe IlRldwal sf mulllplyiRlIlI1e eesl af swGll RlplaeemeAt by a traGllaR, lI1e RWmel8ter af
whish is ana, aRd lIIe aeAamiRalar sf "'hish is 144 (ie. 1114 4th af tha sesiller maAthj. lessee shall pay Interest an lI1e wAameFtizaa balaRse bwt may
prepay ita ebllgaUaR al any Uma.

7.2 Lessor's Obligations. Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 9 (Damage or Destruction) and
14 (Condemnation), ~ Is Intended by the Parties hereto that Lessor have no obligation, IR aRY meARer wha1gee'ler, to repair and maintain the
Premises, or the equipment therein, all of which obligations are intended to be that of the Lessee, except for the surface and structural elements of
the roof, foundations and bearing walls, the repair of which shall be the responsibility of Lessor upon receipt of written notice that such a repair is
necessary. It is the intention ofthe Parties that the terms of this Lease govern \he respective obligations of the Parties as to maintenance and repair
of the Premises, and they expressly waive the benefit of any statu1e now or hareafter in effect to the extent ~ is inconsistent ~ the terms of this
Lease.

7.3 Utility Installations; Trade Fixtures; Alterations.
(a) Deflnltlons. The term "Utility Installations" refers to all floor and window coverings, air andlor vacuum lines, power panels,

electrical dlstrlbution, security and fire protection systems, communication cabling, lighting fixtures, 1oIVJ'£ eqwipmeAI, plumbing, and fencing in or on
the Premises. The term "Truda Fixtures" shall mean Lessee's machinery and equipment that can be removed w~ou1 doing material damage to the
Premises. The term "Alterations" shall mean any modification of the improvements, other than Utility Installations or Trade FIXtures, whether by
addition or deletion. "Lessee Owned Alterations andlor Utility Installations" are defined as Alterations andlor 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 Installations to the Premises ~out Lessor's prior written consent.
Lessee may, however, make non-structural Alterations or Utility Installations to the interior of the Premises (excluding the roof) ~out such consent
but upon notice to Lessor, as long as they are not visible from the outside, do not involve puncturing, relocating or removing the roof or any existing
walls, will not affeel the electrical, plumbing, HVAC, andlor life safety systems, and the cumulative cost thereof during this Lease as extended does
not exceed a sum equal to 3 month's Base Rent in the aggregate or a sum equal to one month's Base Rent in anyone year. Notwithstanding the
foregoing, Lessee shall not make or perm~ any roof penetrations andlor install anything on the roof ~out the prior wrltien approval of Lessor.
Lessor may, as a precondition to granting such approval, require Lessee to utilize a contractor chosen andlor approved by Lessor. Any Alterations or
Utility Installations that Lessee shall desire to make and which require the consent of the tesser shall be presented to Lessor in written form ~h
detailed plans. Consent shall be deemed conditioned upon Lessee's: (Q acquiring all applicable governmental permits, (iQ fumishing Lessor with
copies of both the perm~ and the plans and specifications prior to commencement of the worle, and (iii) compliance ~h all conditions of said
perm~ and other Applicable Requirements In a prompt and expeditious manner. Any Alterations or Utility Installations shall be performed in a
worlemanlike manner with good and sufficient materials. Lessee shall promptly upon completion fumish Lessor with as-built plans and specifications.
For worle which costs an amount in excess of one month's Base Rent, Lessor may condition its consent upon Lessee providing e lien and completion
bond in an amount equal to 150% of the estimated cost of such Alteration or Utility Installation andlor upon Lessee's posting an additional Security

Depos~ w~h Lessor.
(e) Liens; Bonds. Lessee shall pay. when due, all claims for labor or materials fumished or alleged to have been fumlshed to or

for Lessee at or for use on the Premises, which claims are or may be secured by any mechanic's or materialmen's lien against the Premises or any
Interest therein. Lessee shall give Lessor not less than 10 days notice prior to the commencement of any work In, on or about the Premises, and
Lessor shall have the right to post notices of non-responsibility. If Lessee shall contest the validity of any such lien, claim or demand, then Lessee
shall, at ~ sole expensa defend and proteelllself, Lessor and the Premises against the same and shall pay and satisfy any such adverse jUdgment
that may be rendered thareon before the enforcement thereof. If Lessor shall require, Lessee shall fumish a surety bond in an amount equal to 150%
of the amount of such contested lien, claim or demand, indemnifying Lessor against liability for the same. If Lessor elect9 to participate in any such
aelion, Lessee shall pay tessors attorneys' fees and costs.

7.4 Ownership; Removal; Surrander; and Restoration.
(a) Ownership. SUbjeel to Lesso(s right to require removal or eleel ownership as hereinafter provided, all Alterations and Utility

Installations made by Lessee shall be the property of Lessee, but considered a part of the Premises. Lessor may, at any time, eleel in writing to be
the owner of all or any specified part of the Lessee Owned Alterations and Utility Installations. Unless otherwise instructed per Paragraph 7.4(b)
hereof, all Lessee Owned Alterations and Utility Installations shall, at the expiration or termination of this Lease, become the property of Lessor and
be surrendered by Lessee w~ the Premises.

(b) Removal. By delivery to Lessee of written notice from Lessor not earlier than 90 and notleter 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 Instellations be removed by the expiration or
termination of this Lease. lessor may require the removal at any time of all or any part of any Lessee Owned Alterations or Utility Installations made
w~outtha required consent.

(c) Surrander; Restoration. Lessee shall surrender the Premises by the Expiration Date or any earlier tennination date, ~h all of
the Improvements, parts and surfaces thereof broom clean and free of debris, and in good operating order, condition and stata of repair, ordinary
wear and tear excepted. "Ordinary wear and tear" shall net include any damage or deterioration that would have been prevented by good
maintenance practice. Notwithstanding the foregoing, if this Lease is for 12 months or less, then Lessee shall surrender the Premises in the same
condition as delivered to Lessee on the Start Date with NO allowence for ordinary wear and tear. Lessee shell repair any damage occas:.:;J:
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installation, maintenance or removal of Trade FIXtures, Lessee owned Alterations and/or Utility Installations, furnishings, and equipment as well as
tha removal of any storage tank installed by or for Lessee. Lessee shall completely remove from tha Premises any and all Hazardous SUbstences
brought onto the Premises by or for Lessee, or any lIliR:I pally (except Hazardous Substances which were deposned via underground migration from
areas outside of the Premises) even if such removal would require Lessee to perform or pay for work that exceeds statutory requirements. Trade
Fixtures shall remain the property of Lessee and shall be removed by Lessee. Any personal property of Lessee not removed on or before the
Expiration Date or any earlier termination date shall be deemed to have been abandoned by Lessee and may be disposed of or retained by Lessor
as Lessor may desire. The failure by Lessee to timely vacate the Premises pursuant to this Paragraph 7.4(c) without the express wrillen consent of
Lessor shall constitute a holdover under the provisions of Paragraph 26 below.
8. Insurance; Indemnity.

8.1 Pay mont of Premium Incruases.
(a) Lessee shall pay to Lessor any Insurance cost increase ("Insurance Cost Increase") occurring during the term of this Lease.

Insurance Cost Increase Is defined as any increase in the aelual cost of the insurance required under Paragraph 8.2(b), 8.3(a) and 8.3(b), over and
above the Base Premium as hereinafter defined calculated on an annual basis. Insurance Cost Increase shall include but not be limited to Increases
resulting from the nature of Lessee's occupancy, any act or omission of Lessee, RllIulremeRlll or lIle helder of PRefl!lage or deed er trust 89veAng the
Premises, In_sed Yaluation of tha Premises anEller a prePRluPRrete iAerease. The parties are encouraged to fill in the Base Premium in paragraph
1.8 with a reasonable premium for the Required Insurance based on the Agreed Use of the Premises. If the parties fail to Insert a dollar amount in
Paragraph 1.8, then the Base Premium shall be the lowest annual premium reasonably obtainable for the Required Insurance as of the
commencement of the Original Term for the Agreed Use of the PremJses. In no even~ however, shall Lessee be responsible for any portion of the
increase in the premium cost attributable to liability insurance carried by Lessor under Paragraph 8.2(b) in excess of $2,000,000 per occurrence.

(b) Lessee shall pay any such Insurance Cost Increase to Lessor within 30 days after receipt by Lessee of a copy of the premium
statement or other reasonable evidence of the amount due. If the insurance policies mainteined hereunder cover other property besides the
Premises, Lessor shall also deliver to Lessee a statement of the amount of such Insurance Cost Increase attributable only to the Premises showing
in reasonable detell the manner in which such amount was computed. Premiums for policy periods commencing prior to, or extending beyond tha
term of this Lease, shall be prorated to correspond to the term of this Lease.

8.2 liability Insurance. S';;G R-POjfA/bP N1
(a) carried by Lessee. Lessee sFiali obtain a'rdllteel5 iii rorce a Commercial General Liability policy of insurance protectlng Lessee

and Lessor as an additional insured against claims for bodily Injury, personal injury and property damage basad upon or arising out of the ownership,
use, occupancy or maintenance of the Premises and all areas appurtenant thereto. Such insurance shall be on an occurrence basis providing single
limit coverage in an amount not less than $1,000,000 per occurrence with an annual aggregate of not less than $2,000,000. Lessee shall add Lessor
as an additional Insured by means of an endorsement at least as broad as the Insurance Service Organization's "Additional Insured-Managers or
Lessors of Premises" Endorsement. The policy shall not contain any inlra-lnsured exclusions as between Insured persons or organizations, but shall
include coverage for liability assumed under this Lease as an "Insured contracf' for the performance of Lessee's indemnity obligatlons'under this
Lease. The limits of said insurance shall not, however, limit the liability of Lessee nor relieve Lessee of any obligation hereunder. Lessee shall
provide an endorsement on its liability policy(ies) which provides that its Insurance shall be primary to and not contributory with any similar insurance
carried by Lessor, whose insurance shall be considered excess insurance only.

(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 main1ained by Lessee. Lessee shall not be named as an ad.slitional insured therein.

8.3 Property msuranee- Building, Improvements and Rentsl Value. ,jGer fll7 0 G..v0 VM
(a) Building and Improvements. The Insuring Party shall obtein and keep In force a policy or policies in the name of Lessor, with

loss payable to Lessor, any ground-lessor, and to any Lender insuring loss or damage to the Premises. The amount of such insurance shall be equal
to the full insurable replacement cost of the Premises, ss the same shall exist from time to time, or the amount required by any Lender, but in no
event more than the commercially reasonable and available insurable value thereof. Lessee Owned Alterations and Utility Installations, Trade
Fixtures, and Lessee's personal property shall be insured by Lessee not by Lessor. If the coverage is available and commercially appropriate, such
policy or policies shall Insure against all risJ<sof direct physical loss or damage (except the perils of flood and/or earthquake unless required by a
Lender or included in the Base Premium), Including coverage for debris removal and the enforcement of any Applicable Requirements requiring the
upgrading, demolition, reconstruction or replacement of any portion of the Premises as the result of a covered loss. Said policy or policies shall also
contain an agreed valuation provision in lieu of any coinsurance clause, waiver of subrogation, and inflation guard protection causing an Increase In
the annual property insurance coverage amount by a factor of not less than the adjusted U.S. Department of Labor Consumer Price Index for All
Urban Consumers for the city nearest to where the Premises are located. If such insurance coverage has a deductlble clause, the deduc!Jble amount
shall not exceed $5,000 per occurrence, and Lessee shall be liable for such deductible amount in the event of an Insured Loss.

(Il) ReAtal Value. +he Insuring Party shall ebtain end keep IA re_ a pellsy Sf pelleles in lIle naPReof lesser wjlll less payable ts
bass Of and any bender, insufinglhe less sr lIle full Rent rer ene year wjlll an elllended peRed of Indemnity rer an additional1SQ days ("Benlal"alije
IASijmAee"l. Said InsumnGe shall saAtain aA agreed VlIlualien pr&\'IsieA iA lieu sr aAy GelnsurenGe Blause, and lIle aPReunl er oovemge shall be
alljusted annually ts refleGl the prejesled Benl 9lIleFWlse payable by bessee, rer lIle nell! 12 msnlll peried. LBssse shall be liable ref aAy deduGlible
aPReunlln the e\'flAt ef suell lese.

(c) Adjacent Premises. If the Premises are part of a larger building, or of a group of buildings owned by Lessor which are adjacent
to the Premises, the Lessee shall pay for any Increase In the premiums for the property insurance of such building or buildings if said increase is
caused by Lessee's acts, omissions, use or occupancy of the Premises.

8.4 Lessee's Property; Business Interruption Insurance; Worker's Compensation Insurance.
(a) Property Damage. Lessee shall obtein and maintain insurance coverage on all of Lessee's parsonal property, Trade Fixtures,

end Lessee Owned Alterations and Utility Installatlons. Such insurance shall be full replacement cost coverage with a dedudible of not to exceed
$1,000 per occurrence. The proceeds from any such insurance shall be used by Lessee for the replacement of personal property, Trade Fixtures and
Lessee Owned Alterations and Utility Installations. 5ee 11170 &"AI'P i/ ~ ~
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(II) BllSlness IIItllFRlptien. lessee shall abtain ana malnlaln Isss ef /neame ena 8lltRI ellll8nse insuAlnaa in emeunl!l as will
reimbuRle lessee fer a/reet eF inaireet Ieee ef eaminus allRbulable Ie all I18ms sa_nl)' iMurad against by Ilrudenl lessees In lIle business ef
lessee eFalbillulable la II_Allan at e_S8 Illllle PAlmises as e _ul at sush perils,

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

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

8.5 Insurance Policies. Insurance required herein shall be by companies maintaining during the policy term a "General Policyholders
Reting" of at least A-, VII, as set forth in the mosI current issue of "Best's Insurance Guide", or such other rating as may be required by a Lender.
Lessee shall not do or perm~ to be done anything which invalidates the required insurance poticies. Lessee shall, prior to the start Date, deliver to
Lessor cerllfled copies of policies of such insurance or certificates with copies of the required endorsements evidencing the existence and amounts
of the required insurance. No such policy shall be canoelable or subject to modiflcation except after 30 days prior written notice to Lessor. Lessee
ahall, at least 10 days prior to the expiration of such policies, fumish Lessor with evidence of renewals or "insurance binders" eVidencing renewal
thereof, or Lessor may order such insurance and charge the cost thereof to Lessee, which amount shall be payable by Lessee to Lessor upon
demand. Such policies shall be for a term of at least one year, or the length of the remaining term of this Lease, whichever Is less. If e~her Party shall
fail to procure and maintain the Insurence required to be carried by It, the other Party may, bui shall not be required to, procure and maintain the
same.

8.6 Wslver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each hereby release and relieve the
other, and waive their entire right to recover damages against the other, for loss of or damage to its property arising out of or incident to ths perils
required to be Insured against herein. The effect of such releases and waivers Is not fim~ by the amount of Insurance carried or required, or by any
deductibles applicable hereto. The PartJes agree to have their respective property damage insurance carriers waive any right to aubrogatlon that
such companies may have against Lessor or Lessee, as the case may be, so long as the Insurance Is not Invalidatad thereby.

8.7 Indemnity. Except for Lessor's gross negligence or willful misconduct, Lessee shall Indemnify, protect, defend and hold harmless
the Premises, Lessor and its agents, Lessor's master or ground lessor, partners and Lenders, from and against any and all claims, loss of rents
andlor damages, liens, judgments, penalties, attomeys' and consultants' fees, expenses andlor lIabirrties arising out of, invoMng, or In connection
with, the use andlor occupancy of the Premises by Lessee. If any actJon or proceeding Is brought against Lessor by resson of any of the foregoing
matters, Lessee ahall upon notice defend the same at Lessee's expense by counsel reasonably satisfactory to Lessor and Lessor shall cooperate
with Lessee in such defense. Lessor need not have fIrSt paid any such claim In order to be defended or indemnified.

8.8 exemption of Lessor and Its Agents from Usblllty. Notwithstanding the negllgence 9F breash at IIlls lease by Lessor or its
agents, neither Lessor nor its agents shall be liable under any circumstances for: (I) injury or damage to the person or goods, wares, merchandise or
other property of Lessee, Lessee's employees, contractors, invitees, customers, or any other person In or abou1 the Premises, whether such damage
or injury is caused by or results from fire, steam, eleclricltY, gas, water or rain, indoor air quality, the presence of mold or from the breakage, leakage,
obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing, HVAC or lighting fixtures, or from any other cause, whether the said
injury or damage results from conditions arising upon the Premises or upon other porllons of the building of which the Premises are a part, or from
other sources or pisces, (il) any damages arising from any act or neglect of any other tenant of Lessor or from the failure of Lessor or Its agents to
enforce the provisions of any other lease in the Project, or Oil) Injury to Lessee's business or for any loss of Income or prom therefrom. Instead, it is
intended that Lessee's sole recourse in the event of such damages or InjUry be to file a claim on the insurence pollcy(ies) that Lessee Is required to
maintain pursuant to the provisions of paragraph 8.

8.9 Failure to Provide Insurance. Lessee acknowledges that any failure on its part to obtain or maintain the insurance required
herein will expose Lessor to risks and potentially cause Lessor to Incur costs not contemplatad by this Lease, the extent of which will be extremely
difficult to ascertain. Accordingly, for any month or portion thereof that Lessee does not maintain the required insurance andlor does not provide
Lessor wilh the required binders or certificates evidencing the existence of the required insurance, the Base Rent shall be automatically increased,
without any requirement for notice to Lessee, by an amount equal to 10% of the then existing Base Rent or $100, whichever Is greater. The parties
agree that such increase in Base Rent represents felr and reasonable compensation for the additional risklcosts that Lessor will incur by reason of
Lessee's failure to maintain the required Insurance. Such Increase in Base Rent shall in no event con~ute a waiver of Lessee's Default or Breach
with respect to the failure to maintain such Insurance, prevent the exercise of any of the other rights and remedies granted hereunder, nor relieve
Lessee of its obligation to maintain the insurance specified In this Lease.
9. Damage or Destruction.

9.1 Definitions.
(a) "Premises Partial Damage" shall mean damage or destruclJon to the improvements on the Premises, other than Lessee

Owned Alterations and Utility Installations, which can reasonably be repaired in 6 months or less from the date of the damage or destructJon. Lessor
shall notify Lessee In writing w~ln 30 days from the date of the damage or destruction as to whether or not the damage Is Parllal or Total.

(b) "Premises Total Destruction" shall mean damage or destruclJon to the Premises, other than Lessee Owned ~rations and
Utility Installations and Trade Fixtures, which cannot reasonably be repaired in 6 months or less from the date of the damage or destruction. Lessor
shall notify Lessee In writing w~in 30 days from the date of the damage or destruction as to whether or not the damage is Parllal or Total.

(c) "Insured Loss" shall mean damage or destruclJon to improvements on the Premises, other than Lessee Owned A~rations and
Utility Installations and Trade Fixtures, which was caused by an event required to be covered by the Insurance described In Paragraph 8.3(a),
irrespective of any deductible amounts or coverage limits involved.
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(d) "Replacement Cost" shall mean the cost to repair or rebuild the improvements owned by Lessor at the time of the occurrence
to their condition existing immediately prior thereto. including demolilion, debris removal and upgrading required by the operation of Applicable
Requirements, and without deduction for depreciation.

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

9.2 Partial Damage - Insured Loss. If a Premises Partial Damage that is an Insured Loss occurs, then Lessor shall, at Lessor's
expanse, repair such damage (but not Lessee's Trade Fixtures or Lessee Owned Alterations and Utility Installations) as soon as reasonably possible
and this Lease shall continue In full force and effect; provided, however, that Lessee shall, at Lessor's election, make the repair of any damage or
destruction the total cost to repair of which Is $10,000 or less, and, in such event, Lessor shall make any applicable Insurance proceeds available to
Lessee on a reasonable basis for that purpose. Notwithstanding the foregoing, if the required Insurance was not in force or the insurance proceeds
are not sufficient to effect such repair, the Insuring Party shall promptly contribute the shortage in proceeds (except as to the deductible which is
Lessee's responsibility) as and when required to complete said repairs. In the event, however, such shortage was due to the fact that, by reason of
the unique nature of the Improvements, full replacement cost insurance coverage was not commercially reasonable and available, Lessor shall have
no obligation to pay for the shortage in Insurance proceeds or to fully restore the unique aspects of the Premises unless Lessee provides Lessor with
the funds to cover same, or edequate assurance thereof, wIIhln 10 days following receipt of written notice of such shortage and request therefor. If
Lessor receives said funds or adequate assurance thereof wIIhin said 10 day period, the party responsible for making the repairs shall complete
them as soon as reasonably possible and this Lease shall remain in full force and effect. If such funds or assurance are not received, Lessor may
nevertheless elect by written notice to Lessee wIIhln 10 days thereafter to: (i) make such restoration and repair as is commercially reasonable with
Lessor paying any shortage In proceeds, in which case this Lease shall remain in full force and effect, or (IQ have this Lease terminate 30 days
thereafter. Lessee shall not be enlflled to reimbul1lement of any funds contributed by Lessee to repair any such damage or destruction. Premises
Partial Damage due to flood or earthquake shall be subject to Paragraph 9.3, notwithstanding that there may be some Insurance coverage, but the
net proceeds of any such Insurance shall be made available for the repairs if made by either Party.

9.3 Partial Damage - Uninsured Loss. If a Premises Partial Damage that is not an Insured Loss occurs, unless caused by a
negligent or willful act of Lessee (in which event Lessee shall make the repairs at Lessee's expanse), Lessor may either: (i) repair such damage as
soon as reasonably possible at Lessor's expanse, In which event this Lease shall continue in full force and effect, or (IQ terminate this Lease by
giving written notice to Lessee within 30 days after receipt by Lessor of knowledge of the occurrence of such damage. Such termination shall be
effective 60 days following the date of such notice. In the event Lessor elects to terminate this Lease, Lessee shall have the right within 10 days after
receipt of the termination notice to give written notice to Lessor of Lessee's commitment to pay for the repair of such damage wIIhout reimbursement
from Lessor. Lessee shall provide Lessor wIIh said funds or satisfactory assurance thereof within 30 days after making such commitment. In such
event this Lease shall continue in full force and effect, and Lessor shall proceed to make such repairs as soon as reasonably possible after the
required funds are available. If Lessee does not make the required commitment, this Lease shall terminate as of the date specified in the termination
notice.

9.~. Total Destruction. Notwithstanding any other provision hereof, if a Premises Total Destruction ocaJrs, this Lease shail terminate
8G days foi,owing suCh Destruction. If the damage or destruction was caused by the gross negligence or willful misconduct of LesSee, Lessor shall
have the right to recover Lessor's damages from Lessee, except as provided In Paragraph 8.8.

9.5 Damage Near End of Term. If at any time dUring the last 6 months of this Lease there is damage for which the cost to repair
exceeds one month's Base Rent, whether or not an Insured Loss, Lessor may terminate this Lease effective 80 days following the date of occurrence
of such damage by giving a written termination notice to Lessee wIIhin 30 days after the date of occurrence of such damage. Notwithstanding the
foregoing, if Lessee at that time has an exercisable option to extend this Lease or to purchase the Premises, then Lessee may preserve this Lease
by, (a) exerdslng such option and (b) providing Lessor with any shortage in insurance proceeds (or adequate assurance thereof) needed to make
the repairs on or before the earlier of (i) the date which is 10 days after Lessee's receipt of Lessor's written notice purporting to terminate this Lease,
or (ii) the day prior to the date upon which such option expires. If Lessee duly exercises such option during such period and provides Lessor with
funds (or adequate assurance thereof) to cover any shortage in insurance proceeds, Lessor shall, at Lessor's commercially reasonable expanse,
repair such damage as soon as reasonably possible and this Lease shall continue In full force and effect. If Lessee fails to exercise such option and
provide such funds or assurance during such period, then this Lease shall terminate on the date specified In the termination notice and Lessee's
option shall be extinguished.

9.6 Abatement of Rent; Lessee's Remedies.

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

(b) Remedies. If Lessor Is obligated to repair or restore the Premises and does not commence, In a substantial and meaningful
way, such repair or restoration wIIhin gO days after such obligation shall accrue, Lessee may, at any time prior to the commencement of such repair
or restoration, give written notice to Lessor and to any Lenders of which Lessee has actual notice, of Lessee's election to terminate this Lease on a
date not less than 60 days following the giving of such notice. If Lessee gives such notice and such repair or restoration is not commenced within 30
days thereafter, this Lease shall terminate as of the date specified in said notice. If the repair or restoration is commenDed wIIhln such 30 days, this
Lease shall continue In full force and effect. "Commence" shall mean either the unconditional authorization of the preparation of the required plans,
or the beginning of the actual work on the Premises, whichever first occurs.

9.7 Tennlnatlon; Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.2(g) or Paragraph 9, an equllable
adjustment shall be made conceming advance Base Rent and any other advance payments made by Lessee to Lessor. Lessor shall, In addillon,
return to Lessee so much of Lessee's Security Deposit as has not been, or is not then required to be, used by Lessor.
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10. Real Proporty Taxes.
10.1 Doflnltlon. As used herein, the term "Real Proporty TlIX8lI" shall Include any form of assessment real estate, general, spoclal,

ordinary or extraordinary, or nsntal levy or tax (other then inheritance, porsonal Income or eslste taxes); improvement bond; andlor license fee
Imposed upon or levied against eny lagal or equitable Interest of Lessor In the Pnsmlses or the Projeel, Lessor's right to other Income thensfrom,
and/or Lesso~s business of leasing, by any authority having the dinsel or Indlreel power to tax and where the funds are genereted wlth reference to
the Building address and where the proceeds so generated ens to be applied by Ihe city, county or other local taxing authority of a jurisdiction within
which the Premises are located. Real Proporly Taxes shall also Include any tax, fee, levy, assessmanl or charge, or eny Increase thensln; 0) Imposed
by reason of events occurring during the term of this Lease, including but not limited 10, a change In the ownership of the Premises, and (II) levied or
essessed on machinery or equipment provided by Lessor to Lessee pursuant to Ihls Lease.

10.2
Ie) Pay~ea. besaar shell;lay the Real Properly T6Iles applk>able-le-lhe-Pfem!se&-l'revlses, howe""r, !hat bossee shall

pay-Io-l-esser lhe elllellflt,-1kIAY, by wlllGlt Reel-Pfopolly--+exea-alllllleebl&-lo-ihe-Premise&-lAOlOElS&-GV<lf--lh&..8GIl~eaHlurIRg whish the-
GOO1IMABSmeAl-Gale.Qeeul&.f"FalHABlOase"l. PaymeAt ef aAy BUsh lOlIlAarease-eheli be mase By boosee Ie beeaorwlthl~ller Fsoolpl-of-
bessoFe-vnlltelHltalem8llHlel\lnt-forth-tlKHlRlOllfll-doo.and-oempulatloA-1Aareof,..lf aAy BUsh taxes shell eever-oAy-peflod.of.tiIM~~rafleHl\e-
SlEplroliOll-OHermlnetieA ef Il1Is bea~esee'e-sllalll-ofSllsh-l!BlEla-sh~r-ooly-t!Ia~poItieA ef the leJl-bllH!ppll6able-le-lha-peRed·
lhat-l!lJ&.l,oase.je.lA~he-eveAI-bessee-1~rge-eIHlny-ReA\iJeymeAl;-bessor-may-estimallHhe-oorreAt Reel flFoparty-:l'eKes,eAII-
require-lhat-tOO-lOll-loor~a~Athl~peymen~ofl!le-8ase-ROAj,.SuelHnonthly-j>aYmeAl-
shell-be-OA-alllOtilll-eqU8I-!l>-lIIEHlmooAH14ll&-e8llmlllell-l~se-dMdad-by-the Atimber 9f monthe reFASIAIAg befel&..the-
mOAtlHn-whlah-eekl-installmont-beaamee sellnqooA~a-edUal-emGllllt-ef.thlHlllplieabl&-+aJHnereose-1e-AAOWlI,t!MHImount-oHlu6ll-'*l'Jal-
meA!llly-edYanoo-paymeAl!HIheil-be-edfusted-ee-raqlliAeEl-toilAllli9&-IA&-~eel!ed-tGilEl)'-lhe-epplleeble-TroHnerease,..ll-the-em9llRl-eelleetel!-bY-
L-essor-l",lnsuffieleAl-to-pay the T6IlIAorease-whelHlue, be6eee shalliJay besser, ~pOA·demeRd, ..ellllh"llddmoROI-sll_&-ere Reoossary lo·pey-etich·
ehUgatiens. o'\6vBAee pa~ffiOAte-mey-Ile-lRtllrm!Rgled-witIHlIhBHlloneye ef boBBor-eRlHlhall-!lo~R·the eveRt ef II Breeah ~y bessee In
lhe-par!emlanee-of.lts..oblliletieR!HIROOr-thi&-baflse, theR eRY-flllelHldva_-paymenfB may be tre~surlly Depeslt,

(b) Addltlonal Improvements. Notwithstanding enything to the contrary In this Paragraph 10.2, Lessee shall pay to Lessor upon
demand therefor the entirety of eny Inmase In Real Property Taxes assessed by reason of Alterations or Utility Inslsllatlons pleced upon the
Premises by Lessee or at Lessee's request or by reason of eny allaratioAS or Improvements to tha Premises made by Lessor subsequent 10 the
execution of this Lease by the Parties.

~ Jolnt AeBossmeFlh-I#-tIIe--P<emlses-er&-nol-eepemlely-lIS!I8tI6Od-.--bessee'!Hleblllly-ehell-be--efl.-equltable-propefllOfHlf-lhe-+eJI
IAerease-for-oli of the laAd enEH(i;pFOveR1OAtlHooluded-wlllllfl..the-tax-parsel-essessed;-5lleh-preper\lell-te-lelualvely-deletmllleEl-by-Lesoer from
lhe-reapastlve-YeluetioRll-Ssslg~~-euah-etherlllfermatieA eo may bweasonebly available.

10.4 Personal Propor\y Taxes. Lessee shall pay, prior to delinquency, all taxes assessed against and levied upon Lessee Owned
Atteretlons, Utility Installations, Trade Flxlures, furnishings, equipment and ell personal property of Lessee. When pOSSible, Lessee shsll cause Its
Lessee Owned Alterations end Utility Installations, Trade Fixtures, furnishings, equipment and aR other parsonal property to be assessed and billed
separately from the real property of Lessor. If any of Lessee's said property shall be assessed wlth Lesso~s real properly, Lessee shell pay Lessor
thP ,t.~es attributable to Lessee's property: within 10 days after receipt of a written statement setting forlh tha taxes applicable to Lessea's property.

~

1." '~' Utilities and 5ervICOll.~.SO? ..i;llb!1 pay for aU water, gas, heat, IIgh~ power,telepheRe, lfaeh sispeeel end,.other utllltles.e.nd services
upplled to £he- Piemlsos,. tdflather Wi!il'any' taxas ther'eon. IflAny such services ara not sepa"!lely metered or billed to·beN.!".LI,~.ssae.shell pay a

.1.>-(1", raesonable proportion, to be determined by Lessor, of ell eherges Jointly metered or billed. There shall be no abatement oi rent and Lessor shall nol
-b~ be liable In any respad whatsoever for the inedequacy, stoppage, Interruption or discontinuance of any utility or servlce due to riot, strike, labor

dispute, breakdown, acclden~ repair or other cause beyond Lesso~s reasonable control or In cooperstion wlth govammental requeel or dlnsdlons.
12. Assignment and Subletting.

12.1 Leasor's Consont Required.
(a) Lessee' shall not voluntarily or by operation of law assign, transfer, mortgsge or encumber (collectively, "asstgn or

asslgnmenY') or sublet all or any part of Lessee's Interest In this Lease or In the Pramises without Lesso(s prior written consent.
(b) Unless Lassae Ia e corporation and Its stock is publiCly traded on a national stock exchange, a change In the control of Lessee

shall constitute an assignment requiring consont. The transfer, on a cumulative besls, of 25% or more of the voting control of Lessea shall constitute
a change In control for this purpose.

(c) Tha Involvement of Lessee or fts assets In any transaction, or series of transactions (by way of marger, sale, acquisition,
flnanelng, transfer, leveraged buy-out or otherwlse), whelher or not a formal assignment or hypothecation of this Lease or Lessee's assets occurs,
which results or will resuflln a raductlon of the Nst Worih of Lessee by an amount greater than 25% of such Nat Worth as it was represented at the
time of the execution of this Lease or et the time of the most recent assignment to which Lessor hss consented, or as ft exists immedIately prlor to
seld transection or transactions constituting such reduction, whichever was or Is greeter, shall be considered an esslgnment of this Lease to which
Lassor may wlthhold Its consant. "Net Worth of Lassae" shall mean the net worth of Lessee (excluding any guarantors) established under generally
accepted accounting principles.

(d) An assignment or subletting without consent shall. at Lesso~s option, be a Defaull curable after nollce per Paragraph 13.1 (c), or
e noncurable Breach wfthout the necessity of any notice end grace period. If Lessor elects to traat such unapproved esslgnment or sublelllng as a
non curable Breach, Lessor may either. (Q terminate this Lease, or (II) upon 30 dsys wrttlen notice, Incraase the monthly Base Renl to 110% of the
Base Rent then In effect. Further, In the event of such Breach end rental sdjustmenl, (Q ths purchase price of any option to purchase the Premises
held by Lessee ahall be subjed to similar adjustment to 110% of the price previously In effect, and (II) ell fixed and non·fixed rental edjustments
schaduled during tha remainder of the Lease term shall be Increassd to 110% of tha scheduled edjuslsd rent. .

(e) Lessee's remedy for sny breach of Paragraph 12.1 by Lessor shall be limited to compensatory dameges andlor InJuncllve relief.
(I) Lessor may reasonably withhold consent to a proposed assignment or subletting ff Lessee Is In Default at the lime consent Is

~
requested.

PAGE 100F 19

INITIALS

FORM STG-17·2J13E
City of San Di

INITIALS

@2001 • AIR COMMERCIAL REAL ESTATE ASSOCIATION
Produced wIlh zlpranne by zIpLog~ 18070 Flftoen Milo Road, Folsot, MlddIJ'lll'OO2S ~

,

I



:.....

(g) Notwithstanding the foregoing, allowing a de minimis portion of the Premises, ie. 20 square feet or less, to be used by a third
party vendor In connection with the installation of a vending machine or payphone shall not conslilute a sublelling.

12.2 Terms and Conditions Applicable to Assignment and Subletting.
(a) Regardless of Lessor's consent, no assignment or sublelling shall: (i) be effective without the express wriIIen assumption by

such assignee or sublessee of the obligations of Lessee under this Lease, (iQ release Lessee of any obligations hereunder, or (iii) aller the prtmary
lIabillly of Lessee for the payment of Rent or for the performance of any other obligations to be performed by Lessee.

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

(c) Lesso(s consent to any assignment or subletting shall not conslilute a consent to any subsequent assignment or sublelling.
(d) In the event of any Default or Breach by Lessee, Lessor may proceed diredly against Lessee. any Guarantors or anyone else

responsible for the performance of Lessee's obligations under this Lease, including any assignee or sublessee, wlthoU1 first exhausting Lesser's
remedies against any other person or entlly responsible therefor to Lessor, or any security held by Lessor.

(e) Each request for consent to an assignment or sublelling shall be in wrtting, accompanied by Information relevant to Lesscrs
determination as to the finandal and operational responsibillly and approprtateness of the proposed assignee or SUblessee, including but notlimlled
to the intended use and/or required modification of the Premises, if any, together with e fee of $500 es consideration for t.esscrs considertng and
processing said request. Lessee agrees to provide Lessor with such other or additional information and/or documentatlon as may be reasonably

. requested. (See aiso Paragraph 36)

(I) Any assignee of, or sublessee under, this Lease shell, by reason of accepting such assignmenl. entertng into such SUblease, or
entering into possession of the Premises or any portion thereof, be deemed to have assumed and agreed to conform and comply with each and
every term, covenant, condition and obligation herein to be observed or performed by Lessee durtng the term of said assignment or sublease, other
than such obligations as are contrary to or inconsistent with provisions of an assignment or sublease to which Lessor has specifically consented to in
wrtting.

(g) Lessofs consent to any assignment or sublelling shall not transfer to the assignee or sublessee any Option granted to the
original Lessee by this Lease unless such transfer is specifICally consented to by Lessor in wrtting. (see Paragraph 39.2)

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

(a) Lessee hereby assigns and transfers to Lessor all of Lessee's interest In all Rent payable on any sublease, and Lessor may
coiled 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 coiled said Rent. In the event that the amount collecled by Lessor exceeds Lessee's then
outatandi!lG obligations any such excess shall be refunded to Lessee. Lessor shall not, by reason of the foregoing or any assignment of such
sublease, nor by reason of the collection of Rent, be deemed liable to the sublessee for any failure of Lessee to perform and comply with any of
Lessee's obligations to such sublessee. Lessee hereby irrevocably authorizes and direds any such sublessee, upon receipt of a wriIIen notice from
Lessor stating that a Breach exists in the performance of Lessee's obligations under this Lease, to pay to Lessor all Rent due and to become due
under the sublease. Sublessee shall rely upon any such notice from Lessor and shall pay all Rents to Lessor without any obligation or rtght to inquire
as to whether such Breach exists, notwithstanding any claim from Lessee to the contrary.

(b) In the event of a Breach by Lessee, Lessor may, at its option, require sublessee to attom to Lessor, In which event Lessor shall
undertake the obligations of the sublessor under such sublease from the lime of the exercise of said option to the expiration of such sublease;
provided, however, Lessor shall not be liable for any prepaid rents or security deposit paid by such sublessee to such sublessor or for any prtor
Defaults or Breaches of such sublessor.

(c) Any mailer requirtng the consent of the sublessor under a sublease shall also require the consent of Lessor.
(d) No sublessee shall further assign or sublet all or any part of the Premises wllhoU1Lesscrs poor wrttten consent.
(e) Lessor shall deliver a copy of any notice of Default or Breach by Lessee to the sublessee, who shall have the rtght to cure the

Default of Lessee within the grace parted, 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 lerms, covenants,
conditions or Rules and Regulations under this Lease. A "Breach" is defined as the occurrence of one or more of the following Defaults, and the
failure of Lessee to cure such Default within any applicable grace perioc;

(a) The abandonment of the Premises: or the vacating of the Premises wilhoU1 providing a commerdally reasonable level of
securtly, or where the coverage of the property insurance described in Paragraph 8.3 is jeopardized as a result thereof, or wilhoU1 providing
reasonable assurances to minimize potantial vandalism.

(b) The failure of Lessee to make eny payment of Rent or any Security Deposit required to be made by Lessee hereunder, whether
to Lessor or to a third party, when due, to provide reasonable evidence of Insurance or surely bond, or to fulfill any obligation under this Lease which
endangers or threatens Iifa or property, where such failure continues for a perted of 3 business days following wrttten notice to Lessee. THE
ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT OF RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY OF
LESSOR'S RIGHTS. INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE PREMISES.

(cl The failure of Lessee to allow Lessor and/or Its agents access to the Premises or the commission of waste, ad or ads
consliluting public or pnvate nuisance, and/or an illegal activlly on the Premises by Lessee, where such actions continue for a perted of 3 business
days following wrllten notice to Lessee.

(d) The failure by Lessee to provide (Q reasonable wrttten evidence of compliance with Applicable Requirements, (iQ the service
contracts, (iiQ the resdssion of an unauthorized assignment or sublelling, [IV) an Estoppel Certificate or finandal statements, (v) a requested
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subordination, (vi) evidence conceming any guaranty and/or Guarantor, (vii) any doeument requested under Paragraph 42, (viii) material safety data
sheets (MSDS), or (ix) any other documentation or information which Lessor may reasonably require of Lessee under the terms of this Lease, where
any such failure continues for a period of 10 days following written notice to Lessee.

(e) A Default by Lessee as to the terms, covenants, conditions or provisions of this Lease, or of the rules adopted under Paragraph
40 hereof, other than those described In subparagraphs 13.1(a), (b), (c) or (d), above, where such Defautt continues for a period of 30 days efter
written notice; provided, however, that If the nature of Lessee's Defautt is such that more than 30 days are reasonably required for its cure, then tt
shall not be deemed to be a Breach If Lessee commences such cure within said 30 day period and thereafter diligently prosecutes such cure to
completion.

(f) The occurrence of any of the following events: (i) the making of any general arrangement or assignment for the benefit of
credttora; (Ii) becoming a "debtor" as defined in 11 U.S.C. §101 or any successor statute thereto (unless, in the case of a petition filed against
Lessee, the same Is dlsrntssed within 60 days); (IIi) the appointment of a trustee or receiver to take possession of substantially all of Lessee's assets
located at the Premises or of Lessee's interest in this Lease, where possession is not restored to Lessee within 30 days; or (iv) the a1tachment,
execution or other Judicial seizure of substantially all of Lessee's assets located al the Premises or of Lessee's Intarest In this Lease, where such
seizure is not discharged within 30 days; provided, however, in the event that any provision of this subparagraph (e) is contrary to any applicable law,
such provision shall be of no force or effecl, and not affed the validtty of the remaining provisions.

(g) The discovery thal any financial statement of Lessee or of any Guarantor given to Lessor was materially false.
(h) If the performance of Lessee's obligations under this Lease is guaranteed: (i) the death of a Guarantor, (ii) the termination of a

Guaranto(s liabiltty wtth resped to this Lease other than In accordance with the tarms of such guaranty, (iii) a Guaranto(s becoming Insolvent or the
subject of a bankruptcy filing, (iv) a Guaranto(s refusal to honor the guaranty, or (v) a Guaranto(s breach of its guaranty obligation on an anticipatory
basis, and Lessee's failure, wtthin 60 days following written notice of any such event, to provide written altema1ive assurance or securtty, which,
when coupled wtth the then existing resources of Lessee, equals or exceeds the combined financial resources of Lessee and the Guarantors that
existed at the time of execution of this Lease.

13.2 Remedies. If Lessee fails to perform any of its affirmative dulles or obllgalions, within 10 days after written notice (or In case of an
emergency, wtthout notice), Lessor may, at Its option, perform such duty or obligation on Lessee's behalf, Including but not Iimtted to the obtaining of
reasonably required bonds, insurance policies, or govemmentellicenses, permits or approvals. Lessee shall pay to Lessor an amount equal to 115%
of the costs and expenses incunred by Lessor in such performance upon receipt of an Invoice therefor. In the event of a Breach, Lessor may, with or
wtthout further notice or demand, and withoul limiting Lessor in the exercise of any right or remedy which Lessor may have by reason of such
Breach:

(a) Terminate Lessee's rlgh1 to possession of the Premises by any lawful means, in which case this Lease shall terminate and
Lessee shall immediately surrender possession to Lessor. In such event Lessor shall be entltJed to recover from Lessee: (I) the unpaid Rent which
had been eamed at the time of termination; (ii) the worth at the time of award of the amount by which the unpaid rent which would have been earned
after.termination untilthectimil of award exceeds the amount of such rental loss thal the Lessee proves could have been reasonably avoided; (iii) the
worth at the time of award ofthe amount by which the unpaid rent for the balance of the term after the time of award exceeds the'amount of such
rental loss thalthe Lessee proves could ba reasonably avoided; and (iv) any other amount necessary to compensate Lessor for all the detriment
proximately caused by the Lessee's failure to perform its obligations under this Lease or which in the ordinary course of things would be likely to
result therefrom, Including but not limtted to the cost of recovering possession of the Premises, expenses of relelting, Including necessary renovation
and alteration of the Premises, reasonable atIomeys' fees, and that portion of any leasing commission paid by Lessor In connection wtth this Lease
applicable to the unexpired term of this Lease. The worth at the time of award of the amount refemed to in provision (iii) of the immediately preceding
sentence shall be computed by discounting such amount at the discount rate of the Federal Reserve Bank of the District within which the Premises
are located at the time of award plus one percent Efforts by Lessor to mitigate damages caused by Lessee's Breach of this Lease shall not waive
tessers right to recover any damages to which Lessor is otherwise entitled. If termination of this Lease is obtained through the provisional remedy of
unlawful detainer, Lessor shall have the right to recover in such proceeding any unpaid Rent and damages as are recoverable therein, or Lessor may
reserve the rlgh1 to recover all or any part thereof in a separate suit If a notice and grace period required under Paragraph 13.1 was not previously
given, a notice to pay rent or qutt, or to perform or qult given to Lessee under the unlawful detainer statute shall also constitute the notice required by
Paragraph 13.1. In such case, the applicable grace period required by Paragraph 13.1 and the unlawful detainer statute shall run concurrentiy, and
the failure of Lessee to cure the Defautt within the greater of the two such grace periods shall constitute both an unlawful detainer and a Breach of
this Lease entitling Lessor to the remedies provided for in this Lease and/or by said statute.

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

(c) Pursue any other remedy now or hereafter available under the laws or judicial decisions of the state wherein the Premises are
located, The expiration or termination of this Lease and/or the termination of Lessee's right to possession shall not relieve Lessee from Iiablltty under
any Indemntty provisions of this Lease as to ma1tars occurring or accruing during the term hereof or by reason of Lessee's occupancy of the
Premises.

13.3 Inducement Recapture. Any agreement for free or aba1ed rent or other charges, or for the gMng or paying by Lessor to or for
Lessee of any cash or other bonus, inducement or consideration for Lessee's entering Into this Lease, all of which concessions are hereinafter
refemed to as "Inducement Provisions," shall be deemed conditioned upon Lessee's full and fatthful performance of all of the terms, covenants and
conditions of this Lease. Upon Breach of this Lease by Lessee, any such Inducement Provision shall automatically be deemed deleted from this
Lease end of no further force or effect, and any rent, other charge, bonus, Inducement or consideration theretofore abated, given or paid by Lessor
under such an inducement Provision shall be immediately due and payable by Lessee to Lessor, notwilha1anding any subsequent cure of said
Breach by Lessee. The acceptance by Lessor of rent or the cure of the Breach which initiated the operation of this paragraph shall not be deemed a
waiver by Lessor of the provisions of this paragraph unless specifically so stated in writing by Lessor al the time of such acceptance.
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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 exect amount of which will be extremely difficuR 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. '\ooeRllngly, if any Renl shall nel be Rlooi\!ed by
boil66erwiIRln 6 daya aIler Sysh emeynl shall be dYe, then, withellt eny Rlqlliremenl fer neliee Ie boil66ee,boilseeeshelilmmedialely pay Ie beseer e
ene lime lale sharoe eqllel Ie 1(1% at eesh sllsh e"eRllle emeynl er $100, '"Ilishe"er is grealer. The Parties hereby agree that such late charge
represents a fair and reasonable estimate of the costs Lessor will incur by reason of such tate payment Acc:eptence of such late charge by Lessor
shall In no event constitute a waiver of Lessee's DefauR or Breach w~h respect to such overdue amount, nor prevent the exercise of any of the other
rights and remedies granted hereunder. In the event that a late charge Is payable hereunder, whether or not collecled, for 3 consecutive installments
of Base Rent, then notwithstanding any provision of this Lease to the contrary, Base Rent shall, at Lessors 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 ft was due. The interest iln1eresl'1 charged shall be computed at the rate of 10% per annum but shall not
exceed the maximum rata allowed by law. Interest Is payable in addition to the potential late charge provided for in Paragraph 13.4.

13.6 Breach by Lessor.
(a) Notice of Breach. Lessor shall not be deemed in breach of this Lease unless Lessor fails within a reasonable tJme to perform

an obligation requinad to be performed by Lessor. For purposes of this Paragraph, a reasonable time shall In no event be less than 30 days after
receipt by Lessor, and any Lender whose name and address shall have been fumlshed Lessee in wriUng for such purpose, of written noUce
specifying wherein such obligation of Lessor has not been performed; provided, however, that if the nsture of Lesso~s obligation Is such that more
than 30 days are reasonably requlnad for fts perfomnance, then Lessor shall not be in breach if perfomnance Is commenced within such 30 day period
and thereafter diligently pursued to completion.

(b) Perfonnance by Lessee on Behalf of Lessor. In the event that ne~er Lessor nor Lender cures said breach wfthin 30 days
after receipt of said notice, or if having commenced said cure they do not diligently pursue ft to completion, then Lessee may elect to cure said
breach at Lessee'a 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 auch expense in excess of such offset. Lessee shall document the cost of said cure and supply said documentation to Lessor.
14. Condemnation. If the Premises or any portion thereof are taken under the power of eminent domain or sold under the threat of the exercise
of said power (collectively "Condemnatlon'1, this Lease shall terminate as to the part taken as of the date the condemning authorfty takes tille or
possession, whichever first occurs. If more than 10% of the Building, or more than 25% of that portion of the Premises not occupied by any building,
Is taken by Condemnation, Lessee may, at Lessee's option, to be exercised in writing within 10 days after Lessor shall have given Lessee wrillen
notice of such taking (or in the absence of such notice, within 10 days after the condemning authority shall have taken possession) terminate this
Lease as of the date the condemning authority takes such possession. If Lessee does not terminate this Lease in accordance with the foregoing, this
Lease shall remain in full force and effect as to the portion of the Premises remaining, except that the Base Rent shall be naduced In proportion to the
reduction in utilfty of the Premises caused by such Condemnation. Condemnation awards and/or payments shall be the property of Lessor, whether
such award shall be made as compensation for diminution In value of the leasehold, the value of the part taken, or for severance damages; provided,
however, that Lessee shall be entitled to any compensation paid by the condemnor for Lessee's relocation expenses, loss of business goodwill
and/or Trade Fixtures, wfthout regard to whether or not this Lease Is terminated pursuant to the provisions of this Paragraph. All Merations end
utility Installations made to the Premises by Lessee, for purposes of Condemnation only, shall be considenad the property of the Lessee and Lessee
shall be enlftled to any and all compensation which is payable therefor. In the event that this Lease is not terminated by reason of the Condemnation,
Lessor shall repair any damage to the Premises caused by such Condemnation.
15. Brokerage Fees.

16,4. Addltlenal Cemmlsslen. In eddmen Ie the llaymeAls 9'<lI8dpllFSuenl1e Paragraph 1.9 ab9\'e, end Ynless besser end the BRlkers
alhelWise agree in wAling, besser egRles that: (e) if be66ee ell9rGses eny Oplien, (Il) if boilsseeer enyene ellilialed with boil_e eeqlliRls eny rights
Ie the PRlmises ar alher pRlmi&es 9'<'lRedby besser sRd lesalell \l'ilRln Ihe seme Prejesl, If any, ..JiII1inwllish the PRlmises is leealed, (e) if beesee
Rlmains in pessessien at Ihe Premises, with Ihe senseRt al besser, efter the 9lIfliratien at this bease, er (d) if Base Renl Is in_aaed, 'IlIllelher by
egFeemeRt er eperatien ef an eeeelatien e1ellse herein, then, besser shell pey Brel.eFSe fee in aseeRlan99 uoilR Ihe fee sehedyle ef the BrekeFS in
effest at the time the lease was e'I981'!ed.

15.2 Assumption of Obllgetlons. Any buyer or transferee of Lesso~s interest in this Lease shall be deemed to have assumed Lesso~s
obligation hereunder. Brokers shall be third party beneficiaries of the provisions of Paragraphs 1.9, 15, 22 and 31. If Lessor fails to pay to Brokers
any amounts due as and for brokerage fees pertaining to this Lease when due, then such amounts shall accrue Interest. In addition, if Lessor fails to
pay any amounts to Lessee'a Broker when due, Lessee's Broker may send wrilIen notice to Lessor and Lessee of such failure and if Lessor fails to
pay such amounts within 10 days after said notice, Lessee shall pay said monies to fts Broker and offset such amounts against Rent. In addition,
Lessee's Broker shall be deemed to be a third party beneficiary of any commission agreement entered into by and/or between Lessor and Lesso~s
Broker for the limlted purpose of collecting any brokerage fee owed.

15.3 Representations and Indemnities of Broker Relationships. Lessee and Lessor each represent and warrant to the other that ft
has had no dealings with any person, firm, broker or finder (other than the Brokers, if any) in conneCUonwith this Lease, and that no one other than
said named Brokers Is entitled to any commission or finde~s fee in conneclion herew~. Lessee and Lessor do each hereby agree to Indemnify,
protect, defend and hold the other harmless from and against Iiabilfty for compensation or charges which may be claimed by any such unnamed
broker, finder or other similar party by reason of any dealings or aCUonsof the Indemnifying Party, including any costs, expenses, attomeys' fees
reasonably incurred with respect thereto.
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16. Estoppel certificates.
(a) Each Party (as "Responding Party") shall within 10 days after written notice from the other Party (the "Requesting Party")

execute, acknowledge and deliver to the Requesting Party a statemem in writing in form similar to the then most current "Estoppel Certificate" form
published by the AIR Commercial Real Estate Association, plus such additional information, confirmation and/or statements as may be reasonably
requested by the Requesting Party.

(b) If the Responding Party shall fall to execute or deliver the Estoppel Certificate wilhin such 10 day period, the Requesting Party
may execute an Estoppel Certificate stating that (Q the Lease is in full force and effect without modification except as may be represented by the
Requesting Party, (i1) there are no uncured defaults in the Requesting Party's performance, and (iii) if Lessor is the Requesting Party, not more than
one month's rent has been paid in advance. Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppel Certificate,
and the Responding Party shall be estopped from denying the truth of the faels contained in said Certificate. In addilion, Lessee acknowledges that
sny 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 difllcutt to ascertain. Accordingly, should the Lessee fail to execute and/or deliver a requested
Estoppel Certificate In a timely fashion the monthly Base Rent shall be automatically increased, without any requlremem for notice to Lessee, by an
amount equal to 10% of the then existing Base Rem or $100, whichever is greater for remainder of the Lease. The Parties agree that such increase
in Base Rent represents fair and reasonable compensation for the additional risk/costs that Lessor will Incur by reason of Lessee's failure to provide
the Estoppel Certificate. Such increase In Base Rent shall In no event constitute a waiver of Lessee's Defautt or Breach with respect to the failure to
provide the Estoppel Certificate nor prevemthe exercise of any of the other rights and remedies granted hereunder.

(c) If Lessor desires to finance, refinance, or sell the Premises, or any part thereof, Lessee and all Guaramors shall within 10 days
after written notice from Lessor deliver to any potential lender or purchaser designated by Lessor such financial statemems as may be reasonably
required by such lender or purchaser, InclUding but not limited to Lessee's financial statements for the past 3 years. All such financial statements
shall be received by Lessor and such lender or purchaser In confidence and shall be used only for the purposes herein set forth.
17. Definition of Lessor. The term "Lessor" as used herein shall mean the owner or ownetS at the time In question of the fee IiIIe to the
Premises, or, If this is a sublease, of the Lessee's interest in the prior lease. In the event of a transfer of Lessofs litie or interest in the Premises or
this Lease, Lessor shall deliver to the transferee or assignee (in cash or by credit) any unused securily Deposil held by Lessor. Upon such transfer
or assignmem and delivery of the Securily Deposil, es aforesaid, the prior Lessor shall be relieved of alliiabilily with respect to the obligations and/or
covenants under this Lease thereafter to be performed by the Lessor. SUbject to the foregoing, the obligations and/or covenants in this Lease to be
performed by the Lessor shall be binding only upon the Lessor as hereinabove defined.
18. severability. The invalidily of any provision of this Lease, as determined by a court of competem jurtsdiction, shall in no way affect the
validity of any other provision hereof.
19. Daya. 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 Uabllity. The obligations of Lessor under this Lease shall not constilute personal obligations of Lessor or Its partners,
lTlembers, dlredors:!lfllcers or shareholders, and Lessee shall look to the Premises, and to no other assets-of Lessor, for the satisfaction of any
liability-of Lessor wI!h respect to this Lease, and shall not seek recourse against tessors partners, members; directors, officers or shareholders, or
any of their personal assets for such satlsfadion.
21. TIme of Essence. TIme is of the essence with resped to the performance of all obligations to be performed or observed by the Parties under
this Lease.
22. No Prior or Other Agreemenls; 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 effedive. Lessor and Lessee each represents and
warrants to the Brokers that iI has made, and Is relying solely upon, Its own investigation as to the nature, qua lily, character and financial
responsibllily of the other Party to this Lease and as to the use, nature, qualily and character of the Premises. Brokers have no responsibility with
resped thereto or wilh rasped to any defautt or breach hereof by eilher Party.
23. Notices.

23.1 Notice Requlramenls. All notices required or permilted by this Lease or applicable law shall be in writing and may be delivered in
person (by hand or by courter) or may be sent by regular. certified or registered mail or U.S. Postal Service Express Mail, with postage prepaid, or by
facsimile transmission, and shall be deemed sufficiently given if served in a manner specified In this Paragraph 23. The addresses noted adjacent to
a Party's signature on this Lease shall be that Party's address for delivery or mailing of notices. Eilhar Party may by written notice to the other specify
a different address for notice, except that upon Lessee's taking possession of the Premises, the Premises shall constilute Lessee's address for
notice. A copy of all notices to Lessor shall be concurrently transmilled to such party or parties at such addresses as Lessor may from time to time
hereafter designate in writing.

23.2 Dam of Notice. Any notice sent by registered or certified mail, retum receipt requested, shall be deemed given on the date of
delivery shown on the receipt card, or if no delivery date Is shown, the postmark thereon. If sent by regular mall the notice shall be deemed given 72
hours alter the same Is addrassed as required herain and mailed with postage prepaid. Notices delivered by Uniled States Express Mail or overnight
courter that guarantees next day delivery shall be deemed given 24 hours after delivery of the same to the Postal Service or courier. Notices
transmitted by facsimile transmission or similar means shall be deemed delivered upon telephone confirmation of receipt (confirmation report from
fax machine is sufllciem), provided a copy Is also delivered via delivery or mall. If notice Is received on a Saturday, Sunday or lagal holiday, iI shall
be deemed received on the next business day.
24. Waivers.

(a) No waiver by Lessor of the Defautt or Breach of any term, covenant or condition hereof by Lessee, shall be deemed a waiver
of any other term, covenam or condition hereof, or of any subsequent Defautt or Breach by Lessee of the same or of any other term, covenant or
condnlon hereof. Lessors consent to, or approval of, any ad shall not be deemed to render unnecessary the obtaining of Lessor's consent 10, or
approval of, any subsequem or similar ad by Lessee, or be construed as the basis of an estoppel to enforce the provision or provisions of this Lease
requiring such consent.
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(b) The acceptance of Rent by Lessor shall not be a waiver of any Default or Breach by Lessee. Any payment by Lessee
may be accepted by Lessor on account of moneys or damages due Lessor, nolwithslanding any qualifying statements or conditions made by Lessee
in connection therewith, which such statements and/or conditions shall be of no force or effect whatsoever unless specifically agreed to in wrlllng by
Lessor at or before the time of deposit of such peymant.

(c) THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALl GOVERN \I\IITH REGARD TO ALL MATTERS
RELATED THERETO AND HEREBY WAIVE THE PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUCH
STATUTE IS INCONSISTENT WITH THIS LEASE.
25. Disclosures Regarding The Nature of a Real Estate Agency Relationship.

(a) When entering into a discussion with a real estate agent regarding a real estate transaction, a Lessor or Lessee should
from the outset understand what type of agency relationship or representation it has with the agent or agents in the transaction. Lessor and Lessee
acknowledge being advised by the Brokers in this transaction, as follows:

(i) Lessor's Agent A Lessor's agent under a lisllng agreement with the Lassor acts as the agent for the Lessor only. A Lessor's
agent or subagent has the following affirmative obUgallons: To the Lessor: A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings
with the Lessor. To the Lessee and the Lessor: a. Diligent exercise of reasonable skills and care in performance of the agenrs duties. b. A duty of
honest and fair dealing and good faith. c. A duty to disclose all facts known to the agent materially affedlng the value or desirability of the property
that are not known to, or within tha diligant attantion and observation of, the Parties. An agent is not obligated to reveal to either Party any
confidentiallnformatlon obtained from the othar Party which does not involve the affirmative duties set forth above.

(iQ ~~ An agent can agree to ad as agent for the Lessee only. In these situations, the agant is not tha Lessor's
agent, aven if by agreement tha agant may receive compensation for services rendensd, either in full or in part from the Lessor. An agent acting only
for a Lessea has tha following affirmative obligations. To the Lessee: A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with
the Lessee. To the 'BOOM and the 'Bsser. a. Diligent exercise of reasonable skills and care in performance of the agenrs dulles. b. A duty of honest
and fair dealing and good faith. c. A duty to disclose all facts known to the agent materially affecting the value or desirability of the property that are
not known to, or within the diligent attention and observation of, the Parties. An agent is not obligated to reveal to either Party any confidential
Information obtained from the other Party which does not Involve the affirmative duties set forth above.

(iii) &mol Representing Both ..'ellsoJ:..l!IKt~. A real estate agent, either acting directly or through one or more associate
licenses, can legally be the agent of both the Lessor and the Lessee In a transaction, but only with the knowledge and consent of both the Lessor
and the Lassee. In a dual agancy situation, the agent has tha following affirmative obligations to both the Lessor and tha Lessee: a. A fiduciary duty
of utmost care, integrity, honesty and loyalty in the dealings with either Lessor or the Lessee. b. Other dulles to the Lessor and the Lessee as stated
above In subparagraphs (i) or (IQ. In representing both Lessor and Lessee, the agent may not without the express permission of the respective Party,
disclose to the other Party that the Lessor will accept rent in an amount less than that indicated In the listing or that the Lessee Is wiillng to pay a
higher rent than that offered. The above dulles of the egent in a real estate transaction do not relieve a Lessor or Lessee from the responsibility to
proted their own Interests. Lessor and Lessee should carefully read all agreements to assure that they adequately express their understanding of thel c':
transaction:'A real estate agent is a person qualified to advise about real estate. If legal or tax advice is desinsd, consult a competent professional. .,

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

(c) Lessor and Lessee agree to Identify to Brokers es "Confidentiar any communication or Information given Brokers that is
considensd by such Party to be confidential.
26. No Right To Holdover. bessee hea ns Fighlla retain Iless_ien at the Premises aFany llaFt thereet Ilayend the 8lljliratisn SFtarminatien st
this bease. In the eYenl that bessee heills S\'eF, then the Base Renl shall Ile in_asedle 169~'st the Base Renl ellillisallie imRlBdialely Ilreeeding
the eXlliretisn eFlerminatien. Nellling &enleined herein ehalllle senslRled as sensenilly besseF te any helding e iBF Ily bessee.
27. Cumulative Remedies. No remedy or eleclion hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all
other remedies at law or In equity.
28. Covenants end Conditions; Construction of Agreement. All provisions of this Leese to be observed or performed by Lessee are 'both
covenants and conditions. In construing this Lease, all headings and titles are for the convenience of the Perties only and shall not be considered e
part of this Lease. Whenever required by the context, the singular shall include the plural and vice versa. This Lease shell not be construed as if
prepared by one of the Parties, but rather according to its fair meaning as a wihole, as if both Parties had prepared it.
29. Binding Effect; Choice of Law. This Lease shall be binding upon the Parties, their personal representetives, successors and assigns and
be govemed by the laws of the State In which the Premises are located. Any Iiligation between the Parties hereto conceming this Lease shall be
initiated in the county in which the Premises ere located.
30. Subordination; Attomment; Non-Dlsturbance.

30.1 Subordination. This Lease and any Opllon granted hereby shall be subject and subordinate to any ground lease, mortgage, deed
of trust, or other hypothecallon or security device (collectively, "Security Device"), now or hereefler placed upon the Premises, to eny and all
advences made on the security thereof, end to all renewals, modifications, end extensions thereof. Lessee agrees that the holders of any such
Security Devices (in this Lease together referTlld to as "Lender") shall have no liability or obligation to perform any of the obligations of Lessor under
this Lease. Any Lender may elect to have this Leese end/or eny Option granted hereby superior to the lien of its security Device by giving written
notice thereof to Lessee, whereupon this Lease and such Opllons shall be deemed prior to such Security Device, notwithstanding the relative dates
of the documentation or recordation thereof.
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30.2 Attornment. In the event that Lessor transfers tille to the Premises, or the Premises are acquired by another upon the foreclosure
or tellTlination of a Security Device to which this Lease is subordinated (i) Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3,
attom to such new owner, and upon request, enter into a new lease, containing all of the terms and provisions of this Lease, with such new owner for
the remainder of the term hereof, or, at the eJection of the new owner, this Lease will automatically become a new lease between Lessee and such
new owner, and (ii) Lessor shall thereafter be relieved of any further obligations hereunder and such new owner shall assume all of Lessor's
obligations, except that such new owner shall not; (a) be liable for any act or omission of any prior lessor or with respect to events occurring prior to
acquisition of ownership; (b) be subject to any offsets or defenses which Lessee might have against any prior lessor, (c) be bound by prepayment of
more than one month's rent, or (d) be liable for the retum of any security deposit paid to any prior lessor which was not paid or credited to such new
owner.

30.3 Non-Disturbance. With respect to Security Devices entared into by Lessor after the execution of this Lease, Lessee's
subordination of this Lease shall be subject to receiving a commercially reasonable non-disturbance agreement (a "Non-Dlsturbance Agreemenf')
from the Lender which Non-Disturbance Agreement provides that Lessee's possession of the Premises, and this Lease, including any options to
extend the term hereof, will not be disturbed so long as Lessee is not in Breach hareof and attoms to the record owner of the Premises. Further,
within 60 days after the execution of this Lease, Lessor shall, if requested by Lessee, use its commercially reasonable efforts to obtain a
Non-Disturbance Agreement from the holder of any pre-existing Security Device which is secured by the Premises. In the event that Lessor is unable
to provide the Non-Disturbance Agreement within said 60 days, then Lessee may, at Lessee's option, directly contact Lender and attempt to
negotiate for the execution and delivery of a Non-Disturbance Agreement.

30.4 Self-Executing. The agreements contained in this Paragraph 30 shall be effective without the execution of any further documents;
provided, however, that, upon written request from Lessor or a Lender in connection with a sale, financing or refinancing of the Premises, Lessee
and Lessor shall execute such further writings as may be reasonably required to separately document any subordination, attomment and/or
Non-Disturbance Agreement provided for herein.
31. Attomeys' Fees. If any Party or Broker brings an action or proceeding involving the Premises whether founded in tort, contract or equity, or
to declare rights hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal thereon, shall be entitied to
reasonable attomeys' fees. Such fees may be awarded In the same suit or recovered in a separate suit, whether or not such action or proceeding is
pursued to decision or judgment. The term, "Prevailing Party" shall include. without limitation, a Party or Broker who substantially obtains or defaals
the relief sought, as the case may be, whether by compromise, settlement, judgment, or the abandonment by the other Party or Broker of its claim or
defense. The attomeys' fees award shall not be computed In accordance with any court fee schedule, but shall be such as to fully reimburse all
attomeys' fees reasonably incurred. In addition, Lessor shall be entitled to attomeys' fees, costs and expenses incurred in the preparation and
service of notices of Demull and consultations in connection therewith, whether or not a legal action is subsequently commenced In connection with
such Defaull or resulting Breach ($200 Is a reasonable minimum per occurrence for such services and consultation).
32. Lessor's Access; Showing Premises; Rapalrs. Lessor and Lessor's agents shall have the right to enter the Premises at any time, in the
case of sn emergency, and otherwise at reasonable times after reasonable prior notice for the purpose of showing the same to prospective
purchasers, lenders, or tenants, and making such allerations, repairs, improvements or additions to the Premises as Lessor may deem necessary or
desirable and the erecting, using and maintaining of utilities, services, pipes and conduits through the Premises and/or other premises as long as
there is no material adverse effect to Lessee's use of the Premises. All such adivilies shall be without sbatement of rent or liability to Lessee.
33. Auctions. Lessee shall not conduct, nor permit to be conducted, any auction upon the Premises without Lessor's prior written consent.
Lessor shall not be obligated to exercise any standard of reasonableness In determining whether to permit an auction.
34. Signs. Lessor may place on the Premises ordinary "For Sale" signs at any time and ordinary "For Lease" signs during the last 6 months of
the tarm hereof. Except for ordinary "for sublease" signs, Lessee shall not place any sign 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 automatically terminate any sublease or
lesser estate in the Premises; provided, however, that Lessor may eled to continue anyone or all existing subtenancies. Lessor's failure within 10
days foilowing any such event to eled to the contrary by written notice to the holder of any such lesser interest, shall constitute Lessor's election to
have such event constitute the termination of such interest.
36. Consents. Except as otherwise provided herein, wherever in this Lease the consent of a Party is required to an act by or for the other Party,
such consent shall not be unreasonably withheld or delayed. Lessor's actual reasonable costs end 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 lim~ed 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 en
acknowledgment that no Default or Breach by Lessee of this Lease eXists, nor shall such consent be deemed a waiver of any then existing Defaun or
Breach, except as may be otherwise specifically stated in writing by Lessor at the time of such consent. The failure to specify herein any particular
condition to Lessor's consent shall not preclude the Imposition by Lessor at the time of consent of such further or other conditions as are then
reasonable with reference to the particular matter for which consent is being given. In the event that either Party disagrees with any determination
made by the other hereunder and reasonably requests the reasons for such determination, the determining party shall fumlsh Its reasons in writing
and in reasonable detail within 10 business days following such request.
37. Guarantor.

37.1 execution. The Guarantors, if any, shall each execute a guaranty in the form most recently published by the AIR Commercial Real
Estate Association.

37.2 DefaulL It shall constitute a Defaun of the Lessee if any Guarantor falls or refuses, upon request to provide; (a) evldence of the
execution of the 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 board of directors authorizing the making of such guaranty, (b) current financial statements, (c) an
Estoppel Certificate, or (d) written confirmation that the guaranly is still in effect. ~ I
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38. Quiet Possession. Subject to payment by Lessee of the Rent and performance of all of the covenants. condlllons and provisions on
Lessee's parl to be observed and performed under this Lease. lessee shall have quiet possession and quiet enjoyment of the Premises during the
term hereof.
39. Options. If Lessee Is granted an OptIon, as defined below, then the following provisions shall apply:

39.1 Definition. "Option" shaD mean: (a) the right to extend or reduce the term of or renew this Lease or to extend or reduce the term
of or renew any lease that Lessee has on other property of lessor; (b) the right of first refusal or first offer to lease either the Premises or other
property of lessor; (c) the righ1 to purchase, the right of first offer to purchase or the right of first refusal to purchase the Premises or other property of
lessor.

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

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

39.4 Effect of Default on OptIons.
(a) Lessee shall have no right to exercise an Option: (i) during the period commencing with the giving of any notice of Osfault and

continuing until said OsfauU is cured, (Ii) during the period of time any Rent Is unpaid (withou1 regard to whether notice thereof is given lessee), (iii)
during the time Lessee Is In Breach of this Lease, or eN) in the event that lassee has been given 3 or more notices of separate OsfauU, whether or
not the DefauUs are cured, during the 12 month period Immediately preceding the exercise of the Option.

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

(c) An Option shaD terminate and be of no further force or effect, notwithstanding Lessee's due and timely exercise of the Option, if.
after such exercise and prior to the commencement of the extended term or completion of the purchase, 0) Lessea falls to pay Rent for a period of 30
days after such Rent becomes due (wlthou1 any necessity of Lessor to give notice thereof), or (il) if lessee commits a Breach of this Lease.
40. Multlple Bulldlnge. If the PremIseS are a part of a group of buildings controlled by Lessor, Lessee egrees that It will abide by and conform to
all reasonable rules and regulations which lessor may make from time to time for the manegement, safety, and care of said properties, including the
care and cleanliness of the grounds and including the par1<lng,loading and unloading of vehiclas, and to cause its employees, suppliers. shippers,
customers, contractors and Invitees to so abide and conform. Lessee also agrees to pay its fair share of common expenses incurred In connection

with such rules and regulations.
41. security Measures. lessee hereby acknowledgas that the Rent payable to Lessor hereunder does not Include the cos! of guard service or
other security measures, and that Lessor shall have no obligation whatsoever to provide sama. Lessee assumas all responsibility for the protection
of the Premises, Lessee, Its agents and invitees and their property from the acts of third parties.
42. Reservatloffs;' Lessor reserves I) Itself the right, from time to time, to grant, wlthou1 the consent or joinder of lessee, such easements,
rights and dedications tliat lessOr deems necessary, and to cause the recordation of parcel maps and restrictions, so long as such easemen'»,
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. Perfomnance Under Protest. If at any time a dispu1e shall arise as to any amount or sum of money to be paid by one Party to the other
under the provisions hereof, the Party against whom the obligation to pay the money is asserted shall have the right to make payment "under protesf'
and such payment shall not be regarded as a voluntary payment and there shall survive the right on the part of said Party to instltu1e suit for recovery
of such sum. If It shall be adjudged that there was no legal obligation on the part of said Party to pay such sum or any part thereof, said Party shall
be entitled to recover such sum or so much thereof as it was not legally required to pay. A Party who does not initiate suit for the recovery of sums
paid "under protest" within 6 months shall be deemed to have waived its rlgh1 to protest such payment.
44. Authority; Multlple PartJes; Execution.

(a) If either Party hereto is a corporation, trust, limited liability company, partnership, or similar entity, each individual executing
this lease on behalf of such entity represents and warrants that he or she is duly authorized to execute and deliver this Lease on Its behalf. Each
Party shall, within 30 days after request, deliver to the other Party satisfactory evidence of such au1hority.

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

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

shall constiMe one and the same Instrument.
45. Conflict. Any conflict between the printed provisions of this Lease and typewritten or handwritten provisions shall be controlled by the

typewritten or handwritten provisions.
46. Offer. Preparation of this Lease by either Party or their agent and submission of same to the other Party shall not be deemed an offer to
lease to the other Party. This lease Is not Intended to be binding until executed and delivered by all Parties hereto.
47. Amendments. This Lease may be modified only in writing, signed by the Parties in interest at the time of the modification. As long as thay
do not materially change Lessee's obligations hereunder, lessee egrees to make such reasonable non-monetary modifications to this lease as may
be reasonably required by a Lender in connection w~h the obtaining of normal financing or refinancing of the Premises.
48. Waiver of Jury Trial. THE PARTIES HEREBY WAIVE nlEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR
PROCEEDING INVOLVING THE PROPERTY OR ARISING OUT OF THIS AGREEMENT.
49. Aribltration of Disputes. An Addendum requiring the Arbitration of disputes between the Parties and/or Brokers arising ou1 of this lease

IXIls 0 18not attached to this Lease.
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50. Accessibility; Americans with Dlsabllitles Act
(a) The Premises: iii have not undergone an inspection by a certified Access Specialist (CASp). 0 have undergone an

inspection by a certified Access Specialist (CASp) and ft was detennlned that the Premises met all applicable construction-related accessibility
standards pursuant to Califomia Civil Code §55.51 et seq. 0 have undergone an inspection by a certified Access Specialist (CASp) and it was
detannined that the Premises did not meet all applicable construction-related accessibility standards pursuant to Califomia Civil Code §55.51 et seq.

(b) Since compliance with the Americans with Disabilities Ad (ADA) Is dependent upon Lessee's specific use of the
Premises, Lessor makes no warranty or representation as to whether or not the Premises comply with ADA or any similar legislation. In the event
that Lessee's use of the Premises requires modifications or additions to the Premises In order to be in ADA compliance, Lessee agrees to make any
such necessary modifications and/or additions at Lessee's expense.

LESSOR AND LESSEE HAVE CAREFUllY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN,
AND BY THE EXECUTION OF THIS LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY
AGREE THAT, AT THE TIME THIS LEASE IS EXECUTED, THE TERMS OF THIS LEASE ARE COMMERCIALLY REASONABLE AND
EFFECTUATE THE INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT TO THE PREMISES.
ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE AIR COMMERCIAL REAL ESTATE ASSOCIATION OR BY
ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO
WHICH IT RELATES. THE PARTIES ARE URGED TO:
1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE.
2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID INVESTIGATION
SHOULD INCLUDE BUT NOT BE UMJTED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF THE
PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING SYSTEMS, AND THE SUITABIUTY OF THE
PREMISES FOR LESSEE'S INTENDED USE.
WARNING: IF THE PREMISES IS LOCATED IN A STATE OTHER THAN CAUFORNIA, CERTAIN PROVISIONS OF THE LEASE MAY NEED TO
BE REVISED TO COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PREMISES IS LOCATED.

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

Executed at: San Dieqg. CA Executed at: ...S..an......D...>."'· eqo........~CA~-:7-::-~::-------
On: On: /;)..- () 'i -;;)...()I ?

By LESSEE:

~~-_ ..~"~J~~L)
~~:me;;pp;k~~~~~~~~~~fAt!:~~r====~~~Printed~M]~£X:

nle: ---- ........='-;:IIo'=f]rl" ............------- TrtJe: e
By: By. ~~zName Printed: Ji1:FiCf: tld([I~V(w.:; ,da{/tU/i/lt..- Na~-p-rinted-.--r'7-ti&:.r·If.4~mwit· :k:-1, ee~f.O+~----

. ----.rl:=or,"'D";;e:;;T"a !="El'. llTI'.~' """'-'. --Trtle: TiIie: -=:..::.:..:;.:.......:. _

Address: 16960 Mesamint St San Diego, CA 92127 Address: City of San diego Real EstAW Assets
Dept 1200 Third Aye , 41700, SO 92116

Telephone: 1866\ 633-4094 x8883
Facsimile: _

Email:Pdrienne,nayara@JeraaeB,gom
Email: s!!!!!!?9C9l5.net
Federal 10 No. _

Telephone: 1619\236-6124
Facsimile: _

Ema~: mhouqhWn@sandiego,goy
Email: rac;astilloepd BandJ,8C19 qgy
FederallD No. _

'+t---H---+---- DA~ 12./II"}
Fo...,~ <-Co",

TfT1.E:
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BROKER:
Urban COlIIIIl8rcial Real Hstata - SamPatella

All: Sam Patella
T~: Senior Vige President
Add~: 620 First Ayenue. San Diego. CA 92101

Telephone: 16191981-6899
Facsimile: 16191325-0403
Email: sampf!goll.net
Federal 10No. _
Broker/AgentOREUoense#: ...0"'1...2...9...6...3...9...6 _

BROKER:
BUgheS Marino

All: Ed MuDa
Tille: S!!J)ior VAse President
Add~: 1450 Front St, San Diego. CA 92101

Telephone: 16191630-2750
Facsimile: _

Email: ed@buqhesmarino, gO!!l
Federal10No. _

Broker/AgentORE License#: ..0"'1...0"'4...8...8...8...5 _

NOTICE: These forms ani often modified to meet changing requlnlmsnts of law and Industry needs, Always write or call to make sure
you ani utilizing the most current fonn: AIR Commercial Real Estats Association, 500 N Brand Blvd, Suits 900, Glendale, CA 91203.

Telephone No, (213) 687~. Fax No,: (213) 687-8616,

@ Copyright 2001 • By AIR Commercial Real Estats Association. All rights reserved,
No part of these works may be reproduced In any fonn without pennlsslon In writing,
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4~ CAL I FOR N I A ADDENDUM
• ASSOCIATION• (CAR. Form ADM, Revised 4112) No . .=1'-- _

~ OF REALTORS«

The following tenns and oonditions are hereby inoorporated in and made a part of the: 0 Residential Purchase Agreement,
o Manufactured Home Purchase Agreement, 0 Business Purchase Agreement, 0 Residential Lease or Month-to-Month Rental
Agreement, 0 Vacant Land Purchase Agreement, 0 Residential Inoome Property Purchase Agreement, 0 Commercial Property
Purchase Agreement, Ill! Other Commercial.Lease Agreement

dated November 25, 2013 ,on property known as 1455 E Street
San Diego, CA 92101

REGULATIONS AND LAWS GOJIEBHING MQNTH TO MONTH TENANCY SHALL APPLY

52.Lessor is obligated to perform the following repairs before ocgupancy;
faJ Install a nev ropf over the premises with e ten flQ)year yarranty
(bJ Seal the skylights, leaving the natural light.
(cl All areas that currently contain p.1ywood or that can be breached shall be filled in

yith Qetgfi11t hl99k gr qther simjlar material,
(dl make anre th@ lights are Eorking and that there is nq haza;dmJR e~QRed eJeqtriqal
(el construct a railing around the mezzanine.
(fl install a new toilet f:ixt:urB in the one yorking restroom.

53. The Lessee (City Of San Diegol is self-insured and will provide to Lessor a certificate
of Additionally Insured naming the Lessor as such.

54 LessQr At ita Role cost Bnd 6~nsA shall he ra«PODBjble for all qperating exPenses.
re,lated direqtly and or ipdirectly to the propertylprem;ses. Further Lessor shall be
rBSPQP§ih.le yithout ,limitations Cpr all prPPer1:y!prgmises repairs, maintenange and

55. In section 9.4 the p"m"fr 60 is stricken and shall be changed to 30

of a oopy of this document.

Date ---'e-"fe',..:;,=r-'l:------------

SellerlLandlord 1:i':if.!I:f-'rl!b'-=-~~--:-:::-";e;:-------

Buyerrr enant _----:Cb:::::w:L.l!?o.l· f--'C>=:...L.P_8'-'v~/;~'I~c...v=_ _ SellerlLandlord _

The copyright laws of the United Slates (TItle 17 U.S. Code) forbid the unauthOlfzed reproduction of this fllnn, or eny portion thereof. by photocopy madllne or any other means,
Indulling facsimile orcomputerlzed formate. CopyrlghlC 1986-2012, CAlIFORNIA ASSOCIATION OF REALTOR5e, INC. ALL RIGHTS RESERVED.
THIS FORM HAS BEEN APPROVED BY THE CALIFORNIA ASSOCIATION OF REAlTORS4D (CAR.). NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR
ADEQUACY OF ANY PROVISION IN ANY SPECIFIC TRANSACTION. A REAL ESTATE BROKER IS THE PERSON QUALIFIED TO ADVISE ON REAL ESTATE
TRANSACTIONS. IF YOU DESIRE LEGAL OR TAX ADVICE, CONSULT AN APPROPRIATE PROFESSIONAL.
This fllnnls available for use by the entlm real estate IndustJy. h 18 not Intended In identify the user as a REALTORGll. REAL TORGllIs a registered collective membership merk
which may be used only by members of the NATIONAL ASSOCIATION OF REAL TORS4Dwho subsctibe In Its Code of Elhits.

[]

, Nl1Ished and llistrIbuIed by:
• REAl. ESTATE BUSINESSSERVICES, INC.

• SlJIlsidiwy 01the CaJifDmia Assa:iatiln of REAL TORSI
c • 525South VillHA_, los Angeles, CalifornIa 90020

ADM REVISED 4112 (PAGE 1 OF 1)
I-R-aYlewed--by----D-ate-------1 rBl

CPf'QAJUXITY
ADDENDUM (ADM PAGE 1 OF 1)

Agent Rass Provenzano Phone: 858488·2734 Fax: 619-764-5759
Broker: Passlamo, Inc. 620 Flrst Avenue San 01 0 ,CA 92101

Prepared using z1pForrnQDsoftware



ARBITRATION AGREEMENT
Standard Lease Addendum

DamdNovember 25. 2013

By and Between (Lessor) 1401 - 85 E Street LP

(Lessee) Ci ty of San Diego

Address of Premises: 1455 E Street. San Diego. CA 92101
San Diego CA 92101

Pamgmph~5~5 __

A. ARBITRATION OF DISPUTES:
Except as provided in Pamgmph B below, the Partias agree to resolve any and all claims, disputes or disagreements arising under this Lease,
including, but not Iimtted to any mattar relating to Lesso~s failure to approve an assignment, sublease or other Imnsfer of Lessee's interest in the
Lease under Paragmph 12 of this Lease, any othar defaults by Lessor, or any defaults by Lessee by and through arbttration as provided below and
irrevocably waive any and all rights to the contrary, The Parties agree. to at all times condud thamselves in strict, full, completa and timaly

.accordance with tha terms hareof and that any attempt to circumvent the tef!TlSof this Arbilmlion Ag~ment shall be absolutely null and void and of
no force or effect whatsoever.

B. DISPUTES EXCLUDED FROM ARBITRATION:
Tha following claims, disputes or disagreements under this Lease are expressly excluded from the arbttration procedures set forth herein: 1.
Oisputes for which a different resolution determination is specifically set forth in this Lease, 2. All claims by etther party which (a) seek anything
other than enforcement or determination of rights under this Lease, or (b) are primarily founded upon mettars of fraud, willful misconduct, bad fanh
or any other allegations of tortious action, and seek the award of punttive or exemplary damages, 3. Claims relating to (a) Lesso~s exercise of any
unlawful detainer rights pursuant to applicable law or (b) rights or remedies used by Lessor to gain possession of the Premises or terminate
Lessee's right of possession to the Premises, all of which disputes shall be resolved by suit filed In the applicable court of jurisdiction, the decision
of which court shall be subject to appeal pursuant to applicable law 4. Any claim or dispute that is within tha jurisdiction of the Small Claims Court
and 5. All claims arising under Paragmph 39 of this Lease.

C. APPOINTMENT OF AN ARBITRATOR:
All disputes subject to this Arbttmtion Agreement, shall be determined by binding arbttmtlon before: 0 a retired judge of the applicable court of
jurisdiction (e.g., the Superior Court of the Slate of Califomia) affiliated with Judicial Arbttmtlon & Mediation services, Inc. iJAMS'1, 1XJ the American
Arbilmtion Association iAAA") under tts commercial arbttralion rules, 0 _

or as may be otherwise mutually agreed by Lessor and Lessee (the "Arbttmtorj. Such arbttmtlon shall be initiated by the Parties, or etther of them,
wtthin ten (10) days after etther party sends written notlce (the "Arbttratlon Notlce") of a demand to arbttrata by registered or certified mail to the
other party and to the Arbttmtor. The Arbttration Notice shall contain a description of the subject matter of the arbttralion, the dispute with respect
thereto, the amount involved, if any, and the remedy or determination soughl If the Parties hava agreed to use JAMS they may agree on a retired
judge from the JAMS panel. If they are unable to agree within ten days, JAMS will provide a list of three available judges and each party may strike
one. Tha remaining judge (or if there are two, the one selected by JAMS) will serve as the Arbitrator. If the Parties have elected to utilize AAA or
some other organization, the Arbilmtor shall be selected in accordance with said organization's rules. In the event the Arbttmtor is not selected as
provided for above for any reason, the party Inttlatlng arbitration shall apply to the appropriate Court for the appointment of a qualified retired judge
to act as the Arbttrator.
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O. ARBITRATION PROCEDURE:
1. PRE.HEARING ACTIONS. The Albitrator shall schedule a pre-hearing conference to resolve procedural matters, arrange for the

exchange of information, obtain stipulations, and narrow the issues. The Parties will submit proposed discovery schedules to the Albitrator at the
pre-hearing conference. The scope and duration of discovery will be within the sole discretion of the Albltrator. The Albilrator shall have the
discretion to order a pre-hearing exchange of information by the Parties, including, without limitation, production of requested documents, exchange
of summaries of testimony of proposed witnesses, and examination by deposition of parties and third-party witnesses. This discretion shall be
exercised In favor of discovery reasonable under the circumstances. The Arbitrator shall issue subpoenas and subpoenas duces tecum as provided
for in the applicable statutory or case law (e.g., in califomia Code of CIvil Procedure seCtion 1282.6).

2. THE DECISION. The arbitration shall be conducted In the city or county within which the Premises are located at a reasonably
convenient sileo Any Party may be represented by counselor other authorized representative. In rendering a decision(s), the Albitrator shall
determine the rights and obligations of the Parties according to the substantive laws and the terms and provisions of this Lease. The Albitrato~s
decision shall be based on the evidence introduced at the hearing, Including all logical and reasonable Inferences therefrom. The Albitrator may
make any determination andlor grant any remedy or relief that is Just and equitable. The decision must be based on, and acccmpanied by, a wrillen
stetement of decision explaining the factual and legal basis for the decision as to each of the principal controverted issues. The decision shall be
conclusive and binding, and it may thereafter be confirmed as a judgmem by the court of applicable jurisdiction, subjeel only to challenge on the
grounds set forth In the applicable statutory or case law (e.g., in Califomia Code of Civil Procedure section 1286.2). The validity and enforceability
of the Arbilrato~s decision is to be determined exclusively by the court of appropriate jurisdiction pursuant to the provisions of this Lease. The
Arbitrator may award costs, Inciudlng without limitation, Albilrato~s fees and costs, attomeys' fees, and expert and witness costs, to the prevailing
party, if any, as determined by the Arbitrator In his discretion.

Whenever a matter which has been submitted to arbitration involves a dispute as to whether or not a particular ael or omission (other than a
failure to pay money) constitutes a Default, the time to commence or cease such action shall be tolled from the date that the Notice of Arbitration is
served through and until the date the Arbitrator renders his or her decision. Provided, however, that this provision shall NOT apply in the event that
the Arbitrator determines that the Arbitration Notice was prepared in bad faith.

Whenever a dispute arises between the Parties conceming whether or not the failure to make a paymem of money constitutes a defauit, the
service of an Arbitration Notice shall NOT toll the time period in which to pay the money. The Party allegedly obligated to pay the money may,
however, eleelto pay the money "under protesf' by accompanying said paymem with a written statemem selling forth the reasons for such protast.
If thereafter, the Arbitrator determines that the Party who received said money was not en1itled to such payment, said money shall be promptly
retumed to the Party who paid such money under protest together with Interest thereon as defined in Paragraph 13.5. If a Party makes a payment
"under protesf' but no Notice of Arbitration Is filed within thirty days, then such protest shall be deemed waived. (see also Paragraph 42 or 43),

NOTICE: These fonna are often modlfiled to meet changing requirements of law and Induslly needs. Always Write or call to make ;lure you
are utilizing ihe most current fonn: AIR Commercial Real Estate Association, SOD N Brand Blvd, Suite sOD, Glendale, CA 91203.

Telephone No. (213) 687~777. Fax No.: (213) 687~616.
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