
AI RC~~:
STANDARD INDUSTRIAUCOMMERCIAL SINGLE·TENANT LEASE· NET

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

Basic Provisions ("Basic Provisions"). J l '/J g
1.1 Parties: This Lease ("Lease"), dated for reference purposes only __ Ji"'.J.t1:.....1-+• ..L.--='- _

is made by and between DEBOLT, DERRICK, MCFARLAND PROPERTIES, LLC ,

.!!a~C.!!a£1£i£f20£r!!n"'ia!!....1"'i;!,Jmi!!!"'_te~dL1~1!J·ab!!£;i~1:'i"t"'yL.!C"omp!!!!l"an!Wy~_:__:_:_:--_:----------------- ("Lessor")
and City of San Diego, a California Municipal Corporation

1.

---------- ("Lessee"),

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

1.2 Premises: That certain real property, including an improvements therein or to be provided by Lessor under the terms of this Lease,
andcommonly knownas 116 S 20th Street« San Diego
located in the County of San Diego t State of California
and generally described as (describe briefly the nature of the property and, if applicable, the "Project", if the property is located within a Project)
a warehouse building containing apprOXimately 22.000 square feet

___....,.-----------:--------_:::=--:-:--:-::---::---- ("Premises"). (See aiso Paragraph 2)
1.3 Term: 1 years and 0 months ("Original Term") commencing April I! 2018

("COmmencement Date") and ending March 31 2019 rExplrelion Date"). (Sea aiso Paragraph 3)
1.4 EBrI~ PIISBsslsRI If the PFeffi1is6B Bre 8 ailele lesses fRS) h8 S RBRBllBI~sr B f:l8BBBBSiIRIf tie PFllfli888 eefftmeAelAg

("Esrl) PIBIBDSls .. 9Its"). (See m98 P8l8~l'8f3h9 a.2 8118a.8)
1.5 Baaa RanI: $ 14,740 00 per month ("Basa Rant"), payable on the -'f"i"r;,;s!..!t~ day of

each month commencing on the CommencementDate
_____________________________________ . (See also Paragraph 4)

00 If this box is checked, there are provisions In this Lease for the Base Rent to be adjusted. See Paragraph ..1~..!!6 _
, 1.6 Baaa Renl and Other Monies Paid Upon execution: :

(a) Base Rent:$ 14 740.00 for the period per month for mon"the 1-12 increasing 3%
annually tor each year one (1) year renewal period on the anniversary of the CommencementDate

(b) Security Deposll: $ 15.637.66 ("Security Oeposll"). (See also'?aragraph 5)
(c) Association Fees: $ for the period -'.....~ _
(d) Olher: $ lor ~ _

(e) Total Oue Upon Elecutlon 01 thla Lease: S 30,377 67

1.7 Agreed Use: warehouse storage in compliance with all laws and zoning regulations and for
any other legal and allowable use . (See also Paragraph 6)

1.6 Insurtng Party: Lessor Is the "'nsurlng Party" unless otherwise Slated herein. (See also Paragraph 6)
1.9 Reel Eslete Brokers: (See also Paragraph 15 and 25)

(a) Repraaantatlon: The foUowing real eslate brokers (the "Brokers") and brokerage relationships exist in this transaction (check
applicabie boxes):o N""o..ne"- represents Lessor exclusively ("Lesso(a Broke"');o None represents Lessee exclusively ("Lessee'sBroke"');or
D None represents both Lessor and Lessee ("Oual Agency").
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(b) Paymenllo Brokers: Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the Brokers Ihe brokerage'
fee agreed to In a separate written agreemen.t (or If there Is no such agreement, the sum of None or None % of the

Rent) for the brokerage services rendered by the Brokers.

1.10 GU&ibllidi. TI19 obllgadOils or i1le Lessee UlidG/ tills Lease ala LObe goals/looed by -==~:;;;;;;;;;;;;:;:;;;;;;;;;:;;;;;;;;;;;:m
- ( GuaralitOi ). (:!iss also Paragiapli 3)

1.11 Attachments. Altached hereto are the following, all 01which constilute a part of this Lease:

[!J an Addendum consisting 01Paragraphs 1.6(b), 2.2 & 2.3, 6.4, 8, 10.1, 11, 12.23, and 51 Ihrough 58 Inclusive;o a plot plan depicting the Premises;o a ourrent sel 01 the Rules and Regulations;o a Work Lettar;o other (spectfy): ----------------------------- _

.; .

2. Premises.
2tl Lettlna. Lessor hereby leases to Lessee. ;ond Lessee.h.rebv leases from Less<i.GIhe Premises. lor the term, at the rental, and uoon

all of the arms. covenants and-eonOIUans set rcnn In trus Lease. Whlle-ttfe approxlmate square footage of ttfa Fremises may-have teen usee In
the marketing of the Premises 'or purposes of comparison, Ihe Base Renl stated herein Is NOT tied to square lootage and Is nol subject 10
adjustment should the actual size be determlned to be different. Nola: Lessee Is advised 10 verily Ihe actual size prior to executtng thIs
Leas e.

2.2 Condition. Lessor shall deliver the Premises to Lessee broom clean and free of debris on the Oomrnencemsnt Date or the Early
Possession Date, whichever first occurs ("Start Date"), Ma. ss ISAg ae tt:le Fe~tJl,ea sep~es BBAlIsBle EteeBFIss!:llFi Patsg,aph 7.1(oh) hele ale
BstatRBEt s) beesee aR!:I iFi elleet liI=IlR iI=Ilr:t, Eta;e falla ~R(;l t~e emF!: Bete, SFfeFIle t~Ett t~s elflatiFlg eleelAssl, I3h:ulIsiRD; fire eI3RFllfla" IIgAtiFlg,
~aatlRgj sFltllaYFIg 8ReI &ir sSFIelltlsFlIFIg a) stBN ("we" S"), IBealRD seeFS, etiMJI I3I::1'MI3B,if aA), 9:FIEtell ether etta" elaffle"le If! 'tole Premleee, etAe'
thBR Itass SBFlSIFl:fslsEt s) beesss, sAsellse IFI (laeel eJisRHIFllJ BBFlliIilisFi aR aliiel BENa, tRat IRB elFWBttirei elsNFlta al Vta FeBf, heBiIRlJ aile BiIS

·fetiR8elieR ef M) ~l:tIlElIFJ@leaft tJ:!e PreMises (IRS "8tdrdiftg") BRait 8e IFes sI fRENeR'al seMBlel MB tRsI tRa PFemleee ae Ret aaRiel" hEti!&l !:tel:llB
lelele ef ali) MelEl eF ft~Rgl elefiFleel Be talfle I:IFleler 8J:1J111eahieetale er feeefe:lla . 118 F1eRaaFFlJlllaFlse ItR 981a srFEtAt; eHlel'S ae af I:f:la 8taFt
Bate, aF if eRe ef eYeh e)Btaflllla eF eleffieAte she!l:lls tYl8:If!l:lAaUaFl ar fall ~lI:tiA 'Yo1eSl3filreJ3Rste 8iFBRt) filerla8, baeee, e~BII, ae beeeer's eele
e811§81iaR .. ItA reepes' te etieR Matte., elEee"t as ethenO'iee ".e 1e1sa iFl this Lease, 13P8fP1filU)&Iter reeeifilt ef AlIaA Aatlea 'Fe'" Lessee aa~Rg f~Rh
.lith epaelfteil) the R8t!l:lFB sut enleRt ef sl:llsh ReA eeFflpll8Ase, Malh:IAel:ieFl ar fell!l:lre, Festit, aaA1S at baeBe~ allpeFiBB. iRa 'SFf8:At) l3erlatle aAall
be 8S lelle. a, fl) 8 "'eAffls 89 te the I p~ S e~ete",e, 8REI (ii) 9a EI~e as Ie tAa .emaiAIR6 e; eteffle MEl sYta, eleRleAts .af tMe B~lIE1lf!g II beesea
!:tees Ret €Ii' e Laeser ~e re~~iFBEI Rallee 1tAIA tha appFS!3fief:a afRlftt'; paRsEl, BBFf"eetleA al8A) 81!:1BRF1eFlBB"'I3lleuUS, IM;HI:IRetlsA SF fe:RtiRi
stoleU be tfIs abllgsfJeA ef bassee at besees'e eels east MS sJ[paABs. beeee'81ee I aR'BFlle, thai t:lRleee ell1sp 1se epeeiAeef IA hAtl,,€,; beeeer Is
t:lAe .. eFe ef (I) aR~ reeaRleEl tJetlese al Betaylt affeetiAg the PFeMleB, (ii) SA) elellRE!!I:IeRt aMel:fflftl efl::lB I:IFla8r M) leaA Bael::l.es S) lRS PrsRllase;
aAet (Ilij EH1) 1:l8i~tfYl3ta) prasesElIRll aJfeetiRg tha PfeRllsas.

2.3 Compliance. Lessor makes no representation or warranty that the Premises comply wfth the building codes,
applicable laws, covenants or restrictions of record, regulations, and ordlnancas ("Applicable Requirements") that were In effect at the time that
each improvement, or portion thereot, was constructed or SeIEi .. an ant) Elees Het 8J'",I) te u'e tt3e Ie ahleh Lewee .. ill pttl 11e PWiiilses,
modlficatiolis 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 Ullllty Installations (as defined In Paragraph 7.3(a)) made or 10 be made by Lessee. NOTE: Lessee Is responsIble ror
detennlnlng whether or net the Applicable Requlremenls, and especially the zoning, are appropriate lor Lessee's Inlsnded use, snd
acknowledges that past uses of the Premises may no longer be allowed. If dIG PISlitisOS do liol comply ,,1~1said nallwlty; LaSSOI sllall,
except as otliBiiUIsa piUofdcd, PlOiiiptl) altai Iscalpl 01 "'itlb'iI "otica flOm l:6ssoa setting 100li. "iHi specificity tire ilutUiG @Id adelll of sucli
ilOllWliipliallW, lacary ~Ie sallie at LassOl s expeliSe. If Lessee does 1101 gioe l:eSSOI WiiHalj,Ioliw of a 110,1 COI'Iplla,ica "Itli Utis walla.lti "itllll'
6 mouths foUuhing II Ie SfaJt Bate, wllectloii of ILat iiOl",colllpllaiica sliall be Hie obligatio" of Lesses at t:asseos suto cosl alid expClise:1Htm
Applicable fitequhaiii611ls ale haleane. Clldllgad so as to laqulla dUiill9 til8Ie,," of lids tease tile OOJisllucLlOii O( alt addlUOII to 01 dil altelaUOil or
llie Pleiliisas a"cbOi Building, Ut6 Idlfiadlailoil or ally Hazaldous Subslallce, 0, llia ,el"foiC6i1ISIn 01 01118/ physIcal IikJdiricaUoil of lila t!ftl~
Pie/irises alldtol Buifdillg ( eapital ExpendllulG ), LeSSOI d1id Lessee sllaJl aftocale tll8 mst of sucll hUlk as follows.

(~ Sti8jeel ta Pe:Rl@lfaf'11 2.9(e) Bele .. , if sl::Iel1 Ge,3ltBl El"efldlltire" are FeEfttbed as a Jestilt ef ti',e s"eelFie a,u~ tiFilEttie tiS! 8' tile
Pfemlees B) Lessee as eeiPIpafea "ltR ti9Ba 8) teABAta in ~eFlel'fll, b!eeee sl all Be 'ttll) Fe:!l~eflslele fer the ee9lll1er-ee', filFe laeEl, l'iIe e eF tRBI If
StieR CQfillal eJll3BRSlttlFS Ie rBEttllFes sl:lIFrRg 'Iole leet.e ~e&la ef llolie ba8ee &AS Ule eest 'RsFael 9uaeass 8 FRSAIto16'Saea RSRt, beeea9 fJlB; IReleaG
tefftlirutte this Leaee tt"less !::esse, Aetifiee Leasee, IA .FlttRol IUtI" 19 ela)e after reeell't ef Lessee'8le'''tlflatiM [etlee that !:esse. h~ eleeteEi t!>
p~ tRe EIIUerBRee t19~ ealol tl:la 8:al\ll81·gee, tl:l9rael BFlS SA !=lFf"ietlFlte'ttlBI 19 8 fflaAtI:le' BaBe ReAt If baseas eleels IBfFfIIRBtlsR; 6esBB8 eREilI
ilfllfls~l'8tel) eesse I~e ties ef tile PreMises nllleh lei!ltfifee 91:teh Si!tJ!lteI ElIJ'ieAElittJre 8R18aell.er te!:esseF .tritten neNee ejteeif)IAfI a lemlif1atien
Mis at least 90 dll)'9 tJ:isFBBltllr bl::leR tilFMIR&tleA ElatB 8Ral" Re e er, 1FtRa a aRt lie earUsr tI:1Qf1 Ule last sa) YUH buau aBHlslaUBR) I::ItUii!!stRB
Pfelflleee .AY'tStilf eSFflMaAelRg el::leFtQ8~1te:1 EJIJleRElltl:lre.

tb) II suel, 8ar>ltaf EXpel.eiItule Is 'lot ti 10 lesult of tile speelflo allEi ulilque use of tIle PI eli,ises b) Lessee (suel, as, go,etl"iiellbJI1)
l'RaRdaled &&I&fAl& JJ:lQliQfleatieR~, ~&R laeGG8r GRail pay feF GueJ.'l CSJiltBl BKpBROItUFG BREI ~&see GJ:lall 9R~j !:ae e!:allgated 'a fiB), e891:1:FRBrtUi
attflRfI the fe RehiEla, of tfile te"" ef ttis Lease eF en) sJrteRsJeA tllsreel, SFI the Elate that eR hl'ilieh Ute Baea Rent Is 81:1e

l
an afftstJl'1t eEltial te
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11l141~., I~e ~.IlI.A ., ••• ~ ••• te f •••• A.b~ aIlrlb.table I. I~. Pr•• I1•••.. L•••••• ~a11~Oj IAI.' •• I .A Ill. bal.A•• b.1 ,"OJ ~r.~8j II.
obligatloR at: 8A) tlMB 1fl AS B SF, Sl:ISl:t b8~lkll ellI!lBRejitl::JFe Ie FeEltfireEt BI:IRflO ~8 la81 2 ) B8fB af thie beese Sf If ~e8ef FeS8eR881) EtelSFfRIR8S
IRat It Ie Rei sesRBfRJsall) feasiBle tElI3~ Ita shan "teres', beees, 81:1811hs.s the eptisR Ie tBrfftlRate tJ:Ile lesse tlJ'SR 99 98)9 "rlsr I filteR Relies
Ie l8980e t1Rleee leesee Rell~e8leBBef, IA ,It'Flg,. ItJqlR 1Q 88)8 after reeelp' af begee~B tsrRilIFlatlsA ReUss ll:lallesese "ill "8) 'sr ableR Gapltal
elll'SRsItI:lFfl. /I Leeeer aeee Ret eleet Ie ISffRlRsts, SAd 'aile Ie IBAEter /Ie BRaM sf 8A) BbleA Sfijilt6:1 ElEf3SREtlkiFe, Lessee MEl) BEl SRBa 91:1S"fl:lRSe
BAS ae8!t:lst BaRtS, .. I~ lRleHlel, IfBffI ReAt I:IAlil bessel's BA8Fe sf BI:ISA 8s9HlAa e 8eeR ful~ "alEi If besus Ie 1fF'MlBleIe "RaABs lseseF'e aluus,
BF if U,s t:laleAae af tI=Ie ReAt Eli:le 8Aa ,:Ia)aBls fer t ....s Fe" ,Blruler ef t ....la beses is Rei al:dfisleAt is ftlll) FeIFAI3ttFBe baBBeB BA SA BUBet baa's, baaeeB
ahall ....B a tAB F1gAt te tenfliRB:te tAle LaaBe t:lJ:lBA aQ sa) B fitteR Re~ee te beaesr.

(a) ~Jal'1AlAStBRsIAI;I tIole al3a B, tha ~re lieiaFl8 eeReerAIAg QS,:Iltel ElfpeAElItLir8s BfB IRtaRssEl te B~I=II) SR~ ts RSA elblRla'),
I:tFlellJ:leetaB, Mel Ae 'J:lI3I1Bable ReEtl:tlfBffleFlte. If Iha Q&,:ilte:l EllpeRaltLiree are IAeless tFlggereElI3) Lee8ea 88 a.Fesl:Illsf 8R aetl:lal sr J:lf8I3BSS8
eAMBa IF! tlas, shaRga 1FtIRteRsl!', ef bleB, Sf ff1BElifiaatieFl, la ths pfemlaee tAaFl, MEl IFl l!:Ial e em, beesee eAa:!1 BilhsF. (ij i,,"medlalel) aases Bl:teA
eAsR6sd I:tea Sf IFltBRBl1): ef l:Iee 8Aa'er lalla aits"" athsr stelle aa "'91 l3a RseSSB8Fj la ell",IAate the reEtl:llreFFleRI far el:taR SBf3llal EJIl'eFlSlh:lFB, et
(lij eefftpleta eyeh Ga,eltel ~lfJeREllty e allts e "R ellJ:lsRBa. beeeae eAall Retl!:le a el'J Aa a SA) Fight Ie tBFfflIAale ~Ia beaee.

2.4 Acknowl.dg.m.nt e. Lessee acknowledges that: (a) It has been glv.n an opportunity to Inspect and measure the Premises, (b)
~ has been advised by Lessor andlor Brokers to eatlsfy Itself wllh respsct to the size and condltlon of Ihe Premises (Including but not limited to Ih •
• lectrlcal, HVAC and fir. sprinkler systems, security, environmental aspects, and compliance with Applicable Requirements and the Amencans
with Dlsabll~les Act), and th.lr sult.blllty for Lessee's Intended use, (c) Lessee has mad. such Inv.stlgatlon as II deems neceseary wllh reference
to such matlers .nd assumes all r.sponslblilly Iherefor as the same relate to Its occupancy of the Pr.mlses, (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 warrantl.s with respect 10 said matters other than as set forth In 'thls Lease, In addition, Lessor acknOWledges that (Q Brokers
have made no representations, promises or warranties concerning Lessee's ability to honor the Lease or sullabmty to occupy the Premises, and
(II)It Is Lessors sole responslblUty 10Inv.stlg.t. the financial capability andlor suitability of all proposedtenants,

2.5 be8B88 B8 PReF Q\;me,'OsBHJ:l8f11 1=Re BffS:Rtiee MadB b) beeeef lA ParalJFEtf3h e eJ:telI "e af Ae feree 81' eUeet if IFFl"'SEIlatB~
prlar ie tha Start eale baeess as IRB e Ref aF eeel:lt:laRI af IRe PFefftleaa. IR al:teh a BRt; baeeBe !!:Iall be reepaRal"'a fer SA) ReBBeeEll)
BS"B!tl a 8fh.
3. Tenn.

3.1 T.rm. The Commencement Date, Expiration Date and Onglnal rerm of Ihls Lease .re as specified In P.ragraph 1.3.
3.2 Ea~y Possesolon. Any provision herein granting Lessee Eany Possession of Ihe Premls.s Is sublect to .ndcondltloned upon the

Premises being avallable for such possession prior to the Commencement Date. Any grant of Early Possession only conveys a non-exclusive
right to occupy 1I1e Prarnlses. tI Lessee totally or partially occuples the Premls.s prlor 10 lhe commencement Date, the obligation to p.y Bas.
R.nt shall b. abaled 'or the period of such Early Possession, All other terms of 1I11sLease (Including bUI not llmltad 10 the obligations to pay Real
Property Taxes and Insuranc. premiums and 10 malnlaln the Prernlses] shall be In eff.ct dunng such period. Any such Eany Possession shall not
.ff.ct the Expiration Oat •.

3.3 Delay In Possession. Lessor agrees to use its best commercially reasonable efforts to deliver possession Of the Premises to
Lessee by the Commencement Date. If, despite said efforts, Lessor Is unable to dellvar possession by such date, Lessor shall not be subject to
any liability th.refor. nor shall such Iallur. aff.ct the validity of this L.ase or change the Expiration Oat •. Lessee shall not, however. be obllgal.d
to pay Rent or perform its other obligations until Lessor denvers possession of the Premises and any period of rent abatement that Lessee would
othelWlse have enjoyed shall run from the date of delivery of possession and .continue for a period equal to what Lessee wouk:lotherwIse 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 Dato, as the same may be extended:under the terms of any Work Letter executed by Par1les, Lessee may. at Its
option, by notice In writing within 10 days after th. end of such 60 day period, cancet this Lease, In which eventlh. P.rtles .hall b. discharged
from all obligations h.reund.r. If such wntten notice Is not recelv.d by Lessor wflhln said 10 day penod, L.ss.e·s right to cancel shall termlnale. If
possession of the Premises Is not delivered within 120 days after ltie'Commencement Date, this Lease shall terminate unless other agreements
are reached between Lessor and lessee,ln wrltlng. ,'~

3.4 Lessee Compliance. Lessor shaJlnot be required to deliver possession of the Premises to lessee until Lessee complies with Its
obllgadon to provld. evidence of Insurance (Paragreph 6.5). Pending dellv.ry of such .vld.nce. LBssee shall be required to p.rform .11 of its
obltgatlo'ns under this Le.se from .nd aft.r the St.rt Date. Including th. p.ymenl of Rent. notwithstanding Lessors election to withhold
possession pending receipt of such evidence of InsW'ance, Further, If Lessee Is required to perform any other conditions prior to or concurrent
with the Start Date. the Start D.t. shall occur but L.ssor may .Iect to withhold possession until such conditions are satisfied.
4. R.nt.

4.1 Rent Defln.d. All monetary obligations of Lesse. 10 Lessor und.r the t.rms of· this L•• se (except for th. Secur~y D.posll) are
doomed to be rent ("Renr).

4.2 P.yment. Lessee shall c.us. payment of Rent 10 be rec.lved by L.ssor In· lawful mon.y of th. United States. without ofls.t or
deduction (exc.pt as speclficafly p.nnilled In this Lease), on or b.for. the day on which III. du •. All mon.tary amounts shall be rounded 10 th.
nearest whole dollar. In the .vent that any Invoice prepar.d by Lsssor Is In.ccurat. such Inaccur.cy sh.1I not constllUIe • waiver and Lessee
shall be obligated to pay Ihe amount set forth In this L.ese. Rent for .ny penod dunng the term hereof which Is for less than on. full caf.ndar
month shall be prorated bas.d upon th •• ctual nurrber of days of said month. Payment of Rent shaU be made 10 L.ssor .1110 address stated
herein or to such other persons or place as Lessor may from time to time designate In writIng,'Acceptance of a payment which Is less than the
amount then due shall not be a waiver of lessor's rights to the balance of such Rent, regardless of Lessor's endorsement of any check so stating.
In the event thai any check, draft, or other Instrument of payment given by L.ss.e 10 Lessor Is dishonored for any reason, L.ssee .gr.es to p.y
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to Lessor the sum Of $25 In addition to any Lete Charge and Lessor, at Its option, may require all future Renl ba paid 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 outstandlnq charges or costs,

4.3 0 BSBBIBtleR FeBs IA aElfllllsfl te the Qase ReFitl beBeee 8kell 138) ta bS8e8r eaeh "'BAth aA amSI:IFlt efl~al Ie an) 8 ",er'e
a8e8alatisFI SF eBREIsFAln/rdFA feee Ie leet SF 89900988 ag&lFlBt IRB PreMlsss. Sala -FABRlee 8~BIIBe flslfl at U1e eSfRe thfl8 8ReliR tl=le eema MQRRSr
88 the Base ReRl.
5. Security Deposit, Lessee shall deposll with Lessor upon execution hereof the Security Deposit as security for Lessee's faithful
performance of Its obligations under this Lease. If Lessee fans to pay Rent, or otherwise Defaults under this Lease, Lessor may use, apply or
retain all or any portion of said Secunty Deposit for the payment of any amount already due Lessor, for Renls whloh will be due In the future, andl
or to reimburse or compensate Lessor for any liability, expense, loss or damage which Lessor may suffer or Incur by reason thereof. If Lessor
uses or applies all or any portion of the Seounty Deposit, Lessee shall within 10 days e,tter wrllten request therefor deposit monies with Lessor
sufficient to restore said Security Deposll to the full amount required by this Lease. II the Base Rant Increases during the lenn of this Lease,
Lessee shall, upon written request from Lessor, deposit additional monies with Lessor so that the total amount of the Security Deposit shall at all
Umes baar the same proportion to the Inoreased Base Rent as the InlUal Secunty Deposit bore to Iha Inilial Base Rent. Should the Agreed Use be
amended to accommodate a material change In Ihe business of Lessee or to accommodate a sublessee or assIgnee, Lessor shall have the right
to Increase the Security Deposit to Ihe extenl necessary, In Lessor's reasonable Judgment, to account for any Increased wear and tear that the
Premises may suffer as a result thereof. If a change In control of Lessee occurs dUring this Lease and following such change the financial
condition of Lessee Is, In Lessors reasonable JUdgment, slgnlficanUy reduced, Lessee shall deposit such addilional monies with Lessor as shell
be sufficient to cause the Security Oeposll to be at a commercially reasonable level based on such change In financial condition. Lessor shall not
be required to keep the Secunty Deposli seperate from lis general accounts. Wllhln 90 days alter the expiration or termination of this Lease,
Lessor shell retum that portion of the Seourity Deposit not used or applied by Lessor. Lessor shall upon wnllen request provide Lessee with an
accounting showing how that portion of the Security Deposit thet was not ratumed was applied. No part of the Secunty Deposli shell ba
considered to ba held in trust, to bear Inlerest or to be prepayment for any monlas to be paid by Lessee under this Lease. THE SECURITY
DEPOSIT SHALL NOT BE USED BY LESSEE IN LIEU OF PAYMENT OF THE LAST MONTH'S RENT.
6. Use.

6.1 Us .. 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 01 the Premises in a manner that Is unlawful, creates damage, waste or
a nuisance, or that disturbs oocupants of or causes damage to nelghbonng premises or properties. Other than guide, signal and seeing eye dogs,
Lessee shall not keep _ In the Premtses any pets, animals, birds, fish, or reptiles. Lessor shall not unreasonably withhold or delay lis
consent to any request for a modlflcatlon of the Agreed Use, so long as the same will not Impair the structurallnteg~'lty of the improvements on the
Premises or the mechanical or electrical systems therein, and/or Is not significantly more bUrdensome 10the Premises. If Lessor elects to withhold
consent, Lessor shall within 7 days after such request give written notification of same, whIch notice shall Include an"explanation of Lessor's
objec1lons to the change In the Agreed Use.

62 Hazardous Substances.

(a) Reportable Uses Require Consent. The tenn "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 oomblnatlon wfth other materials
expected to be on the Premises, Is either: (I) potentlalty InJunous to the public health, safety or welfare, the environment or the Premises, (iij
regulated or monitored by any govemmental authority, or (III) a basis for potentiel liability of Lessor to any govemmental agenay or third party
under any applicable statute or common law theory. Hazardous Substances shall Include, but not be IImlied to, hydrocarbons, petroleum,
gasoline, andlor crude on or any products, by-products or fractions thereof. Lessee shall not engage in any activity In or ori the Premises which
constitutes a Reportable Use of Hazardous Substances without the express prior written consent of Lessor and timely compliance (at Lessee's
expense) with all Applicable ReqUirements. "Reporleble Use" shall mean (I) the Installation or use of any above or below ground storage lank,
(II) the generation, possession, storage, use, transportallon, or disposal 01 a Hazardous Substance that requires a permltfrom, or with respect 10
which a report, notice, registration or business plan Is required to ba flied with, any-gbvemmental authorhy, andlor (iii) the presence at the
Premises of a Hazardous Substance with respect to which any Applicable ReqUirement'S requires that a notice be given to persons entering or
occupying the Premises or nelghbonng properties. Notwithstanding the fonegolng, Lessee may use any ordinary and customary materials
reasonably required to be used In the nonnal 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 wlth 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 lIablilty therefor. In
addllion, 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 andlor the environment agalnsl damage, contamination, Injury andlor liability, Including, but
not limited to, the Installallon (and removal on or before Lease explrallon or termination) of protective modlflcadons (such as concrete
encasements) and/or Increasing the Security Deposit.

(b) Duty to Inform Lessor. If Lessee knows, or has reasonable cause to balleve, that a Hazardous Substance has come 10 be
located In, on, under or about the Premises, other than as prevtously consented to by Lessor, Lessee shall ImmedIately give written notice of such
fact to Lessor, and provide Lessor with a copy of any report, nouce, 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 spUled or released In, on, under, or
about the Premises (Including through Ihe plumbing or sanitary sewer system) and shall promptly, at Lessee's expense, comply with all Applicable
Requirements and take all Invesllgatory andlor remedial action reasonably recommended, whether or not fonnally ordered or reqUired, for the
cleanup of any contamlnatlon of, and for the maintenance, security and/or monitoring of the Premises or nelghboripg properties, that was caused
or materially contnbuted to by Lessee, or pertaining to or InvoMng eny Hazardous Substance brought onto the Premises during thetenn ollhls
~by or for Lessee, or any Ihlrd pany. if
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(d) Lessee Indemnification. Lessee shall Indemnify, defend and hold Lessor, Its agents) employees, lenders and ground lessor,
n any, harmless from and against any and all loss of rents and/or damaqes, lIablllti.s, judgm.nts, claims, expenses, penalties, and attorneys' and
consultant.' fe.s arising out of or Involving eny Hazardous Substance brought onto the Pr.mlses by or for Lessee, or any lhlrd party (provld.d,
howev.r, lhat Lessee shall have no liability under this Lease with respect to underground migration 01 any Hazardous Subslance under the
Premls.s from adjacsnt properties not caused or contrtbuted to by Less•• ). L.ssee's obllgatlcns shall include, but not b. Ilmlt.d to, the .ffects of
any contamination or Injury to person, property or the environment created or suffered by Lessee, and the cost of Investigation, removaJ,
ramadlatlon, restoration andlor abatement, and shall survive the expiration or termination of this Lease. No termination, cancellation or relesse
.greem.nl entered Into by L•• sor .nd Lessee sh.1f ral .... Le•• e. from II. obllg.tlons under Ihls Le.se wllh respect 10 Haz.rdous
Substances, unless specifically so agreed by Lessor In writing at the 1Ime of such agreement.

(.) tesser Ind.mnltlcallon. Except as oth.rwls. provded In paragraph B.7, Lessor and its successors and as.igns .hall
Indemnify, defend, reimburse and hold Lessee, Its employees and lenders, harmless from and against any and all environmental damages,
Including the cost of remedlatlon, which result from Hazardous Substances which exIsted on the Premises prior to Lessee's occupancy or whIch
am caused by the gross negUgence or wIllful misconduct of Lessor, Its agents or employees. Lessor's obllgatfons, as and when required by the
Appflcable RequIrements, shall Include, but not be limIted to, the cost of Investigation, removal, remediation, restoration and/or abatement, and
shan surviv. the explrauon or termlnanon of lhl. Leass,

(f) Inve.llgatlons .nd R.m.dlallon s, t.essor shall retain the rasponslbfDty and pay for any Inv•• tigatlon. or remediallon
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 resurt of Lessee's usa (Including ·A1teratIons·, as defined In paragraph
7.3(a) below) of the Premises, In which event Lesse •• hall be responslbla for such payment. L•••••• hall cooperate fully In .ny such actlvitlss at
the request of Lessor, Including allowing Lessor and Lesson agents to have reasonable access 10 the Premises at reasonable times in order to
carry out Lessor's Investigative and remedial responsibilities.

(g) Lessor Termln.llon Option. If a Hazardous Substance Oondhlon (.ee Paragraph 9.1(.j) occur. during the term of thl. Lease,
unless Lessee Is I.gally responslble th.r.for (In which ca•• L..... shall make the Investlg.tlon and remediation th.reof required by th.
Appllcabl. RequlremenlS and thl. L.... shall conDnue In full force and .ff.ct, but subj.ct to L.sso(s rights und.r Paragraph 6.2(d) and
Paragraph 13), Lessor may,.t Lesso(s option, aith.r (I) Investlgat. and remedlate such Hazardou. Substance Condition, ff requlr.d; as soon as
reasonably po•• lbI. at La.so(. axpens., In which .v.nt this Leas. sh.1I contlnu. in full force and effect, or (Ii) If the estimated cost to remedlat •
• uch condition .xceeds 12 tlm.s th.then monthly B.s. R.nt or $tOO,OOO,whlch.ver Is great.r, glv. wrlttan notlc.lo Lessee, within 30 day. alter
recelpl by L.ssor of knowledge of the ocourrence of such Hazardou. Substance Condition, of L.sso(s d.slre to lermlnate this Leas. as 01the
date 60 day. following the date of such notice. In the event L•• sor .Iects lo glv. a t.rmlnaDon noDe., L••••• may, within 10 days thereafter, glv.
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 .mount equal to 12 ilmes th. th.n monthly Bas. Rent or $100,000, whichever Is gr.at.r. Les••• shall provide Lessor wllh .ald fund.
or satisfactory assurance ther.of wfthln 30 days following such commitment. tn such ev.nt, this Lease shall contlnu. In full forc. and .ff.cl, .nd
Lessor shall proceed to make such remediation as soon as r.asonably po.slble aft.r the required funds are .vallable. If L.s.e. do.s not glv.
such ootice and provld. the r.qulr.d funds or assurance th.r.of within the tim. provided, this L.ase shallt.rmlnal. 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
scle expens., fully, diligently .nd In a tlm.ly m.nn.r, materially comply with all Appllcabl. Requlr.m.nt., the requlrem.nts 01 .ny appllcabla IIr.
Insurance undelWriter or ratIng bureau, aRa U=lB·rBBeliAFRBREIatleReaf beBBsr'seAgIRBBF8aF1rMereeR!~I ... te .t:lle~ rel8te 1ft ElR~Ri'l&RAer~e the
PfeFRlee8, lt~etill rB@arBIB ~BtJ:tor 881ft "",,1188810r;rSE1~IFBFRsflle 8Fe AB IA effes~ sr I:;BSaFReeffestJoe sAar H:laSIB:FIQale. Lessee shaDl withIn
15 days after reCeiptof lessor's written request, provIde Lessor with caples of atl pennlts and other documents, and other Information evIdencing
Lesse.'s compliance with any Appllcabl. Requirem.nt. specllled by Lessor, and shall Immediately upon receIpt, notlly Les.or In wrltlng (With
caples of any docum.nts Involved) of any thr.at.ned or .ctual cl.lm, notice, citation, wamlng, complaint or report p.rtalnlng to or Involving the
f.llure of Less•• or tho Preml.es to comply with any Applicabl. Requlrem.nlS. Uk.wls., Les.ee shall Immedlat.1y give wrlll.n notlc. lo Lessor
of: 0) any wat.r damag.to the Pr.ml ••• and any suspected s•• page, pooling, dampn•• s ofo\har condition conduclv. to the production of mold:
or (II) any mu.tln ••• or oth.r odors that might Indlcat. the pre.enc. cf mold In the Prenils.s. In .dditlon, L•• se. sh.1I provlda caples of alt
rel.vant mat.rtaI saf.ty data she.ts (MSOS) to Les.or within 10 d.y. of the r.celpt of a wrillen requ•• t lher.for. In addlilon, Lessee .hall provide
Lessor wIth copies of lis business llcensel certificate of occupancy andlor any sImilar document within 15 days of the receipt of a written request
therefor.

6.4 Inspection; Compliance. L.ssor and Le.so(s "L.nder" (.s d.flned In P.ragraph 30) and consultants authorlzed by Les.or shall
have the right to enter Into Premises at any time, In the case of an emergency, and otherwise at reasonable Ilmss after reasonable notice, for the
purpose of Inspecting andIor testing the condition of the Praml•• s and/or for v.rlfylng compllaoo. by Less•• wllh this Leas•. Th. co.l of .ny such
Inspections .hall b. psld by Les.or, unl.s. a violation of Appllcabl. Requlrem.nts, or a Hazardous Subst.nce Condition (se. p.ragr.ph 9. t) I.
found· to .xi.t or b. Immln.n~ or the Inspection Is r.que.ted or ord.red by • gov.rnm.ntal .uthorlly. In such case, L.s ••• sh.11upon requ.st
reimburse Lessor for the cost at such inspectlonl so long as such Inspection Is reasonably relateel to the violation or contamination. In addition,
Les.ee sh.1I provld. copies of all r.levant mat.rlal safety dala she.ts (MilOS) to L••• or wllhln 10 days of the receipt of • wrlll.n request th.refor.
Less.e acknowl.dg.s lhat any lallure on Its part to allow .uch Insp.ctlons or t•• tlng will .xpo •• Le.sor to rlsks and potentially caus. L.ssor to
Incur costs not conlamplated by this Lea•• , th. ext.nt cf which will b•• xtr.m.ly dlfflcull to ascertain. Accordingly, .hould the L.ss •• fall to allow
such Inspection. and/or testing In • timely fashion the Base R.nt shall be automatically Increas.d, without any requlrem.nf for notice fa Le ..... ,
by an amount equal to to% of the then exl.ling B••• Rent or $100, whlchev.r ,. greater for the remalnd.r to th. Leas•. Th. Parties agree that
such Increase In Bas. R.nlrepr.s.nlS fair and r.ason.ble comp.nsatlon for the additional rlsk/costs thai Le.sor will Incur by r.ason of Less•• '.
failure to allow .uch Inspection .nd/or testing. Such increase In B.se Rent .haliin no .vent con.tltut. a walv.r of Less•• 's O.fault or Breach with
raspect to such failure nor pr.v.nt the .x.rcise of any 01 the other rights .nd remedl.s granted h.reunder.
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7. Malntenancej Repairs, Utility Installatlonsj Trade Fixtures and Alterations.
7.1 Lessee's Obligations.

(a) In General. Subject to the provisions of Paragraph 2.2 (Condition), 2.3 (Compliance), 6.3 (Lessee's Compliance wllh Applicable
Requirements), 7.2 (Lesso~s Obligations), 9 (Damage or oestrucnon), and 14 (Condemnation), Lessee shell, at Lessee's sale expense, keep the
Premises, Ullllty Installations (Intended for Lessee's exclusive use, no matter where located), and Alterations In good order, condition and repair
(whether or not the portion of the Premises requiring repairs, or the means of repairing the same, are reasonably or readily accessible to lessee,
and whether or not the need for such repairs occurs as a result of Lessee's use, any prior use, the elements or the age of such portion of the
Premises), Including, but not limited to, all equipment or facilities, such as plumbing, HVAC equipment, electncal, lighting facilities, boilers,
pressure vessels, fire protection system, fixtures, walls (Interior and exterior), foundations, eellings, roofs, roof draInage systems, floors, windows,
doors, plate glass, skylights, landscaping, dnveways, parking lots, fences, retaining walls, signs, sidewalks and parkways located In, on, or
adjacent to the Premises. Lessee, In keeping the Premises In good order, condItion and repair, shall exercise and perform good maintenance
practices, specllically including the procurement and maintenance of the service contracts required by Paragraph 7.1 (b) below. Lessee's
obligations shaD Include restorations, replacements or renewals when necessary to keep the Premises and allimprovemenis thereon or a part
thereol In good order, condition and state of repair. Lessee shall, dunng the lenn of this Lease, keep the exterior appearance of the Building In a
good condition (Including, e.g. graffiti removaQ consistent with the exterior appearance 01 other similar faclllttes of comparable age and size In
the vicinity, Including, when necessary, the exterior repainting of the Building.

(b) Service Contracts. Lessee shall, at Lessee's sole expense, procure and maintain contracts, with copies to Lessor, In
customary form and substance for, and with contractors specializing and experienced In the maintenance of the follOWingeqUipment and
improvements, if any, If and when Installed on the Premises: (I) HVAC eqelpmsnt, (II) boller, and pressure vessels, (III) lire extinguishing systems,
Including fire alarm andlor smoke detection, (iv) lendscaplng and Irr1gatlon systems, (v) roof covering and drains, and (Vi) clanllers. However,
lessor reserves the right, upon Lessee's default, to procure and maintain any or all of such service contracts, and Lessee shall reimburse Lessor,
upon demand, for the cost thereof.

(c) "allure to Perform, II Lessee falls to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon the
Premises after 10 days' prior written notice to Lessee (except In the case of an emergency, In which case no notice shall be'requlred), perform
such obligations on Lessee .. behalf, and put the Premises In good order, condition and repair, and Lessee shall promptly pay to Lessor a sum
equal to 115% of the cost thereof.

(d) Replacement. Subject to Lessee's Indemnification of Lessor as set forth In Paragraph 8.7 below, and without relieving Lessee
of liability resulting from Lessee's failure to exercise and per1lorm good maintenance practices, if an item descnbed In Paragraph 7.1 (b) cannot be
repaired other than at a cost which Is tn excess of 50% of the cost of replacing such item, then such Item shall be replaced by Lessor, and the
cost thereof shall be prorated between the Parties and Lessee shall only be obligated to pay, each month dunng the remainder of the tenn of this
Lease, on the date on which Base Renl Is due, an amount equal to the product of multiplying the cost of such replacement by a fraction, the
numerator 01 which Is one, and the dencmlnator of which Is 144 (Ie. 1/144th of the cost per month). Lessee shall pay Interest on the unamonlzed
balance but may prspay its obligation at any lime ..

7.2 Laa.ofs Obllgetlons. SUbject to the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 9 (Damage or Destruction) and
14 (Corx:lemnatlon), It Is Intended by the Parties hereto that Lessor have no obligation, in any manner whatsoever, to repair and maintain lhe
Premises, or the equipment therein, all of which obligations are Intended to be that of the Lessee. it Is the Intention of the Parties that thetenns of
this Lease govem the respective obligations of the Parties as to maintenance and repair of the Premises.

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

eJectncat dlstribullon, seounty and fire protection systems, communication cabling, lighting fixlures, HVAC equipment, plumbing, and fencing In or
on the Premises. The tenn "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 modlflcatlon of the improvements, other than Utility Installations or Trade Fixtures,
whether by addition or delellon. "t..sssee Owned Alterations andlor Ulility 'nstallalions" are defined as Alteretlons and/or Utliny Installations
made bY Lessee that are not yet owned by LesSor pursuant to Paragraph 7.4(a).

(b) Consent. Lessee shall not n .. ke any Alterations or Utility Installations to the Premises without Lessor's prior written consent.
Lessee may, however, make non-structural Alterations or Utility Installations to the Intenor 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 roo' or
any existing walls, will not affect the electrical, plumbing, HVAC, and/or me safely systems, do not Irlgger the requirement for addltlonal
modifications andlor Improvements to the Premises resulting from Applicable Requirements, such as compliance with Tille 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. Notwlthstandlng tha foregoing, Lessee shaJl nct make or pennit any roof penetrations andlor Install anything on the
roof without the prior written approval of Lassor. Lessor may, as a precondition to granting such approval, require Lessee to utilize a contractor
eheeeA eA"'e, approved by Lessor. Any Alterations or Utility Instellallons that Lessee shall desire to make and which require the consent of the
Lessor shall be presented to Lessor In wniten fonn with detailed plans. Consent shall be deemed conditioned upon Lessee's: (I) aoqulnng all
applicable governmental pennlts, 01) fumlshlng Lessor with copies of both the permits and the plans and specifications pnor to commencement Of
the work, and (III) compliance with all conditions of said permits and other Applicable Raqulrements In a prompt and expedllious manner. Any
Aiteratlons or Utilily InstallaUons shall be perlormed In a workmanlike manner with good and sufficient materials. Lessee shall promptly upon
completion fumlsh Lessor with as·bultt plans and speclflcations. For work which costs an amount.ln 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 andlor upon Lessee's posting an additional Securlly Deposit with Lessor.

(c) Uens; Bonde. Lessee shall pay, when due. all claims for labor or materials furnished or alleged to have been fumlshed to or
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for lessee at or for use on the Premises, whIch claims are or may be secured by any mechanic's or materialmen's Hen 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 rlght to post notices of non-responslblllty. If Lessee shall contest the validity of any such lien, claim or demand, then
Lessee shall, at Its sale 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.

7A Ownership; Removalj Surrenderj and Restoration.
(a) Ownership. Subject to Lesso~s rlght to require removal or elect ownership as hereinafter prOVided,all Alterations and Utility

Installations made by Lessee shall be the property of Lessee, but considered a part of the Premises. Lessor may, at any lime, elect In wriling to
be the owner of all or any speclfled part of the Lessee Owned Alterations and Utility Installalions. Unless otherwise Instructed per paragraph
7.4(b) hereof, all Lessee Owned Alterations and Utility Installallons shall, at the expiration or termination of this Lease, become the property of
Lessor and be surrendered by Lessee wllh the Premises.

(b) Removal. By delivery to Lessee of wrlllen nollce from Lessor not earlier than 90 and not later than 30 days prlor 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) Surrander; Restoration. Lessee shall surrender the Premises by the Explrallon Date or any earlier termination date, with all
of the improvements, parts and surfaces thereof broom clean and free of debris, and In good operating order, condlUon and state of repair,
ordinary wear and tear excepted. "OrdInary wear and tear" shaD not Include any damage or deterioratIon that would have been prevented by good
maintenance practice. Notwithstanding the foregoing, It the Lessee occupies the Premises for 12 months or less, then Lessee shall surrender the
Premises In the same condition as delivered to Lessee on the Start Date with NO allowance for ordinary wear and tear. lessee shall repalr any
damage occesloned by the installallon, maintenance or removal of Trade Fixtures, Lessee owned Allerations andlor Utility Installations,
furnishings, and equIpment as well as the removal of any storage tank Installed by or for Lessee. Lessee shall remove from the Premises any and
all Hazardous Substances brought onto the Premises by or for Lessee, or any third party. (except Hazardous Substances which were deposited
vla underground migration from areas outside of the Premises) to the level specified In Applicable Requirements. Trade Fixtures shall remain the
proparty of Lessee and shall be removed by Lessee. Any personal property 01 Lessee not removed on or before the Expiration Date or any earlier
terminatIon date shall be deemed to have b"aen abandoned by Lessee and may be disposed of or retained by Lessor as Lessor may desire. The
failure by Lessee to timely vacate the Premises pursuant to this Paragraph 7.4(c) without the express wrltten consent of Lessor shall constilute a
holdover under the provisions of Paragraph 28 below.
8. Insurance;Indemnity.

8.1 Payment For Insurance. Lessee .shall pay for all Insurance required under Paragraph 8 except to the extent of the cost
attributable to liability Insurance carrled by Lessor under Paragraph 8.2(b) In excess of $2,000,000 per occurrence. Pramlums for polley periods
commencing prior to or extending beyond the Lease term shall be prorated to correspond to the Lease term. Payment shall be made by Lessee to
Lessor within 10 days following receipt of an Invoice.

82 Liability Insuranca.
(a) Car~ad by Lessee. Lessee shall obtain and keep In force a Commercial General Liability polley of Insurance protecting

Lessee and Lessor as an addltlonallnsurad against claims for bodily injury, personal Injury and property damage based upon or arising out of the
ownershfp, use, occupancy or malntenance of the Premises and all areas appurtenant thereto. Such Insurance shall be on an occurrence basis
proViding single lImft 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 Insufed by means of an endorsement at, least as broad as the Insurance Service Organization's
-Additional Insured-Managers or Lessors of Premises" Endorsement The polley shall not contain any Intra-insured exclusions as between Insured
persons or organizations, but shall Include coverage for liability assumed under this Lease as an "Insured contract" for the performance of
Lessee's Indemnity obligations under this Lease:,The limits of saId insurance shaIl not, however, limit the liability of Lessee nor relieve Lessee of
any obligation hereunder. Lessee shall provide a~,endorsement on Its liability pollcy(ies) which provides that Its insurance shall be primary to and
not oontributory with any similar Insurance eanied by Lessor, whose insurance shall be consIdered excess Insurance only.

(b) carried by Lassor. Lessor shall maintain liability Insurance as descnbed In Paragraph 8.2(a), In addilion to, and not In lieu of,
the Insurance requIred to be maIntained by Lessee. Lessee shall not be named as an acldltlonallnsured therein.

8.3 Property lnsurance - Building, Improvements and Rental Value.
(a) Building and Improvemente. The Insuring Party shall obtain and keep In force a polley or pollcles 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 oommerclalty reasonable and available Insurable value thereof. Lessee Owned Alterations and Utility Installations,
Trade Fixtures, and Lessee's personal property shall be Insured by Lessee not by Lessor. If the coverage Is available and commerclatly
approp~ate, such polley or policies shall Insure against all risks 01 direct physical loss or damage (except the perils of fiood, and/or earthquake
unless required by a Lender), InclUding covarage for debris removal and the enlorcement of any Applicable Requirements requiring the
upgrading, demolition, reconstruction or replacement of any portion of the Premises as the result of a coverad loss. Said policy or policies shall
also contain an agreed valuation provlslon in lieu of any coinsurance clause, waiver of subrogation, and Inflation guard protection causing an
Increase In the annual property Insurance coverage amount by a factor of not less than the adjusted U.S. Department of Labor Consumer Price
Index for All Urban Consumers for the city naarest to where the Premises are located. If such Insurance coverage has a deductible clause, the
deduclible amount shall not exceed $5,000 psr occurrence, and Lessee shall be liable lor such deduclible amount In the event of an Insured
Loss.

~
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(b) Aenlal Value. The Insuring Party shall obtain and keep In force a policy or policies In the name of Lessor with loss payable to
Lessor and any Lender, Insuring the loss of the fuJI Rent for one year with an extended period of indemnity for an additional 180 days ("Rental
Value lnsurance"), Said Insurance shall contain an agreed valuation provision In lieu of any coinsurance clause, and the amount of coverage shall
be adjusted annually to reflect the projected Rent otherwise payable by Lessee, for the next 12 month period. Lessee shall be liable for any
deductible amount In the event of such loss.

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

8.4 Lessee's Propertyj Business Interruption Insurancoj 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 replacemenl of personal property, Trade Fixtures
and Lessee Owned Alterations and Utility Installations.

(b) Business Interruption. lessee shall obtain and maintain loss of Income and extra expense Insurance In amounts as will
relmburse lessee for direct or Indirect loss of eamlngs attributable to all perils commonly Insured against by prudent lessees In the business of
lessee or attrIbutable to prevention of access to the PremIses as a result of such perils.

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

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

8.5 Insurance Potlcles. Insurance required herein shall be by companies maintaining during the poilcy term a "General Policyholders
Rating" of at least A·, VII, as set forth In the most current Issue of "Best's Insurance GUide·, or such other rating as may be required by a Lender.
Lessee shall not do or permit to be done anything which Invalidates the required Insurance policies. Lessee shall, prior to the Start Date, deliver to
Lessor certlffed 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 polley shall be cancelabls or SUbject to modification except after 30 days prior written notice to
Lessor. Lessee shall, at least 10 "days prior to the expiration of such policies, furnish Lessor with evidence of renewall:j or "Insurance binders"
evidencing renewal thereof, or Lessor may Increase his lIabnity 'Insurance coverage and charge the cost thereof to Lessee, which amount shall be
payable by Lessee to Lessor upon demand. Such policies shall be for a term of at least one year, or the length of the remaining term of this
Lease, whichever Is less. If either Party shall fall to procure and maintain the Insurance required to be carried by It, the other Party may. but shall
not be required to, procure and maintain the same.

8.6 Waiver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each hereby release and relieve the
other, and waive their entire right to recover damages against the other, for loss of or damage to Its property arising out of or Incident to the perils
required to be Insured against herein. The effect of such releases and waivers is not limited by the amount of Insurance carried or required, or by
any deductibfes applicable hereto. The Parties agree to have their respectlvs properly damage Insurance carriers waive any right to subrogaUon
that such companies may have against Lessor or Lessee, as the case may be. so long as the Insurance Is not Invalidated thereby.

8.7 Indemnity. Except for Lessora _ negiigsnce or wllfful misconduct, Lessee shall Indemnify, protect, defend and hold harmless
the Premises, Lessor and Its agents, Lessor's master or ground lessor, partners and Lenders, from and against any and all claims, loss of rents
and/or damages, Jlens, Judgments, penalties, attorneys' and consultants' fees, expenses and/or liabilities arising out of, Involving, or In connection
wfth, the use and/or occupancy of the Premises by Lessee. If any action or proceedlrig Is brought against Lessor by reason of any of the foregoing
maUers, Lessee shall upori'noflca defend the same at Lessee's expense by counsel reasonably satisfactory to Lessor and Lessor shall cooperate
wllh Lessee In such defense. lessor need not have first paid any such claim In order to be defended or Ind9mnlflad.

8.8. Exempllon of Lessor end Its Agenls from Liablflty. Notwithstanding the negligence or breach of this Lease by Lessor or Its
agents, neither Lessor notl~tsagents shaD be liable under any circumstances for. (I) Injury or damage to the person or goods, wares, merchandise
or other property of Lesses, Lessee's employees, contractors, Invitees, customers, or any other person In or about the Premises, whether such
damage or Injury Is caused by or results from fire, steam, electricity, gas, water or raIn, Indoor air quality, the presence of mold or from the
breakage, leaikage, obstrucUon or other defects of pipes, fl,e sprinklers, wires, appliances, plumbing, HVAC or lighting fixtures, or from any other
cause, whether the said Injury or damage results from conditions arising upon ths Premises or upon other portions of the building of which the
PremIses are a part, or from other sources or places, (If) any damages arising from any act or neglect 01 any other tartant of Lessor or from the
failure of lessor or Its agents to enforce the provisions of any other lease In the Project or (iii) Injury to Lessee's buslnsss or for any loss of
income or proflltherefrom. Instead, It Is Intended that Lessee's sole recourse In the event of such damages or Injury be to flIe a claim on the
Insurance pollcy(les) thaI Lessee Is required to maintain pursuant to the provisions of paragraph 8.

8.9 Failure 10 Provide Insurancs, Lessee acknowledges thaI any failure on Its part to obtain or maintain ths Insurance required
herein will expose Lessor to risks and potentlally cause Lessor to Incur costs not conlemplatsd by this Lease, the extent of which will ba extremely
dlfflcull to ascertain. Accordingly", for any month or portion thereof that Lessee does not malnfaln the required insurance and/or does not provide
Lessor with the required binders or csrtlflcates evldsncing the existence of Ihe required Insurance, the Base Aent shall be automatically
Increased, without any requirement for notice to Lessee, by an amount equal to 10% of the then existing Base Rent or $100, whichever is greater.
The parties agree that such Increase in Base Rent represents fair and reasonable compensation for the addltfonaJ risk/costs that Lessor will Incur
by reason of Lessee's failure to maintain the required insurance. Such Increase In Base Rent shall In no event constitute a waiver of Lessee's
Default or Breach with respect to the failure to maintain such Insurance, prevent the exercise of any of the other rights and remedies granted
hereunder, nor relieve Lessee of Its obligation to maintaIn the Insurance specified In this Lease.

(1
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9. Damageor Destruction.
9.1 Definitions.

(a) "Premises Partial Damage" shall mean damage or destruction to the Improvements on the Premlses, other than Lessee
Owned Alterallons and Ulility Installatlons, which can reasonably be repaired In 6 months or less from the date ot the damage or destruction.
Lessor shall notify Lessee In writing within 30 days from the date of the damage or deslruction as to whether or not the damage Is Partial or Total.

(b) "Promises Total Destruction" shall mean damage or destruction to the Premises, other than Lessee Owned Alterations and
Utility Installations and Trade Fixtures, which cannot reasonably be repaired In 6 months or less from the date of the damage or destruction,
Lessor shall notify Lessee In wlltlng within 30 days from the date of the damage or destruction as 10 whether or not the damage Is Partial or Total.

(c) "Insured Loss" shall mean damage or destruction to Improvements on the Premises, other than Lessee Owned Alterations
and Uililty Installations and Trade Flxlures, which was caused by an event required to be covered by the insurance described In Paragraph 6.3(a),
Irrespective of any deductible amounts or coverage limns Involved.

(d) "Replacement Cost" shall mean the cost to repair or rebuild the Improvements owned by Lessor at the lime of the
occurrence to thoir condition exlstlng Immediately prior theroto, Including demollllon, debris removal and upgrading required by the operation of
Applicable Requirements, and without deduction for depreclallon.

(0) "Hazardous Substance Condition" shaD mean the occurrence or discovery of a condition InvoMng the presence of, or a
contamination by, a Hazardous SUbstance, In, on, or under the Premises which requlres remediation.

9.2 Partial Damage .. Insured Loss. If a Premises Partial Damage thal 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 tho·repalr of any
damage or destructIon the total cost to repair of which Is $10,000 or less, and, in such event, Lessor shall make any applicable Insurance
proceeds available to Lessee on a reasonable basis for that purpose. Notwithstanding the foregoing, If the required Insurance was not In force or
the Insurance proceeds are not sufficient to effect such repair, the Insullng Party shall promptiy contllbute 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 facl that, by reason of the unique natura of the Improvements, full replacement cost Insurance coverage was not commercially reasonable and
available, Lessor shall have no obngatlon to pay for the shortage In Insurance proceeds or to fully restore the unique aspects of the Premises
unless Lessee provldes Lessor with the' funds to cover same, or adequate assurance thereof, wIthin 10 days following receipt of wrlUen notice of
such shortage and request therefor. If Lessor receives said funds or edequate assurance thereof within said 10 day pelloc, 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 suchfunds or
assurance are not received, Lessor may nevertheless elect by written notice to Lessee within to days thereafter to: (I) make such restoration and
repa~ as Is commercially reasonable with Lessor paying any shortage In proceeds, In which case this Lease shall remain In full force and effect,
or (II) have this Lease terminate 30 days thereafter. Lessee shall not be entltied to reimbursement of any funds contributed by Lessee to repair
any such damage or destruction. Premises Partial Damage due 10 flood or earthquake shall be sUbJecIto Paragraph 9.3, notwithstanding thaI
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
negngent 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 ·whlch event this Lease shall continue In full force and effect, or (II) termInate this Lease by "
gMng wlltten notice 10 Lessee within 30 days after receipt by Lessor of knowledge of the occurrence of such damage. Such termination shall be
effective 60 days following the date of such nollce. In the event Lessor elects to terminate this Lease, Lessee shall have the light within 10 days
after receipt of the termination notice to give wrmen nollce to Lessor of Lessee's commitment to pay tor the repair of such damage without
reimbursement from Lessor. Lessee shall provide Lessor wIth said turds or satisfactory assurance thereof within 30 days after making such
commItment In such event this Lease shall continua In full force and efte"ct, and Lessor shall proceed to make such repairs as soon as reasonably
possible after the required funds are avellable. If Lessee does not maj<e the required commitment, thIs Lease shall terminate as of the date
specified In the terminatIon notice. ,1..,1

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

9.5 Damage Near End of Term. If at any lime durlng 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 tennlnate this Lease effective 60 days following the date of

occurrence of such damage by giving a wrItten termination notice to Lessee wIthin 30 days after the date of occurrence of such damage.
Notwithstanding the foregoing, If Lessee at that time has an exercisable option to extend this Lease or to purchase the Premises, then Lessee
may preserve this Lease by, (a) exercising such option and (b) prcvldlng Lessor with any shortage In Insurance proceeds (or adequate assurance
thereo~ needed to make the repairs on or belore the ealiler of (I) the date which Is 10 days after Lessee's receipt of tsssors wrliten nollce
purporting to terminate this Lease, or (Ii) the day prlor to the date upon which such option expires. If Lessee duly exercises such option dUling
such pertod and provides Lessor with funds (or adequate assurance thereof) to cover any shortage In Insurance proceeds, Lessor shall, at
Lessor's commerclally reasonable exoonso, rapalr such damage as soon as reasonably possible and this Lease shall continue In full force and
effect. If Lessee falls to exercise such option and provide such funds or assurance durtng such pellod, then this Lease shall terminate on the date
speclfled In the termination notice and Lessee's optlon shall be extinguished.

9.6 Abalement 01 Rsnt; Lessee'e Remedies.
(a) Abatement. In the event of PremIses Partial Damage or PremIses Total Destruction or a Hazardous Substance Condition for

which Lessee Is nOI responsible under this Lease, the Rent payable by Lessee for the period required for the repair, remediallon or restoration of
such damage shall be abated In proportlon 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
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liability for any such damage. destruction, remedlatkm, 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 abllgation 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 fonowlng the giving of such notice. If Lessee gives such notice and such repafr 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 01the reqUired plans, or the beginning at the actual work on the Premises. whIchever first occurs.

9.7 'rermlnatlon; Advance Payments. Upon termination 01 this Lease pursuant to Paragraph 8.2(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.
10. Rea' Properly Taxes.

10.1 Definition. As used hereln, the term "Real Property Taxes" shall Include any form 01 assessment; real estate, general. special.
ordinary or extraordinary, or rental levy or tax (other than Inheritance, personal Income or estate taxes); Improvement bond; and/or license lee
Imposed upon or levied against any legal or equitable Interest 01 Lessor In the Premises or the Projeot, Lessors right to other Income therefrom,
and/or Lessors business of leasing, by any authonty having the direct or Indirect power to tax and where the funds are generated with reference
to the Building address. Real Properly 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 01 this Lease, Includfng but not limited to, a change In the ownership of the Premises, and (II) levied or
assessed on machinery or equipment provded by Lessor to Lessee pursuant to this Lease.

10.2 Payment of Taxee. In addition to Base Rent, Lessee shall pay to Lessor an amount equal to the Real Property Tax Installment
due at least 20 days prior to the applicable delinquency date. If any such Installment shall cover any period of time prior to or aller the expiration
or termination of this Lease. Lessee's share 01 such Installment shall be prorated. In the event Lessee Incurs a late charge on any Rent payment.
Lessor may estimate the current Real Property Taxes, and requIre that such taxes be paid In advance to Lessor by Lessee monthty In advance
with the payment of the Base Rent. Such monthly payments shall be an amount equallo the amount of the eslfmated Installment of taxes divided
by the number of months remaining before the month In which said Installment becomes dellnquenl When the actual amount of the applicable tax
bill Is known, the amount of such equal monthly advance payments shall be adjusted as required to provide the funds needed to pay the
applicable taxes. lithe amount collected by Lessor Is Insufflclent to pay such Real Property Taxes when due, Lessee shall pay Lessor, upon
demand, such additional sum as Is necessary. Advance payments may be Intermingled with other moneys of Lessor and shall not bear Interest. In
the event of a Breach by Lessee In the performance of Its ·obllgations under this Lease, then any such advance payments may be treated by
Lessor as an additional Secunty Deposit

10.3 Joint Assessment. If the Premises are not separately assessed, Lessee's liability shall be an equitable proportion of the Real
Property Taxes for aO of the land and Improvements Included within the tax parcel assessed, such proportion to be conclusively determined by
Lessor lrom the respective valuations assigned in the assessor's work sheets or such other Inlormation as may be reasonably available.

10.4 Personal Property Taxes. lessee shall pay, prior to delinquency, all taxes assessed against and levl9d upon Lessee Owned
Akerallons, Utility Installations, Trade Axtures, furnishings, equipment and all personal property of Lessee. When possible, Lessee shell cause Its
Lessee Owned AlteraUons and Utility Installallons, Trade Fixtures, furnishings, equipment and all other personal property til be assessed and
bOled 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 alfrfbutable to Lessee's property within 10 days aner receipt of a written statement seltlng forth !he taxes applicable to Lessee's
property.
11. Utilities end Services. Lessee shall pay for all water, gas, heal, light, power, telephone, trash disposal and other utilities ana services
supplied to the Premises, together with any taxes thereon. II any such services are not separately metered or billed to Lessee. Lessee ~hallpay a
reasonable proportion, 10 be determined by Lessor, of all charges Jointly metered or billed. There shall be no abatement of rent and Lessor shall
not be liable In any respect whatsoever for the inadequacy, stoppage, Interruption or dfscontinuance of any utillly or service due to fIoL slrfke,
tabor dispute, breakdown, accident, repair or other cause beyond Lessor's reasonable control or In cooperation with govemmentan.equest or
directions. '1\
12. Assignment and Subfelling.

12.1 t.esso~s Consent ReqUired.
(a) Lessee shall not voluntarily or by operation of law assign, trensfer, mortgage or encumber (collectively, "assign or

aselgnmenl") or sublet all or any part of Lessee's Interest In this Lease or In the Premises without Lessors prior written consenl
(b) Unless Lessee Is a corporaUon and Its stock Is pUblicly traded on a national stock exchange, a change in the control of Lessee

shall constitute an assignment requiring consent. The transfer, on a cumulative basis, of 25% or more 01 the voUng control of Lessee shaD
constitute a change In control lor this purpose.

(0) The Involvement of Lessee or lis assets in any transaction. or series of transactions (by way of merger. sale. acqulsltlon,
financing, transfer, leveraged buy-out or otherwise), whether or not a lormal assignment or hypothecation 01this Lease or Lessee's assets occurs,
which results or will result In a reauctlon 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 Worlh of Lessee" shell mean the net worth of Lessee (excluding any guarantors) established
under generally accepted accounting prlnclptes,

(d) An assignment or subletting without consent shall, at Lessors opuon, be a Default curable after notice per Paragraph 13.1(d),
or a noncurable Breach without the necessity of any notice and grace panod.·1f Lessor elects to treat such unapproved assignment or subleltlng
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(Q Lessor may reesonably withhold consent to e proposed esslgnment or subletting If Lessee Is In Defaun at the time consent Is

as a noncurable Breach, Lessor may either: (I) tennlnatethls Lease, or (II) upon 30 days written notice, Increase the monlhly Be.e 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 10 similar edJustment to 110% of the price prevlcusly In effect, and (II) all fixed and non-lixed 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 Peragraph 12.1 by Lessor shall be limited to compensatory damages and/or Injunctive
reller.

requested.
(g) Notwithstanding the foregoing, allowing a de minimis portion of the Premises, Le. 20 square feet or less, Ie be used by a third

party vendor in connection with the Installation of a vending machine or payphone shall not constltule a subletting.
12.2 Terms and Condttlons Appllcabls 10 Aa.lgnment and SUbieUing.

(a) Regardless cf tessors consent, no assignment or SUbletting shall: (I) be elfectlve wifhoutthe 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 Ihe
primary liability of Lessee for the payment of Rent or for the performance of any othar obligations to be perfonmed by Lessee.

(b) Lessor may accept Rent or perfonnance 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 perlormance shall
consUluta a waiver or estoppel of Lessor's right to exercise Its remedies for Lessee's Defaull or Breach.

(c) lessor's consent to any assignment or subletting shall not constitute a consent to any subsequent assignment or SUbletting.
(d) In the event of any Default or Breach by Lessee, Lessor may 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,lnfonnatlon 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 Inlended use and/or required modlflcatlon of the Premises, If any, together with a fee 01 $500 as consldaranon fer Lessor's
consJdering and processing said request. Lessee agrees to provide Lessor with such other or additional Information andlor documentation as may
be reasonably requested. (see also Paragraph 36)

{f) Any assignee of, or sublessee under, this Lease shall, by reason of accepting such assignment, entering Into such sublease,
or entering Into possession of the Premises or any portion thereof, be deemed to have assumed and agreed to conform and comply with each
and every term, covenant, condItIon and obligatIon herein to be observed or performed by Lessee during the term of said assignment or sublease,
other than such obligations as are contrary to or Inconsistent with provisions of an assIgnment or SUblease to which Lessor has specifically
consented tc 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 Addlllonal Tenn. ond Condilions Appllcoblelo SUbletting. The following tenns 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; proYlded, 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 10 Lessee. lessor shall not, by reason of the foregoing or any assignment of such
sublease, nor by reason of th~ collection of Rent, be deemed liable to the sublessee for any failure of Lessee to perform and comply with any of
lessee's obngatlons to such sublessee. Lessee hereby irrevocably authorlzes and directs any such sublessee, upon receipt of a written notice
from Lessor stating that a Br,afh exists In the perfonnance of tcssee'e obllgallons under this Lease, to pey to Lesser all Rent due and to beccme
due under the sublease. SUb"'s,ee shall rely upon any such notice from Lessor and shall pay all Rents to Lessor w~hout any obligation or right Ie
lnqulra as to whether such Bre'ach exists, notwithstanding any claim from Lessee to the contrary.

(b) In the event of a Breach by Lessee, Lessor may, at Its option, requlra sublessee to attorn to Lessor, In which event Lessor
shall undertake the obligations .of the sublessor under such sublease from the time of the exercise of said optIon to the expiration of such
sublease; provided, however, Lessor shall not be liable for any prepaid rents or security deposit paid by such 'sublessee to such sublessor or for
any poor 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 ossign cr sublet all or any part of the Premises withcut Lassors prior written consent.
(e) Lessor shall dellYer a copy of any notice of Defauil or Breach by Lessee tc the sublessee, who shall have the right to cure the

Derault of Lessee wilhln the grace period, If any, specified In such notice. The sublessee sholl hove a right of relmbursemenl and offset from and
agalnsl Lessee for any such Defaults cured by the sublessee.
13. Default; Breach; Remedies.

13,1 Defaultj Breach. A "Default" is defined as a failure by the Lessee to comply with or perform any of the terms, covenants,
conditions or Rules and RegUlations under thIs Lease. A "Breach" Is defined as the occurrence of one or more of the following DefaUlts, and the
failure of Lessee to cure such Default within any applicable grace period:

. (a) The abandonment of the Premises; or the vacating of the Premises without providing a commercially reasonable level of
securlty, or where the coverage of the property Insurance described In Paragraph 6.3 Is jeopardized es a result thereof, or without providing
reasonable assurances to minimize potential vandalism.

(b) The failure of Lessee to make any peyment of Rent or any Security Deposit required to be mede by Lessee h«'
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whether to Lessor or 10 a third party, when due, to provide reasonable evidence of Insurance or surety bond, or to fulfill any obligation under this
Lease which endangers or threatens life or property, where such failure continues for a period of 3 busIness days following written notice to
Lessee. THE ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT OF RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A
WAIVER OF ANY OF LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE PREMISES.

(c) The failure of lessee to allow Lessor and/or its agents access to the Premises or the commIssIon of waste, act or acts
constituting public or private nuisance, and/or an Illegal actiVity on the Premises by Lessee, where such actions continue for a period of 3
business days following written notice to Lessee. In Ihe event that Lessee commits waste, a nuisance or an Illegal activity a second time then, the
Lessor may elect 10 treat such conduct as a non-curable Breach rather than a Default.

(d) The failure by Lessee to provide (I) reasonable written evidence of camp/lance wlth Applicable Requirements, (II) the service
contracts, (III) the resoisslon of an unauthorized assignment or subiettlng, (Iv) an Estoppel Certificate or financial statements, (v) a requested
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 documentatton or Informatton which Lessor may reasonably require of Lessee under the tenns of this
Lease, where any such failure continues for a period of 10 days following wrftten notlce to Lessee.

(0) A Default by Lessee as to the terms, covenants, condlUons 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 shan' 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: 0) the making of any general ar:rangement or assignment for the benefit of
crednors; (i1) becoming a "debtor" as defined In 11 U.S.C. §101 or aily successor statute thereto (unless, In the case of a petltton flied against
Lessee, the same Is dismissed within 60 days); (iii) the appointment of a trustee or receiver 10 take possession of substantially all of Lessee's
assets located at the Premises O( of Lessee's Inferest In this Lease, where possession is not restored to Lessee within 30 days; or (tv) the
attachment, executton or other judJolal seizure of substantfaily all of Lessee's assets located al the Premises or of Lessee's Interest In this Lease,
where such seizure I. not discharged wlthln 30 days; provided, however, In the event that any provision of this subparagraph is contrary to any
applicable law, such prov/slon shall be of no force or effect, and not alfact 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 periormance of Lessee's obligations under this Lease Is guaranteed: 0) the death of a Guarantor, (I~ the tennlnation of a

Guarantor's liability with respect to this Lease otller than In accordance with the terms of such guaranty, (iii) a Guaranto~s becoming Insolvent or
the subject of a bankruptcy flilng, (Iv) a Guarantor's refusal to honor the guaranty, or (v) a Guaranto~s breach of Its guaranty obligation on an
antlcfpatory basis, and Lessee's failure, within 60 days followlng written nottce of any such event, to provide written alternative 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 Remediea.lf Lessee faUs to perform any of Its afflnnative duties or obligations, within 30 days afferwr!tten notice (or In case of an
emergency, without notice), Lessor may, at Its option, perfonn such dUty or obligation on Lessee's behall, Including but not limited to the obtaining
of reasonably required bonds, Insurance policies, or govemmentaillcenses, permIts or approvals. Lessee shall pay to Lessor an amount equal to
115% of the costs and expenses Incurred by Lessor In such performance upon receipt of an Invoice therefor. In the event of a Breach, Lessor
may, with or without further notice or demand. and without limIting Lessor In the exercise of any right or remedy which Lessor may have by reason
of such Breach: .

(a) Terminate Lessee's right to possession of the Premises by any lawful means, In which case" this Lease shall terminate and
Lessee shall immediately surrender possession to Lessor. In such event Lessor shall be entitled to recover from Lessee: (I) the unpald Rent which

. had been earned at the time 01 tenn/nation; (II) the worlh at the ttme of award of the amount by which the unpaid rent which would have been
earned- after tennlnatlon until the time of award exceeds the amount of such rental loss that the Lessee proves could have been reasonably
aVOided; 011) the worlh at the ttme of award of the amount by which the unpaid rent for the belance of the term affer the time of award exceeds the
amounfof such rental loss that the Lessee proves could be reasonabfy avoided; and (tv) any other amount necessary to compensate lessor for
ail the detriment proximately caused by the Lessee's failure to per/onn its obligations under this Lease or which In the ordinary course of things
would 'tie likely to result therefrom, including but not limited to the cost of recoverfng possession of the Premises, expenses of relening, Including
necessmy renovatIon and alteration of the Premises, reasonable attomeys' fees, and that portion of any leasing commission paid by Lessor In
connection wlth this Leese applicable to the unexpired term of this lease. The worlh at the time of award of the amount referred to In provision (ill)
of the Immediately preoeding sentence shail be computed by discounting such amount at the discount rate of the Federal Reserve Bank of the
D1strlct wlthin which the Premises are located at the time of award plus one percent. Eliorts by Lessor to mitigate damages caused by Lessee's
Breach of this Leasa shall not waive tsssors right to recover any damages to which Lessor Is otherwise entltied. If tennlnatton 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
damage. as are recoverable therein, or Lessor may reserve tile right to recover all or any pari thereof In a separate suit tI 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 qult gtven to Lessee under the
unlawlul detainer statute shall also consmute the nottca required by Paragraph 13.1. In such case, the applicable grace period required by
Paragraph 13.1 and the unlawful detainer statute shall run ooncurrentty, and the failure of Lessee to cure the Default wlthln the greater of the two
such grace periods shall constitute both an unlawfui detainer and a Breach of this Lease entilling Lessor to the remedies provided for In this
Lease andlor by said SlaMe.

'(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 ~nly 10 reasonable limitations. Acts of maintenance, efforts to relet, and/or the appointment of a receiver to protect the
Lessor's Interests, shall not constlhrte a termInation of the Lessee's right to possession.
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(c) Pursue any other remedy now or hereafter available under the laws or Judicial decisions of the state wherein the Premises are
localed. The expiration or termination of Ihls Lease and/or the lermlnatlon of Lessee's rlght to possession shall nol relieve Lessee from lIabillly
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 perfonned by Lessor, or for the giving or payIng by tessor to or for Lessee of any cash or other bonus, lnducemenror consideration for
Lessee's entering Into this Laase, all of whIch concessions are hereinafter referred to as "Inducement Provisions," shall be deemed conditioned
upon Lessee's full and faithful performance of all of the terms, covenants and conditions of this Lease. Upon Breach of this Lease by Lessee, any
such Inducement Provision shall automatically be deemed deleted from this Lease and of no further terce or effect, and any rent, other charge,
bonus, Inducement or conslderatfon theretofore abaled, given or paid by Lessor under such an Inducement ProvIsion shall be Immediately due
and payable by Lessee to Lessor, notwithstanding any subsequent cure of said Breach by Lessee. The acceptance by Lessor of rent or the cure
ollhe Breach which Initialed the operation of this paragraph shall not be deemed a waiver by Lessor of the provisions of Ihls paragraph unless
specificaDy so stated In wrillng by Lessor al the time of such acaeptance.

13.4 Lale Charga •• Lessee hereby 'acknowledges that late payment by Lessee of Rent wlll cause Lessor to Incur oosts not
oontemplated by this Lease, the exect amount of which will be extremely dlNlcult to ascertain. Such costs Incfude, but are not IImiled to,
processing and accounllng charges, and late charges which may be Imposed upon Lessor by any Lender. Accordingly, If any Rent shall not be
received by Lessor within 5 days alter such amount shall be due, then, without any requlremant for notice 10 Lessee, Lessee shall Immediately
pay to Lessor a one-time late charge equal to 10% of each such overdue amount or $100. whichever Is greater. The Partles hereby agree that
such late charge represents a fair and reasonable estimate of the costs Lessor will Incur by reason of such late payment Acceptance of such late
charge by Lessor shall In no event constitute a waiver 01 Lessee's Default or Breach with respect to such overdue amount, nor prevent the
exercise of any of the other rights and remedies granted hereunder. In the event that a late charge is payable hereunder, whether or not collected,
for 3 consecutive Installments of Base Rent, then notwithstanding any provision of this Lease to the contrary, Base Rent shall, at Lessor's option,
beoome due and payable quarterly In edvance.

t~.5 Interest. Any monetary payment due lessor hereunder, other than late charge~, not received by Lessor, when due shall
bear Interest from the 31st day afler It was due. The Inlerest ("Intereat") charged shall be eorrputed at the rate of 10% per annum but shall not
exceed the maximum rate allowed by law. Interest Is payable In addillon to the potential late charge provided for InParagraph 13.4.

13.6 Breach by Le.eor.
(a) Nollce 01 Breach. Lessor shall nol be deemed In breach of Ihls Lease unless Lessor falls wlthln a reasonable lime to perlorm

an obligation reqUired to be pellormed by Lessor. For purposes of this Paragraph, a reasonable time shall in no event be less than 30 days afler
receipt by Lessor, and any Lender whose name and address shall have been furnished Lessee In Writing for such purpose, of written notice
specifying wherein such obligation of Lessor has not been performed; provided, however, thallI the nature of tessors 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 thereafler dlllgenlly pursued to completion.

(b) Perfonnance by Lessee on Behalf 01 Lessor. In the event that neither Lessor nor Lender cures saId breach within 30 days
afler receipt of said notlce, or If having commenced said cure they do nol diligently pursue il to completion, then Lessee may elect to cure said
breach at Lessee's expense and offset from Rent the actual and reasonable cost to perfonn such cure, provided, however, that such offset shall
not exceed an amount equal to the greater 01 one month's Base Rent or the security Deposit, reserving Lessee's right to seek reimbursement
from Lessor for any such expense In excess of such offset Lessee shall document the cost of said cure and supply said documentation 10 lessor.
14. Condemnation. If the Premises or any portion thereof are taken under the power of eminent domain or sold under the threat of the
exercise of satd pow.r (collectively "Condemnation"), this Lease shall terminate as to the part taken as of the date the condemning authoritY
takes li~e or possession, whichever first occurs. If more than 10% of the Building, or more than 25% of that portion 01the Premises not occupied
by any building, Is laken by Condemnation, Lesse. may, at Lessee's option, to be exercised In writing within 10 days afler Lessor shall have given
Lessee written nollae of such taklng (or In the absence of such nollce, wilhln 10 days afler Ihe condemning authorily shall have taken possession)
tennlnate this Lease as of the date the condemnl"91~uthOrity takes such possession. If Lessee does not tennlnate this Lease In accordance with
the foregoing, this Lease shall remain In lull force and eNact as to the portion 01 the Premises remaining, except that Ihe Base Rent shall be
reduced In proportion to the reduction In utility of the Premises caused by such Condemnation. Condemnation awards and/or payments shall be
the property of Lessor, whether such award shall be made as compensation for diminution In' value ot"the leasehold, the value of the part taken, or
for severance damages; provfded, however, that Lessee shall be entlUed to any compensation paid by the condemnor for Lessee's relocation
expenses, loss of busIness goodwill andlor Trade Fixtures, without regard"lo whether or not this Lease Is terminated pursuant to the provIsions of
this Paragraph. All Altera~ons and Utlflty Installations made to the Premises by Lessee, for purposes of Condemnation only, shall be considered
the properly 01 the Lessee and Lessee shall be entitled to any and all compensation which Is payable therefor. In the event that this Lease Is not
terminated by reason of the Condemnation, Lessor shall repair any damage to the Premises caused by such Condemnation.
15. B,eIIBF8tJ8 FeBB

+6:+ AltElltl8ft81 GeA .... i8eleA. 11'1eElElltieA te the ,:te)lfleRte ensa I3l:tFetf8At ts Pamgf8I3A 1.8 aee,s, Lesse, ag,eealhe:t. (e) If lessee
elferelsas aft) G13t1eR, EB) If ~eeBe e, aR) eRe aUIYatsEl ~U:tLeesee Bsqt:jlraa SA) flOAts la Il:le Pi eftllleee BF slAe' l3,alflleee e ReEl B) beaser aREI
leeateEi ItflIA the s8me Pretest,l' an), ,llthlR "l=Ilel:l tt:le Preffilleas Ie leealeEl, (9) if Leesee ,eMah,e 1ft passaeeleA ef the P,eftlliaes, l,l~lAB SBReeRt
ef Leese., efl:s' tRs a'fl3lratieR e' thie bease, e, (E1) If Base ReRI Is IRBFeaeeelr hetAer B) agreeFAeAteF Sl3eratleR ef aA eeeala41eR slattee As,alfl,
IhBRj Leeeer el:leJl lila) BFeheF8 a feB I" aessrElBRee ~lR the fee eeheElttle ef ~e BrelteFe iR eUaet at Uta tilfla IAe ~89S as elEesttteEi.

4&2 'SeYM,."" sf 911l1gslJeRe. ,A,A) bl:l;e. SF _eleree af bes8e~e IRleFBellft thle Lesee Mall be ElesfflsEl Ie AS e &B9I:1ff1eEl
beseeF's ehllgBtlaR AeFeI:lRSsf. SreheR! el:lBlI be U:llrEl 1i18F1)beMsAalBfiee sf lAe liI.a IBIaRs af PBf8grBpl:ls 1 9,1 Ii, 2a BREI 9"1. If beeee, falls te Ji~ Ie
Brellsre 8fI) afflSI:IAt8 e1l:1elie 8AEI fer BraheM"e 'ae8 138RSIFlIAg Ie tRia lease "eft EIb.s, theA el:lal:l aFflBI:tRI8 81:18/1aBBAJa IAterBSt. 1ft aBEn-leA, if
beees. 'aile Ie ,:18) &R) EtIfIiettRle Ie ~eeee'e SMite' l:IeM ElI:I8j Lessee's Brsl,er "'8) ssAd AlleR Ae'll!S le beees, BI EI Leaeee s# SYS"" Jalh:tFe and
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If Leeser f~1e Ie ~a) Stu!19 ftffIetlA~ ilh!A 19 sa)e after eals Aet:lee, lessee sAall "a) ealEl R'lBFllee Ie Ita Bfal,!, aAa eHsel Btle~ BFfl8l::1ft!e agalfllst
ReAt. 1ft 8E1E1ltleA!besses's Br:elter 8~all t:le ElesFflsB 'e las a !~Ire'part) l3aAa1lahtJ; af aF!~aSR'I"llesleF! sgreSf'lBR! aRtsrSa IRtS 13~ BAa'er i9s~' eSR
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.:f.i:.3 RepFe8BRt8tlBR8 GAd IRdeFRflltlee sf Brelter Rel&tleRs!:llpe. Leeeae BAa beees, eaM rep,eee,,! BRB sffftRI te the e~sr Utal It
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tAaA eald A8Fl'laEi B elEam Ie aFltltlea Is BFI) eSR'lffilse/eFi a, flRasfls fee iF! eeAI'lSatlsA hs,snlth. ~Sgee BAa Leeser de aB:S~ t-'leMI3) agree Ie
;AEtefRR!f); ,reteet!" ElSt9R8 8f\ld AslEt »:19 sUter haffAless trsfA aREi agalRs' 11&I311lt, fsr sSfflpaRe&tiBR er aRarOBs f:l:leAma) l3a e!aiFfleell3) 8:R) al::lsh
~RA&ffIsd brs"ltef, JiRsa, SF eUlar simila' 'B~ B) 'eaSSR af EiR) seallRgB eF a9l19F1Baf t1qs IFlSBFARif¥'RgPaR), IReltl'BiA@8ft) sests. elfj:1eRSSSi
atteFAB) s' faes FeaesFlaB~ IFlatlFRlEI itA rsepeet Utersta.
16. Estoppel Certificates.

(a) Each party (as "Responding Party'1 shall within 10 days after wrltten notice from the other Party (the "Requestlng Party")
execute, acknowledge and deliver to the RequesUng Party a stalementln writing In fonn similar to the then most current "Estoppel Certificate"
lonn published by the AIR Commercial Real Estate Association, plus such addftlonal Information, conflnnation andlor statements as may be
reasonably requested by the Requesting Party.

(b) If the Responding Party shall fall to execute or deliver the Estoppel Certificate within such 10 day perlod, the Requesting Party
may execute an Estoppel Certificate stating that: ~) the Lease Is In fuillorco and eflect without modification except as may be represented by the
Requesting Party, (II) there are no uncured defaults In the Requesting Party's perlormance, and (III) If Leseor Is the Requesting Party, not more
than one month's rent has been paid In advance. Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppel
Certificate, and the Responding Party shafl be estopped from denying the truth of the facts contained In said Certiflcate. In addition, Lessee
acknowledges that any failure on Its pan to provfda such an Estoppel Cenlflcate 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 ascenaln. Accordingly, should the Lessee fail to execute
andlor dollver a requested Estoppel Cenlflcate 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% of the then existing Base Rent or $100, whichever Is greater for remainder of the
Lease. The Parties agree that such Increase In Base Rent represents fair and reasonable compensation for the additional risk/costs that Lessor
will Incur by mason of Lessee's failure to provide the Estoppel Certificate. "Such Increase In Base Rent shall In no event constitute a walver of
Lessee's Default or Breach with respect to the failure to provide the Estoppel Oertltlcate nor prevent the exercise of any of the other rlghts and
remedies granted hereunder .

.(c) fI Lessor desires to flnance, reflnance, or sefltho Premises, or any pen thereof, Lessee and all Guarantors shall within 10 days
after written notice from Lessor deliver to any potential lender or purchaser designated by Lessor such financial statements as may be reasonably
required by such lender or purchaser, Including but not limited to Lessee's financial statements lor the past 3 years. I'JI such flnanclal statements
shall be received by Lessor and such lender or purchaser in conlldenco and shall be used only for the purposes herein set forth.
17. Definition of Lessor. The term "Lessor" as used herein shall mean the owner or owners at the tIme In question of the fee title to the
Premises, or, if this Is a sublease, of the Lessee's interest In the prior lease. In the event of a transfer of Lessor's title or Interest In the Premises or
this uiase, Lessor shall deliver to the transferee or assignee (In cash or by credit) any unused Securlty Deposll hold by Leseor. Upon such
transfer or assignment and delivery of the Secu~ty Doposlt, as aforesaid, the prier Lossor shall be relieVed 01 all liability with respect to the
obligations andlor covenants under this Loase thereafter to be perlonned by the Lessor. Subject to the foregoing, the obligations and/or

, covenants In this Lease to be perfonned by the.Lessor shall be binding only upon the Lessor as hereinabove dafined.
18. Soverablllty. The Invalidity of any provision of this Lease, as detennlnod by a court of competent Jurlsdlctlon, shall In no way aflect the
valldlly 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 reler to calendar
days. .
20. Urnltatlon on Uablllty. The obligations of Lessor under this Loase shall not constiMe pereonal obllgetions of Lessor or Its partners,
members. directors, officers or shareholders, and Lessee shall look to the Premises, and to no other assets of ~s;;or, for the satlsfactlon of any
liability of Lessor with respect to this Lease, and shall not seek recourse against Lessor's partners, members, dlre~tors, officers or shareholders,
or any of their personal assets for such satisfaction. .'"
21. Time of Essence. Time Is of the essenco with respect to the perfonnance of all obligations to be perfonned or observed by the Parties
under this Loase.
22. No Prior or Other Agreementsj Broker Disclaimer. ThIs Lease contains all agreements between the Parties with respect to any matter
mentioned hereln, and no other prior or contemporaneous agreement or understanding shall be effective. Lessor and Lessee each represents
and warrants to the Brokers that II has made, and Is relying solely upon, Its own Investigation as to the nature, quality, character and financial
responslblRtyof the other Party to this Lease and as to the usa, nature, qUality and character of tho Premises. Brokers hava no responsibility with
respect thereto or with respect to any defaull or breach hereof by either Party.
23. Notices.

23.1 Notlee ReqUirements. All notices requlred or pennltted by this Lease or applicable law shall be In wrltlng and may be delivered
In person (by hand or by courier) or may be sent by regular; certified or reglstored mall or U.S. Postal Service Express Mall, with postage prepaid,
or by lacslmlle Iransinlsslon,.and shall be deemed sufficiently given If served In a manner specified In this Paragraph 23. The addresses noted
adjacent to a Party's slgnalure on this Lease shall be that Party's address lor delivery or mailing 01notices. Either Party inay 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 notlcas to Lessor shall be concurrently transmltled to such party or parties at such addresses as Lessor
may from time to time hereafter designate In writing.
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23.2 Cole of Nollce. Any notice sent by registered or certified mall, return receipt requested, shatl be deemed given on the date of
delivery shown on the receipt card, or If no delivery date Is shown, the postmark thereon. II sent by regular mail the notice shall be deemed given
72 hours after the same Is addressed as required herein and mailed with postage prepatd. Notices delivered by United States Express Mall or
overnight courier that quarantses next day delivery shall be deemed given 24 hours after delivery of the same to Ihe Postal ServIce or courier.
Notices delivered by hand, or transmitted by facsimile transmission or by emalt shall be deemed delivered upon actual receipt. If notice Is received
on a Saturday, Sunday or legal holiday, It shall be deemed received on Ihe next business day.
24. Walvera.

(8) 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 hereofr 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 Lessors
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
provlslons of this Lease requiring such consent,

(b) The acceptance of Rent by Lessor shall not be a waiver of any Default or Breach by Lessee. Any payment by Lessee
may be accepted by Lessor on account of moneys or damages due Lessor, notwithstanding any qualifying statements or condItions made by
Lessee In connection therewith, whIch such statements andlor conditions shall be of no force or effect whatsoever unless specifIcally agreed to In
wrttlng by Lassor at or before the time of deposit of such payment.

(c) THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL GOVERN WITH REGARC TO ALL MAlTERS
RELATED THERETO ANC HEREBY WAIVE THE PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUCH
STATUTE IS INCONSISTENT WITH THIS LEASE.
25. 9Ieelee ... e Aege,dl.g l'I1e Ile'.,e a' 0 Reel eo'e'a Age.o, AeloUo.ehlp
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26. No Rfghl To Holdover. Lessee has no right to retain possession of the Premises or any part thereof beyond the expiration or termination
of this Lease. In Ihe event that Lessee holds over, then the Base Rent shall be Increased to 150% of the Base Rent applicable Immediately
preceding the expiration or termination. Holdover Base Rent shatl be calculated on monthly basis. Nothing contained herein shall be construed as
consent by Lessor to any holding over by Lessee.
27. Cumulallve Remedies. No remedy or election hereunder shall be deemad exclusive but shatl, whorev'" possible, be cumulative with all
other remedies at law or In equity.
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28. Covenants and Condltlonsj Construction of Agreement All provisions of this Lease to be observed or perfonned by Lessee are both
covenants and conditions. In construing this Lease, all headings and titles are for the convenience of the Parties only and shall not be considered
a part of this Lease. Whenever required by the context, Ihe singular shalllnclude Ihe plural and vice versa. this Lease shall not be construed as If
prepared by one of the Parties, bUI rather according to lis fair meaning as a whole, as If both Partles had prepared It.
29. Binding Effect; Choice of Law. This Lease shall be binding upon the Parties, their personal representatlvss, successors and assigns
and be govemed by the laws of the State In which the Premises are located, Any litigation between Ihe Parties hereto concemlng this Lease shall
be initiated In the county In which the Premises are located.
30. Subordlnatlonj Attornment; Non-Disturbance.

30.1 Subordination. this Lease and any Option granted hereby shall be sublect and subordinate to any ground lease, mortgage,
deed of trust, or other hypothecaHon or security device (collectively, "Securlty Device"), now or hereafter placed upon the Prernlses, 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 relerred to as "Lender") shall have no liability or obligation 10 perform any of Ihe obligations of tessor
under this Lease. Any lender may elecllo have this Lease andlor any Option granted hereby superior to the lien 01 its Security Device by giving
written notice thereof to Lessee, whereupon this Lease and such Opllons .shall be deemed prior to such Security Device, notwithstanding the
relative dates of the documentation or recordation thereof.

30.2 Attornment. In Ihe event thai Lessor transfers II1Ie to Ihe Premises, or the Premises are acquired by another upon the
foreclosure or tennlnation 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 upo,:, 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 Lesses and such new owner, and (ii) Lessor shall thereafter be relieved of any further obligations hereunder and such new owner shall
assume all of Lessor's obligations, except that such new owner shall not: (a) be liable for any act or omission of any prior lessor or wIth respect to
events occurring prior to acquisition of ownership; (b) be subject 10 any offsets or defenses which Lessee mlghl have against any prior lessor, (c)
be bound by prepayment of more than one month's rent,or (d) be liable for the retum of any security deposit paid to any prior lessor which was
not paid or credited to such new owner.

30.3 Non-Disturbance. With' respect to Security Devices entered Into by Lessor after the execution of this Lea'se, Lessee's
subordination of this lease shall be subject to receiving a commercially reasonable non-dlsturbance agrooment (a "Non-DistUrbance
Agreement") from the Lender which Non-Disturbance Agreement provides that Lessee's possession of the Premises, and this Lease, incllXllng
any options to extend the tenn hereof, will not be disturbed so long as Lessee Is not in Breach hereof and attorns to the record owner of the
Premises. FtlFthSfj .. itlcllR 88 fla)s after tAe elteet:ttlsR ef Utle bease, beessr sRall, If reEl1:lleatsl!IB) baesee, !:iSS ilos eBf'lfRBrelall) reeeeRBBle effe~
te ~taIR a NeR Blet1:llFB&Aee 'greaMsRt ff'eM tf::le f::leJEleref aA) JilFSeJlJstfRD Seet:lFfl) ee lee hAleA la eaat:treell3) tAs PreMlsss. IA tAe e SRt tfiJat
I:£leeer Is !:tReBle to JilreJffle tI:lo PJeFi 8lewfB&Aee A@reefflel"1t rid:tIR eelel 89 da;OI tJ:IeR beeeee ff19'J, at beaeee'e,eJiltieR, eilfeetl) BeAl&et beRder
SRd etteFRpt to negetiate fer U=leelteel:ttisA end deli' ef) ef e PleA eletl:tRlaRee fl DreaMeRI.

30.4 Self-Executing. The agreements contained In this Paragraph 30 shall be effecllve WIThout the execullon of any further
documents; provided, howeverl that, upon written request from Lessor or a Lender In connection with a sale, financing or reflnanclng of the
Premises, Lessee and Lessor shall execute such further Writings as may be reasonably required to separately document any subordination,
attornment and/or Non-Disturbance Agreement provided for herein.
31. Attorneys' Fees. If any Party eI'-8F&keF 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 __ who subslanllally obtains or
defeals the relief sought, as the case may be, whether by compromise, settlement, judgment, or the abandonment by the other Party or Broker of
its claim or defense. The attomeys' fees award shall not be computed in accordance with any court fee schedule, but shall be such asto fully
reimburse all attorneys' fees reasonably Incurred. In addition, Lessor shall be entitled to attorneys' fees, costs and expenses Incurre':i)n 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 Oefaull or resulting Breach ($200 Is a reasonable minimum per occurrence for such services and consuftation). i1~
32. Lasso"e Access; Showing Premlsee; Repairs. Lessor and Lessor's agents shall have the right to enler the Premises at any lime, 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 Ihe Premises and/or other premises as long
as there Is no malerial adverse effect to Lessee's use of the Premises. All such acllvilies shall be wtthout abetemenl of rent or liability 10 Lessee.
33. Aucllons. Lessee shall not conduct, nor permlt to be conducted, any auction upon the Premises without Lessor's prior written consent
Lessor shall not be obUgatecl to exercise any standard of reasonableness In determining whether to permit an auction.
34. Signs. Lessor may place on the Premises ordinary "For Sale" signs at any time and ordinary "For Lease" signs during the last 6 months
of the tenn hereof. Excepl lor ordinary "for sublease" signs, lessee shall not place any sign upon the Premtses without Lesser's prfor writlen
consent which shall not be unreesonably wllhheld. All signs must comply with all Applicable ReqUirements.
35. Termlnatlonj 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, shari 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.
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36. Consents. All requests 'or consent shall be In wrltlng. 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 Oncludingbut 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 10 consents to an assignment, a,subleltlng or the presence or use of a
Hazardous Substance, shall be paid by Lessee upon receipt of an InvoIce and supporting documentatlon 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 spaclflcally stated In writing by Lessor at the time of such
consent. The failure 10 speclty herein any particular condition to tessors consent shall not preclude the tmposnlon by Lessor at the time 01
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 wllh any determination made by the other hereunder and reasonably requests the reasons for such
determination, the determining party shall furnish Its reasons In wrltlng end In reasonable detell within 10 business days following such request.
37. GI:I8FB"tSF

~ 6I188I:141eR"'R1e Qtt8RlRteRl, if an), shefJ eaeh 811ee~t8 8: fttllSRtIlt) I" the Ie"" fAeel ,ueFtII} f!'~8Ilehes 8) the 'IR SefAM8,elal
Resl Estete 'eeeelstlsR, M£I esel:l e~eh Q~sf8RlsF el:l811ha, e the eSffla sl!JlloatleFte ae beesae ~Rsar this besee.

~ 9a18l:1l1, It e~s:" eeRs~ttlte 8 Befe:~lt a' I~e bassea "SA} Q~8ftlFll8r fells SF Fef~sas, ~f!'aA FeEt~s8tle JUB 1£18: (a) a 1~8f1SSef tl:le
eJlaa~lieR af U.e 1J~B18f1l';I IFlel~ellAU If::1eS:t:I~~afl~) at It:Ia f!'aR) aiURiFlIJ eA Q~8f6Ater'e hehalf ~a ehllfJ8:te Qt:lBFMtSF, aRs IR the eaes sf Ii eSFfJaF8ta
Q~8RlRle" 8 eeRines sel'} ef B Feaal~tleA sf Iia heatelsf EIlreetsFs 8~thsRi:IFt9 tha RlaitiAg sf sttsh gt:laFMt" (1:1) attFFeRt nR8ReleleletsAIlsRte. (a) 8R
Eetsf!'f!'el SeRfAssts, SF (EI) .RitteR aeRAFfflstlSA tl:lat IRe gl:lBFeFlI) ia aI/lilA sffee"
38. Quiet Possession. Subject to payment by Lessee of the Rent and performance of all of the covenants, conditions and provlslons on
Lessee's part to be observed and pertormed under this Lease, Lessee shall have quiet possession and quiet enjoyment of the Premisss durlng
the term hereof.
39. Options. If Lessee Is granted an Option, as defined below, then the following provisions shall apply:

39.1 Definition. "Option" shall mean: (a) the rlght to extend or reduce the term of or renew this Lease or 10 extend or reduce the term
of or renew any lease that Lessee has on other property of Lessor; (b) the rlght of ~rstrefusal or first offer to lease either the Premlsss or other
property of Lessor; (c) the rlght to purchase, the rlghl of lirst offer to purchase or the rtght 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 anginal Lessee and only while the orlglnal Lessee Is In full possesslon of the
Premises QAd,If f9qbi9Sled by bes6sF,...jtl:l leEsee Ger:tlfylRglhat 6eE6ee RaGRS IRleAtisRsf tReFsaftsrassigAiRgsr sybleltjA€I.

39.3 Multiple Optlone. In the event that Lessee has any mUltiple Options to extend or nariew Ihls Lease, a tater Option cannot be
exercised unless the prior Options have been validly exercised.

39.4 Ellact 01 Default on Options.
(a) Lessee shalt have no rlght fa exerolse an Option: (i) durlng the period commencing with the giving of any notice 01 Default and

continuing until said Defauilis cured, (U) dUrlng the partod of time any Renlls unpatd (without regard 10 whether notice thereof Is given Lessee),
(III) durlng the time Lessee Is In Breach of this Lease, or (Iv) In the event that Lessee has been given 3 or more notices of sepamte Default,
whether or not the Defaults are cured, durlngthe 12 month period Immediately preceding the exercise of the Option.

(b) The perlod of time 'l'lthln which an Option may be exercised shall not be extended or enlarged by reason of Lessee's Inability
to exercise an qptlon because of the provisions of Pamgraph 39.4(a).
. (c) An Option shelt tennlnata and be of no. further force or effect, notwithstanding Lessee's due and timely exercise of the Option,
If, after such exerclse and prior to the commencement of the extended term or completion of the purchase I (I) Lessee falls to pay Rent for a period
of 30 days alter such Rent becomes due (without any necessity of Lessor to give notice thereoQ, or (i1) If Lessee commits a Breach of this Lease.
40. Multiple Buildings. If the Premises are a part of a group of buildings controlled by Lessor, Lessee agrees that II will abide by and
confonn to all reasonable rules and regulations which Lessor may.make from time to time for lhe management, safety, and care of said
properties, including the care and cleanliness of the grounds and Including the parking, loading and unloading of vehicles, and to cause Its
employees, suppliers, shippers, customers, contractors and Invitees to so abide and conform. Lessee also agrees to pay Its fair share of common
expenses Incurred In connect/on wfth 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 securlty measures) and that Lessor shall have no obligation whatsoever to provide same. Lessee assumes all responslbOityfor the
protection of the Premises, Lessee, Its agents and Invitees and their property from the acts of third psrtles.
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 dedlcaUons that Lessor desms necessary, and to cause the recordatlbn of parcel maps and restrletons, so long as such easements,
rlghts, dedications, maps and restrtctlons do not unreasonably Interfere with the use of the Pmmlses by Lessee. Lessee agrees 10 sign any
documents reasonably requested by Lessor to effectuate any such easement nghts, dedication, map or restrictions.
43. Perlonmance Under Protest. If at any time a dispute shall arise as to any amount or sum of money 10 be paid by one Party to the other
under the provisions hereof, the Party agalnsl whom the obligation to pay the money Is asserted shall have the rIght to make payment "under
protesr and such payment shall not be regarded as a voluntary payment and there shalt survive the rlght on the pert of said Party to tnstttute suit
for nacoveryo! such sum. If II shall be edJudged that there was no legal obligation on the pert of said Party to pay such sum or any part thereof,
satd Party shall be entitled to recover such sum or so much thereof as n was not legally required to pay. A Party who does nollnltlato suit for the
mccvery of sums patd 'under protest" with 6 months shall be deemed to have waived lis rlghl to protest such payment.
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44. Authority; Multiple Parties; Execution.
(a) If either Party hereto is a corporatlon, trust, limited liability company, partnership, or similar entity, each Individual

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

(b) If this Lease Is executed by more than one person or enUty as 'Lessee", each such person or entlty shall be Jointly and
severally Uable hereunder. It Is agreed that anyone of the named Lessees shall be empowered to execute any amendment to this Lease, or other
document ancillary thereto and bInd all of the named Lessees, and lessor may rely on the same as if all of the named Lessees had executed
such document.

(c) This Lease may be executed by the Parties In counterparts, each of which shall be deemed an original and all of which
together shall constitute one and the same Instrument.
45. Conflict. Any connlct between the printed provisions of this Lease and typewritten or handwritten provisions shall be controlled by the
typewritten or handwritten provisions.
46. Offer. Preparation of this Lease by eIther party or their agent and submission of same to the other Party shall not be deemed an offer to
lease to the other Party. This Lease Is not Intended to be blnclng unUI executed and delivered by all Parties hereto.
47. Amendments. This Lease may be modified only In wrItlng, signed by the Parties In Interest at the tlme of the modification. As tong as they
do not materially change lessee's obligations hereunder, Lessee agrees to make such reasonable non-monetary modifications to this Lease as
may be reasonably required by a Lender In conneclion with the obtaining of normal financing or refinancing of the Premises.
48. "lei 8' sf c11:1F) 1"81 TilE PAR=R&6 II&REBV ""I'/E "RIEIR AE&PEG~'E RISIoFRi 1Q rAUb 8Y c1bJRV IN 'tlY 'G=F!QN QR
PR9GEE9IPIG IN"9b"IIIG TilE PR9PERH 9R • RISIIIG 9YT 9F TillS AGREE!IEIIT,
49. Arbitration 01 Dispute.. An Addencum requiring the Arbitration of ail disputes between the Parties andior Brokers arising out of this
Lease 0 I. 00 la not attached to this Lease.
50. Accessibility; Amertcans with Dleabllllles Act.

<a) The Premises:
00 Have not undergone an Inspection by a C~rtlfled Access Speclailst (CASp). NOle: A Certified Access Speclallsl (GASp) can Inspect the
SUbject premises and determine whether the subject premises comply with all of the .appUcable construction-related accessibility standards under
state law. Although state law does not require a CASp Inspection of the subject premises, the commercial property owner or lessor may not
prohibit the lessee or tenant from obtaining a CASp Inspectlon of the subject premises for the occupancy or potential occupancy of the lessee or
tenant, If requested by the lessee or tenant. The parties shall mutually agree on the arrangements for the time and manner of the CASp
Inspection, the payment of the fee for the CASp Inspection, and the cost of making any repairs necessary to correct vlolatlons 01
construction-related accessibility standards within the premises.o Have undergone an InspecUon by a Certified Access Speclellst (CASp) and fi was determined thai the Premises met all applicable
constructlon·related accessibility standerds pursuant to CeUtornla Civil Code §55.51 et seq. Lessee acknowledges that It received a copy of the
Inspectlon report at least 48 hours prior to execuUng this Lease and agrees to keep such report confldentlal.o Have undergone an Inspection by a Certified Acoess Specialist (CASp) end 11was determined that the Premises did not meet all applicable
construction-related accesslbJnty standards pursuant to Callfomla Civil Code §55.51 et seq. Lessee acknowledges thet" received a copy of the
Inspectran report at least 48 hours prior to executing this Lease and agrees to keep such report confidential except as necessary to complete
repairs and corrections of violations of construction related accessIbility standards.

In the event that the Premises have been Issued en InspecUDn report by a CASp the Lessor shall provide a· copy of the disabilitY acoess
Inspection certificate to Lessee within 7 days of the execution of this Lease.

(b) Since compliance with the Americans with Disabilities Act (ADA) and other state and local acoessiblllly statutes are
dependent upon Lessee's specific use of the Premises, Lessor makes no warranty or representation as to whether or not the Premises comply
with ADA or any similar legislation. In the event that Lessee's use of tho Premises requires m,OdlfJcaUons or addiUons to Ihe Premises in order to
be In compliance with ADA or other accessibility statutes, Lessee agrees to make any such necessary modlflcations and/or additions at Lessee's
expense. ' 1.\

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 CRE DR BY ANY BROKER AS TO THE LEGAL
SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO WHICH IT RELATES. THE
PARTIES ARE URGED TO:
1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE.
2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID INVESTIGATION
SHOULD INCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF THE
PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING SYSTEMS, 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.
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By LESSEE:

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

~~~~S('aD DitjO I fA ~ecutedat: 1fM~~cd-t or
By LESSOR:

DEBOLT, DERRICK, MCFARLAND PROPERTIES, LLC,

BY:~) 11~4t---
Name Printed: Heather ounawa-;-- y'--- _
TIUo:MOY\II~-t'!
Phone: ---'u"- ~-
Fax: _

Emall: _

By: --::-:-~-----------------Namo Printed: _
Tillo: _

Phono: ~ _
Fax: _
Emall: _

Addross: P.o. Box 501901
San Diego. CA 92150
FedorallD No.: _

BROKER
None

Att: _
TIlIo: _
Address: _

Phono: _

Fax: _
Email: _

FedoraJ ID No.: _

Broker/Agont BRE Liconse #: _

a California Munici a1

~~-e"":p::-n::-.-!7'---r+c::7'l:.-r.T-7'"----:rlh"'"or.-=--r---

TiUe: - ............'->-......4"'-\::-I-"= ......----'---'= ......->......L!=.....::.7I-
Phone: ,..- -'- -,-- _
Fax: _

Email: _

By:
Nam-e"":P=-n::-·n-ted--:-:---'----------------

Tillo: _

Phone: _

Fax:Ema·i1::-:-------------------

Address: _

FederallD No.: _

BROKER
None

Att:TIUe-:--------------------

Address: _

rhone: _

Fax:
Ema·i::-I:--------------------

f?d0raJ ID No.::::::-:-_-,-- _
Broker/Agent BRE License #: _

AIR CRE. 500 Nonh Brand Blvd, Suite 900, Glendale, CA 91203, Tel 213-687-8777, Email contracls@elrcre.com
NOTICE: No pon 01 tho works may be raproduced In any lonn without pennlssion In writing.
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Approved As To Form
Mara W. Elliott
BY:~..-..o\)2· Date:~
NAME: Marco A. Verdugo

DeputY CItY Attorneynne:--------~-
INITIALS
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ADDENDUM TO
AIRCRE

STANDARDJfflSTRl¢{'/COMJVIERCIAL SINGLE-TENANT LEASE-NET
DATED (, 20I~ ("LEASE"), BY AND BETWEEN DEBOLT,

DERRICK, MCFARLAND PROPERTIES, LLC ("LESSOR"), AND
THE CITY OF SAN DIEGO ("LESSEE")

In consideration of the mutual promises made in this "Addendum" to Lease, Lessor and
Lessee agree to the following changes or supplements to the Lease:

1.6(b) Security Deposit. Security Deposit shall be equal to last month's full, non-prorated Base
Rent in option year 3 as shown in Section 52 below.

2.2 & 2.3 Condition. Notwithstanding anything to the contrary in the Lease, Lessee has
inspected the Premises and Project and Lessee shall accept the Premises in its "as-is" and "where-
is" condition with all faults as of the date Lessor delivers the Premises to Lessee. Lessee's
acceptance of possession of the Premises constitutes Lessee's acknowledgment that the Premises
and Project are acceptable and in the condition required by this Lease. Lessor makes no
representations as to the physical condition of the Premises, including the structural elements of
the roof, bearing walls and foundation of any buildings on the Premises (the "Building"), the
heating, ventilating and air conditioning systems ("HV AC"), any other part of the Project, their
compliance with applicable laws, or their fitness for any particular purpose. Unless otherwise
stated in the Lease, Lessor shall not be obligated to provide or pay for any improvements, work or
services related to the improvement, remodeling or refurbishment of the Premises. Prior to
commencing any construction or modification of the Premises, Lessee shall obtain Lessor's prior
written consent, which shall not be unreasonably withheld, delayed, or conditioned, and shall

. procure all necessary govermnental permits and approvals. Prior to Lessee occupying the
,.:'Premises, Lessee shall obtain a certificate of occupancy and any other govermnental permits and {;

licenses required for Lessee to usc and occupy the Premises, and deliver a copy of each to Lessor.~.. z·

8. Insurance; Indemnity. Lessor shall be named as additionally insured for all insurance
required to be held by Lessee under the Lease and as required to be held by any Permitted
Transferee (as defined below). Notwithstanding anything to the contrary in the Lease, Lessee shall
have the right to "self-insure" with respect to any of the insurance required to be carried by Lessee
under this Lease. "Self-insure" shall mean that Lessee is itself acting as though it were the
insurance company providing the insurance required under the provisions hereof and Lessee shall
pay any amounts due in lieu of insurance proceeds because of self-insurance, which amounts shall
be treated as insurance proceeds for all purposes under this Lease. All amounts which Lessee pays
or is required to pay and all loss or damages resulting from risks for which Lessee has elected to
self-insure shall be subject to the waiver of subrogation provisions of this Lease and shall not limit

.( 6.4 Inspection; Compliance. Notwithstanding anything to the contrary in Paragraph 6.4, ,t
Lessor acknowledges and agrees that items left for storage in the Premises by community members
arc the personal property of those individuals and arc not subject to inspection by Lessor or any
third party except as may be warranted for reasons of health and safety; compliance with applicable
laws; or otherwise as required by Lessor's insurer or lender.
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Lessee's indemnification obligations set forth in this Lease. In the event that Lessee elects to self-
insure as permitted, Lessor shall have the same benefits and protections as if Lessee carried
insurance with a third-party insurance company satisfying the requirements of this Lease. Any
self-insurance so maintained by Lessee shall be deemed to contain all of the terms and conditions
applicable to such insurance as required in this Paragraph 8, including, without limitation, a
deemed additional insured provision and a deemed waiver of subrogation; consequently, Lessor
shall be treated as if Lessee had actually purchased such insurance from a third party. If Lessee
elects to so self-insure, then with respect to any claims which may result from incidents occurring
during the term, such self-insurance obligation shall survive the expiration or earlier termination
of this Lease to the same extent as the insurance required hereunder would survive. If Lessee
elects to self-insure, Lessee will deliver written notice to Lessor detailing the coverages being self-
insured and how claims are administered.

10.1 Real Property Taxes. If Lessor sells the Premises or the Project and as a direct result the
Premises or the Project is reassessed and the Real Property Taxes increase, Lessee shall not be
obligated to pay more than 105% of the Real Property Taxes payable immediately prior to such
sale during the remainder of the then applicable term and any extended option period '

11. Utilities and Services. Lessee shall have all utilities and service contracts placed into
Lessee's name on or before the Commencement Date.

12. Assignment and Subletting. Lessor acknowledges and agrees that Lessee intends on
entering into agreements with the San Diego Housing Commission, a California public agency,
and a third-party operator, chosen by Lessee in conjunction with the San Diego Housing
Commission, for the operation of a storage warehouse. Notwithstanding any provision in this
Lease to the contrary, Lessee shall have the right, without obtaining Lessor's consent to transfer
or sublease all or any part of Lessee's interest in this Lease or in the Premises, (whether by sublease
or through an operations or management agreement) to the San Diego Housing Commission and
a third party operator (each a "Permitted Transfer" to a "Permitted Transferee") as long as the
following conditions are met:

12.1. Lessee shall provide written notice of the Permitted Transfer to Lessor together
with copes of the written agreements with the San Diego Housing Commission and third-party
operator (as applicable) at least ten (10) business days before the Permitted Transfer;

12.2. Any Permitted Transfer shall be at no cost to Lessor, shall not be a subterfuge by
Lessee to avoid its obligations under the Lease and all Permitted Transferees shall agree in writing
to comply with the terms of the Lease;

12.3. Lessee shall pay to Lessor all Rent, additional rent or other such consideration
payable by such Permitted Transferee to Lessee or on behalf of Lessee in connection with the
transfer or subletting in excess of the rent, additional rent and other sums payable by Lessee under
this Lease during the term of the agreement (on a per square foot basis if less than all of the
Premises is subleased), less the reasonable costs actually incurred by Lessee to secure the sublease.

12.4. No Permitted Transfer shall release Lessee of any obligations hereunder or alter the
primary liability of Lessee for the payment of Rent or for the performance of any other obligations
to be performed by Lessee.
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23. Notices. A copy of all notices to the parties pursuant to Paragraph 23 shall be concurrently
transmitted to the following addresses:

To Lessor: Debolt, Derrick, Mcfarland Properties, LLC
14945 Del Diablo Lane
San Diego, CA 92129

With a copy to: The Opus Law Firm
Attn: Justin White
662 Encinitas Blvd, Ste 248
Encinitas, CA 92024

To Lessee: The City of San Diego
Attn: Director, Real Estate Assets Department
1200 Third Ave., Ste 1700
San Diego, CA 92101

With a copy to: San Diego Housing Commission
Attn: President
1122 Broadway
San Diego, CA 9210 1

ADDITIONAL PROVISIONS:

51. Option to Extend. Lessor hereby grants to Lessee the option to extend the term of this
Lease for two (2) additional one (1) year periods commencing when the prior term expires upon
each and all of the following terms and conditions:

51.1. In order to exercise an option to extend, Lessee must give written notice of such
election to Lessor and Lessor must receive the same at least three (3) monthsbut not more than
(12) months prior to the date that the option period would commence, time being of the essence.
If proper notification of the exercise of an option is not given and/or received, such option shall
automatically expire. Options may only be exercised consecutively.

51.2. Except for the provisions of this Lease granting an option or options to extend the
term, all of the terms and conditions of this Lease, including but not limited except where
specifically modified by this option shall apply.

51.3. Notwithstanding Paragraph 39.2, this Option is personal to the original Lessee and
any Permitted Transferees (as defined herein) and cannot be assigned or exercised by anyone other
than said original Lessee and only while the original Lessee or a Permitted Transferee is in full
possession of the Premises and without the intention of thereafter assigning or subletting.

51.4. The monthly rent for each month of the option period shall be calculated in
accordance with Paragraph 52.
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52. Rent. The monthly Base Rent during the first twelve (12) months of the Original Term of
this Lease shall be $14,740 per month. Upon each anniversary of the Commencement Date, Base
Rent shall increase by three percent (3%) for the following twelve (12) month option periods
pursuant to Paragraph 51 in accordance with the following schedule:

Base Rent PSF Base Rent Per Month

Year 1:
Option Year 2:
Option Year 3:

$0.67 psf
$0.69 psf
$0.71 psf

$14,740.00/mo
$15,182.20/mo
$15,637.67/mo

53. Operating Expenses. It is understood that Lessee shall be one hundred percent (100%)
responsible for all the costs to maintain, repair, insure and operate the Premises in the condition
required under the Lease. However, if Lessor incurs any cost or expense to maintain, repair,

, insure and operate the Premises (including Real Property Taxes) (collectively, "Operating
Expenses") then Lessee shall reimburse Lessor for the same. Lessee shall pay regular
estimated Operating Expenses, commencing upon the Start Date; concurrently with the
payment of Base Rent. It is estimated that the monthly Operating Expenses shall be $1,496.00
per month, but are subject to reconciliation after Lessor determines the actual Operating
Expenses for the fiscal period in question and the parties shall reconcile the payments as
follows: If Lessee has under-paid any Operating Expenses, Lessee shall deliver to Lessor the
difference in any under payment of Operating Expenses within ten (10) business days after
demand. If Lessee has overpaid any Operating Expenses, Lessee shall be entitled to a credit
against future Operating Expenses for such over-payment.

54. Forklift Usage: Lessee shall have the right to use Lessor's Toyota forklift (the "Forklift").
Lessee hereby agrees to indemnify, defend and hold Lessor harmless from and against any and
all liabilities whatsoever arising out of or in connection with the use of the Forklift. Lessee
shall be solely responsible for upkeep' and maintenance for the Forklift. Bi-annual servicing
shall be performed and paid for by Lessee. Forklift shall be returned to Lessor at the end of
the Original Term in good working condition. Lessee shall procure reasonable insurance with
regard to the Fork Lift, naming Lessor as an additional insured.

55. Entire Agreement. This Addendum, together with the Lease contain the fmal, complete and
exclusive statement of all the representations, warranties, conditions and agreements of the
Lessor and Lessee concerning the Premises. No other prior representation, warranty,
condition, agreement or understanding concerning the Premises shall be effective for any
purpose.

56. Inconsistent Terms. If any of the provisions of this Addendum are inconsistent with any of
the provisions of the Lease, then the provisions of this Addendum shall prevail.

Signatures appear on the following page
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IN WITNESS WHEREOF, Lessor and Lessee have executed this Addendum as of the date of the
Lease above.

LESSOR: DEBOLT, DERRICK, MCFARLAND PROPERTIES, LLC
a California limited liability company

LESSEE: CITY OF SAN DIEGO
a California municipal corporation

.,
>

Approved As To Form
Mara W. elliott
sY:~ ...me\)q. DaIe:~
NAME: Marco A. Verdugo
TITLE: Deputy City Attorney

\
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