
AIR COMMERGIAL REAL ESTATE ASSOCIATION
STANDARD INDUSTRIAL/COMMERCIAL SINGLE-TENANT LEASE -- GROSS

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

1._ Basic Provisions ("Basic Provisions").
1.1' Parties: This lease ("lease"), dated lor relerence purposes only -'J"'u"'n"e=-=1..<,~2'"'0'"'1"'6"_ _

is made by and between 1401 - 85 E Street LP
____________________________________________ C'lessor")

and City Of San Diego, a California Municipal Corp.
("lessee"),

(collectively the "Parties", or individually a "Party").
1.2 Premises: That certain real property, including all improvements therein or to be provided by lessor under the terms 01this lease,

and commonly known as 1455 E Street, San Diego, CA 92101

located in the County of San Dieqo , State 01 CA
and generally described as (describe briefly the nature 01 the property and, if applicable, the "Project", il the property is located within a Project)

That Eighty four Hundred square feet (8,40011ocated directly West of the property know as the San

Diego Coliseum, as per Exhibit A
_____________________________________ ("Premises"). (See also Paragraph 2)

1.3 Term: 1 years and 0 months ("Original Term") commencing July 1, 2016

("Commencement Date") and ending June 30, 2017 ("Expiration Date"). (See also Paragraph 3)
1.4 Early Possession: II the Premises are available lessee may have non-exclusive possession 01 the Premises commencing

Tenant already in ("Early Possession Date"). (See also Paragraphs 3.2 and 3.3)
1.5 Base Rent: $ 6! 921.60 per month ("Base Renli, payable on the the 1st

day of each month commencing "Jco,u!,!l,)y,---,l~,-"2,,0"'1,,6'- _
___ ~ . (See also Paragraph 4)

o II this box is checked, there are provisions in this lease for the Base Rent to be adjusted. See Paragraph --------------

1.6 Base Rent and Other Monies Paid Upon Execution:
(a) Base Rent: $ 6! 921 • 60 lor the period July 1, 2016 to July 31, 2016

(b)

(c)

(d)

Security Deposit: $ None' ("Security Deposit"). (See also Paragraph 5)
Association Fees: $ , None lor the period _
Other: $ None for _

(e) Total Due Upon Execution of this Lease: $ .!16..<!~9',,;2""1'"'•.!'6~0!.._ _

1.7 Agreed Use: storage for the San Diego Police Department

Insuring Party: lessor is the "Insuring Party". The annual "Base Premium" is $ __ None

Real Estate Brokers: (See also Paragraph 15 and 25)
(a) Representation: The lollowing real estate brokers (the "Brokers") and brokerage relationships exist in this transaction (check

applicable boxes):
IXI "u!.!r'-!b~a'=n!L~C"o~rrun~e:!r'_'c±J.=_·a!!.=l...£R~e"'a~l'--'E"'s:?ta~"t~e'__ represents Lessor exclusively ("lessor's Broker");
o represents lessee exclusively ("lessee's Broker"); or

o represents both Lessor ,:nd lessee ("Dual Agency").

(at PS) ",eRt ta BFBI£BF9: UJ38A BJEeetttieA BRei seli'; SF) af tRis Leese 8) BetA PaRies, lesser BRall J3a, Ie tRB Brehers lRe erel cera§8

fee a~Fee8 Ie iA a se~arate .. AHeA agreemeAt (af if tRere is RS SI:J8R B§FeeffteAt, tRe Sk:lFRaf 6f ~

1.8

1.9

Bsee ReAt) fertl=!e ~lFeli8Faft8 eBP'iees r8RsBF88 B) tAB 8r81(8r9.
1.10 Guarantor. The obligations of the Lessee under this Lease are to be guaranteed byN.,"'o"-n"e'-= -:::--..,., ::- __ -,- _

___________________________________ ("Guarantor"). (See also Paragraph 37)
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1.11 Attachments. Attached hereto are the following, all of which constitute a part of this Lease:

IX! an Addendum consisting of Paragraphs 51 through 56

IZI a plot plan depicting the Premises;

o a current set of the Rules and Regulations;

o a Work Letter;
o other (specify): _

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

upon all of the terms, covenants and conditions set forth in this Lease. While the approximate square footage of the Premises may have been used
in the marketing of the Premises for purposes of comparison, the Base Rent stated herein is NOT tied to square footage and is not subject to
adjustment should the actual size be determined to be different. Note: Lessee is advised 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 Date or the Early
Possession Date, whichever first occurs ("Start Date"), and, so long as the required service contracts described in Paragraph 7.1 (b) below are
obtained by Lessee and in effect within thirty days following the Start Date, warrants that the existing electrical, plumbing, fire sprinkler, lighting,
heating, ventilating and air conditioning systems ("HVAC"), loading doors, sump pumps, if any, and all other such elements in the Premises, other
than those constructed by Lessee, shall be in good operating condition 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 defects, and that the Unit does not contain
hazardous levels of any mold or fungi defined as toxic under applicable state or federal law. If a non-compliance with said warranty exists as of the
Start Date, or if one ot such systems or elements should malfunction or fail within the appropriate warranty period, Lessor shall, as Lessor's sole
obligation with respect to such matter, except as otherwise provided in this Lease, promptly atter receipt of written notice from Lessee setting forth
with specificity the nature and extent at such non-compliance, malfunction or failure, rectify same at Lessor's expense. The warranty periods shall be
as follows: (i) 6 months as to the HVAC systems, and (ii) 30 days as to the remaining systems and other elements of the BUilding. II Lessee does not
give Lessor the required notice within the appropriate warranty period, correction of any such non-compliance, malfunction or failure shall be the
obligation of Lessee at Lessee's sole cost and expense, except for the roof, foundations, and bearing walls which are handled as provided in
paragraph 7. Lessor also warrants, that unless otherwise specified in writing, Lessor is unaware of (i) any recorded Notices of Default affecting the
Premise; (ii) any delinquent amounts due under any loan secured by the Premises; and (iii) any bankruptcy proceeding affecting the Premises.

2.3 Compliance. Lessor warrants that to the best of its knowledge the improvements on the Premises comply with the building codes,
applicable laws, covenants or restrictions of record, requlations, and ordinances ("Applicable Requirements") that were in effect at the time that
each improvement, or portion thereof, was constructed. Said warranty does not apply to the use to which Lessee will put the Premises, modifications
which may be required by the Americans with Disabilities Act or any similar laws as a result of Lessee's use (see Paragraph 50), or to any Alterations
or Utility Installations (as defined in Paragraph 7.3(a)) made or to be made by Lessee. NOTE: Lessee is responsible for determining whether or
not the Applicable Requirements, and especially the zoning, are appropriate for Lessee's intended use, aRII aa/IRa"lellges Illal pasl Ilses
at Ule PrefRisee Iftsy RS feRger be alleweEi. If IRS Pf8fT1is8S ae Ret e81Tl131) itA Baia 8rFaA~, Lesser BRell, 8H88f3t 8S etl::1sp iss J3Fe iasa, f3F8FRf3tl;
alter r888i13t a' FiUeR AeUes fr8FF1 Lessee 8eMiA~ feFlR it,", sJ38eifieit) tlo18 RatblFB BRe euteR! af StlBR ReR 8SFMf31i8Rse, ream)' tAB Baffle at Lesser's
e,,~eRee. II beeeee Bees Aet !li,e beeeer rilleR Aeijee el a AeA eeFft~liaAee ..ilR IRis arraAI) .. itRiA 6 FftaAtRslalla'~A!I tRe Start Qate, earrealiaA al
tAet ReA eSITlFllieAee BAall Be tRe e~li~etieR af Leesee at Lessee's 8ale eeet BRe 8)(f3eAse. If IRe AJ3l3lieeele Re~l:JiFeFf\eAts Bfe kereafter 8RBR~eel se
as la ,e~lli,e IIIl,iA!!IAe le'Fft ellAie beaee IAe aaAelrlleijaA af 8R allailieA Ie er aA alte,<*ieA el tAe P,eFftieee aAalar BIlIIaiAg, IAe ,eFftea;<*iaA al aAy
Ila,araalle SlleslaAee, e,IAe ,eIAle,eeFfteAI aFelAe, ~R)sieel FfteaifiealieA ellAe YAil, PreFft;ees aABleF BllilaiA!I ("Sall/lal E"IleAdilIlFe"l. besser and
bessee sAall alleeele IRe eesl ef slleA .. eFI,as lelle"s:

fat Sl:ISjS8t Ie Para6FBf3R a.8(e) aele • if SI:l8A Gal3ital EHf38RSitl:lFBS are r8~b1iFeeJ as a r8sYlt sl tRS 61388ifie BRa t1RiE4l:lB 1:18881 tRe
P,eFftieee e) bessee as eeFft~area "ilA Ilses e) leAaAIs iA !leAeral, bessee sRall ee 11111) respeAsiele fer IAe eesl IRereel, ~re iaea, Re.. e,eF IRat if
slleA Ca~italel,~eAailll,e is ,e~llirea allriAg IRe lasl2 ) ears el IAis beaee aAa IAe eeel IAereel e"eeelle 6 FfteAtAe' Baee ReAl, beeeee Ffta) iAsleae!
lerFftiAale IAis beaee IlAlese besse' Aelilies bsssee, iA .. ,iliA!!, itAiA 19 aa)s aller ,esei~1 el beseee's le'FftiAalieA Aeliee IRal beees' Aas elaelea Ie
~El)' IRa aillereAee eeP, eeA IRe aelllal eeet IAeFeel eAa eA aFftellAI e~llal Is 6 FfteAIAS' Base ReAl. II beseee eleels lerFftiAalisA, beseee sAall
iFftFfteai<*el) eeaee tRe Ilee el IRe PreFftiaes '.. AieA ,e~lli,es elleA Ca~itel E,,~eAail~re eAa aeli,er Ie beeeer ",illeA Aeliee s~eeif,;A!I a le'FftiAalieA
Bale alleasl 99 aa)s IAereallef. SlleA lerFftiAalieA sale eRell, Ae.. e.er, iA Ae e,eAI ee earlier.IAaA IRe lasl aa) tAat beseee ee"la legall) Illili2e IAe
P,eFftises .. itAelll esFftFfteAsiA!!6~SA Ca~ilal E,,~eAailll,e.

t!ll II slleA Ca~ilal e,,~eAailll,e is AeliAe ,eslll! ellAe e~eei~s aAa IlAi~lle Ilee el tAa P,aFftieee e) beeeee (SileR ae, gs,e'AA'1eAlall)
FftaAelateeleeisffiie FfteaifiealieAs), IAeA besseF sAall ~a) la' slleA Ca~ilal E,,~eAa~~Fe eAa bessee SAall eAI) ee eeli!!atea Is pa), eaeA FfteAl11allriA~
IAe reFfta/Aaer el tAe terFft el IAie beaee ar aA) a"leAsisA IAe,eel, eA IAe lIa\e IA<* eA .. RieA IRe Baee ReAl ie aile, aA aFftsllAI e~llal Ie 111~HA ef IRe
~srlieA ef slleA eesla FeaSSAael) all,ielllaele Ie IAe PreFftiees. beeeee eAall ~a) IAle,eel eA IRe ealaAee ellt FftEl)~Fe~S) ils eeli!!alieA al aA) liFfte. If,
As .. e,e" slleA G8I3ilal E,,~eAaltIlFe is re~lli,sa e!1l,iAg IAa lasl2 lea,s af tAis beass eF;1 bssse' FeaSSAael) aelerfAiASS IR<* il is Ael seeAeFft'eall)
leaeiele Ie ~a) its SAare IAe,eef, besee' eAall Aa.e IAe e~lieA la lerFftiAale IRie bease ll~eA 99 Bale ~risr .. ,ilteA Aelise Ie beeeee "Aleee beesee
Aalifiee beeseF, iA '.. FitiAg, .. ilRiA 19 aa)e alter Faeei~1el baees,'ela'FftiA<*ieA Aeliee tRal beseee '..'iii ~a)' Isr elleA Ca~ilal e,,~eAail",e. II be.ese' dses
Asl eleelle le'FftiAala, aAa lails ts leAae, its sAe,e el aA) slleA Ca~ital E,,~eAail",e, beseee Ffta) aa, aAee S"eA IIlAae aAa aealleleaFfts, ,ilR IAIs,esl,
~rBfR ReAt t:lAtil LeSBBr=e BRars 8f 8t:1e~ 888te ~8.8 BBBR ftJlI) ~ei8_ If Lessee is b1ABSls Ie fiA8A8e LeBBer's 8~aFe, Sf if tlole 13alaAee 8f tRB 148Rt Bl::lB BRB

~EI) aele ler IAe FeFAaiAae, ellAie bease is Asl ellltiaiaAlle 11111) ,aiFftellree baeeae SA aA elleel eae;e, beeeee eAall Ra, e IAe ,igRIIs le'FftiAale tAie
beass ll~eA a9 ae)s ..FilleA Aeliee Ie beseeF.
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(c) Notwithstanding the above, the provrsrons concerning Capital Expenditures are intended to apply only to non-voluntary,
unexpected, and new Applicable Requirements. If the Capital Expenditures are instead triggered by Lessee as a result 01 an actual or proposed
change in use, change in intensity 01 use, or modification to the Premises then, and in that event, Lessee shall either: (i) immediately cease such
changed use or intensity 01 use and/or take such other steps as may be necessary to eliminate the requirement lor such Capital Expenditure, or (ii)
complete such Capital Expenditure at its own expense. Lessee shall not, however, have any right to terminate this Lease.

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

2-:§. besges 89 I2risr g"Rer/QeeI:fJJ8Rt. lAB harraRties Fflsee 1.3) Lesser iR PSrB§lFB(3A a BASil Be al AS feree BF BUeet if iFRffleeiatel)
prier Ie tRe Stefl gate Lessee hBS IRe BhA8F Breee\;f38At althe P'8FRises. ~AsbleRe ,8At, Lessee BRslI£Ie r8Sf38Rsil3le fe,eR¥ AeeessBF) eerreeti, e "Brllt.
g, +eo-.

3.1 Term. The Commencement Date, Expiration DateandOriqinalTerrnot this'Lease"are as specified in Paragraph 1.3.
3.2 Early Possession. Any provision herein granting Lessee Early Possession of the Premises is subject to and conditioned upon

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

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

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

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

4.2 Payment. Lessee shall cause payment of Rent to be received by Lessor in lawful money of the United Slates, without offset or
deduction (except as specifically permitted in this Lease), on or before the day on which it is due. All monetary amounts shall be rounded to the
nearest whole dollar. In the event that any invoice prepared by Lessor is inaccurate such inaccuracy shall not constitute a waiver and Lessee shall
be obligated to pay the amount set forth in this Lease. Rent for any period during the term hereof which is for less than one tull calendar month shall
be prorated based upon the actual number of days of said month. Payment of Rent shall be made to Lessor at its address stated herein or to such
other persons or place as Lessor may from time to time designate in writing. Acceptance oi a payment which is less than the amount then due shall
not be a waiver of Lessor's rights to the balance of such Rent, regardless of Lessor's endorsement of any check so stating. 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 addition to any Late Charge and Lessor, at its option, may require all future payments to be made by Lessee to be by cashier's check. Payments
will be applied first to accrued late charges and attorney's fees, second to accrued interest, then to Base Rent, Insurance and Real Property Taxes,
and any remaining amount to any other outstanding charges or costs. .

+.a AssaaialiaA Feea, IA ae!siliaA ta IRe Baee FleAI, Leeeee sRall ~ai te Lesser eaeR ffieAtR aA affie~At e~~al te aAi e Aer's
aeeeeietisA er eSAe!effiiAi~ffi Ieee le.iee! er aseessee! a@aiAsl tRe Preffiiees. Saie ffieAies sRall ae ~aie al tRe sa",e li",e aAe IA IRe sa",e "'aAAer as
IRe Base ReAl.
&, See~rily gepaall. Lessee sRall e!e~esit "ilR Lesser ~~eA e"ee~lieA ReresllRe See~ril; ge~e6it as see~rili ler Lessee's laiIRI~lpeFierffiaAee.
at j~s 8~Ii{iat;eR8 HASer lJ:I's LeBSS. If Lessee tails fa ~e) ReFit, SF etl=rsA ;58 b'etal:l!lts l:l!F1S8rtAia Leess, Lesss ff18) l'se, etJl3l) SF rstaiR all 8F 8A)
~eF\ieA ef eaie See~ri\) ge~s6illsr tRe ~ai ",eAt el aAi a",e~AI alreae!i e!~e Lesser, ler ReAts RieR ill ae e~e IA IRe M~re, aAe!1er Ie rei"'B~rse er
eeffi~eAsale Lesser fer aAi Iiaalli!i, e,,~eAss, less sr saffia@e "RieA Lesssr ffiai s"Uer er iAe~r ai reaseA IAereel. If Lesser ~ses 8r e~~lies all sr aAi
~8F\ieA 81 IAe Ses~ril)' ge~esi!, Lessee sAall ' itAiA 1Q says aller FilleR re~Hesl IAereler se~esil ",eAies "'iIR Leeser sHUieieAl !e reetere said
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See~ril) ge~eBill. IAe 1~1larre~AI re~~ireel e~ IAi. LeaBe. IllAe 8aB. ReAl iAereaBeB el~riA~ IAe lerrr eliAiB LeaBe, LeBBee BAall, ~~.A..rilleA
re~~esl IFerr Lesse', ae~esil aaailieAal rreAies ilA Lesser se IAal IAe lelal arre~AI ef IAe See~FiI) ge~esil sAall a! ail lirres eear IAe sarre
I3rel3BftisA 18 tRe iABFeasea Base ~eAt 8S tAB iRitisl Sesl::Irity g8~esit eare fa tt-le iRitisl Base ReFit. SRBl:tlel tAB o§Feee Use Be aFR8Fl888 ta
aeeefAfflesete a ffiaterial BABA§e iF! tAB el::lSiAeS9 af Lessee BF 1a eeeeFAFReaate a 5l:talessee Sf e9sj~Aee, Lesser 519811RB.B tRB rigRt Ie iA8reeS8 tlo1e
Seel:lrit) QefJBsit Ie tAB SliteR! AeeeSS8Pj, iF! Lesser's reesBAB:sle jl:l9gftl8At, 1a eeeel:lAt fer B:F1) iFleressee hBar BRa tear fRat iRe PreFAises fflB) sblffer
as a rasbll! fRerBer. If a eReFl~e iA eeAtrsl a1 Lessee BBBbtFS Eh:tFiRg tRis Lease BRa felle .. iAg SI:lBR Bi=lBAge tAB fiA8Aeiai B8AsiaBR af Lessee is, iA
Lesser's reas8RBele jl::lB§JFA8At, sigRifieaRtly (sewage, Lessee 6Rall aSf38sit 61:J6R 8ssitieRai FRS.RiBS itA bessBr as sAall BB sY~8ieRt ts B81:188 tAs
Ssel::Jrit) QeJ:'BeittB ~e eH R seffiFRersiell) reassReele Ie el eesee SR StieR sARR§e iA JiAaABial seAsitisA. Lesser sAall Ret ae re~l:Iiree ts IteeJ3 tAe
See~ril) ge~eBil ee~arale !Ferr ilB ~eAeral aeee~Ale. "IitAiA 99 Elale aUer tRe e,,~iratieA er terrriAatieA ef IRiB Leaee, Leeeer BAall re!~rA IAal ~eF!ieA
ellAe 8ee~ril) ge~ssil Ael ~sea ar a~~liea e) Lesser. Lesser sRali ~~eA • FilleA re~~esl we iae bessee itA aA aeee~AliA~ sAe .. iA§ Ae.. IAat
~eF!ieA el IAe See~ril) ge~eBil IAa! .. aB Ae! rel~rAea .. aB a~~liea. PIe ~aFl ellAe See~ril) ge~eBil BAaii ee eeAaiaerea Ie ee Aela iA 1"'51, Ie eear
iAleres! er Ie ee ~re~a~FAeAller aA) rAeAiee Ie ee ~aia e~ Leeaee ~Aaer IAiB Leaee.
6. Use.

6.1 Use. Lessee shall use and occupy the Premises only for the Agreed Use, or any other legal use which is reasonably comparable
thereto, and for no other purpose. Lessee shall not use or permit the use of the Premises in a manner that is unlawfut, creates damage, waste or a
nuisance, or that disturbs occupants of or causes damage to neighboring premises or properties. Other than guide, signal and seeing eye dogs,
Lessee shall not keep or allow in the Premises any pets, animals, birds, fish, or reptiles. Lessor shall nol unreasonably withhold or delay its consent
to any written request tor 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, and/or is not significantly more burdensome to the Premises. It Lessor elects to withhold
consent, Lessor shall within 7 days after such request give written notification of same, which notice shall include an explanation of Lessor's
objections to the change in the Agreed Use.

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

substance, or waste whose presence, use, manufacture, disposal, transportation, or release, either by itself or in combination with other materials
expected to be on the Premises, is either: (i) potentially injurious to the public health, safety or welfare, the environment or the Premises; (ii)
regulated or monitored by any governmental authority, or (iii) a basis for potential liability of Lessor to any governmental agency or third party under
any applicable statute or common law theory. Hazardous Substances shall include, but not be limited to, hydrocarbons, petroleum, gasoline, andlor
crude oil or any products, by-products or fractions thereof. Lessee shall not engage in any activity in or on the Premises which constitutes a
Reportable Use of Hazardous Substances without the express prior wrillen consent of Lessor and timely compliance (at Lessee's expense) with all
Applicable ReqUirements. "Reportable Use" shall mean (i) the installation or use of any above or below ground storage tank, (ii) the generation,
possession, storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, or with respect to which a report, notice,
registration or business plan is required to be filed with, any governmental authority, and/or (iii) the presence at the Premises of a Hazardous
Substance with respect to which any Applicable Requirements requires that a notice be given to persons entering or occupying the Premises or
neighboring properties. Notwithstanding the foregoing, Lessee may use any ordinary and customary materiats reasonably required to be used in the
normal course of the Agreed Use, ordinary office supplies (copier toner, liquid paper, glue, etc.) and common household cleaning materials, so long
as such use is in compliance with all Applicable Requirements, is not a Reportable Use, and does not expose the Premises or neighboring property
to any meaningful risk of contamination or damage or expose Lessor to any liability therefor. In addition, Lessor may condition its consent to any
Reportable Use upon receiving such additional assurances as Lessor reasonably deems necessary to protect itself, the public, the Premises and/or
the environment against damage, contamination, injury and/or liability, including, but not limited to, the installation (and removal on or before Lease
expiration or termination) of protective modifications (such as concrete encasements) and/or increasing the Security Deposit.

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

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

(d) Lessee Indemnification. Lessee shall indemnify, defend and hold Lessor, its agents, employees, lenders and ground lessor,
if any, harmless from and against any and all loss ot rents andlor damages, IIabiiities, judgments, claims, expenses, penalties, and attorneys' and
consultants' fees arising out of or involving any Hazardous Substance brought onto the Premises by or for Lessee, or any third party (provided,
however, that Lessee shall have no liability under this Lease with respect to underground migration of any Hazardous Substance under the Premises
from adjacent properties not caused or contributed to by Lessee). Lessee's obligations shall include, but not be limited to, the effects of any
contamination or injury to person. property or the environment created or suffered by Lessee, and fhe cost of investigation, removal, remediation,
restoration and/or abatement, and shall survive the expiration or termination 01 this Lease. No termination, cancellation or release agreement
entered into by Lessor and Lessee shall release Lessee Irom its obligations under this Lease with respect to Hazardous Substances,
unless specifically so agreed by Lessor in writing at the time of such agreement.

(e) Lessor Indemnification. Except as otherwise provided in paragraph 8.7, Lessor and its successors and assigns shall
indemnify, defend, reimburse and hold Lessee, its employees and lenders, harmless from and against any and all environmental damages, includinq
the cost of remediation, which result 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 obliqations, as and when required by the Applicable
Requirements, shall include, but not be limited to, the cost of investigation, removal, remediation, restoration and/or abatement, and shall survive the
expiration or termination of this Lease.

(f) Investigations and Remediations. Lessor shall retain the responsibility and pay for any investigations or remediation
measures required by governmental entities having jurisdiction with respect to the existence of Hazardous Substances on the Premises prior to
Lessee's occupancy, unless such remediation measure is required as a result of Lessee's use (including "Atterations", as defined in Paragraph 7.3(a)
below) of the Premises, in which event Lessee shall be responsible for such payment. Lessee shall cooperate fully in any such activities at the
request of Lessor, including allowing Lessor and Lessor's agents to have reasonable access to the Premises at reasonable times in order to carry
out Lessor's investigative and remedial responsibilities.

(g) Lessor Termination Option. If a Hazardous Substance Condition (see Paragraph 9.1 (e)) occurs during the term of this Lease,
unless Lessee is legally responsible therefor (in which case Lessee shall make the investigation and remediation thereof required by the Applicable
Requirements and this Lease shall continue in full force and effect, but subject to Lessor's rights under Paragraph 6.2(d) and Paragraph 13), Lessor
may, at Lessor's option, either (i) investigate and remediate such Hazardous Substance Condition, if required, as soon as reasonably possible at
Lessor's expense, in which event this Lease shall continue in full force and effect, or (ii) if the estimated cost to remediate such condition exceeds 12
times the then monthly Base Rent or $100,000, whichever is greater, give written notice to Lessee, within 30 days after receipt by Lessor of
knowledge of the occurrence 01 such Hazardous Substance Condition, 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 written notice to Lessor of
Lessee's commitment to pay the amount by which the cost of the remediation of such Hazardous Substance Condition exceeds an amount equal to
12 times the then monthly Base Rent or $100,000, whichever is greater, Lessee shall provide Lessor with said funds or satisfactory assurance
thereof within 30 days following such commitment. In such event, this Lease shall continue in full force and effect, and Lessor shall proceed to make
such remediation as soon as reasonably possible after the required funds are available. If Lessee does not give such notice and provide the required
lunds 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 alf 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
Premises, without regard to whether said Applicable Requirements are now in effect or become effective after the Start Date. Lessee shall, within 10
days after receipt of Lessor's written request, provide Lessor with copies of all permits and other documents, and other inlormation evidencing
Lessee's compliance with any Applicable Requirements specilied by Lessor, and shalf immediately upon receipt, notify Lessor in writing (with copies
of any documents involved) of any threatened or actual claim, notice, citation, warning, complaint or report pertaining to or involving the failure of
Lessee or the Premises to comply with any Applicable Requirements. Likewise, Lessee shalf immediately give written notice to Lessor of: (i) any
water damage to the Premises and any suspected seepage, pooling, dampness or other condition conducive to the production of mold; or (ii) any
mustiness or other odors that might indicate the presence of mold in the Premises. In addition, Lessee shall provide Lessor with copies of its
business license, certificate of occupancy andlor any similar document within 10 days of the receipt of a written request therefor.

6.4 Inspection; Compliance. Lessor and Lessor's "Lender" (as defined in Paragraph 30) and consultants 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 Applicabte Requirements, or a Hazardous Substance Condition (see Paragraph 9.1) is found to exist or be imminent, or
the inspection is requested or ordered by a governmental authority. In such case, Lessee shall upon request reimburse Lessor for the cost ot 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 of the receipt of a written request therefor.
7. Maintenance; Repairs; Utility Installations; Trade Fixtures and Alterations.

M bessee's ebligaliaRs.
faT IR SeRe",,'. S",!ljeel Ie IAe ",'a.isiaAs af Pa,'B~r-a"A 2.2 (GaAeli~aA), 2.3 (Ga",,,liaAee), 6,3 (bessee's GelT!"liaRee itA A""lieable

1=l8~l:IiFeFR8At8). 7.a (Lesser's OslifjstieAs), 9 (QaFR8fj8 SF QestFl:IstieA), BRei 11 (GsASeFRAatisA), Leesee e~ell. at Les88s'e sele BHf3BRS8. l'teep3 tRB
Pre",ises, \Jlilil) IAslallalisRs (iAleReleei fa' bessee's elEe''''si.e "'se, Ra lA&lte, .. Ae,e laealeel), aREIAlle,aliaAs iR ~aael a,ele" eaAelilieA aREI,e"ai,
(.. AeIAe, e' Ael IAe "erlieA et IAe P,elAises ,e~",iriA~ ,e"aire, a, IAe IT!eaASel ,e"ai'IA~ IAe salAe, a,e ,easaAabl) a' ,eaelil) aeeessible la bessee, aREI
..AetAe, a' Aat IAa Aeael fe' s",eA ,e"ai,s eee""s as a ,es",11el bessee's "'se, aA) ",ie, ",se, IAe elelAeAls a, tAe a~e af s",eA "erlieA ef IAa P,e",ises),
iRel",aiR~, etl! ReI lilT!ilea Ie, all e~",i"lAeAI a' laeililies, s",eA as ,,1"'lAbiR~, IIVAG e~",i"lT!eAI, eleel,ieal, II~AliA~ laeililies, eeile,s, ",ess""e .essels, fi,e
",alsaliaR s)slelT!, lilEI""es, ails (iAle,ia, aREIelEle,le,), eeiliR~s, flaa,s, ,iAae .. s, aea,~, "Iale ~Iass, sl,)Ii~AIS, laAasea"iR~, a,i.e .. a)s, "S,i'iA~ leis,
feAees, ,elaiRiR~ ..ails, Si~RS, siae all's aAa "a,1 a)s laealea iA, eR, e, aeljaeeAI Ie IAe P,elAises, bessee is alse ,es"eAsiele Ie' l,ee"iR~ IAe 'aef
aAa F8Sf EtraiR8€t8 aleaR aRe free af e1esris. bes58r 6Ralll'tee13 tt:le 6b1Ffaee BRa 6£(1:1611:1[81el8FAeAts af IRS Feef, fel::lAsatisA6, eRa esariRfI ... alle iA gees
,e"ai, (see Pa,a~ra,," 7.2). bessee, iA l,ee"iA~ IAe P,elT!ises iA ~aea e,ae" eeRa;liaR aRa ,e"al" s"all el,e,eise aRa "erie"" ~eaa ",aiRleRaMe
"raetlees, s"eeiliaall) iAei",aiR~ IAe ",ae""elAeRt aRa ",aiRleRaRae el IAe sep'iee eeRI,aels ,e~",i,sa b) Pa,a~,a,," 7.1 (e) bele' . bessee's ebli~atieRs
6Aall iRel",ae ,esleralieRs, ,e"laee",eRt6 e' 'eRa ....a'6 AeR Reeessa') Ie "ae" IAe P,elAisss aRa all i"'''fB 'e",aRI6 IAe,eeA e' a "arl IAe,eal iR ~eea
a,ae" eeRaitieA aRa slale al ,e"ai,. besaee sAall, a""iR~ IAe Ie'''' el IAls bease, I,ee" IAe el"s,le, a""ea,aRee ellAe B",ilaiR~ iR a fi,sl elass aaRailiaR
(iAel",aiR~, e.~. ~,allili ,e",a.al) aaRsisleRI "ilA IAe elEte,ia, a""earaRae af alAe, si",lla, laeililies al ealA"a,all'e a~e aRa size IR IAe .ieiRil), IRel",aiR~,

AeR Aeeessa'), IAe el~e,ie, ,e"aiRliA~ el IAe B",ilaiA~.
te1 Se" iee SaRI,aals. bessee sAall, al bessee's sele elE"SASe, ",ee""e aRa lAaiAlaiA eeAI,aels, .. ilA "a"ies Ie bessa" iA

a",sla'fl8Pj le'IA aRa s",e6lMee fe" aRa "ilA eeRI,a61e'6 6"eelaliziR~ aAa elE"erieReea iA IAe lAaiRleAaAee af IAe lelle"iA~ e~",i"",eAI aRa
iffl~re 81'f1BRte, it SA), if BRe 1 RBR iAstaJl88 SA fAB Prefflieee: (i) II"oG ef:1Y'/3:FR8Rt, (ii) es'le , BRe /3ressyre eaeele, (iii) fire e)ftifl6t:l;eAjFl~ B)steFAB,
iAel",aiA~ fi,e ala'lT! aAa,'a, slAal,e aeleetieR, fi' ) laAasea"IA~ aAa I, i~alieA s)slelAs, aAa ( ) ela'ifie's. lie e e" besse, ,ese"es tAe ri~At, ",,,aR
Raliee Ie beaaee, la ",ee""e aRa lAaiRlaiA aR) a' all af a",eA se" iee eeAI'aels, aAEIbessee sAall ,ei",b""se besse" ",,,aA aelAaAa, fa' IAe easl IAe,eel.
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(c) Failure to Perform. If Lessee tails to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon the
Premises aller 10 days' prior written notice to Lessee (except in the case of an emergency, in which case no notice shall be required), perform such
obligations on Lessee's behalf, and put the Premises in good order, condition and repair, and Lessee shall promptly pay to Lessor a sum equal to
115% 01the cost thereof.

(£11 RepleeeRleRI. S"Bjeelle bessee's iAae"'AilieelieA el besse' es selle,lA iA "'e,e§FapA 8.7 Bele n, eAa ilAe"1 'elie iA§ bessee
ef liaBility r8s\:JltiA§ fF8FR L8668s's faill:lF8 ta eU8rsis8 aRe J3eFfeFFR !::Ieee FRaiAtsABAS8 J3raetiess, if aFt itsFA 8s6sResa iA Para€JraJ3R 7.1 (8) saRRst 138
,epei,ea elAe, IAeA al e Besl "AieA is iA a"eess el 591. el IAa eesl ef ,epleeiA§ s"eA ite ..., IAeA s"eA ile ... sAall Be ,epleeea Bi besse" eAalAe eest
tAereef BReI! Be I3Fsratee Be~ .. eeA tAs PaRies aRB Lessee BRall 8AI) Be 8BligeAea 18 t:'B), eaeA FRBAtR BblriA§ tAB r8FRaiRSSr af tAs tenll af tRia Lease,
9A tAB sate 8A cRieJ:l Bass f4SAt ;S 8"8, 8R 8FRBblAt eEt~al te 11=18I3Feet~et af FRl;ltiJ3lyjR~ tlrie eest a1 BeJaR rS13las8FR8At B) a 'raetieR, tAB Al;FRsratsr a1
.. AisA is BAS, BRB tAB a8A8FfliRatBF sf. AiaR is 111 (ie. 1/111tA sf tAs esst J3sr meAtR). Lessee 910:\811138)IRter8st 9A tRS l:JABffl8Ftii!ee l3alsAse 13b1~ffiSy

p,epey ils eBIi§elieA el eAi Ii...e.
7.2 Lessor's Obligations. Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 9 ,(Damage or Destruction) and

14 (Condemnation), it is intended by the Parties hereto that Lessor have no obligation, iA eAi ...eRRe' iiAatsoever, 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. II is the intention of the Parties that the terms of this Lease govern the respective obligations of the Parties as to maintenance and repair
of the Premises, and they expressly waive the benefit of ,any statute now or hereafter in eHect to the extent it is inconsistent with the terms of this
Lease.

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

electrical distribution, security and fire protection systems, communication cabling, lighting fixtures, IlllAC e~"i~ ...eAt, plumbing, and fencing in or on
the Premises. The term 'Trade Fixtures" shall mean Lessee's machinery and equipment that can be removed without doing material damage to the
Premises. The term "Alterations" shall mean any modification of the improvements, other than Utility Installations or Trade Fixtures, whether by
addition or deletion. "Lessee Owned Alterations and/or Utility Installations" are defined as Allerations and/or Utility Installations made by Lessee
that are not yet owned by Lessor pursuant to Paragraph 7.4(a).

(b) Consent. Lessee shall nol make any Alterations or Utility Installalions to the Premises without Lessor's prior writlen consent.
Lessee may, however, make non-structural Alterations or Utility Installations to the interior of the Premises (excluding the roof) without such consent
but upon notice to Lessor, as long as they are not visible from the outside, do not involve puncturing, relocating or removing the roof or any existing
walls, will not affect the electrical, plumbing, ~, and/or life safety systems, do not trigger the requirement for additional modifications and/or
improvements to the Premises resulting from Applicable Requirements, such as compliance with Title 24, and the cumulative cost thereof during this
Lease as extended does not exceed a sum equal to 3 month's Base Rent in the aggregate or a sum equal to one month's Base Rent in anyone
year. Notwithstanding the foregoing, Lessee shall not make or permit any roof penetrations and/or install anything on the roof without the prior
written approval of Lessor. Lessor may, as a precondition to granting such approval, require Lessee to utilize a contractor chosen and/or approved
by Lessor. Any Alterations or Utility Installations that Lessee shall desire to make and which require the consent of the Lessor shall be presented to
Lessor in written form with detailed plans. Consent shall be deemed conditioned upon Lessee's: (i) acquiring all applicable governmental permits,
(ii) furnishing Lessor with copies of both the permits and the plans and specifications prior to commencement of the work, and (iii) compliance with all
conditions of said permits and other Applicable Requirements in a prompt and expedilious manner. Any Alterations or Utility Installations shall be
performed in a workmanlike manner with good and sufficient materials. Lessee shall promptly upon completion furnish Lessor with as-buill plans and
specifications. For work which costs an amount in excess of one month's Base Rent, Lessor may condition its consent upon Lessee providing a lien
and completion bond in an amount equal to 150% of the estimated cost of such Alteration or Utility Installation and/or upon Lessee's posting an
additional Security Deposit with Lessor,

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

7.4 Ownership; Removal; Surrender; and Res10ration.
(a) Ownership. Subject to Lessor's right to require removal or elect ownership as hereinafter provided, all Allerations and Utility

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

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

(c) Surrender; Restoration. Lessee shall surrender the Premises by the Expiration Date or any earlier termination dale, with all of
the improvements, parts and surfaces thereof broom clean and free of debris, and in good operating order, condition and state of repair, ordinary
wear and tear excepted. "Ordinary wear and tear" shall not include any damage or deterioration that would have been prevented by good
maintenance practice. ~lel"'iIAelaAaiA§ IAe le,e§eiA§, illAie 'beeee ie fe' 1a ...eRIAs e, Ieee, tAeR beseee eAell e""eAae, IAe "',s ...iees iA IAe ea...e

~es aeli,e,eale bessee eA IAe SleFl gele itA NO elle"eA:::~ :,::e:: ee' eAalee •. Lessee shall repair any damage occaSion; the
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brought onto the Premises by or for Lessee, er aAy IRirs ~aFly (except Hazardous Substances which were deposited 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
Fildures 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 fa 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 7A(c) without the express written consent of
Lessor shall constilute a holdover under the provisions of Paragraph 26 below.
8. Insurance; Indemnity.

8.1 Payment of Premium Increases.
(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 actual 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, req~ireffleAt9 el tRe Reiser el fflerlgege er seea ellJ~91 ee eriAg tRe
PrerAises, IAereeses ,al~a1ieA ef IRe Prefflises aAEYare ~Fe...i~... Fale iRarease. 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 Premises. In no event, 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 maintained 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 detail the manner in which such amount was computed. Premiums for policy periods commencing prior to, or extending beyond the
term of this Lease, shall be prorated to.l;\llI:espondJoJheJerm of this Lease.

8.2 Liability Insurance. See Addendum
(a) Carried by Lessee. Lessee shall obtain and keep in force a Commercial General Liability policy of insurance protecting Lessee

and Lessor as an additional insured against claims for bodily injury, personal injury and property damage based upon or arising out of the ownership,
use, occupancy or maintenance of the Premises and all areas appurtenant thereto. Such insurance shall be on an occurrence basis providing single
limit coverage in an amount not less than $1,000,000 per occurrence with an annual aggregate of not less than $2,000,000. Lessee shall add Lessor
as an additional insured by means of an endorsement at least as broad as the Insurance Service Organization's "Additional Insured-Managers or
Lessors of Premises' Endorsement. The policy shall not contain any intra-insured exclusions as betwaen insured persons or organizations, but shall
include coverage for liability assumed under this Lease as an "Insured contract" for the performance of Lessee's indemnity obligations under this
Lease. The limits of said insurance shall not, however, limit the liability of Lessee nor relieve Lessee of any obligation hereunder. Lessee shall
provide an endorsement on its liability policy(ies) which provides that itslnsurance shall be primary to and not contributory with any similar insurance
carried by Lessor, whose insurance shall be considered excess insurance ·or1ly".

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

8.3 Property Insurance· Building, Improvements and Rental Value. "",e Addendum -
(a) Building and Improvements. The Insuring Party shall obtain 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, as the same shall exist from time to time, or the amount required by any Lender, but in no
event more than the commercially reasonable and 'available insurable value thereof. Lessee Owned Alterations and Utility Installations, Trade
Fildures, and Lessee's personal property shall be insured by Lessee not by Lessor. If the coverage is available and commercially appropriate, such
policy or policies shall insure against all risks of direct physical loss or damage (except the perils of flood 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 Ali
Urban Consumers for the city nearest to where the Premises are located. If such insurance coverage has a deductible clause, the deductible amount
shall not exceed $5,000 per occurrence, and Lessee shall be liable for such deductible amountin the event of an Insured Loss.

(9) ReRtel '181'=18.TAB IASI:IRRt;j PaFty slclall BslaiR BAell~eeJ:1 iR lerse a ,:Ielis) Sf J3slieies iR tRB ABfRB af besssr hitA less J38)al3le t6
bessar eAs eA) beAser, iAs~riAg IRe less et IAe I~II ReAt fer eAe jear hilR aA e"leAses ~eries el iAseFRAi!j lar SA essitiaAallS9 sa)'9 ("ReAlal Val~e
IAs~raAee"). Saia iAs~raA6a sRall" eaAlaiA aA agrees ,al~atieA ~reoisiaA iA Iie~ at eA) eeiAs~raAea ala~se, aAa IRe eFRe~AI af aa,erage sRall ~e
asj~sles aAR~ally Ie relleellRe ~rajeeles ReAl alReA ise ~EIjaBle B)' lessee, ler IRe Ae,,112 FReAIR~eries. bessee sRall Be lieBle far BAy ses~eli~le
aFRa~AliA IRe e,eAt af s~eA lass.

(c) Adjacent Premises. If the Premises are part of a larger building, or of a group of buildings owneq 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 01 the Premises.

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

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

~wned Alterations and Utility Installations. See Adden:::

E
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reimBurse Lessee ter Sires. sr iRsiFeet less at eaFAiFigs aURsbltable te all perils eafftfft8F11) iAsl::I:red a~aiRst b) pFHdeRt leesees in tRB btisiReSS af
Lessee eF 8Uribbltel31e t9 pre aRtieR at ae88SS Ie the PreRlises as a resldll at sbleh 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 at such endorsement along wijh 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 obligalions under this Lease.

8.5 Insurance Policies. Insurance required herein shall be by companies maintaining during the policy term a "General Policyholders
Rating" of at least A-, VII, as set forth in the most current issue of "Best's Insurance Guide", or such other rating as may be required by a Lender.
Lessee shall not do or permit to be done anything which invalidates the required insurance policies. Lessee shall, prier to the Start Dale, deliver 10

Lessor certified copies of policies of such insurance or certificates with copies of the required endorsements evidencing the existence and amounts
of the required insurance. No such policy shall be cancelable or subject to modification except after 30 days prior written notice to Lessor. Lessee
shall, at least 10 days pnor to the expiration of such policies. furnish Lessor with evidence of renewals or "insurance binders" evidencing renewal
thereof, or Lessor may order such insurance and charge the cost thereof to Lessee, which amount shall be payable by Lessee 10 Lessor upon
demand. Such policies shall be for a term of at least one year, or the length of the remaining term of this Lease, whichever is less. If either Party shall
fail to procure and maintain the insurance required 10 be earned by it, the other Party may, but shall not be required to, procure and maintain the
same.

8.6 Waiver of SUbrogation. Without affecting any other nghts or remedies, Lessee and Lessor each hereby release and relieve the
other, and waive their entire nght to recover damages against the other, for loss of or damage to its property arising out of or incident to Ihe perils
required to be insured against herein. The effect at such releases and waivers is not limited by the amount of insurance carried or required, or by any
deductibles applicable hereto. The Parties agree to have their respective property damage insurance carriers waive any nght to subrogation that
such companies may have againsl Lessor or Lessee, as the case may be, so long as the insurance is not invalidated thereby. See addendum #53

8.7 Indemnity. Except for Lessor's gross negligence or wijlful misconduct, Lessee shall indemnify, protect, defend and nold 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, attorneys' and consultants' fees, expenses andlor liabilities arlslnq out of, involving, or in connection
with, Ihe use andlor occupancy of the Premises by Lessee. If any action or proceeding is brought against Lessor by reason of any of the foregoing
matters, Lessee shall upon notice defend the same at Lessee's expense 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 liability. Notwithstanding the negligence or breach of this Lease by Lessor or its
agents, neither Lessor nor its agents shall be liable under any circumstances for: (i) injury or damage to the person or goods, wares, merchandise or
other property of Lessee, Lessee's employees, contractors, invitees, customers, or any other person in or about the Premises, whether such damage
or injury is caused by or results from fire. steam, etectrtcity, 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, whelher the said
injury or damage results from conditions arising upon the Premises or upon other portions of the building of which the Premises are a part, or from'
other sources or places, (ii) any damages arisinq from any act or neglect of any other tenant of Lessor or from the failure of Lessor or its agents to
enforce the provisions 01 any other lease in the Project, or (iii) injury to Lessee's business or for any loss of income or profit therefrom. Instead, it is
intended that Lessee's sole recourse in the event of such damages or injury be to liIe a ctaim on the insurance policy(ies) that Lessee is required 10
maintain pursuant to the provisions of paragraph 8.

8.9 Failure to Provide Insurance. Lessee acknOWledges that any failure on its part to obtain or maintain the. insurance required
herein will expose Lessor to risks and potentially cause Lessor to incur costs not contemplated by this Lease, the extent of which will be extremely
dijficult to ascertain. Accordingly, for any month or portion thereof that Lessee does not maintain the required insurance andlor does not provide
Lessor with the required binders or certificates evidencing the existence of the required insurance. the Base Rent shall be automatically increased,
without any requirement for notice to Lessee, by an amount equal to 10% of the then existing Base Rent or $100, whichever is greater. The parties
agree that such increase in Base Rent represents fair and reasonable compensalion for the additional risk/costs that Lessor will incur by reason 01

Lessee's fajiure to maintain the required insurance. Such increase in Base Rent shall in no event constitute a waiver 01 Lessee's Default or Breach
with respect to the failure to maintain such insurance. prevent the exercise of any of the other rights and remedies granted hereunder, nor relieve
Lessee of its obligation to maintain the insurance specified in this Lease.
9. Damage or Destruction.

9.1 Definitions.
(a) "Premises Partial Damage" shall mean damage or destruction 10 the improvements on the Premises, other than Lessee

Owned Allerations and Utility Installations, which can reasonably be repaired in 6 months or less from the date of the damage or deslruction. Lessor
shall notify Lessee in writing within 30 days from the date of the damage or destruction as to whether or not the damage is Partial or Total.

(b) "Premises Total Destruction" shall mean damage or destruclion to the Premises, other than Lessee Owned Alterations and
Ulilily Installations and Trade Fixtures, which cannol reasonably be repaired in 6 months or less from the date of the damage or destruction. Lessor
shall notify Lessee in writing within 30 days from the date of the damage or destruction as to whether or not the damage is Partial or Total.

(c) "Insured Loss" shall mean damage or destruction to improvements on the Premises, other than Lef,see Owned Alterations and
Ulility Inslallations and Trade Rxtures, 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 demolition, debris removal and upgrading required by the operation of Applicable
Requirements, and without deduction for depreciation.

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

9.2 Partial Damage - Insured Loss, If a Premises Partial Damage that is an Insured Loss occurs, then Lessor shall, at Lessor's
expense, repair such damage (but not Lessee's Trade Fixtures or Lessee Owned Alterations and Utility Installations) as soon as reasonably possible
and this Lease shall continue in full force and effect; provided, however, that Lessee shall, at Lessor's election, make the repair of any damage or
deslruction the total cost 10 repair of which is $10,000 or less, and, in such event, Lessor shall make any applicable insurance proceeds availabfe to
Lessee on a reasonable basis for thai 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 adequate assurance thereof, within 10 days fallowing receipt of written notice of such shortage and request therefor. If
Lessor receives said funds or adequate assurance thereof within said 10 day period, the party responsible for making the repairs shall complete
them as soon as reasonably possible and this Lease shall remain in full force and effect. If such funds or assurance are not received, Lessor may
nevertheless elect by written notice to Lessee within 10 days thereafter to: (i) make such restoration and repair as is commercially reasonabte with
Lessor paying any shortage in proceeds, in which case this Lease shall remain in full force and effect, or (ii) have this Lease terminate 30 days
thereafter. Lessee shall not be entitled to reimbursement of any funds contributed by Lessee to repair any such damage or destruction. Premises
Partial Damage due to flood or earthquake shall be subject to Paragraph 9.3, notwithstanding that there may be some insurance coverage, but the
net proceeds of any such insurance shall be made available for the repairs if made by either Party.

9.3 Partial Damage - Uninsured Loss. If a Premises Partial Damage that is not an Insured Loss occurs, unless caused by a
negfigent or willful act of Lessee (in which event Lessee shall make the repairs at Lessee's expense), Lessor may either: (i) repair such damage as
soon as reasonably possible at Lessor's expense, in which event this Lease shall continue in lull force and effect, or (ii) terminate this Lease by
giving written notice to Lessee within 30 days after receipt by Lessor of knowiedge of Ihe occurrence of such damage. Such termination shall be
effective 60 days following the date of such notice. In the event Lessor elects to terminate this Lease, Lessee shall have the right within 10 days after
receipt of the termination notice to give written notice to Lessor of Lessee's commitment to pay for the repair of such damage without reimbursement
trom Lessor. Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30 days after making such commitment. In such
event this Lease shall continue in full force and effect, and Lessor shall proceed to make such repairs as soon as reasonably possible after the
required funds are available. If Lessee does not make the required commitment, this Lease shall terminate as of the date specified in the termination
notice.

9.4 Total Destruction. Notwithstanding any other provision hereof, if a Premises Total Destruction occurs, this Lease shall terminate
6G-days following such Destnuction. If the damage or destruction was caused by the gross negligence or willful misconduct of Lessee, Lessor shall
have the right to recover Lessor's damages from Lessee, except as provided in Paragraph 8.6.

9.5 Damage Near End of Term. If at any time during the last 6 months of this Lease there is damage for which the cost to repair
exceeds one month's Base Rent, whether or not an Insured Loss, Lessor may terminate this Lease effective 60 days following the dale of occurrence
of such damage by giving a written termination notice to Lessee within 30 days after the date of occurrence of such damage. Notwithstanding the
foregoing, if Lessee at that time has an exercisable option to extend this Lease or to purchase the Premises, then Lessee may preserve this Lease
by, (a) exercising such option and (b) providing Lessor with any shortage in insurance proceeds (or adequate assurance thereof) needed to make
the repairs on or before the earlier of (i) the date which is 10 days after Lessee's receipt of Lessor's written notice purporting to terminate this Lease;
or (ii) the day prior to the date upon which such option expires. If Lessee duly exercises such option during such period and provides Lessor with
funds (or adequate assurance thereof) to cover any shortage in insurance proceeds, Lessor shall, at Lessor's commercially reasonable expense,
repair such damage as soon as reasonably possible and this Lease shall continue in full force and effect. If Lessee fails to exercise such option and
provide such funds or assurance during such period, then this Lease shall terminate on the date specified in the termination notice and Lessee's
option shall be extinguished. .

9.6 Abatement of Rent; Lessee's Remedies.
(a) Abatement. In the event of Premises Partial Damage or Premises Total Destruction or a Hazardous Substance Condition for

which Lessee is not responsible under this Lease, the Rent payable by Lessee for the period required for the repair, remediation or restoration of
such damage shall be abated in proportion to the degree to which Lessee's use of the Premises is impaired, but not to exceed the proceeds received
from the Rental Value insurance. All other obligations of Lessee hereunder shall be performed by Lessee, and Lessor shall have no liability for any
such damage, destruction, remediation, repair or restoration except as provided herein.

(b) Remedies. If Lessor is obligated to repair or restore the Premises and does not commence, in a substantial and meaningful
way, such repair or restoration within 90 days after such obligation shall accrue, Lessee may, at any time prior to the commencement of such repair
or restoration, give written notice to Lessor and to any Lenders of which Lessee has actual notice, of Lessee's election to terminate this Lease on a
date not less than 60 days following the giving of such notice. If Lessee gives such notice and such repair or restoration is not commenced within 30
days thereafter, this Lease shall terminate as of the date specified in said notice. If the repair or restoration is commenced within such 30 days, 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 Termination; Advance Payments. Upon termination of this Lease pursuant 10 Paragraph 6.2(g) or Paragraph 9, an equitable
adjustment shall be made concerning advance Base Rent and any other advance payments made by Lessee to Lessor. Lessor shall, in addition,
return to Lessee so much of Lessee's Security Deposit as has not been, or is not then required to be, used by Lessor.
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10. Real Property Taxes.
10.1 Definition. As used herein, the term "Real Property Taxes" shall include any form of assessment; real estate, general, special,

ordinary or extraordinary, or rental levy or tax (other than inheritance, personal income or estate taxes); Improvement bond; andlor license fee
imposed upon or levied against any legal or equitable interest of Lessor in .the Premises or the Project, Lessor's right to other income therefrom,
andlor Lessor's business of leasing, by any authority having the direct or indirect power to tax and where the funds are generated with reference to
the Building address. Real Property Taxes shall also include any tax, fee, levy, assessment or charge, or any increase therein; (i) imposed by
reason of events occurring during the term of this Lease, including but not limited to ..a change in the ownership of the Premises, and (ii) levied or
assessed on machinery or equipment provided by Lessor to Lessee pursuant to this Lease.

10.2
(et Pa)",eRt ef TeMes. Lesser sAall ~al IAe Fleal Pre~erl) TaHes a~~lieaele Ie IAe Pre",ises ws iaeB, Ae ,e er, IAal Lessee sAall

(38) fa Lesser tRB BITlBI:tAt. if BA). B) .. ~ieR Reel PrSf38FF; l'anse Bl3l3lieal3le t8 tRa Pr8FRisBS iAereas8 e Sf tAB tiseel tell )eer 8~FiA§ Riel=l tAs
GSFRFR8R8BFR8At Qate 0881:l1FS ("Tal( IRsrease"). PaYFR8At af BAy Sl:l8R l'aH IRBFeaS8 61=1811138 FRase By Lessee fa Lesser ....itf.:liA aQ 8~ s after reeeil3t at
Lesser's! ritteR state~eRt gettiA~ feFtR tAs BFRBHAt Eh:J8BRa eeFR(3l:1taliBR tAereel. If SA) StieR ISHee BRall eeier 8:A) f3eries af tiFAe I3rier fe SF alter tAe
8Jtp:iratieA Sf tefffliAstiSA af tRis Lease. Lesgee's sRBre af sl:lel=l tEMEes BRel1Be f3Feratea te eeler eAI) tAat l3artiBA af tAe tSH Bill BI3J3lieBBle te tAe ~eriBel
tAst tRis Leese is iA eMeat. IA tAB eleRt Lessee iA8t:trs a late aAargs eA aA) ReRt l3a)fRSAt, Lesser fRey sstifRete tRe et:trreRt Reel PrelgeFt) TeHes, eRel
re~l:lire tAat tAe TalE IRsrease Be peiel iA eel eAee te Lesssr B) Lssses FtlsAtRly iA eellBAse hitR tAB pB:yffleAt at tRB Base ReAt. el:l8A fflBAtfll, f3B)ffi8At
eAal1 Be SA BFtl81::1Ate~l:Ial t8 tRS Bfflel:JAt et tAe eetiFtlateel iAstallFAeRt af tAs TEBI IRBreBse eli ieleel B) tAB Rl:lfRSeF et fReRtl:ls FefRBiAiA~ esters tAe
ffiaAtA iA IRieR saia iAstallfRBAt eeeSfRBS eleliAEtbiBAt 'A'RBA tAB setblel afRetlAt ef tRe Bl9l3lieaBIB 1=aH IAaresse is liABhA, tAe aFRBI::IAtat SI:lBI:l BEtHel
",eRtAI) ea 'eAee ~9) ",eAls sAall ee aaj"SleB es reEl"irea te ~re iBe IAe I"RBS AseaeB Ie ~a) tAe e~~lieaele TaH IAerease. If tAe a",e"AI eelleetsB e)
Lesser is iAs"lfieieAt te I"a) tAe Ta" IRerease "AeA a"e, Lessee sAaii ~a) Lesser, ,,~eR Be",aAB, s"eA aaaitieAals"",s es are AeeeSSar) Ie ~a) StieR
eeli~alieAs. "B,aRee ~a)",eAIs "'a) ee iAler",iA~iea "itA elAer ",eAe)S ef Lesser aRB sAaii ReI eear iAleres!. IR IAe e,eAI ef a BreaeA el Lessee iR
tRB 1geReFfflsAae ef its eBli~BtisAS b1Aeler tRis Lesss, tRBA BA) sbieR sellBRes raa~fflsRt8 fRB) Be treeteel B) Lesser BS aFt aelelilieAal eaeblFi~ Qspesit.

(b) Additional Improvements. Notwithstanding anything to the contrary in this Paragraph 10.2, Lessee shail pay to Lessor upon
demand therefor the entirety of any increase in Real Property Taxes assessed by reason of Alterations or Utility Instailations placed upon the
Premises by Lessee or at Lessee's request or by reason of any alterations or improvements to the Premises made by Lessor subsequent to the
execution of this Lease by the Parties,

~ deiRI Aeeeee",eRI. If tAe Pre",ises are Ael se~arelel) 'assessea, Lessee's Iiaeilil) sAall ee eA eEl"ila~le ~re~ertieA ef IAe Te"
IAsreess fer 811at tAS leAel aAel iFRFlre eFReAts iRelblelae itf:tiA tAe teo](1gereel assessee, sl::IeR I3relger4iSA te Be eeAell::lsi al) eletsFffliAeel Bl lessar frelT'
IRe reSJ3eeti/8 'ah:JsliBRS sssigReel iA tRe 8ssessar's .. erlt sAeels sr sbieR atRBF iRfsFfRstiSR BS FAa) Be reeSaRBal) BIBilaele.

lOA Personal Property Taxes. Lessee shall pay, prior to delinquency, all taxes assessed against and levied upon Lessee Owned
Alterations, Utility Installations, Trade Fixtures, furnishings, equipment and all personal property of Lessee. When possible, Lessee shall cause its
Lessee Owned Alterations and Utility Installations, Trade Fixtures, fumishings, equipment and all other personal property to be assessed and billed
separately from the real property of Lessor. If any of Lessee's said property shall be assessed with Lessors real property, Lessee shall pay Lessor
the taxes attributable to Lessee's property within 10 days after receipt of a written statement setting forth the taxes applicable to Lessee's property.
11. Utilities and Services. tee5ee shall pay for all water, gas, heat, light, power, telephone, trash disposal and other utilities and services
supplied to the Premises, together with any taxes thereon. If any such services are not separately metered or billed to Lessee, Lessee sAall ~a) a
rsas9RBBIs ~r8~eFtjeR, Ie l;Je elstsrrTliReei 13)'Lesser, sf all sRargss jeiRtly FAetereel sr l;Jillsel. There shall be no abatement of rent and Lessor shall not
be liable in any respect whatsoever for the inadequacy, stoppage, interruption or discontinuance of any utility or service due to riot, strike, labor
dispute, breakdown, accident, repair or other cause beyond Lessor's reasonable control or in cooperation with governmental request or directions,
12. Assignment and Subletting.

12.1 Lessor's Consent Required.
(a) Lessee shall not voluntarily or by operation of law' assign, transfer, mortgage or encumber (collectively, "assign or

assignment") or sublet all or any part of Lessee's interest in this Lease or in the Premises without Lessor's prior wrilten consent.
(&1 61Als9a Le8s8e is a eSr138 slisR eAel its stash is ~l;Bliel) tr88s8 aR a R~isRsl stssl{ eJlst=laA§e, a sRsRge iR tt=le eaRlral at bessee

sAal1 eeRstit"te aA assi~A",eAt reEl"iriR~ eaRseA!. TAe traAsler, eR a e"","lati e easis, ef 26% er "'ere el IAe etiA~ eeRtrel el Lessee sAall eSAetiltite
e eAeR~e iR eeAtraller tAie ~"r~ese,

(c) The involvement of Lessee or its assets in any transaction, or series of transactions (by way of merger, sale, acquisition,
financing, transfer, leveraged buy-out or otherwise), whether or not a formal assignment or hypothecation of this Lease or Lessee's assets occurs,
which results or will result in a reduction of the Net Worth of Lessee by an amount greater than 25% of such Net Worth as it was represented at the
time of the execution of this Lease or at the time of the most recent assignment to which Lessor has consented, or as it exists immediately prior to
said transaction or transactions constituting such reduction, whichever was or is greater, shall be considered an assignment of this Lease to which
Lessor may withhold its consent. "Net Worth otLessee" shall mean the net worth of Lessee (excluding any guarantors) established under generally
accepted accounting principles,

(d) An assignment or sublelling without consent shall, at Lessor's option, be a Default curable after notice per Paragraph 13.1(d), or
a non curable Breach without the necessity of any notice and grace period. If Lessor elects to treat such unapproved assignment or subletting as a
noncurable Breach, Lessor may either; (i) terminate this Lease, or (ii) upon 30 days written notice, increase the monthly Base Rent to 110% of the
Base Rent then in effect. Further, in the event of such Breach and rental adjustment, (i) the purchase price of any option to purchase the Premises
held by Lessee shall be subject to similar adjustment to 110% of the price previously in effect, and (ii) all fixed and non-fixed rental adjustments
scheduled during the remainder of the Lease term shall be increased to 110% of the scheduled adjusted rent.

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

requested.
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(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 wilh the installation of a vending machine or payphone shall not constitute a subletting.

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

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

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

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

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

(e) Each request for consent to an assignment or subletting shall be in writing, accompanied by information relevant to Lessor's
determination as to the financial and operational responsibility and appropriateness of the proposed assignee or sublessee, including but not limited
to the intended use and/or required modification of the Premises, if any, together with a fee of $500 as consideration for Lessor's considering and
processing said request. Lessee agrees to provide Lessor with such other or additional information and/or documentation as may be reasonably
requested. (See also Paragraph 36)

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

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

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

(a) Lessee hereby assigns and transfers to Lessor all of Lessee's interest in all Rent payable on any sublease, and Lessor may
collect such Rent and apply same toward Lessee's obligations under this Lease; provided, however, that 'until a Breach shall occur in the
performance of Lessee's obligations, Lessee may collect said Rent. In the event that the amount collected by Lessor exceeds Lessee's then
outstanding obligations any such excess shall be refunded to Lessee. Lessor shall not, by reason of the foregoing or any assignment of such
sublease, nor by reason of the collection of Rent, be deemed liable to the sublessee for any failure of Lessee to perform and comply with any of
Lessee's obligations to such sublessee. Lessee hereby irrevocably authorizes and directs any such sublessee, upon receipt of a written notice from
Lessor stating that a Breach exists in the performance of Lessee's obligations under this Lease, 10 pay to Lessor all Rent due and to become due
under the sublease. Sublessee shall rely upon any such notice from Lessor and shall pay all Rents to Lessor without any obligation or right to inquire
as to whether such Breach exists, notwithstanding any claim from Lessee to the contrary.

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

(c) Any matter requiring the consent of the sublessor under a sublease shall also require the consent of Lessor.
(d) No sublessee shall further assign or sublet all or any part of the Premises wilhoul Lessor's prior written consent.
(e) Lessor shall deliver a copy of any notice of Default or Breach by Lessee to the sublessee, who shall have the right to cure the

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

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

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

(b) The failure of Lessee to make any 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 surety bond, or to fulfiil any obligation under this Lease which
endangers or threatens life or property, where such failure continues for a period of 3 business days following written notice to Lessee. THE
ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT OF RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY OF
LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE PREMISES.

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

(d) The failure by Lessee to provide (i) reasonable written evidence of compliance with Applicable Requirements, (ii) the service
the rescission of an unauthorized assignment or subletting, (iv) an Estoppel Certificate or financial statements, (v) a requested

~12'
CO~,(iii)

PAGE 11 OF 19
INITIALS
©2001 - AIR COMMERCIAL REAL ESTATE ASSOCIATION

Produced with zipFoll'll9by zlpLogix 18070 Rfteen M~e Road. Fraser, Michigan 48026 www.zipLooix.com

INITIALS
FORM STG·23·09/15E

City Of SanDiego



subordination, (vi) evidence concerning any guaranty andlor Guarantor, (vii) any document requested under Paragraph 42, (viii) material safety data
sheets (MSDS), or (ix) any other documentation or infomnation 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 Default continues for a period of 30 days after
written notice; provided, however, that if the nature of Lessee's Default is such that more than 30 days are reasonably required for its cure, then it
shall not be deemed to be a Breach if Lessee commences such cure within said 30 day period and thereafter diligently prosecutes such cure to
completion.

(f) The occurrence of any of the following events: (i) the making of any general arrangement or assignment for the benefit 01
creditors; (ii) becoming a "debtor" as defined in 11 U.S.C. §101 or any successor statute thereto (unless, in the case of a petition filed against
Lessee, the same is dismissed within 60 days); (iii) the appointment of a trustee or receiver to take possession of substantially all of Lessee's assets
located at the Premises or of Lessee's interest in this Lease, where possession is not restored to Lessee within 30 days; or (iv) the atlachment,
execution or other judicial seizure of substantially all of Lessee's assets located at the Premises or of Lessee's interest in this Lease, where such
seizure is not discharged within 30 days; provided, however, in the event that any provision of this subparagraph (e) is contrary to any applicable law,
such provision shall be of no force or effect, and not affect the validity of the remaining provisions.

(g) The discovery that 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

Guarantor's liability with respect to this Lease other than in accordance with the terms of such-guaranty, (iii) a Guarantor'a-becomlnq insolvent or the
subject of a bankruptcy filing, (iv) a Guarantor's refusal to honor the guaranty, or (v) a Guarantor's breach of its guaranty obligation on an anticipatory
basis, and Lessee's failure, within 60 days following written notice of any such event, to provide written allernative assurance or security, Which,
when coupled with the then existing resources of Lessee, equals or exceeds the combined financial resources of Lessee and the Guarantors that
existed at the time of execution of this Lease.

13.2 Remedies, If Lessee fails to perfomn any of its affimnafive duties or obligations, within 10 days after written notice (or in case of an
emergency, without notice), Lessor may, at its option, perform such duty or obligation on Lessee's behalf, including but not limited to the obtaining of
reasonably required bonds, insurance policies, or governmental iicenses, permits or approvals. Lessee shall pay to Lessor an amount equal to 115%
of the costs and expenses incurred by Lessor in such perfomnance upon receipt of an invoice therefor. In the event of a Breach, Lessor may, with or
without further notice or demand, and without limiting Lessor in the exercise 01 any right or remedy which Lessor may have by reason of such
Breach:

(a) Temninate Lessee's right to possession of the Premises by any lawful means, in which case this Lease shall terminate and
Lessee shall immediately surrender possession to Lessor. In such event Lessor shall be entitled 10 recover from Lessee: (i) the unpaid Rent which
had been earned at the time of termination; (ii) the worth at Ihe time of award of the amount by which the unpaid rent which would have been earned
after termination until the time of award exceeds the amount of such rental loss that the Lessee proves could have been reasonably avoided; (iii) the
worth at the time of award of the amount by which the unpaid rent for the balance of the temn after the time of award ,exceeds the amount of such
rental loss that the Lessee proves could be reasonably avoided; and (iv) any other amount necessary to compensate Lessor for all the detriment
proximately caused by the Lessee's failure to perform its obligations under this Lease or which in the ordinary course of lhings would be likely to
result therefrom, including but not limited to the cost of recovering possession of the Premises, expenses of reletting, including necessary renovation
and alteration of the Premises, reasonable attorneys' fees, and that portion of any leasing commission paid by Lessor in connection with this Lease
applicable to the unexpired term of this Lease. The worth al the time of award of the amount referred to in provision (iii) of the immediately preceding
sentence shall be computed by discounting such amount at the discount rate of the Federal Reserve Bank of the District within which the Premises
are located at the time of award plus one percent. Efforts by Lessor to mitigate damages caused by Lessee's Breach of this Lease shall not waive

. Lessor's right to recover any damages to which Lessor is otherwise entitled. If temnination of this Lease is obtained through the provisional remedy of
unlawful detainer, Lessor shall have the right to recover in such proceeding any unpaid Rent and damages as are recoverable therein, or Lessor may
reserve the right to recover all or any part thereof in a separate suit. If a notice and grace period required under Paragraph 13.1 was not previously
given, a notice to pay rent or quit, or to perform or quit given to Lessee under the unlawfui detainer statute shall also constitute the notice required by
Paragraph 13.1. In such case, the applicable grace period required by Paragraph 13.1 and the unlawful detainer statute shall run concurrently, and
the failure of Lessee to cure the Default within the greater of the two such grace periods shall constitute both an unlawful detainer and a Breach of
this Lease entitling Lessor to the remedies provided for in this Lease andlor by said statute.

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

(c) Pursue any other remedy now or hereafter available under the iaws or judicial decisions of the state wherein the Premises are
located. The expiration or termination of this Lease andlor the termination of Lessee's right to possession shall not relieve Lessee from liability under
any indemnity provisions of this Lease as to matters occurring or accruing during the term hereof or by reason of Lessee's occupancy of the
Premises.

13.3 Inducement Recapture. Any agreement for free or abated rent or other charges, the cost of tenant improvement for lessee paid
for or performed by Lessor, or for the giving or paying by Lessor to or for Lessee of any cash or other bonus, inducement or consideration for
Lessee's entering into this Lease, all of which concessions are hereinafter referred to as "Inducement Provisions," shall be deemed conditioned
upon Lessee's full and faithful performance of all of the terms, covenants and conditions of this Lease. Upon Breach ~f this Lease by Lessee, any
such Inducement Provision shall automatically be deemed deleted from this Lease and of no further force or effect, and any rent, other charge,
bonus, inducemenl or consideration theretofore abated, given or paid by Lessor under such an inducement Provision shall be immediately due and
payable by Lessee to Lessor, nolwithstanding any subsequent cure of said Breach by Lessee. The acceptance by Lessor of rent or Ihe cure of the
Breach which initiated the operation of this paragraph shall not be deemed a waiver by Lessor of the provisions of this paragraph unless specifically
so stated in writing by Lessor at the time of such acceptance.
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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 exact amount of which will be extremely difficult to ascertain. Such costs include, but are not limited to, processing
and accounting charges, and late charges which may be imposed upon Lessor by any Lender. 0 eee,aiA~ly, if SAl' !'leAl e~slI Aet se 'eeei ea sy
Lesser it~iA 6 elalS e-IIe' s.e~ aFAe.At s~all Be a.e, l~eA, .. il~e.t aAI ,e~.i,eFAeAlle, AaHee Ie Lessee, Lessee s~all iFA",eelialell Ilal Ie Lesee' a
eAa liFAe lale e~a,~e e~.al te 1Q~~ ef eae~ e.e~ e e,a.e a",e"AI e, ~1QQ. ~ie~e, e, ie ~,ealer. The Parties hereby agree that such late charge
represents a fair and reasonable estimate 01 the costs Lessor will incur by reason of such lata payment. Acceptance 01 such late charge by Lessor
shall in no event constitute a waiver 01 Lessee's Delault or Breach with respect to such overdue amount, nor prevent the exercise 01 any 01 the other
rights and remedies granted hereunder. In the event that a late charge is payable hereunder, whether or not collected, lor 3 consecutive installments
01 Base Rent, then notwithstanding any provision 01 this Lease to the contra~, Base Rent shall, at Lessor's option, become due and payable
quarterly in advance.

13.5 Interest. Any monetary payment due Lessor hereunder, other than late charges, not received by Lessor, when due shall
bear interest Irom the 31st day alter it was due. The interest ("Interest") charged shall be computed at the rate ot 10% per annum but shall not
exceed the maximum rate allowed by law. Interest is payable in addition to the potential late charge provided lor 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 time to perform

an obligation required to be performed by Lessor. For purposes of this Paragraph, a reasonable time shall in no event be less than 30 days after
receipt by Lessor, and any Lender whose name and address shall have been furnished Lessee in writing for such purpose, of written notice
specilying wherein such obligation of Lessor has not been performed; provided, however, that if the nature of Lessor's obligation is such that more
than 30 days are reasonably required for its performance, then Lessor shall not be in breach if performance is commenced within such 30 day period
and thereafter diligenUy pursued to completion.

(b) Performance by Lessee on Behall of Lessor. In the event that neither Lessor nor Lender cures said breach within 30 days
alter receipt of said notice, or if having commenced said cure they do not diligently pursue it to completion, then Lessee may erect to cure said
breach at Lessee's expense and offset from Rent the actual and reasonable cost to perform such cure, provided however, that such offset shall not
exceed an amount equal to the greater of one month's Base Rent or the Security Deposit, reserving Lessee's right to seek reimbursement from
Lessor for any such expense in excess at 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 Ihe power of eminenl domain or sold under the threat of Ihe exercise
of said power (collectively "Condemnation"), this Lease shall terminate as to the part taken as 01 the date the condemning authority takes title or
possession, whichever first occurs. II more than 10% 01 the BUilding, or more than 25% of that portion 01 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 written
notice of such taking (or in the absence of such notice, wi1hin 10 days after the condemning authority shall have taken possession) tenminate this
Lease as of the date the condemning authority takes such possession. If Lessee does not terminate this Lease in accordance with the foregoing, this
Lease shall remain in full force and effect as to the portion of the Premises remaining, except that the Base Rent shall be reduced in proportion to the
reduction in utility of the Premises caused by such Condemnation. Condemnation awards andlor 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 01 business goodwill
andlor Trade Fixtures, without regard to whether or not this Lease is terminated pursuant to the provisions of this Paragraph. All Alterations and
utility Installations made to the Premises by Lessee, for purposes 01 Condemnation only, shall be considered the property of the Lessee and Lessee
shall be entitled to any and all compensation which is payable therefor. In the event that this Lease is not tenminated by reason of the Condemnation,
Lessor shall repair any damage to the Premises caused by such Condemnation.
15. Brokerage Fees.

4&-!- "1l1l~ieRel Ga...... ieeiaR. IA aaa~ieA Ie tRe Ilal FAeAts 8 ea ll"rS"aAt Ie Para~rall~ 1.9 ase, e, Lesse' a~,eee tAal: ~a) it Leeeee
8HBFsises BAy 0f3ti8A, (8) if Lessee SF BA)8A8 affiliates itA Lesgee aeEt1:liree SA} rilJRts la tAB PreFAiS8e SF etl=ler f3refflises B. Aea 13)'Le998r BAB
188atee .. itAiA IAe saffle Prajse!, it BA) ... itAiA .. Rie/;! tRe Preffiises is leeatee, (8) if Lessee reFflaiAs iA t38ssessisA at tAB PreFAises ... itA lAB BeAseAt at
beBBer, aRe, lAB BI£,:liFatieA af tAie Leaee, SF (8~ if Bass ReRI is 1'"'8'88988, 1018t118( 13) B§reSflABAt SF Bf3eratiBA at 8Ft BsselatisA elel:'J9B ABreiA, IABF1,
Lesea' e~alillal B,al,e,s a lee iA aeee..eaAee .. it~ IAe lee eeReel.le alIRe Brel.ers iA elleet at IRe liFAeIRe Leaee as e"ee.tea.

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

15.3 Representations and Indemnities of Broker Relationships. Lessee and Lessor each represent and warrant to the other that it
has had no dealings with any person, firm, broker or Iinder (other than the Brokers, if any) in connection with this Lease, and that no one other than
said named Brokers is entitled to any commission or finder's fee in connection herewith. Lessee and Lessor do each hereby agree to indemnify,
protect. defend and hotd the other hanmtess from and against liability for compensation or charges which may be claimed by any such unnamed
broker, tinder or other similar party by reason of any dealings or actions 01 the indemnifying Party, including any costs, expenses, attorneys' fees
reasonably incurred with respectlhereto.
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16. Estoppel Certilicates.
(a) Each Party (as "Responding Party") shall within 10 days after written notice from the other Party (the "Requesting Party")

execute, acknowledge and deliver to the Requesting Party a statement in writing in form similar to the then most current "EstoppeI'Certilicate" 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 shaillail to execute or deliver the Estoppel Certificate within such 10 day period, the Requesting Party
may execute an Estoppel Certificate stating that: (i) the Lease is in lull force and effect without modification except as may be represented by the
Requesting Party, (i1) there are no uncured delaults 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 refy upon the Requesting Party's Estoppel Certificate,
and the Responding Party shall be estopped from denying the truth of the lacts contained in said Certificate. In addition, Lessee acknowledges that
any failure on its part to provide such an Estoppel Certificate will expose Lessor to risks and potentially cause Lessor to incur costs not contemplated
by this Lease, the extent of which will be extremely difficult to ascertain. Accordingly, should the Lessee fail to execute andlor deliver a requested
Estoppel Certificate in a timely fashion the monthly Base Rent shall be automatically increased, without any requirement for notice to Lessee, by an
amount equal to 10% 01 the then existing Base Rent or $100, whichever is greater lor remainder of the Lease. The Parties agree that such increase
in Base Rent represents fair and reasonable compensation for the additional risk/costs that Lessor will incur by reason of Lessee's failure to provide
the Estoppel Certificate. Such increase in Base Rent shall in no event constitute a waiver of Lessee's Default or Breach with respect to the failure to
provide the Estoppel Certificate nor prevent the exercise of any of the other rights and remedies granted hereunder.

(c) If Lessor desires to finance, refinance, or sell the Premises, or any part thereof, Lessee and all Guarantors shall within 10 days
after written notice from Lessor deliver to any potential lender or purchaser designated by Lessor such financial statements as may be reasonably
required by such lender or purchaser, inciuding 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 01 Lessor. The term "Lessor" as used herein shall mean the owner or owners at the time in question of the fee title to the
Premises, or, if this is a sublease, of the Lessee's interest in the prior lease. In the event of a transfer of Lessor's title or interest in the Premises or
this Lease, Lessor shall deliver to the transferee or assignee (in cash or by credit) any unused Security Deposit held by Lessor. Upon such transfer
or assignment and delivery of the Security Deposit, as aforesaid, the prior Lessor shall be relieved of all liability with respect to the obligations andlor
covenants under this Lease thereafter to be performed by the Lessor. Subject to the foregoing, the obligations and/or covenants in this Lease to be
performed by the Lessor shall be binding only upon the Lessor as hereinabove defined.
18. Severability. The invalidity of any provision of this Lease, as determined by a court of competent jurisdiction, shall in no way affect the
validity of any other provision hereof.
19. Days. Unless otherwise specifically indicated to the contrary, the word "days" as used in this Lease shall mean and refer to calendar days.
20. Limitation on liability. The obligations of Lessor under this Lease shall not constitute personal obligations of Lessor or its partners,
members, directors, officers or shareholders, and Lessee shall look to the Premises, and to no other assets of Lessor, for the satisfaction of any'
liability of Lessor with respect to this Lease, and shall not seek recourse against Lessor's partners, members, directors, officers or shareholders, or
any of their personal assets for such satisfaction.
21. TIme of Essence. Time is of the essence with respect to the performance of all obligations to be pertormed or observed by the Parties under
this Lease.
22. No Prior or Other Agreements; Broker Disclaimer. This Lease contains all agreements between the Parties with respect to any matter
mentioned herein, and no other prior or contemporaneous agreement or understanding shall be effective. Lessor and Lessee each represents and
warrants to the Brokers that it has made, and is relying solely upon, its own investigation as to the nature, quality, character and financial
responsibility of the other Party to this Lease and as. to the use. nature, quality and character of the Premises. Brokers have no responsibility with
respect thereto or with respect to any default or breach hereof by either Party.
23. Notices.

23.1 Notice Requirements. All notices required or perrnilled by this Lease or applicable law shall be in writing and may be delivered in
person (by hand or by courier) or may be sent by regular, certified or registered mail or U.S. Postal Service Express Mail, with postage prepaid, or by
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. Either Party may by written notice to the other specify
a different address for notice, except that upon Lessee's taking possession of the Premises. the Premises shall constitute Lessee's address for
notice. A copy of all notices to Lessor shall be concurrently transmitted to such party or parties at such addresses as Lessor may from time to time
hereafter designate in writing.

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

(a) No waiver by Lessor of the Default or Breach of any term, covenant or condition hereof by Lessee, shall be deemed a waiver
of any other term, covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any other term, covenant or
condition hereof. Lessor's consent to, or approval of, any act shall not be deemed to render unnecessary the obtaining of Lessor's consent to, or
approval of, any SUbsequent or similar act by Lessee, or be construed as the basis of an estoppel to enforce the provision or provisions of this Lease
requiring such consent.
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may De accepted by Lessor on account of moneys or damages due Lessor, notwithstanding any qualifying statements or conditions made by Lessee
in connection Iherewith, which such statements and/or conditions shall be of no lorce or effect whalsoever unless specifically agreed to in writing by
Lessor at or before the time of deposil of such payment.

(c) THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL GOVERN WITH REGARD TO ALL MATTERS
RELATED THERETO AND HEREBY WAIVE THE PROVfSIONS 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 Lessors agent under a listing agreement with Ihe Lessor acls as the agent for the Lessor only. A Lessor's
agent or subagent has the following affirmative obligations: To the Lessor: A fiduciary dUty of utmost care, integrity, honesty, and loyalty in dealings
with the Lessor. To the Lessee and the Lessor; a. Diligent exercise of reasonable skills and care in perfonnance of the agent's duties. b. A duty of
honest and lair 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 affinnative duties set forth above.

(ii) Lessee's Agent. An agent can agree 10 act as agent for the Lessee only. In these situations, the agent is not the t.essors
agent, even if by agreement the agent may receive compensation for services rendered, either in full or in part from the Lessor. An agent acting only
for a Lessee has the following affinnative obligations. To the Lessee: A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings wilh
the Lessee. To the Lessee and the Lessor: a. Diligent exercise of reasonable skills and care in performance of the agent's duties. b. A duty of honest
and fair dealing and good faith. c. A duty to disclose all facts known to the agent materially affecting the value or desirability of the property that are
not known to, or within the diligent attention and observation of, the Parties. An agent is not obligated to reveal to either Party any confidential
information obtained from the other Party which does not involve the affinnative duties set forth above.

(iii) Agent Representing Both Lessor and Lessee. A real estate agent, either acting directly or through one or more associate
licenses, can legally be the agent of both the Lessor and the Lessee in a transaction, but only with the knowledge and consent of both the Lessor
and the Lessee. In a dual agency situation, the agent has the following affinnative obligations to both Ihe Lessor and the Lessee: a. A fiduciary duty
of utmost care, integrity, honesty and loyalty in the deatings with either Lessor or the Lessee. b. Other duties to the Lessor and the Lessee as stated
above in subparagraphs (i) or (ii). In representing both Lessor and Lessee, the agent may not without the express pennission at the respective Party,
disclose to the other Party that the Lessor will accept rent in an amount less than that indicated in the listing or that the Lessee is willing to pay a
higher rent than that offered. The above duties of the agent in a real estate transaction do not relieve a Lessor or Lessee from the responsibility to
protect their own interests. Lessor and Lessee should carefully read all agreements to assure that they adequately express their understanding of Ihe
transaction. A real estate agent is a person qualified to advise about realestate. If legal or tax advice is desired, consult a competent professional.

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

(c) Lessor and Lessee agree to identify to Brokers as "Confidential" any communication or infonnation given Brokers that is
considered by such Party to be confidential.
f!6, Pie Rlg"t Te Helde"e •. bessee Res Re FigRIIe ,elaiR ~essessieR el IRe ""emises e, aRI ~ert IRe,eel beleRd IRe ell~i.alieR er le;miRaNeR el
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27. Cumulative Remedies. No remedy or election hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all
other remedies at law or in equity.
28. Covenants and Conditions; Construction of Agreement. All provisionsof this Lease to be observedor performedby Lessee are both
covenants and conditions. In construing this Lease, all headings and titles are for the convenience of the Parties only and shall not be considered a
part 01 this Lease. Whenever required by the context, the singular shall include the plural and vice versa. This Lease shall not be construed as il
prepared by one of the Parties, but rather according to its fair meaning as a whole. as if both Parties had prepared it.
29. Binding Effect; Choice of Law. This Lease shall be binding upon the Parties, their personal representatives, successors and assigns and
be governed by the laws of the State in which the Premises are located. Any litigation between the Parties hereto conceming this Lease shall be
initiated in the county in which the Premises are located.
30. Subordination; Attornment; Non-Disturbance.

30.1 Subordination. This Lease and any Option granted hereby shall be subjecl and subordinate to any ground lease, mortgage, deed
of trust, or other hypothecation or security device (collectively, "Security Device"), now or hereafter placed upon the Premises, to any and all
advances made on the security thereof, and to all renewals, modifications, and extensions thereof. Lessee agrees that the holders of any such
Security Devices (in this Lease together referred to as "Lender") shall have no liability or obligation to perform any of th; obligations of Lessor under
this Lease. Any Lender may elect 10 have this Lease and/or any Option granted hereby superior to the lien of its Security Device by giving written
notice thereof to Lessee, whereupon this Lease and such Options shall be deemed prior to such Security Device, notwithstanding the relative dates
of the documentation or recordation thereof.
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30.2 Attornment. In the event that Lessor transfers title to the Premises, or the Premises are acquired by another upon the foreclosure
or termination of a Security Device to which this Lease is subordinated (i) Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3,
attorn to such new owner, and upon request, enter into a new lease, containing all of the terms and provisions of this Lease, with such new owner for
the remainder of the term hereof, or, at the election of the new owner, this Lease will automatically become a new lease between Lessee and such
new owner, and (ii) Lessor shall thereafter be relieved of any further obligations hereunder and such new owner shall assume all of Lessor's
obligations, except that such new owner ihall not: (a) be liable for any act or omission of any prior lessor or with respect to events occurring prior to
acquisition of ownership; (b) be subject to any offsets or defenses which Lessee might have against any prior lessor, (c) be bound by prepayment of
more than one month's rent, or (d) be liable for the return of any security deposit paid to any Prior lessor which was not paid or credited to such new
owner.

30.3 Non-Disturbance. With respect to Security Devices entered into by Lessor after the execution of this Lease, Lessee's
subordination of this Lease shall be subject to receiving a commercially reasonable non-disturbance agreement (a "Non-Disturbance Agreement")
from the Lender which Non-Disturbance Agreement provides that Lessee's possession of the Premises, and this Lease, including any options to
extend the term hereof, will not be disturbed so long as Lessee is not in Breach hereof and 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, attornment andlor
Non-Disturbance Agreement provided for herein.
31. Attorneys' Fees. II any Party or Broker brings an action or proceeding involving the Premises whether founded in tort, contract or equity, or
to declare rights hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal thereon, shall be entitled to
reasonable attorneys' fees. Such fees may be awarded in the same suit or recovered in a separate suit, whether or not such action or proceeding is
pursued to decision or judgment. The term, "Prevailing Party" shall include, without limitation, a Party or Broker who substantially obtains or defeats
the relief sought, as the case may be, whether by compromise, selt/ement, judgment, or the abandonment by the other Party or Broker of its claim or
defense. The attorneys' fees award shall not be computed in accordance with any court fee schedule, but shall be such as to fully reimburse all
attorneys' fees reasonably incurred. In addition, Lessor shall be entitled to attorneys' fees, costs and expenses incurred in the preparation and
service of notices of Default and consultations in connection therewith, whether or not a legal action is subsequently commenced in connection with
such Default or resulting Breach ($200 is a reasonable minimum per occurrence for such services and consultation).
32_ Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premises at any time, in the
case of an emergency, and otherwise at reasonable times after reasonable prior notice for the purpose of showing the same to prospective
purchasers, lenders, or tenants, and making such alterations, repairs, improvements or additions to the Premises as Lessor may deem necessary or
desirable and the erecting, using and maintaining of utilities, services, pipes and conduits through the Premises andlor other premises as long as
there is no material adverse effect to Lessee's use of the Premises. All such activities shall be without abatement of rent or liability to Lessee.
33. Auctions. Lessee shall not conduct, nor permit to be conducted, any auction upon the Premises without Lessor's prior written consent.
Lessor shali 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 durtng the last 6 months of
the term hereof. Except for ordinary '10r 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 elect to continue anyone or all existing subtenancies. Lessor's failure within 10'
days following any such event to elect to the contrary by written notice to the holder of any such lesser interest, shall constitute Lessor's election to
have such event constitute the termination of such interest.
36. Consents. Except as otherwise provided herein, wherever in this Lease the consent of a Party is required to an act by or for the other Party,
such consent shall not be unreasonably withheld or delayed. Lessor's actual reasonable costs and expenses (inclUding but not limited to architects',
attorneys', engineers' and other consultants' fees) incurred in the consideration of, or response to, a request by Lessee for any Lessor consent,
including but not limited to consents to an assignment, a subletting' or the presence or use of a Hazardous Substance, shall be paid by Lessee upon
receipt of an invoice and supporting documentation therefor. Lessor's consent to any act, assignment or subletting shall not constitute an
acknowledgment that no Default or Breach by Lessee of this Lease exists, nor shall such consent be deemed a waiver of any then existing Default or
Breach, except as may be otherwise specifically stated in writing by Lessor at the time of such consent. The failure to specify herein any particular
condition to Lessor's consent shall not preclude the imposition by Lessor at the time of consent of such further or other conditions as are then
reasonable with reference to the particular matter for which consent is being given. In the event that either Party disagrees with any determination
made by the other hereunder and reasonably requests the reasons for such determination, the determining party shall furnish its reasons in writing
and in reasonable detail within 10 business days following such request.
a+-, GIlB'BRtO'.
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37.2 Default. It shall constitute a Default of the Lessee if any Guarantor fails or refuses, upon request to provide: (a) evidence 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 guaranly, (b) current financial statements, (c) an
Est~ertificate, or (d) written confirmation that the guaranty is still in effect.
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38. Quiet Possession. Subject to payment by Lessee of the Rent and performance 01 all 01 the covenants, conditions and provisions on
Lessee's part to be observed and performed under this Lease, Lessee shall have quiet possession and quiet enjoyment 01 the Premises during the
term hereof.
39. Options. If Lessee is granted an Option, as defined below, then the lollowing provisions shall apply:

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

39.2 Options Personal To Original Lessee. Any Option granted to Lessee in this Lease is personal to the original Lessee, and cannot
be assigned or exercised by anyone other than said original Lessee and only while the original Lessee is in lull 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 murtiple Options to extend or renew this Lease, a later Option cannot be
exercised unless the prior Options have been validly exercised.

39.4 Effect 01 Default on Options.
(a) Lessee shall have no right to exercise an Option: (i) during the period commencing with the giving of any notice of Default and

continuing until said Default is cured, (iI) during the period of lime any Rent is unpaid (without regard to whether notice thereof is given Lessee). (iii)
during the time Lessee is in Breach 01 this Lease, or (iv) in the event that Lessee has been given 3 or more notices of separate Defauit, whether or
not the Defaults are cured, during the 12 month period immediately preceding the exercise of the Option.

(b) The period of time within which an Option may be exercised shall not be extended or enlarged by reason of Lessee's inability to
exercise an Option because 01 the provisions of Paragraph 39.4(a).

(c) An Option shalf terminate and be 01 no further force or effect, notwithstanding Lessee's due and timely exercise 01 the Option, ii,
after such exercise and prior to the commencement 01 the extended term or completion of the purchase, (i) Lessee fails to pay Rent lor a period of 30
days after such Rent becomes due (without any necessity of Lessor to give notice thereof), or (ll) if Lessee commits a Breach of this Lease.
40. Multiple Buildings. If the Premises are a part of a group of buildings confrolled by Lessor, Lessee agrees that it will abide by and conform to
all reasonable rules and regulations which Lessor may make from time to time for the management, safety, and care of said properties, including the
care and cleanliness of Ihe grounds and including the parking, loading and unloading of vehicles, 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 acknowledges that the Rent payable to Lessor hereunder does not include the cost of guard service or
other security measures, and that Lessor shall have no obligation whatsoever to provide same. Lessee assumes all responsibility for the protection
of the Premises, Lessee, its agents and invitees and their property from the acts of third parties.
42. Reservations. Lessor reserves to itself the right, from time to time, to grant, without the consent or joinder of Lessee, such easements,
rights and dedications that Lessor deems necessary, and to cause the recordation 01 parcel maps and restrictions, so long as such easements,
rights, dedications, maps and restrictions do not unreasonably interfere with the use 01 the Premises by Lessee. Lessee agrees to sign any
documents reasonably requested by Lessor to effectuate any such easement rights, dedication, map or restrictions.
43. Performance Under Protest. If at any time a dispute shall arise as to any amount or sum of money to be paid by one Party to the other
under the provisions hereof, the Party against whom the obligation to pay the money is asserted shall have the right to make payment "under protest"
and such payment shall not be regarded as a voluntary payment and there shall survive the right on the part of said Party to institute suit for recovery
of such sum. If it shall be adjudged that there was no legal obligation on the part of said Party to pay such sum or any part thereof, said Party shall
be entitled to recover such sum or so much thereof as it was not legally required to pay. 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 right to protest such payment.
44. Authority; Multiple Parties; Execution.

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

(b) 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 01 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 it 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
shali constitute one and the same instrument.
45. Conflict. Any conflict between Ihe printed provisions of this Lease and typewritten or handwritten provisions shall be controlled by the
typewritten or handwritten provisions.
46. Offer. Preparation 01 this Lease by either Party or their agent and submission 01 same to the other Party shall not be deemed an oHer 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 oniy in writing, signed by the Parties in interest at the time of the modification. As long as they
do not materially change Lessee's obligations hereunder, Lessee agrees to make such reasonable non- monetary modifications 10 this Lease as may
be reasonably required by a Lender in connection with the obtaining of normal financing or refinancing of the Premises.
48. Waiver of Jury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR
PROCEEDING INVOLVING THE PROPERTY OR ARISING OUT OF THIS AGREEMENT.
49. Arbitration 01 Disputes. An Addendum requiring the Arbilration of disputes between the Parties andlor Brokers arising out of this Lease
IZl is 0 is not attached to this Lease.
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50. Accessibility; Americans with Disabilities Act.
(a) The Premises: IXJ have not undergone an inspection by a Certified Access Specialist (CASp). 0 have undergone an

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

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

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 OFTHIS LEASE.
2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID INVESTIGATION
SHOULD INCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF THE
PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING SYSTEMS, AND THE SUITABILITY OF THE
PREMISES FOR LESSEE'S INTENDED USE.
WARNING: IF THE PREMISES IS LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THE LEASE MAY NEED TO
BE REVISED TO COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PREMISES IS LOCATED,

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

Executed at: San Diego, CA

On:

By LESSOR:
1401 - 85 E Street LP

By: ~ taJOtJtOJ¥le--
Name Printed: Adrienne Navarra

Title:V. P. Navarra Properties

By: :1---------------Name Printed. _

Title: ~--------

Address: 16960 Mesamint St., San Diego, CA 92127

Telephone: (866) 633-4094 Ext 8883
Facsimile: _

Email: adrienne@navarraproperties.com
Email: samp@cox.net
FederallD No. _

Executed at: _
On: _

By LESSEE:

By: --...:+.,L-----,--=-(.,~~~=..J.:..!..I-=---
Name Printed: ....lC~y~hueWJlu;;e'_..TbU1loJJm.lJllpalSOOl!nlL-----
Title: ----D~ir'eei'!eti'f'oll'r,c.JR"'eB:a"I-lE~s:tltaMtee.jJAs\,l!~8eCltliS-----
By: _

Name Printed: _
Title: _

Address: City of San Diego, Real Estate Assets

Dept, Third Ave. #1700 S D, Ca 92101

Telephone: (619) 236-6191
Facsimile: _

Email: BBennett@sandiego. gov
Email: _

FederallD No. '--

APProved As. To Form ,.:.,,,.,,,.-,<,
JAN I. GOLDSMITH

BY:(~\J::l·DAn.3b::b..1.
NAME: Marco A. Verdugo

~uty City AttorneyTfTLE:. _

PAGE 18 OF 19

INITIALS

©2001 - AIR COMMERCIAL REAL ESTATE ASSOCIATION
Produced with zjpFor~by zipLogix 18070 Rtteen Mile Road. Fraser, Michigan 48026 www.:Ziplogix.com

INITIALS

FORM STG-23-09/15E
City Of San Diego



BROKER:
Urban Commercial Real Estate

BROKER:

Representing Lessor Lessee is not represented by a Broker

All: Sam Patella

, Title: Senior Vice President

Address: 620 First Ave, San Diego, CA 92101

All:
Title: _

Address: _

Telephone: (619)981-6849

Facsimile: (619)325-0403

Email: samp@cox.net
FederallD No. _

Broker/Agent BRE License #: ""0"'1=2"'9"'6:.=3"'9"'6'-- _

Telephone: _

Facsimile: _

Email: _

FederallD No. _

Broker/Agent BRE License #: ----, _

NOTICE: These forms are often modified to meet changing requirements of law and industry needs. Always write or call to make sure
you are utilizing the most current form: AIR Commercial Real Estate Association, 500 N Brand Blvd, Suite 900, Glendale, CA 91203.

Telephone No. (213) 687-8777. Fax No.: (2t3) 687·8616.

© Copyright 2001 - By AIR Commercial Real Estate Association. All rights reserved.
No part of these works may be reproduced In any form without permission in writing.
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ADDENDUM
Date: June 1, 2016

By and Between (Lessor) 1401 - 85 E Street LP
(Lessee) city Of San Diego, a California Municipal Corp.

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

Paragraph"5,,,1~-~5,-,6,-__

In the event of any conflict between the provisions of this Addendum and the printed provisions of the Lease, this Addendum
shall control.
51. The words stricken in paragraph 26 shall be replaced with TENANT HAS THE RIGHT TO
HOLD OVER AFTER THE ORIGINAL ONE (1) YEAR TERM ON A MONTH TO MONTH TENANCY. ALL RULES
AND REGULATIONS AND LAWS GOVERNING MONTH TO MONTH TENANCY SHALL APPLY.

52. Lessee takes the property in it's "AS IS" condition except Lessor to repair fire
sprinklers.

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

54. Lessor at it's sole cost and expense shall be responsible for all operating
expenses related directly and or indirectly to the property/premises. Further, Lessor
shall be responsible without limitations for all property/premises repairs,
maintenance and replacements at it's sole expense.

55. In section 9.4 the number 60 is stricken and shall be changed to 30.

56. In section 11. the stricken words Lessee shall be changed to Lessor.
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ARBITRATION AGREEMENT
Standard Lease Addendum

Dated June 1, 2016

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

(Lessee) City Of San Diego, a California
Municipal Corp.

Address of Premises: 1455 E street, San Diego, CA 92101
CA

Paragraph ,,5-'.7 _

A. ARBITRATION OF DISPUTES:
Except as provided in Paragraph B below, the Parties agree to resolve any and all claims, disputes or disagreements arising under this Lease,
including, but not limited to any matter relating to Lessor's failure to approve an assignment, sublease or other transfer of Lessee's interest in the
Lease under Paragraph 12 of this Lease, any other defaults by Lessor, or any defaults by Lessee by and through arbitration as provided below and
irrevocably waive any and all rights to the contrary. The Parties agree to at all times conduct themselves in strict, tull, complete and timely
accordance with the terms hereof and that any attempt to circumvent the terms of this Arbitration Agreement shall be absolutely null and void and of
no force or effect whatsoever. .

B. DISPUTES EXCLUDED FROM ARBITRATION:
The following claims, disputes or disagreements under this Lease are expressly excluded tram the arbitration procedures set forth herein: 1.
Disputes for which a different resolution determination is specifically set forth in this Lease, 2. All claims by either party which (a) seek anything
other than enforcement or detemnination of rights under this Lease, or (b) are primarily founded upon matters of fraud, willful misconduct, bad faith
or any other allegations of tortious action, and seek the award of punitive or exemplary damages, 3. Claims relating to (a) Lessor'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 the jurisdiction of the Small Claims Court
and 5. All claims arising under Paragraph 39 of this Lease.

C. APPOINTMENT OF AN ARBITRATOR:
All disputes subject to this Arbitration Agreement, shall be determined by binding arbitration before: 0 a retired judge of the applicable court of
jurisdiction (e.g., the Superior Court of the State of California) affiliated with Judicial Arbitration & Mediation Services, Inc. ("JAMS"), IXI the American
Arbitration Association ("AAA") under its commercial arbitration rules, 0 _

, or as may be otherwise mutually agreed by Lessor and Lessee (the "Arbitrator"). In the event that the parties elect to use an arbitrator other than
one affiliated with JAMS or AM then such arbitrator shall be obligated to comply with the Code of Ethics for Arbitrators in Commercial Disputes
(see: hfep:llwww.adr.orgiaaa/ShowProperty?nodeld-/UCM/ADRSTG 003867). Such arbitration shall be initiated by the Parties, or either of them,
within ten (10) days after either party sends written notice (the "Arbitration Notice") of a demand to arbitrate by registered or certified mail to the
other party and to the Arbitrator. The Arbitration Notice shall contain a description of the subject matter of the arbitration, the dispute with respect
thereto, the amount involved, if any, and the remedy or determination sought. If the Parties have 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. The 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 Arbitrator shall be selected in accordance with said organization's rules. In the event the Arbitrator is not seiected as
provided for above for any reason, the party initiating arbitration shall apply to the appropriate Court for the appointment of a qualified retired judge
to act as the Arbitrator.
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D. ARBITRATION PROCEDURE:
1. PRE-HEARING ACTIONS. The Arbitrator 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 Arbitrator at the
pre-hearing conference. The scope and duration of discovery will be within the -sole discretion of the Arbitrator. The Arbitrator 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 discrelion 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 California 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 site. Any Party may be represented by counset or other authorized representative. In rendering a decision(s), the Arbitrator shall
determine the rights and obligations of the Parties according to the substantive laws and the terms and provisions of this Lease. The Arbitrator's
decision shall be based on the evidence introduced at the hearing, including all logical and reasonable inferences therefrom. The Arbitrator may
make any determination and/or grant any remedy or relief that is just and equitable. The decision must be based on, and accompanied by, a written
statement 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 judgment by the court of applicable jurisdiction, subject only to challenge on the
grounds set forth in the applicable statutory or case law (e.g., in California Code of Civil Procedure Section 1286.2). The validity and enforceability
of the Arbitrator'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, including without limitation, Arbitrator's fees and costs, attorneys' 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 act 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
Ihe Arbitrator determines that the Arbitration Notice was prepared in bad faith.

Whenever a dispute arises between the Parties concerning whether or not the failure to make a payment of money constitutes a default, 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, elect to pay the money "under protest" by accompanying said payment with a written statement setting forth the reasons for such protest.
If thereafter, the Arbitrator determines that the Party who received said money was not entitled to such payment, said money shall be promptly
returned to the Party who paid such money under protest together with Interest thereon as defined in Paragraph 13.5. II a Party makes a payment
"under protest" 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 forms are often modified to meet changing requirements of law and industry needs, Always write or call to make sure you
are ufllizing the most current form: AIR Commercial Real Estate Association, 500 N Brand BlVd, Suite 900, Glendale, CA 91203.

Telephone No. (213) 687-8777. Fax No.: (213) 687-8616.
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