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contracts
STANDARD INDUSTRIAL/COMMERCIAL SINGLE-TENANT LEASE - NET

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

1. Basic Provisions ("Basic Provisions").
1.1 Parties. This Lease ("Lease"), dated forreference purposesonly July 19, 2022 , is made byand between West Coast

Investments ("Lessor")and City of San Diego ("Lessee"), (collectively the "Parties," or individually a "Party")
1.2 Premises: That certain real property, includingall improvements therein orto be provided by Lessorunderthe termsof this Lease, commonly known as

(street address, city, state, zip) 1655 Pacific Highway, San Diego, CA 92101 ("Premises"). The Premisesarelocatedinthe
Countyof San Diego , andaregenerally described as (describebriefiy thenature of the property and, if applicable, the "Project,"ifthe property is located
within a Project): Hotel with 34 units . (See also Paragraph 2)

1.3 Term: yearsand 10 months("Original Term")commencing Se-oteraber 1, 2022 ("Commencement Date")and
ending June 30, 202 3 ("Expiration Date"). (Seealso Paragraph 3)

1.4 Early Possession: If the Premises are available Lessee may have non-exclusive possession of the Premises commencing See Addendum ("Early
Possession Date"). (See also Paragraphs 3.2 and 3.3)

1.5 Base Rent: $71,400.00 per month ("Base Rent"), payable onthe first (lst) day ofeach month commencing March 1,
2023 . (See also Paragraph 4)

/ Ifthis box is checked, there are provisions in this Lease forthe Base Rentto beadjusted. See Paragraph
1.6 Base Rentand Other Monies Paid Upon Execution:

(a) Base Rent: $428,400.00 fortheperiod September h 2022 - February 28, 2023 .
(b) Security Deposit: Waived ("Security Deposit"). (Seealso Paragraph 5)
(c) Association Fees: forthe period
(d) Other: for
(e) Total Due Upon Execution of this Lease: $428,000.00

1.7 Agreed Use: The Citv of San Diego will use the Dropertv to provide shelter and services
to those experi encing homelessness throughout the citv. (See also Paragraph 6)

1.8 Insuring Party. Lessoris the "Insuring Party" unless otherwise stated herein. (See also Paragraph 8)
1.9 Real Estate Brokers. (See also Paragraph 15 and 25)

(a) Representation: Each Party acknowledges receiving a Disclosure Regarding Real Estate Agency Relationship, confirms and consents to the following
agencyrelationships in this Lease withthe followingreal estate brokers ("Broker(s)") and/ortheir agents <"Agent(s)")

Lessor's Brokerage Firm West Coast Investments License No. Isthe brokerof (check one): ~ the Lessor; or ~ both the
Lessee and Lessor(dual agent).

Lessor's Agent License No. is (check one): ~ the Lessor's Agent (salesperson or broker associate); or ~ both the Lessee's
Agentand the Lessor's Agent (dual agent).

Lessee's Brokerage Firm Cushman & Wakefield License No. 01880493 Isthe broker of (check one): 8 the Lessee; or El both the
Lessee and Lessor (dual agent).

Lessee's Agent Kevin Nolen & Kevin Meissner License No. 01840398 & 01856425 is (check one): 2 the Lessee's

Agent (salesperson orbroker associate); or ~ both the Lessee's Agent and the Lessor's Agent (dual agent).
(b) Payment to Brokers. Uponexecution and delivery of this Lease by both Parties, Lessorshall payto the Brokersthe brokerage fee agreed to in a

separate written agreement(or ifthere is no such agreement, the sum of $]7.136.00 -O: 4 96**he-I4AI=!-1~~..L-fiemt>-forthe brokerage services rendered by
the Brokers.

1.10 Guarantor. Theobligations of the Lessee underthis Lease are to beguaranteed by ("Guarantor"). (Seealso Paragraph 37)
1.11 Attachments. Attached hereto arethe following, all of which constitute a part of this Lease:

f an Addendum consisting of Paragraphs 51 through 73 ;

~ a plot plandepicting the Premises;

~ a current set of the Rules and Regulations;

~ a Work Letter;

I~ other (specify)

2. Premises.
2.1 Letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises, forthe term, atthe rental, and upon all of the terms,

covenantsand conditionsset forthinthis Lease. Whilethe approximate square footage ofthe Premisesmayhave beenused inthemarketing ofthe Premises for
purposes of comparison, the Base Rentstated herein is NOT tied to square footage and is notsubject to adjustmentshould theactual size bedetermined to be
different. NOTE: Lessee is advised to verify the actual size priorto executing this Lease.
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2.2 Condition. lessor shall deliver the Premises to Lessee broom clean and free of debris on the Commencement Date or the Early Possession Date, whichever
first occurs ("Start Datel, and, so long as the required service contracts described in Paragraph 7.1(b) below are obtained by Lessee and in effect within thirty days
following the Start Date, warrants that the existing electrical, plumbing, fire sprinkler, lighting, heating, ventilating and air conditioning systems ("HVAC"),loading
doors, sump pumps, if any, and all othersuch elements In the Premises, other than those constructed by Lessee, shall be in good operating condition on said date,
thatthe structural elements of the roof, bearing walls and foundation of any buildings on the Premises (the "Building") shall be free of material defects, and thatthe
Premises do not contain hazardous levels of any mold or fungi defined as toxic under applicable state or federal law. If a non-compliance with said warranty exists as
of the Start Date. orlfore of such systemsor elementsshould malfunction or fall wlthin the appropriate warranty period, Lessor shall, as Lessor's sole obligation with
respect to such matter, except as otherwise provided in this lease, promptly after receipt of written notice from lessee setting forth with specificity the nature and
extent of such non-compliance, malfunction or failure, recti fy same at Lessor's expense. The warranty periods shall be as follows: (1) 6 months as to the HVAC systems,
and (ii) 30 days asto the remaining systems and other elements of the Building. If Lessee does not give lesser the required notice within the appropriate warranty
period, correction of any such non-compliance, malfunction or failure shall be the obligation of Lessee at Lessee's sole cost and expense. lessor also warrants, that
unless otherwise specified In writing, lessor is unaware of (1) any recorded Notices of Default affecting the Premise; (10 any delinquent amounts due under any loan
secured by the Premises; and (iii) any bankruptcy proceeding affecting the Premises.

2.3 Compliance. Lessor warrants that to the best of Its knowledge the improvements on the Premises comply with the building codes, applicable laws,
covenants or restrictions of record, regulations, and ordinances ("Applicable Requirements") that were In effect at the time that each improvement, or portion
thereof, was constructed. Said warrantydoes not apply to the use to which Lessee will put the Premises, modifications which may be required by the Americans with
Disabilities Act orany similar laws as a result of lessee's use (see Paragraph 50), or to any Alterations or Utility Installations (asdefined in Paragraph 7.3(a)) made or to
be made by Lessee. NOTE: lessee is responsible for determining whether or not the Applicable Requirements, and especially the zoning, are appropriate for
Lessee's Intended use, and acknowledges that past uses of the Premises may no longer be allowed. If the Premises do not comply with said warranty, Lessor shall,
except as otherwise provided, promptlyafter receipt of written notice from lessee setting forth with speci ficity the nature and extent of such non-compliance, rectify
the same at Lesser's expense. If Lessee does not give Lessor written notice of a non<ompliance with this warranty within 6 months following the Start Date,
correction of that non-compliance shall be the obligation of Lessee at Lessee's sole cost and expense. If the Applicable Requirements are hereafter charged so as to
require during the term of this Lease the construction of an addition to or an alteration of the Premises and/or Building, the remediation of any Hazardous Substance.
orthe reinforcement or other physical modification of the Unit, Premises and/or Building ("Capital Expenditure"), lessor and Lessee shall allocate the cost of such
workas follows:

(a) Subject to Paragraph 2.3(c) below, if such Capital Expenditures are required asa result of the specific and unique use of the Premises by Lessee as
compared with uses by tenants Ingeneral, Lesseeshall be fully responsible for the cost thereof, provided, however, that if such Capital Expenditure is required during
the last Z years of this lease and the cost thereof exceeds 6 months' Base Rent, Lessee may instead terminate this Lease unless Lessor notifies Lessee, In writing,
within 10 daysafter receipt of Lessee's termination notice that Lessor has elected to pay the difference between the actual cost thereof and an amount equal to 6
months' 8ase Rent. If Lessee elects termination, Lessee shall immediately cease the use of the Premises which requires such Capital Expenditure and deliver to Lessor
written notice specifying a termination date at least 90 days thereafter. Such termination date shall, however, in no event be earlierthan the last day that Lessee
could legally utilize the Premises without commencing such Capital Expenditure.

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

(c) Notwithstanding the above, the provisions concerning Capital Expenditures are intended to apply only to non-voluntary, unexpected, and new
Applicable Requirements. If the Capital Expenditures are instead triggered by Lessee as a result of an actual or proposed change in use. change In intensity of use, or
modification to the Premises then, and in that event, lessee shall either: (i) immediately cease such changed use or intensity of use and/or take such other steps as
may be necessary to eliminate the requirement for such Capital Expenditure, or (ii) complete such Capital Expenditure at Its own expense. Lessee shall not, however,
have any right to terminate this Lease.

2.4 Acknowledgements. Lessee acknowledges that: (a) it has been given an opportunity to inspect and measure the Premises, (b) it has been advised by
Lessor and/or Brokers to satisfy itself with respect to the size and condition of the Premises (including but not limited to the electrical, HVAC and fire sprinkler
systems, security, environmental aspects, and compliance with Applicable Requirements and the Americans with Disabilities Act), and their suitability for Lessee's
intended use, (c) Lessee has made such investigation as it deems necessary with reference to such matters and assumes all responsibility therefor as the same relate
to its occupancy of the Premises, (d) It is not relying on any representation as to the size of the Premises made by Brokers or Lessor, (e) the square footage of the
Premises was not material to Lessee'sdecision to lease the Premises and pay the Rent stated herein, and (f) neither Lessor, Lessor's agents, nor Brokers have made
any oral or written representations or warranties with respect to said matters other than asset forth in this Lease. In addition, lessor acknowledges that: (1) Brokers
have made no representations, promises or warranties concerning Lessee's ability to honor the Lease orsultability to occupy the Premises, and (ii)ltis Lessoessole
responsibility to investigate the financial capability and/or suitability of al proposed tenants.

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

3. Term.
3.1 Term. The Commencement Date, Expiration Date and Original Term of this Lease are as specified in Paragraph 1.3.
3.2 Early Possession. Any provision herein granting Lessee Early Possession of the Premises Is subject to and conditioned upon the Premises being available for

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

3.3 Delay In Possession. Lessor agrees to use commercially reasonable efforts to deliver exclusive possession of the Premises to lessee bythe
Commencement Date. If, despite said efforts, lessoris unable to deliver possession by such date, Lessor shall not be subject to any liability therefor, nor shall such
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failure affect the validity of this lease orchange the Expiration Date. lessee shall not, however, be obligated topay Rentor perform its other obligations until Lessoi
delivers possession of the Premises and any period of rent abatement that Lessee would otherwise have enjoyed shall run from the date of delivery of possession and
continue for a period equal to what Lessee would otherwise have enjoyed under the terms hereof, but minus any days of delay caused by the acts oromissions of
Lessee. I f possession is not delivered within 60 days after the Commencement Date, as the same may be extended under the terms of any Work Letter executed by
Parties, Lessee may, at its option, by notice in writing within 10 days after the end of such 60 day period, cancel this lease, in which event the Parties shall be
discharged from all obligations hereunder. If such written notice is not received by Lessor within said 1O day period, Lessee's right to cancel shall terminate. 1 f
possession of the Premises is not delivered within 120 days after the Commencement Date, this Lease shall terminate unless other agreements are reached between
lessorand Lessee,in writing.

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

4. Rent.
4.1 Rent Defined. All monetary obligations of Lessee to Lessor under the terms of this Lease (except for the Security Deposit) are deemed to be rent ("Rent").
4.2 Payment. Lesseeshallcause payment of Rent tobe recelvedby Lessorin lawful money of the United States, without offset ordeduction (except as

specifically permitted in thls Lease), on or before the day on which it is due. All monetary amounts shall be rounded to the nearest whole dollar. In the event that any
invoice prepared by Lessor is Inaccurate such inaccuracy shall not constitute a waiver and lessee shall be obligated to pay the amount set forth in this Lease. Rent for
any period during the term hereof which is for less than one full calendar month shall be prorated based upon the actual number of days of said month. Payment of
Rent shall be made to Lessor at its address stated herein or to such other persons or place as Lessor may from time to time designate In writing. Acceptance of a
payment which is less than the amount then due shall not be a waiver of Lessor's rights to the balance of such Rent, regardless of Lessor's endorsement of any check
sostating. In the event that any check, draft, or other Instrument of payment given by Lessee to Lessor ls dishonored forany reason, Lessee agrees to pay to Lesser
the sum of $25 Inaddition to any Late Charge and Lesser, at its option, may require all future Rent be 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
outstandingcharges orcosts.

4.3 Association Fees. In addition to the Base Rent, Lessee shall pay to lessor each month an amount equal to any owne fs association or condominlum fees
levied or assessed against the Premises. Said monies shall be paid at the same time and in the same manner as the Base Rent.

5. Security Deposit. lessee shall deposit with Lessor upon execution hereof the Security Deposit as security for Lessee's falthful performance of its obligations
under this lease. If Lessee falls to pay Rent, or otherwise Defaults under this Lease, Lessor may use, apply or retain all or any portion of said Security Deposit for the
payment of any amount already due Lesser, for Rents which will be due in the future, and/ orto reimburse or compensate lessor for any liability, expense, loss or
damage which lesser may suffer or incur by reason thereof. If Lessor uses or applies all orany portion of the Security Deposit, Lessee shall within 10 days after
written request therefor deposit monies with Lessor sufficient to restore said Security Deposit to the full amount required by this Lease. If the Base Rent Increases
during the term of this lease. Lessee shall, upon written request from Lessor, deposit additional monies with Lessor so that the total amount of the Security Deposit
shall at all times bear the same proportion to the increased Base Rent as the initial Security Deposit bore to the initial Base Rent. Should the Agreed Use be amended
to accommodate a material change in the business of Lessee or to accommodate a sublessee or asslgnee, lessor shall have the right to increase the Security Deposit
to the extent necessary, in lessor's reasonable judgment, to account for anylncreased wear and tear that the Premises may suffer asa result thereof. If a change In
control of Lessee occurs during this lease and following such change the financial condition of Lessee is, In Lessor's reasonable Judgment, significantly reduced, Lessee
shall deposit such additional monies with Lessor as shall be sufficient to cause the Security Deposit to be at a commercially reasonable level based on such change In
financial condition. Lessor shall not be required to keep the Security Deposit separate from its general accounts. Within 90 days after the expiration or termination of
this Lease, lessor shall return that portion of the Security Deposit not used or applied by Lessor. Lessor shall upon written request provide Lessee with an accounting
showing how that portion of the Security Deposit that was not returned was applied. No part ofthe Security Deposit shall be considered to be held in trust, to bear
interest or to be prepayment for any monies to be paid by lessee 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 Use. Lessee shall use and occupy the Premises only for the Agreed Use, or any other legal use which is reasonably comparable thereto, and for no other

purpose. Lessee shall not use or permit the use of the Premises In a manner that Is unlawful, creates damage, waste or a nuisance, or that disturbs occupants of or
causes damage to neighboring premises or properties. Other than guide, signal and seeing eye dogs, Lessee shall not keep or allow in the Premises any pets, animals,
birds, fish, or reptiles. Lessorshall not unreasonably withhold or delay Its consent to any written request for a modification of the Agreed Use, so long as the same will
not impair the structural integrityof the improvements on the Premises or the mechanical or electrical systems therein, and/or Is not significantly more burdensome
to the Premises. If Lessor elects to withhold consent, Lessor shall within 7 days after such request give written notification of same, which notice shall Include an
explanation of Lessor's objections to the change in the Agreed Use.

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

presence. use. manufacture, disposal, transportation, or release, either by itself or In combination with other materials expected to be on the Premises, is either: (1)
potentially injurlous to the public health, safety or welfare, the environment or the Premises, (ii) regulated or monitored by any governmental authority, or (111) a basis
for potential liability of Lessor to any governmental agency or third party under any applicable statute or common law theory. Hazardous Substances shall include, but
not be limited to, hydrocarbons, petroleum, gasoline, and/or crude oil or any products, by-products or fractions thereof. Lessee shall not engage in any activity In or
on the Premises which constitutes a Reportable Use of Hazardous Substances without the express prior written consent of Lessor and timely compliance (at Lessee's
expense) with all Applicable Requirements. "Reportable Use" shall mean (i) the installation or use of any above or below ground storage tank, (11) the generation,
possession, storage, use, transportation, ordisposal of a Hazardous Substance that requires a permit from, or with respect to which a report, notice, registration or
business plan is required to be filed with, any governmental authority, and/or (ili) the presence at the Premises of a Hazardous Substance with respect to which any
Applicable Requirements requires that a notice be given to persons entering or occupylng the Premises or neighboring properties. Notwithstanding the foregoing,
Lessee may use any ordinary and customary materials reasonably required to be used in the normal course of the Agreed Use, ordinary office supplies (copier toner,
liquid paper, glue, etc.) and common household cleaning materials, so long as such use is in compliance with all Applicable Requirements, is nota Reportable Use, and
does not expose the Premises or neighboring property to any meaningful riskof contamination or damage or expose Lessor to any liability therefor. In addition,
lessor may condition its consent to any Reportable Use upon receiving suchadditional assurances as Lessor reasonably deems necessary to protect itself, the public,
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the Premises and/or the environment against damage, contamination, injury and/or liability, including, but not limited to, thelnstallation (and removal on or before
Lease expiration or termination) of protective modifications (such as concrete encasements) and/or increasing the Security Deposit.

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

(c) lessee Remediation. Lessee shall not cause or permit any Hazardous Substance to be spilled or released in, on, under, or about the Premises
(including through the plumbing or sanitaly sewer system) and shall promptly, at lessee's expense, comply with all Applicable Requirements and take all investigatory
and/or remedial action reasonably recommended, whether or not formally ordered or required, for the cleanup of any contamination of, and for the maintenance,
security and/or monitoring of the Premises or neighboring properties, that was caused or materially contributed to by Lessee, or pertaining to or Involving any
Hazardous Substance brought onto the Premisesduring the term of this Lease, by or for Lessee, or any third party.

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

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

(f) Investigations and Remediations. Lessorshall retain the responsibility and pay for anyinvestigations or remediation measures required by
governmentalentities having jurisdiction with respect to the existence of Hazardous Substances on the Premises prior to Lessee's occupancM unlesssuch remediation
measure Is required as a result of Lessee's use (Including "Alterations", as defined in paragraph 7.3(a) below) of the Premises, In which event Lessee shall be
responsible for such payment. Lessee shall cooperate fully in any such activities at the request of lessor, including allowing Lessor and lessor's agents to have
reasonable access to the Premises at reasonable times in order to carry out Lessor's investigative and remedial responsibilities.

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

6.3 Lessee's Compliance with Applicable Requirements. Except as otherwise provided in this Lease, Lessee shall, at Lessee's sole expense, fully, diligently and
in a timely manner, materially comply with all Applicable Requirements, the requirements of any applicable fire Insurance underwriter or rating bureau, and the
recommendations of Lessofs engineers and/or consultants which relate in any manner to the Premises, without regard to whether said Applicable Requirements are
now in effect or become effective after the Start Date. Lessee shall. within 10 days after receipt of Lesser's written request, provide lessor with copies of all permits
and other documents, and other information evidencing Lessee's compliance with any Applicable Requirements specified by Lessor, and shall Immediately upon
receipt. notify Lessor in writing (with copies of any documents involved) of any threatened or actual claim, notice, citation, warning, complaint or report pertaining to
or involving the failure of Lessee or the Premises to comply with any Applicable Requirements. Likewise, Lessee shall immediately give written notice to lessorof: (1)
any water damage to the Premises and any suspected seepage, pooling, dampness or other condition conducive to the production of mold; or(11) any mustiness or
other odors that might indicate the presence of mold in the Premises. In addition, Lessee shall provide copies of all relevant material safety data sheets (MSDS) to
Lessor within 10 days of the receipt of a written request therefor. in addition, Lessee shall provide Lessor with copies of its business license, certificate of occupancy
and/or any similar document within 10 days of the receipt of a written request therefor.

6.4 Inspection; Compliance. lessorand Lesser's "Lender"(as defined in Paragraph 30) and consultants authorized by Lessorshall have the right to enter into
Premises at any time in the case of an emergency, and otherwise at reasonable times after reasonable notice, for the purpose of inspecting and/or testing the
condition of the Premises and/or for verifying compliance by Lessee with this Lease. The cost of any such inspections shall be paid by Lessor, unless a violation of
Applicable Requirements, ora Hazardous Substance Condition (see paragraph 9.1(e)) Is found to exist or be imminent, or the inspection Is requested or ordered by a
governmental authority. In such case, Lessee shall upon request relmburse lessor for the cost of such inspection, so long as such inspection is reasonably related to
the violation orcontamination. In addition, Lessee shall provide copies of all relevant material safety data sheets (MSDS) to lessor within, 10 days of the receipt of a
written request therefor. Lessee acknowledges that any failure onits part to allow such inspections or testing will expose Lessor to risks and potentially cause Lessor
to incur costs not contemplated by this Lease, the extent of which will be extremelydifficult to ascertain. Accordingly, should the Lessee fail to allow such inspections
and/ortesting in a timely fashion the Base Rent shall be automatically increased,without any requirement for notice to Lessee, by an amount equal to 1096 of the
then existing Base Rent or$100, whichever Is greater for the remainder to the Lease. The Parties agree that such increase in Base Rent represents fair and reasonable
compensation for the additional risk/costs that Lessor will incur by reason of Lessee's failure to allow such inspection and/or testing. Such Increase in Base Rent shall
In no event constitute a waiver of Lessee's Default or Breach with respect to such failure nor prevent the exercise of any of the other rights and remedies granted
hereunder.

7. Maintenance; Repairs; Utility Installations; 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 with Applicable Requirements), 7.2

b-7
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(Lessor's Obligations), 9 (Damage or Destruction), and 14(Condemnation), Lesseeshall, atlessee's sole expense, keep the Premises, Utility Installations (intended for
Lessee's exclusive use, no matter where located), and Alterations in good order, condition and repair {••, hothnr Ar nnt th. pr,rtinn -f th,1 Drnmirr·:r rr,rl"irin~  rgp,iri or

th9 rn, ·,nr Af rgp-· iring +ho f-'r•,n, .rn rr ?f,An.h'Y Ar mirtity -,rrnf-fihI,·~ tr I rr,-r,n  ··nri wht,thr,r A r na thr, r,Ar-1 fr,r r i irh rr~p-,irr nrc'.'rf -,r ? "~f"" of 1 9ff••'r ' irr...„,i

prior ue, tho olomontc ortho igo ofruch portion of tho Promie[>,including, but not limited to, allequipmentor facilities, such asplumbing, HVAC equipment,
electrical, lighting facilities, boilers, pressure vessels, fire protection system, fixtures, walls (interior and exterior), foundations, ceilings, roofs, roof drainage systems,
floors, windows, doors, plate glass, skylights, landscaping, driveways, parking lots, fences, retaining walls, signs, sidewalks and parkways located in, on, or adjacentto
the Premises. Lessee, in keepingthe Premises in good order, condition and repair, shallexercise and perform good maintenance practices, specifically includingthe
procurementand maintenance of theservice contracts required by Paragraph 7.1(b) below. Lessee's obligations shall include restorations, replacements orrenewals
when necessary to keep the Premisesand all improvements thereon or a part thereof ingood order, condition and state of repair. Lessee shall, during theterm of this
Lease, keep the exterior appearance of the Building in afirst-class condition (including, e.g. graffiti removal) consistent withthe exteriorappearance of othersimilar
facilitiesof comparable age and size in the vicinity, including, when necessary, theexterior repainting of the Building.

(b) Service Contracts. Lessee shall, at Lessee's sole expense, procure and maintain contracts, with copiesto Lessor, in customary form and substance for,
and with contractors specializing and experienced in the maintenance of the followingequipmentand improvements, if any, if and when installed on the Premises: (i)
HVAC equipment, (ii) boiler, and pressure vessels, (iii) fire extinguishing systems, includingfire alarm and/orsmoke detection, (iv) landscaping and irrigation systems,
(v) roof coveringand drains, and (vi) clarifters. However, Lessor reservesthe right, upon notice to Lessee, to procure and maintain anyor all of such service contracts,
and Lessee shall reimburse Lessor, upon demand, for the cost thereof.

(c) Failureto Perform. If Lessee fails to perform Lessee's obligations underthis Paragraph 7.1, Lessor mayenterupon the Premises after 10 days' prior
written notice to Lessee (except in the case of an emergency, in which case no notice shall be required), perform such obligations on Lessee's behalf, and put the
Premises in good order, condition and repair, and Lessee shall promptly payto Lessor a sum equalto 115% of the costthereof.

(d) Replacement. Subjectto Lessee's indemnification of Lessoras set forth in Paragraph 8.7 below, and without relieving Lessee of liability resulting from
Lessee's failure to exercise and perform good maintenance practices, if an item described in Paragraph 7.1(b) cannot be repaired otherthan at a cost which is in excess
of 50% of the cost of replacing such item, then such item shall be replaced by Lessor, and the costthereof shall be prorated betweenthe Parties and Lesseeshall only
beobligated topay, each monthduring the remainder of the termof this Leaseor anyextensionthereof, onthe dateon which Base Rent isdue, anamountequal to
the product of multiplying the cost of such replacement bya fraction, the numerator of which isone, and the denominator of which is 144(i.e. 1/144th of the cost per
month). Lesseeshall paylntereston theunamortized balance but may prepay its obligation at anytime.

7.2 Lessor's Obligations. Subjectto the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 9 (Damage or Destruction) and 14(Condemnation), it is
intended by the Parties heretothat Lessor have no obligation, in any manner whatsoever, to repair and maintain the Premises, or the equipmenttherein, all of which
obligationsare intendedto bethat of thelessee. It istheintention of the Parties thatthe termsof this Lease govern therespective obligationsof the Partiesas to
maintenanceand repairof the Premises.

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

security and fire protection systems, communication cabling, lightingfixtures, HVACequipment, plumbing, and fencing in or onthe Premises. The term "Trade
Fixtures" shall mean Lessee's machineryand equipment thatcan be removed without doing material damage to the Premises. The term "Alterations" shall mean any
modification of the improvements, otherthan Utility Installations or Trade Fixtures, whether byaddition or deletion. "Lessee Owned Alterations and/or Utility
Installations' are defined as Alterationsand/or Utility Installations made by Lessee that are not yet owned by Lessor pursuant to Paragraph 7.4(a)

(b) Consent. Lessee shall not make any Alterations or Utility Installations to the Premises without Lessor's prior written consent. Lessee may, however,
make non-structural Alterationsor Utility Installations to the interior of the Premises (excluding the roof) without such consent but upon notice to Lessor, as longas
they are not visible from the outside, do not involve puncturing, relocating orremoving the roof oranyexisting walls, will not affect the electrical, plumbing, HVAC,
and/orlife safety systems, do nottrigger the requirement foradditional modifications and/orimprovements tothe Premises resulting from Applicable Requirements,
such as compliance with Title 24, and thecumulative costthereof during this Lease asextended doesnotexceed asum equalt03 month's Base Rentin theaggregate
ora sum equal to one month's Base Rent in any one year. Notwithstanding the foregoing, Lessee shall not make orpermitany roof penetrations and/orinstall
anything on the roof withoutthe prior written approval of Lesson 1,9ffor rn?v, -f -7 pro,or"litinn t, gr],ntina r"rh -"pprn,-1  re l'.I r- 1 orr„ +A i,tili,~ -1 rn,fr-1,+or
Chorna -Inr·1/Ar of'pr--rl ki, I r.rr-r Any Alterations or Utilitylnstallations that Lesseeshall desire to makeand which requirethe consentof the Lessorshall be
presented to Lessorin written form with detailed plans. Consent shall be deemed conditioned upon Lessee's: (i) acquiring all applicable governmental permits, (i j)
furnishing Lessor withcopies of both the permits and the plans andspecifications prior to commencement of the work, and (iii) compliance with all conditions of said
permits and other Applicable Requirements in a promptand expeditious manner. Any Alterations or Utility Installations shall be performed in a workmanlike manner
with good and sufficient materials. Lessee shall promptly upon completion furnish Lessor with as+built plans and specifications. For work which costsan amountin
excess of one month's Base Rent, Lessor maycondition its consent upon Lessee providing a lien and completion bond in an amountequalto 150%of theestimated
cost of such Alteration or Utility Installation and/orupon Lessee's posting anadditional Security Deposit with Lesson

(c) Liens; Bonds. Lessee shall pay, when due, all claims for laborormaterials furnished or alleged to have been furnished to or for Lessee at or for use on
the Premises, whichclaims are ormay besecured by any mechanic's or materialmen's lien against the Premisesor anyinterest therein. Lessee shall give Lessor not
lessthan 10 days notice priorto the commencement of any workin,on orabout the Premises, and Lessorshall have the right to post notices of non-responsibility. If
Lessee shall contestthe validityofany such lien, claim or demand, then Lessee shall, at itssole expense defend and protectitself, Lesser and the Premises against the
sameand shallpay andsatisfyany suchadverse judgmentthat mayberendered thereon before theenforcementthereof. If Lessorshallrequire, Lesseeshall furnish
a surety bond in an amountequal to 150% of the amountof such contested lien, claim ordemand, indemnifying Lessor against liability for the same. If Lessorelects
to participate in any such action, Lessee shall pay Lessor's attorneys' fees and costs.

7.4 Ownership; Removal; Surrender; and Restoration.
(a) Ownership. Subject to Lessor's right to require removal or elect ownership as hereinafter provided, all Alterations and Utilitylnstallations made by

Lesseeshall bethe property of Lessee, but considered a part ofthe Premises. Lessor may, atany time, elect in writing to bethe ownerof allorany specified part of
the Lessee Owned Alterations and Utilitylnstallations. Unless otherwise instructed per paragraph 7.4(b) hereof, all Lessee Owned Alterations and Utility Installations
shall, at the expiration ortermination of this Lease, becomethe property of Lessor and be surrendered bylessee with the Premises.

(b) Removal. Bydelivery to Lessee of written notice from Lessornot earlierthan 90 and notlaterthan 30 days priortothe end of theterm of this Lease,
Lessor may require that anyorall Lessee Owned Alterations or Utilitylnstallations be removed by theexpiration or termination of this Lease. Lesser may require the
removal at anytime of all or any part of any Lessee Owned Alterations or Utility Installations made without the required consent.

(c) Surrender; Restoration. Lessee shall surrenderthe Premisesby the Expiration Date orany earliertermination date, with all of the improvements,
partsand surfacesthereof broomcleanand free of debris, and ingoodoperating order, condition and state of repair, ordinary wearandtear excepted. "Ordinary
wearand tear"shall notinclude any damage or deterioration that would have been prevented by good maintenance practice. Notwithstonding the foregoing and the
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pr'"'44-rF -f D-ir-,gr~ph 7 1(-,), if thi Int·foe or'-"pier the Drernirr,- fr,r 1 1 rn.r,thr -r Ir,-r, thr,r• 1 -r-r-r, rh,Il r,irmn,1-r +In Dr-mi -l irl thr, r,rn,·, Mnrliti-n ,· 41„mr-,4

t. Ir,crn. .r +h. c,-,r, n-,+8.„,1-1 Al,n,ltran,i,nrn f.r .rain. rw *.,r „d M-r. Lessee shall repair anydamage occasioned bythe installation, maintenanceor removalof
Trade Fixtures, Lessee owned Alterations and/or Utility Installations, furnishings, and equipment as wellas the removal of anystorage tank installed byor for Lessee.
Lesseeshall also completely remove fromthe Premisesany and all Hazardous Substances brought ontothe Premises byor forlessee, oranythird party (except
Hazardous Substances which were deposited via underground migration from areasoutside of the Premises) tothe levelspecified in Applicable Requirements. Trade
Fixtures shall remain the property of Lessee and shall be removed by Lessee. An,/ pr•rr-n.1 pmrn"*,inf Ir,crrn nntrrn-In,ir,A An nr 6/6//thr. Cvpv,hnn n,in Ar Int

r,rlin.*nrrnin.hnn A-1/n ,-h-,11 hn ,·Inr,rn,w·1 +n Amm hm. 1 h -,r·,Ar-,r,w-4 1-~i 1 nrrr·,n -,rrl ni-,ii h. rlirr,Ar-,4 .f r  rr,+,ir·,rn,1 hul r,rrr.r -r lo[[er frI]i A-fir- The failure bylessee, 1 ,

totimely vacate the Premises pursuantto this Paragraph 7.4(c) without the express written consentof Lessorshall constitute a holdover underthe provisions of
Paragraph 26 below.

8. Insurance; Indemnity.

8.1 Payment Forlnsurance. Lessee shall pay for all insurance required under Paragraph 8 except totheextent of the costattributable to liabilityinsurance.-
r-,rrir-1 h" 1 orrmr, in,Ir r D-•r-,gr-•ph Q ?<h) ;rn 9vrefr of < -1 nnrl nnA prlr n-rilrm-rr, Drt·,rnil,rnr fr,r pnliri,i r-'in'Ir rn,nrn--ring prin, +0 -r nvt,·hr,rling hnt'An,1 *hn 1 --Irn

tnrrn fh?ll be prnritc•'4 to ¢-rr-[pr,n,-1 +A th, I r-rn +Arrn D-·~,irn-r,trk-,Il In rr,-1,4,  hy I ,"3'p? tol eff-r ,~i,+hin 1¤ A-•yr 6,11„„ing r,Coipt nf -.r, ir..r.irr

8.2 Liability Insurance.
42) Cirriod by Loccoo. Loccoe ch]11 obt?in rd '.cop in force D Commercill General Liabiliti policy of incuronce protectiy Loccec and Lesser le an

-,rIAitin-91 inr,irr,rl -,(-,i-rt rl,;rnr fr·,r I-,A,4;17 ;r'jilry, rerrn,"1 inj"ry ··,-d property dorn,gr, h-Irrl,1 „psn -r -Ir;r;r~ ni,+ nf thr, m ir,r'Irrhip, i.r,•,0 r,rri,n,-ri, -rrn-,ir,tr·,r,-,r,r·,1 r,f

thp Prpmkp< And all .r/l< •pplirtpnpnt thmr,tr, Filrh ing,irnnrp chall hA r-wn pn nrr,irrprnrp hi<ic prnvirling gingle limit rn„pragp in 2rl amn nt nr,t 10« than tl.OrIfInf'~

peroccurrence within annual oggrogate of not locc thon $2,000,000. I.efee chill all Lesser as inidditionalinsured by mons of on endorsementit least z brood
v +An Inc.,r--rrn Gr··r„;rr··, flr~.ni-,-,finn'f "Adrlitinr-,1 In-•irr·•A AR-In-,gnrr Arl r,-rnrr nf Prornifer" Tndoriernqnt Th.g pnlio/ch-,11 nr,+ r.r,+1;n iny intr, irri,rarl ,~v,·I„rir,r,-

ir hnt„inran ir,ri lrn,4 pr,rrnrw ru n rg,r, 17-,An,-,r, 1,1/ rhil l int-Ih irl n min r,gr, fr, r 11--Ihilitu -,re, irn n,4 l ir rl„r thir I n- rn -ar --.r- "irlrii,n,1 rr,ntr?ri " fr~r th A pr, r-fr,rr-r, inre, A l Arrar.2 r

„noornrlity nbli/-,Hn-r iindorthir I r,-xrn Thr, linlitr nf r-,i,4 in-,ir-rer, ch-Ill r,n+, hn~limir,r, limitthn Ii·,hilibinf 1 orree nor relim,0 1-or/goof /r•i, oblic-,Han Inr~,in,1-r

1 9,-f'? o rh-111 pm„ir·Ir, -Ir, ,·~rrlo r'-,rnr,r,+ f r, itr Ii-, hiliti, pnlir,i (inr) „ihirl· prm„Ar,r +6 -,+ ,+r inri,r-,nrn rh,11 hr, prirr,-,ri' tr, -,r,rl r-•+ rontrihi,tnry ,•11+1 -. n./ rim; 1-  r in ri.ir-,nrn

prrier' 6 1 offer, '•'h-re in,ir-,¢0 5,1. bo concidered gv-„r- in-,ir-- ~ only

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

3.3 Proporty Incurinco Quilding, Improvomontcind Rental Viluo.
(-1\ lai,;Irl;nQ -,r,A l,nprn,inrr,r,n" Thn Ine,irin,7 Dirt- fh?11 obt-•in ,rd I,n,·,p in fnrrn i pnlini n r pnlirinr i n thr-, r-,rrwn nf I n rrnr „,ith Inrr p-,un h In /n I nrrr, r

ory grourv' losses ind to orry Lon,le• m- ' 1 rins 1-5 C or dirn?00 +0 the Prorriter Thi .rnni int Af ri,rh infl lr? nce fh'11 he 91„?' to the f'll inr „r?ble repl?rerner·,t cert of

the Prernife f, ? f the E,r·no 54211 ovirt from timo te ti mo, or tho ?fr-,·n• rer~ 'ir-A hy ,ny 1 0-der, b,-,+ in no e:,ent n·,r·•re th?n the commorci711%, re?ron?hle ?r•d -noil?bio
inrilrihir·, w-,1,1, th.r -f I nrr,w, ni~ir·,firl Al,1r-,tir,ne in,1 11+ility Inft-,119+inrwr Tr-,An Civt,irqi ?nd I grigg'E porron,1 prmr·w,rhi rh,11 1,r• inr,irr,r·4 hw I ,·,frrIA nr•+ hw I r,-r-r IF

, 1 - F...,

th. rr,i,r,r- r it- -1-il,kle ....C' corr,rrn'.r,+111.i -Irpr'Tri-,+A  ri,rh pr,lirri. rn, pnlirir,r rh-·dl inri,r„ -,~.inft '11 rirl,~ 4Air, ¢+ phyrio' lerr or d,rn,g,) 2.ceptthe porit ~f fl.ed
14,/nr ey-6 'Inlefr reol'.irr.,4 hi, -, 1 r,n,4'.4 in,-Ii,rling rn.ir·,r-,gr. fn, rlahrir r~rnni,-'11 --,1 +6,1 r,r·,f,rrnrnn,nt nf irly Applir-·,66 C)Ocltlirr',rrw·,r·,tr rr~r~i,ir~ng+hr, i,pgr,rlino .

4-191,10 it,Ar, rr.r,Anwte,ir-Hnn A r rnpl,rorn, nt nf -,r·ni p~rfinn Af thr, Drr,rnirr~r -,r +1·,r, re,ilt nf -1 mwmrl Inff $?ir' policY Ar prd;rh·w rt,-,11 -,Irr, mnt,in -1,1 ,(rr,r·1,4 w,1,1-,tir r,

provision in lieuof any ccincurine clouse, waiverof subrogation, and inflation guard protection cousing on inc reace inthc annual property incurance coverage
1,-nA,ir't ht' 1 f-,rinr nf r,n+ Inrr +h,n thr, irlpiti-ed '.1 9 1~r~pirtrn,Int nf 1 -,1-,A r r-n-„rnor Prir·9 1,dqv fnr All I Irh-· r, rn,ri~rrw·,rf frwriht, /+w rr,-Ir-t-+ In whr"rn +An Drer·nir,·,t

'rn 'Or-19-1 If r„rh in-ir---r, r-,inr,gn h-,f -1 'Inr·111-tihIr, rl-1,1..  thr, An,Ii,-Ahln .rnn,int rh,11 nAt -vrr·Ir,rl tr,floo r,nr mr,-1.irrnn,¢,~, -IrvI I ncr~. rk,-·1111,9 11-,bl,]fnr rt,Ch
~r,rl.irtihin .rnn,int inth. r,i.Ar'trlf in Infured Los,-

(b) 10,0.,i w,ii,9 Th~ Infl.iring D.rt" fh)11 .h..in -1-,1 1/r,rp in Arrn . prdky or policier ir, th. r,-Irn. .f 1 .rrnr ulith Inc- p.y.hl. +A 1 -rr-r ,-,1 -·Intil,nder

inf 'iring the 'off of thg fi.,11 egr,+ f.r -rl. y.-ru,ith - evter,ded p -rior' of irldemnity f.r --,r• -,rl,4,1-~.rr' 190 d?,g ("179.t?' \/?11.,0 incuranco") Slid Ircuronce Chill cnn"In
n ?grood "2'll?tinn promfir"' ir• lig- -f iny coincurance cl-·t·re, ?r'x' 1.he ~rn~'.int of coverige shall bo idj'·r·+4 ?rn"olly t~ rr.flert tho prnjected Q,ent othnruff] r-",?610

ht' I r·•rrr•r'i fnr+An nevt 1 -7 manth p,rinrl I r,rrr,-rh.Il hr, Ii-,hir, inr ,-,ir"pr·li.irtible Irr,n,int in thr, mmnt rf pirh Int·r

(c) Adj,cont Promi,or. lf the Premicec ore port of 312•gor b'.•"dir·,G, or of a group of buildings owned by Lesser which orc idjacent tothe Premises, the
I erre•n rh-•11 p,•ifnr -,rn,i ir·,<-r~?r, in *ha prn,ni,irnr f,r+An Pr-Pr"+t,i infllrlnre Of r,irh hi,11,4;ng -r hi.iIAing· if r-irl mrr-.r- ir r-,irr•,4 6,0, 1 r.rrr,Wr -,rtr, nrnirrinnr, i,rr·• -r

0,-r,ip-Inry Af thr, Dr-rnir-r

8.1 19..99'r D..  pgrlty; PE,cir off Intorrilpt"Ir· Irlifir,r•re; 11~,0,49•'r Compgng,Hnn Inf tir?no9
<3) Property ninl?Ir ' -rr-n chill nhi·,in ind rn,int-~in infi.ir-lce CO~'~r,gn An 11! Af 1,··,crn-'f perfini| ¤rninrti, Tr,AA Civt„rir gn,1 1 Irrin A,~inocd

I " I -

A  linr-,HAn- -·In,1 11*ility In·+911-,14'nr QI,rh inri,r--r·n rh.11 hr, 6.11 ,-pl-,r-rner,t ¢~firn,ir,r-,gr, with . Ar,rl,ir·Hhin -f nr,+ '-9vrogrl $1,0,-¥1 pr·,ro<.0.irr,~r,cg The pr-r,rn,·Irtr

fr-rn -Int' cl irh ing' ir-Inrr rh,11 hr, 11:,1,1 h,i l ~crr·,n fr,r thr, rapt,rr,rn,w~ Af pnrrr·.rv,1 prnpr,r·h, Tr,rlr~ Eivh,rrwr -r,·11,wrrr·•r~ r•h•innr-4 A l·r·•r-•tir nr ,r,A 1 1+ility Ir,ft'll,h,]r,f

44 11'•finiii ntorrup•inr~ 1 Arree i h ill nht-lin -Irrl rn-,i nt-,in 1-rr -f in rnrn, -,-,4 -vir-, e.pr,-r- ir,ri r-n,·- in . rn-, inft- ?t- '• ill r-irn h i rrn I . rrr,n far,limrt or

indirect loss of earnings attributable to oil porils commonly insured /goinst by prudent Ic:sees in the busines of Locce o orottributable to prevention of occers to the
Dr-nlir-r -r - rri -iii .f f.'ch porili

(r) M'.r"hr'• r.-r•- 11·inn Inc••r-•-rn 1 -rr,•r• 1·1,111 nht'in -,n,1 rn-,int-,ir, M/nrt,nr'- r,rnpenr?t'inn Ir-,r, --CQ in ri.,¢1 -Irn,•Iint -Ir rn,•i hr• rr.r·~i,ir-d h•,
Appli,·-ble J'91"irr·'rr"'r·'/r <,irh pnliry<·hill int··hir·in -·, 'I~/-,i.mr nf fi,hrn/,tinr' r-,Inr,·r·,rngnt Ir•r-r,- ch-Illpr- *irl, Inrrnrwith . r-py nf ril,4, -Anrflmr,nt -}lang -#ith

thi rrirtifir,+I nfinri,r-.-ri -r,--py nf thr, pilirry r-1"ireri hy p.r-,gr,ph g r

(d} Me ,~i•prefert:•ben of Adoquit9 re•,QI:ge. Loi tor makes r o roprecontati on th st the irnitf or firm f of co"or?00 -f irf'.1,3.,9 fpe'-ified heroin ire
.#09".+0 to co'.,or Loscoe'c property, busine!:c oporations -rohligotier·15 1.1-der this Lease.

8.5 Insurance Policies. Insurance required herein shall be bycompanies maintainingduringthe policyterm a "General Policyholders Rating" of at least A-, VII,
asset forth in the most current issue of "Best'slnsurance Guide", or such otherrating as maybe required by a Lender. Lesseeshall notdo orpermitto be done
anything which invalidatesthe required insurance policies. Lessee shall, prior tothe Start Date, deliver to Lessorcertified copiesof policies of such insurance or
certificates with copiesof the required endorsements evidencingthe existence and amounts of the required insurance. Nosuch policyshall becancelable or subject
to modification exceptafter 30 days prior written notice to Lessor. Lessee shall, at least 10 days prior tothe expiration of such policies, furnish Lessor with evidence of
renewalsor "insurance binders" evidencingrenewalthereof, or Lessor mayincrease his liability insurance coverageand chargethecost thereof to Lessee, which
amountshall bepayable bylessee to Lessorupon demand. Such policiesshall be for atermof atleast oneyear,orthelength of the remainingterm of this Lease,
whichever is less. If either Party shall fail to procure and maintainthe insurance required to be carried by it, the other Party may, but shall not be required to, procure
and maintain thesame.

8.6 Waiver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each hereby release and relieve the other, and waive theirentire
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rightto recoverdamages againsttheother, forloss of or damagetoits propertyarising outof or incidentto theperilsrequired tobe insured against herein. The
effect of such releases and waivers is not limited bythe amountof insurance carried or required, orby anydeductibles applicable hereto. The Parties agree to have
the irrespective property damage insurance carriers waive any right tosubrogation thatsuch companies mayhave against Lessoror Lessee, as the case may be, so
longas theinsurance isnotinvalidated thereby.

8.7 Indemnity. Except for Lessor's gross negligence or willful misconduct, Lessee shall indemnify, protect, defend and hold harmless the Premises, Lessor and
its agents, Lessor's master orground lessor, partnersand Lenders, from and against any and all claims, lossof rentsand/or damages, liens, judgments, penalties,
attorneys' and consultants' fees, expenses and/orliabilities arising out of, involving, or in connection with, a Breach ofthe Lease by Lessee and/orthe useand/or
occupancy of the Premises and/or Project by Lessee and/or by Lessee's employees, contractors or invitees. If any action orproceeding is broughtagainst Lessorby
reason of anyof the foregoing matters, Lessee shall upon notice defend thesame at Lessee's expense by counsel reasonably satisfactory to Lessorand Lessorshall
cooperate with Lesseein such defense. Lessorneed not have first paid any such claim inorderto be defended orindemnified.

8 8 Kv,rnrtint, r,f I egear 'r•'1 i.r Ag.... f ..1 1 hhility I'~Inh.'ithrt,nAir,0 thr, n-~lign-rn -r hm,rh nf thir In·,rn hy I nrrnr -r itr -•gn.*r, r,r,I+An, 1 -rr-rn-r »r
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8.9 Failure to Provide Insurance. Lessee acknowledgesthat any failure on itspart to obtain ormaintain the insurance required herein will expose Lessorto
risks and potentially cause Lessorto incur costs not contemplated by this Lease, the extentof which will be extremelydifficult to ascertain. Accordingly, for any month
orportion thereof that Lessee does not maintainthe required insurance and/ordoesnot provide Lessor with the required bindersor certificates evidencingthe
existenceof the required insurance, the Base Rent shall be automatically increased, withoutany requirement for notice to Lessee, by an amountequalto 10% of the
then existing Base Rent or$100, whichever isgreater. The partiesagree that such increase in Base Rent represents fair and reasonable compensation forthe
additional risk/costs that Lessor will incur by reason of Lessee's failure to maintain the required insurance. Such increase in Base Rentshallin no event constitute a
waiverof Lessee's Default or Breach with respectto the failure to maintainsuch insurance, prevent the exercise of anyof the other rights and remedies granted
hereunder, nor relieve Lessee of itsobligation to maintain the insurance specified in this Lease.

9. Damage or Destruction.
9.1 Definitions.

(a) "Premises Partial Damage" shall meandamage ordestruction tothe improvements on the Premises, other than Lessee Owned Alterations and Utility
Installations, which can reasonably be repaired in 6 months orless from thedate of the damage ordestruction. Lessor shall notify Lessee in writing within 30 days
from the date of thedamageor destruction as to whether ornotthe damage is Partialor Total.

(b) "Premises 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 monthsor less fromthe date of thedamageordestruction. Lessorshall notify Lessee in writing within 30
days from thedate of thedamage ordestruction asto whetherornot thedamage is Partialor Total.

(c) "Insured Loss" shall mean damage ordestruction to improvements on the Premises, otherthan Lessee Owned Alterationsand Utility Installations and
Trade Fixtures, which was caused byan event required to be covered bythe insurance described in Paragraph 8.3(a), irrespective of anydeductible amounts or
coverage limits involved.

Cd) "ReplacementCost" shall mean the cost to repairor rebuild the improvements owned by Lessorat thetime of the occurrence to theircondition
existing immediately priorthereto, includingdemolition, debris removal and upgrading required bytheoperation of Applicable Requirements, and without deduction
fordepreciation.

(e) "Hazardous Substance Condition" shall mean the occurrence or discovery ofa condition involving the presenceof, ora contamination by, a
Hazardous Substance, in, on, or underthe Premises which requires restoration.

9.2 Partial Damage - Insured Loss. Ifa Premises Partial Damagethatis an Insured Loss occurs, then Lessorshall, at Lessor's expense, repairsuch damage (but
not Lessee's Trade Fixtures orlessee Owned Alterations and Utility Installations) as soon as reasonablypossible and this Lease shallcontinue in full force and effect;
provided, however, that Lessee shall, at Lessor's election, make the repair of any damage ordestruction thetotal cost to repair of which is $10,000 or less, and, in such
event, Lessor shall make anyapplicable insurance proceeds available to Lessee ona reasonable basis for that purpose. Notwithstandingthe foregoing, ifthe required
insurance was not in force orthe insurance proceeds are not sufficientto effect such repair, the Insuring Party shall promptly contribute theshortage in proceeds
Cexcept as tothe deductible which is Lessee's responsibility) asand when required to complete said repairs. Ir the 1,..9+  hni~i,]w~r; r,irh rh,rl.,cp,•"f rl,ir' to the f.fi
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no obligotion to pay for the shortage in insurance proceed. or to fully restore the unique x.pects ofthe Premises unless Loccoc providec les.or withthe funds to cover
r.n,2  -r idequ :to JEcurince theroof  ..ithin 1.0 d?%,f wic„ang recoipt of written notico of such shortige ind roquest thorofor. If Lesser receives said funds or
adequate assurance thereof within said 10 day period, the party responsible formakingthe repairsshall completethem as soonas reasonably possibleand this Lease
shall remain in full force and effect. I f such funds orassurance are not received, Lessor maynevertheless elect by written notice to Lessee within 10 days thereafter
to: (i) make such restoration and repairas iscommercially reasonable with Lessor payingany shortage in proceeds, in which casethis Lease shall remain in full force
and effect, or (ii) have this Lease terminate 30 daysthereafter. lorron ch?11 not be entitled to re,rnb'.,rron,ontof on? 41.ind, c-n~,rib'.,ted by I offee to rop?,r ?ny such
d.ni.ge or der truction. Premises Partial Damage due to flood or earthquakeshallbe subject to Paragraph 9,3, notwithstandingthatthere maybe 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. Ifa Premises Partial Damagethatis notan Insured Loss occurs, unless caused by a negligent or willful actof Lessee (in
which event Lesseeshall makethe repairs at Lessee's expense), Lessor mayeither: (i) repair such damage as soon as reasonably possible at Lessor'sexpense, in which
event this Lease shall continue in full force and effect, or (ii) terminate this Lease by giving written notice to Lessee within 30 days after receipt by Lessor of knowledge
of the occurrence of such damage. Such termination shall be effective 60 days followingthe date of such notice. Inthe event Lessorelects toterminate this Lease,
Lesseeshall have the right within 10 days after receiptof thetermination notice togive written notice to Lessorof Lessee'scommitmentto pay for the repairof such
damage without reimbursement from Lessor. Lessee shall provide Lessor with said funds or satisfactory assurance thereofwithin 30 daysafter makingsuch
commitment. In such eventthis Lease shallcontinue in full force and effect, and Lessor shall proceed to makesuch repairsassoon as reasonably possible after the
required funds areavailable. If Lessee does not makethe required commitment, this Leaseshall terminate asof thedate specified inthe termination notice.

9.4 Total Destruction. Notwithstanding any other provision hereof, if a Premises Total Destruction occurs, this Lease shall terminate 60 days followingsuch

->r
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Destruction. If the damage or destruction was caused by the gross negligence or willful misconduct of lessee,Lesser shall have the right to recover Lessor's damages
from Lessee, except as provided in Paragraph 8.6.

9.5 Damage Near End of Term. If at any time during the last 6 months of this Lease there is damage for which the cost to repair exceeds one month's Base
Rent, whether or not an Insured loss, Lessor may terminate this Lease effective 60 da'ys 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 exerclsable
option to extend this lease or to purchase the Premises, then Lessee may preserve this Lease by, (a) exercising such option and (b) providing Lesser with any shortage
In Insurance proceeds (or adequate assurance thereon needed to make the repairs on or before the earlier of (i) the date which Is 10 days after Lessee's receipt of
Lessor's written notice purporting to terminate this lease, or (il) the day prior to the date upon which such option expires. If Lessee duly exercises such option, during
such period and provides Lessor with funds (oradequate assurance thereof) to cover any shortage in Insurance proceeds, Lessor shall, at Lesser's commercially
reasonable expense, repair such damage as soon as reasonably possible and this Lease shall continue in full force and effect. If Lessee fails to exercise such option and
provide such funds or assurance duringsuch period, then this Lease shall terminate on the date specified in the termination notice and Lessee's option shall be
extinguished.

9.6 Abatement of Rent; lessee's Remedies.
(a) Abatement. In the event of Premises Partial Damage or Premises Total Destruction ora Hazardous Substance Condition for which Lessee Is not

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

(b) Remedies. If Lessor is obligated to repairor restore the Premises and does not commence, Ina substantial and meaningful way, such repair or
restoration within 90 days after suchobligation shall accrue, Lessee may, at anytime prior to the commencement of such repair or restoration, give written notice to
Lessor and to any Lenders of which Lessee has actual notice, of Lessee's election to terminate this Lease on a date not less than 60 days following the giving of such
notice. If Lessee givessuch notice and such repair or restoration is not commenced within 30 days thereafter, this Lease shall terminate as of the date specified in said
notice. If the repair or restoration is commenced within such 30 days, this Lease shall continue in full force and effect. "Commence" shall mean either the
unconditional authorization of the preparation of the required plans, orthe beginning of the actual work on the Premises, whichever first occurs.

9.7 Termination; Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.2(g) or Paragraph 9, an equitable adjustment shall be made
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. Real Properly Taxes.
10.1 Definition. As used herein, the term "Real Property Taxes" shall include any form of assessment; real estate, general, special, ordinary or extraordinary, or

rental levy or tax (other than inheritance, personal Income or estate taxes); improvement bond; and/or license fee imposed upon or levied against any legal or
equitable interest of Lessor in the Premises or the Project, Lessor's right to other income therefrom, and/or Lessor's business of leasing, by any authority having the
direct or Indirect power to tax and where the funds are generated with reference to the Building address. Real Property Taxes shallatso lndude any tax, fee, levy,
assessment or charge, or any Increase therein: (i) imposed by reason of events occurring during the term of this Lease, including but not limited to, a change In the
ownership of the Premises, and (ii) levied orassessed on machinery or equipment provided by Lessor to Lessee pursuant to this lease.

10.2 Payment of Taxes. 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 orafter the expiration or termination of this Lease, lessee's share of
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
thatsuch taxesbe paid in advance to Lessor by Lessee monthly in advance with the payment of the Base Rent. Such monthly payments shall be an amount equal to
the amount of the estimated installment of taxes divided by the number of months remaining before the month In which said installment becomes delinquent. 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. If the amount collected by Lessor Is insufficient 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 obligations under this Lease, then any such advance payments may be treated by lesser as an additional Security 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 all of the
land and improvements included within the tax parcel assessed, such proportion to be conclusively determined by Lessorfrom the respective valuations assigned In
the assessor's worksheets orsuch other in formation as may be reasonably available.

10.4 Personal Property Taxes. Lessee shall pay, prior to delinquency, all taxes assessed against and levied upon Lessee Owned Alterations, Utility Installations,
Trade Fixtures, furnishings. equipment and all personal property of Lessee. When possible, Lessee shall cause its Lessee Owned Alterations and Utility Installations,
Trade Fixtures, furnishings, equipment and all other personal property to be assessed and billed separately from the real property of Lessor. If any of Lessee's said
property shall be assessed with lessor's real property, Lessee shall pay Lessor the taxes attributable to Lessee's property within 10 days after receipt o f a written
statement setting forth the taxes applicable to Lessee's property.

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

taxes thereon. If any such services are not separately metered or billed to Lessee, Lessee shall pay a reasonable proportion, to 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
discontinuance of any utility or service due to riot, strike, labor dispute, breakdown, accident, repair or other cause beyond Lessor's reasonable control or in
cooperation with governmental request ordirections.

11.2 Within fi fteen days of Lessor's written request, Lessee agrees to deliver to Lessor such information, documents and/orauthorization as Lessor needs in
order for Lesser to comply with new or existing Applicable Requirements relating to commercial building energy usage, ratings, and/or the reporting thereof.

12. Assignment and Subletting.
12.1 Lessots Consent Required.

(a) Lessee shall riot voluntarily or by operation of law assign, transfer, mortgage or encumber (collectively, "assign or assignment") orsublet allor any
part of lessee's interest in this Lease or in the Premises without Lesser's prior written consent.

(b) Unless Lessee is a corporation and Its stock is publicly traded on a national stock exchange, a change in the control oflessee shall constitute an
assignment requiring consent. The transfer, on a cumulative basis, of 25% or more of the voting control of Lessee shall constitute a change in control for this purpose.

(c) The involvement of Lessee or Its assets In any transaction, or series of transactions (by way of merger, sale, acquisition, financing, transfer, leveraged
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buy-outor otherwise), whether ornota formal assignment orhypothecation of this Lease orlessee's assets occurs, which results or will result in a reduction of the
Net Worth of Lessee byanamount greaterthan 25%of such Net Worth asit was represented at the time of theexecution of this Leaseor atthetime of the most
recentassignment to which Lessorhas consented, oras it exists immediately priorto saidtransaction ortransactions constituting such reduction, whichever wasor is
greater, shall be considered an assignment of this Lease to which Lessor may withhold its consent. "Net Worth of Lessee" shall mean the net worth of Lessee
(excluding any guarantors) established under generallyaccepted accounting principles.

(d) An assignment orsubletting withoutconsentshall, at Lessor's option, bea Defaultcurable after notice per Paragraph 13.1(d), ora noncurable Breach
withoutthe necessity of any notice and grace period. I f Lessorelects to treatsuch unapproved assignmentor subletting as a noncurable Breach, Lessor may either: (i)
terminate this Lease, or (ii) upon 30 days written notice, increase the monthly Base Rentto 110%ofthe Base Rent then ineffect. Further, inthe eventofsuch Breach
and rental adjustment, (i) the purchase price of any option to purchasethe Premises held by Lesseeshall be subject to similaradjustment to 110% of the price
previously in effect, and (ii) allfixed and non-fixed rental adjustments scheduled duringthe remainderof the Lease term shall be increased to 110% of the scheduled
adjusted rent.

(n~ I nfr -'f rr-.rr•Arly frnr ·Iny hr-· rh nf D-Ir-,(r,ph 1 1 1 hy I r·Irr A, rh-Ill hn lirnitn,1 t, r-rnpr,-r-,t-ri, el -,i·r,-Igne -,-rl 0/-r inJ,inrliwn rnIinf

(f) Lessor may reasonably withhold consentto a proposed assignment or subletting if lessee is in Default atthe time consent is requested.
(g) Notwithstanding the foregoing, allowinga de minimis portion ofthe Premises, ie. 20 square feet orless, to be used bya third party vendor in

connection with theinstallation of a vending machine or payphone shall notconstitute a subletting.
12.2 Terms and Conditions Applicable to Assignment and Subletting.

(a) Regardless of Lessor's consent, no assignment orsubletting shall: (i) be effective withoutthe express written assumption bysuch assignee or
sublessee of theobligations of Lessee under this Lease, (ii) release Lessee of any obligations hereunder, or(iii) alter the primary liability of Lessee forthe paymentof
Rentor forthe performance of any other obligations to be performed by Lessee.

(b) Lesser may accept Rent orperformance of Lessee'sobligations from anyperson otherthan Lessee pending approval ordisapproval of an assignment.
Neithera delayin theapprovalor disapprovalof suchassignment northeacceptance of Rent orperformanceshall constitutea waiverorestoppel of Lessor's rightto
exercise its remedies for Lessee's Defaultor Breach.

(c) Lessor's consent to any assignmentorsubletting shall not constitute a consenttoany subsequentassignment orsubletting.
(d) Inthe event of any Default or Breach by Lessee, Lessormay proceed directly against Lessee, any Guarantors or anyoneelse responsible forthe

performance of Lessee's obligations under this Lease, includingany assignee or sublessee, without first exhausting Lessor's remedies againstany other person or
entity responsible thereforto Lesson orany security held by Lesson

(e) Each request forconsent toan assignmentor subletting shall be in writing, accompanied by information relevant to Lessor'sdetermination as to the
financial and operational responsibility and appropriateness of the proposed assignee or sublessee, including but not limited tothe intended use and/or required
modification of the Premises, if any, together witha feeof $500 as consideration for Lessor's considering and processing said request. Lessee agrees to provide Lessor
withsuch otheror additional information and/or documentation as may be reasonably requested. (See also Paragraph 36)

(f) Any assignee of, or sublessee under, this Lease shall, by reason ofacceptingsuch assignment, entering intosuch sublease, or entering into possession
of the Premisesor anyportion thereof, be deemed to have assumed and agreed toconform and comply with each and every term, covenant, condition and obligation
hereinto be observed orperformed by Lessee during theterm of said assignment orsublease, otherthan such obligations as are contrary to orinconsistent with
provisions of an assignment orsublease to which Lessor hasspecifically consented to in writing.

(g) Lessor's consent to anyassignment orsublettingshall not transfer tothe assignee orsublessee any Option granted tothe original Lessee bythis Lease
unless such transfer is specifically consented to bylessor in writing. (See Paragraph 39.2)

12.3 Additional Termsand Conditions Applicableto Subletting. The followingterms and conditions shall applyto anysubletting by Lesseeof all or anypartof
the Premises andshall bedeemed included inall subleases underthis Lease whether ornot expressly incorporated therein:

(a) Lessee herebyassigns andtransfersto Lessorall of Lessee's interestin all Rentpayable on anysublease, and Lessor maycollectsuch Rent and apply
same toward Lessee'sobligations underthis Lease; provided, however, that until a Breachshall occurin the performance of Lessee's obligations, Lessee maycollect
said Rent. In the eventthat theamount collected by Lessorexceeds Lessee's then outstanding obligations anysuch excessshall be refunded to Lessee. Lessorshall
not, by reason of the foregoingor anyassignment of such sublease, norby reason of the collection of Rent, be deemed liableto thesublessee forany failureof Lessee
to perform and comply with anyof Lessee'sobligations to such sublessee. Lessee herebyirrevocably authorizes and directs anysuch sublessee, upon receipt of a
written notice from Lessor statingthata Breach exists inthe performance of Lessee's obligations under this Lease, to payto Lessorall Rent due and to become due
underthe sublease. Sublesseeshall rely upon any such notice from Lessorand shall pay all Rents to Lessor without any obligation or rightto inquireas to whether
such Breach exists, notwithstanding any claim from Lessee to the contrary.

(b) In the event of a Breach by Lessee, lessor may, at its option, require sublessee to attorn to Lessor, in which event Lessorshall undertake the
obligations of the sublessor undersuch sublease from the time of the exercise of saidoption tothe expiration of such sublease; provided, however, Lessorshall not be
liable for anyprepaid rentsorsecurity deposit paid bysuch sublessee tosuch sublessoror forany prior Defaultsor Breaches of such sublessor.

(c) Anymatter requiringthe consentof the sublessorunder asublease shall also require theconsent of Lesson
(d) Nosublessee shall further assignorsublet allor anypart of the Premises withoutlessor's prior writtenconsent.
(e) Lessor shall delivera copy of anynotice of Default or Breach by Lessee tothe sublessee, who shall have the rightto cure the Default of Lessee within

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

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

Regulations underthis Lease. A "Breach" is defined asthe occurrenceofone ormore ofthe following Defaults, and the failure of Lessee to curesuch Default within
anyapplicable grace period:

(a) The abandonmentof the Premises; the vacating of the Premises priortothe expiration or terminationof this Lease without providing a commercially
reasonable level of security, or wherethe coverage of the property insurance described in Paragraph 8.3 is jeopardized as a result thereof, or without providing
reasonable assurances to minimize potential vandalism; or failureto deliverto Lessorexclusive possession of the entire Premises in accordance herewith priorto the
expiration or termination of this Lease.

(b) The failure of Lessee to makeany paymentof Rentorany Security Deposit required to be made by Lessee hereunder, whether to Lessor orto athird
party, when due, to provide reasonable evidence of insurance orsurety bond, or to fulfill any obligation underthis Lease which endangers orthreatens lifeor

property, where such failure continues fora period of 103 businessdays followingwritten notice to Lessee. THE ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT OF
RENT OR SECURITY DEPOSIT SHALLNOTCONSTITUTE AWAIVER OFANY OFLESSOR'S RIGHTS, INCLUDINGLESSOR'S RIGHTTO RECOVER POSSESSIONOF THE
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PREMISES.
(c) The failure of Lessee to allow Lessor and/orits agentsaccess tothe Premises orthe commission of waste, actor actsconstituting public orprivate

nuisance, and/or an illegal activity on the Premises by Lessee, where such actions continue fora period of3 businessdays following written notice to Lessee. In the
event that Lessee commits waste, a nuisance oran illegalactivity asecondtime then, the Lessor mayelect totreat such conduct as a non-curable Breach rather than a
Default.

(d) The failure bylessee to provide (i) reasonable written evidence ofcompliance with Applicable Requirements, (ii) theservice contracts, (iii)the
rescission of an unauthorized assignmentorsubletting, (iv)an Estoppel Certificate orfinancial statements, (v)a requested subordination, (vi) evidence concerning any
guarantyand/or Guarantor, (vii) anydocumentrequested under Paragraph 42, (viii) material safetydata sheets (MSDS), or(ix)any otherdocumentation or
information which Lessor may reasonably require of Lessee under the terms of this Lease, whereany such failurecontinues fora period of 10 days following written
notice to Lessee.

(e) A Default by Lessee as to theterms, covenants, conditions or provisions of this Lease, or of the rulesadopted under Paragraph 40 hereof, other than
those described insubparagraphs 13.1(a), (b), (c) or (d), above, where such Defaultcontinues fora period of 30 days after written notice; provided, however, that if
thenature of Lessee's Defaultissuch that more than 30 days arereasonably required for itscure, then itshall not bedeemed tobe a Breach if Lessee commences
such cure withinsaid 30 day period and thereafter diligentlyprosecutes suchcure to completion.

(f) The occurrence of any of the followingevents: (i)the makingof any general arrangement orassignment forthebenefit of creditors; (ii) becominga
"debtor"as defined in 11 U.S.C. § 101 or any successor statutethereto(unless, inthe caseof a petitionfiled against Lessee, the sameis dismissed within 60 days); (iii)
theappointment of a trusteeorreceiver totake possession of substantiallyall of Lessee'sassets located atthe Premisesor of Lessee'sinterest in this Lease, where
possession is not restored to Lessee within 30 days; or (iv) the attachment, execution orother judicial seizureof substantiallyall of Lessee'sassets located at the
Premises or of Lessee's interest inthis Lease, where such seizure is not discharged within 30 days; provided, however, inthe eventthatany provision of this
subparagraph is contrary to anyapplicable law, such provision shall be of no force oreffect, and notaffect the validity of the remaining provisions.

(g) The discoverythat any financial statementof Lessee orof any Guarantorgiven to Lessor was materially false.
(h) If the performance of Lessee'sobligations under this Lease isguaranteed: Ci)the death of a Guarantor, (ii) the termination of a Guarantor's liability

with respect tothis Lease otherthan in accordance withthe terms of such guaranty, (iii) a Guarantor's becoming insolvent or thesubject of a bankruptcy filing, (jv) a
Guarantor's refusal to honor the guaranty, or (v) a Guarantor's breach of itsguaranty obligation on ananticipatory basis, and Lessee's failure, within 60 days following
written notice ofany suchevent, to provide written alternative assurance orsecurity, which, whencoupled withthethen existing resources of Lessee, equals or
exceedsthe combined financial resourcesof Lessee and the Guarantorsthat existed atthe timeof executionof this Lease.

13.2 Remedies. If Lessee fails to perform anyof itsaffirmative dutiesorobligations, within 10 daysafter written notice (or incase ofanemergency, without
notice), Lessor may, at itsoption, perform such duty orobligation on Lessee's behalf, including but not limited to the obtaining of reasonably required bonds,
insurance policies, orgovernmental licenses, permits or approvals. Lesseeshall pay to Lesser an amount equalto 115% of the costsand expenses incurred by Lessor
insuch performance upon receiptofan invoicetherefor. In theevent of a Breach, Lessor may, with or without furthernoticeor demand, and withoutlimiting Lessor
inthe exercise of any right or remedy which Lessor may have byreason of such Breach:

(a) Terminate Lessee's right to possession of the Premises byany lawful means, in which case this Leaseshall terminateand Lessee shall immediately
surrenderpossession to Lessor. In such eventlessor shall be entitled to recover from Lessee: (i) the unpaid Rent which had been earned at thetime of termination;
<4) /Ag „,Arth -1+ *hn Hrin nf -i.pwr,-1 nf thr, irnniint. by,•,hirh thr, i,-p-'irl r-nt ••,hil·-h um,11,4 h-Ii.~ hr·Inrn -,rnne·1 -,ft-r tnrrni n,hn- Iint·il *hn t·irn, nf - nr,-1 ,~v,··-nat- tbo

imount of such rental loss thotthe Le zoe proves could h i.,0 been reacon ably avoided; (iii) the '.·orth atthe time of :iword of thc amount by which the unpaid rent for
ihe h-.Ii -re nf the t,irm -Iftor thn H rrng nf „ i- r/1 Avr -Ar thr-, 1 nm mt nf r„rh rant, 1 1Off th Y +h., 1 et t--O prn. mr rn,il,-I h,·, rn-,f--n-,hly i,ir-,irt,Irl; and (iv)any otheramount

necessaryto compensate Lessor forallthe detriment proximately caused by the Lessee's failure to perform itsobligations under this Lease or which in the ordinary
course of things would be likely to resulttherefrom, including but not limited to the cost of recovering possession of the Premises, expenses of reletting, including
necessaryrenova'non and alteration of the Premises, reasonableattorneys' fees, and that portion of any leasing commission paid by Lessorin connection with this
Lease applicable to the unexpired term of this Lease. The worth 3, the lin·.9 -f ]W?rd of tho imount roforrod to in provis,-n (i,9 of th~ irn,ned,?tely procoding
fenter".9 fl?11 be Conr-Ir'.,tod by difcolint-in&  f'.'rh -,rn,·".,nt :t the disco,•nt r?te of the Cor'er'I 'ofer"e A-Int, r.,fth,n nirtri~t.„ithin -hich 'be PrerniEOE :lro ~01Z?te'~ ?t the

tin,R nf i,a,-,r,1 pItir Arn,1 pr,r,·Ant Efforts by Lessor to mitigate damages caused by Lessee's Breach of this Lease shall not waive Lessor's right to recover any damages to
which Lesser is otherwise entitled. If termination of this Lease isobtained through the provisional remedy of unlawful detainer, Lessor shall havethe right to recover
in such proceedingany unpaid Rentand damagesas are recoverable therein, or Lessor may reserve the right to recover all orany part thereof in aseparate suit. If a
notice and grace period r·equired under Paragraph 13.1 was not previously given, a notice to pay rent orquit, orto perform orquit given to Lessee under the unlawful
detainer statute shall also constitute the notice required by Paragraph 13.1. In such case, the applicable grace period required by Paragraph 13.1 and the unlawful
detainer statute shall run concurrently, and the failure of Lessee to curethe Default withinthe greaterof the two such grace periodsshall constitute both an unlawful
detainer and a Breach ofthis Lease entitling Lessor to the remediesprovided for inthis Leaseand/orby said statute.

(b) Continuethe Lease and Lessee's rightto possession and recoverthe Rent asit becomesdue, in which event Lessee may sublet orassign, subjectonly
to reasonable limitations. Acts of maintenance, efforts to relet, and/or the appointment of a receiver to protect the Lessor's interests, shall not constitute a
termination of the Lessee's right to possession.

(c) Pursue any other remedy now orhereafter available under the laws or judicial decisions of the state whereinthe Premises are located. The expiration
ortermination of this Lease and/orthe termination of Lessee's right to possession shall not relieve Lessee from liability underany indemnity provisions of th js Lease
asto matters occurring oraccruing during the term hereof or by reason of Lessee'soccupancy of the Premises.

13.3 Inducement Recapture. Any agreement for free orabated rent or othercharges, the costof tenantimprovements for Lessee paid foror performed by
Lessor, or forthe givingorpaying by Lessor to or for Lessee of anycash orotherbonus, inducementor consideration for Lessee's entering into this Lease, all of which
concessions are hereinafter referred to as"Inducement Provisions," shall be deemed conditioned upon Lessee's full and faithful performanceof all of the terms,
covenantsand conditions of this Lease. Upon Breach of this Lease by Lessee, anysuch Inducement Provision shall automatically be deemed deleted from this Lease
and of no further force oreffect, and any rent, other charge, bonus, inducement orconsideration theretofore abated, given orpaid bylessorunder such an
Inducement Provision shall be immediatelydue and payable by Lessee to Lessor, notwithstanding any subsequentcure of said Breach by Lessee. The acceptance by
Lessorof rentor the cureof the Breach which initiated the operation of this paragraph shall not be deemed a waiverbylessor of the provisions of this paragraph
unlessspecifically sostated in writing by Lessorat thetime of such acceptance.

13.4 Late Charges. Lessee hereby acknowledges that late payment by Lessee of Rent will cause Lessor to incur costs not contemplated by this Lease, the exact
amountof which will be extremelydifficult to ascertain. Such costsinclude, but are not limited to, processing and accounting charges, and late charges which maybe
imposed upon Lessorby any Lender. Accordingly, if any Rent shall notbe received by Lessor within 5 days after such amount shall be due, then, without any
requirement for notice to Lessee, Lesseeshall immediately pay to Lessor a one-time late charge equal to 10% of eachsuch overdue amountor $100, whichever is
greater. The Parties hereby agree that such late charge represents a fairand reasonable estimate ofthe costs Lessor will incur by reason ofsuch late payment.
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Acceptance of such late charge bylessor shall in no event constitute a waiver of Lessee's Defaultor Breach with respect tosuch overdue amount, nor preventthe
exerciseof anyof theotherrights and remedies granted hereunder. In the event that a late charge is payable hereunder, whetheror not collected, for 3 consecutive
installmentsof Base Rent, then notwithstandingany provision of this Lease to the contrary, Base Rent shall, atlessor's option, become due and payable quarterly in
advance.

13.5 Interest. Any monetary payment due Lessorhereunder, other than late charges, not received by Lessor, when due shall bearinterest fromthe 31stday
after it wasdue. The interest ("Interest") charged shall be computed atthe rate of 10% perannum butshall not exceed the maximum rate allowed by law. Interest is
payable in addition to the potential late charge provided forin Paragraph 13.4.

13.6 Breach by Lessor.
(a) Notice ofBreach. Lessorshall not be deemed in breachofthis Leaseunless Lessor fails within a reasonable time to perform anobligation required to

be performed by Lessor. Forpurposes of this Paragraph, a reasonabletime shall in no event be less than 30 days after receipt bylessor, and any Lender whose name
and address shall have been furnished to Lessee in writing for such purpose, of written notice specifying wherein such obligation of Lessorhas not been performed;
provided, however, that if the nature of Lessor'sobligation issuch that morethan 30 days are reasonably required forits performance, then Lessor shall not be in
breach if performance is commenced within such 30 day period and thereafterdiligentlypursued tocompletion.

(b) Performance by Lesseeon Behalf of Lessor. In theeventthat neither Lessor norlender cures said breach within 30 daysafter receipt of said notice,
orif having commenced said cure they do not diligently pursue it tocompletion, then Lessee mayelectto cure said breach atlessee's expense and offset from Rent
the actual and reasonable costto perform such cure, provided however, thatsuchoffset shall not exceedan amount equal to thegreaterof one month's Base Rent or
the Security Deposit, reserving Lessee's rightto seek reimbursement from Lessor foranysuch expensein excess of such offset. Lesseeshall document the cost of said
cureand supplysaid documentationto Lesson

14. Condemnation. If the Premisesor anyportion thereof are taken underthe powerof eminent domain or sold under thethreat of the exercise of said power
(collectively "Condemnation"), this Lease shall terminate as to the parttaken as of the date the condemning authoritytakes title or possession, whichever first occurs.
If more than 10% of the Building, or more than 25% of that portion of the Premises not occupied by any building, is taken by Condemnation, Lessee may, at Lessee's
option, to be exercised in writing within 10 days after Lessorshall have given Lessee written notice of such taking (or in the absence of such notice, within 10 days
after the condemning authorityshall have taken possession) terminate this Lease as of the date the condemning authority takessuch possession. If Lessee does not
terminate this Lease in accordance with the foregoing, this Lease shall remain in full force and effect as to the portion of the Premises remaining, exceptthat the Base
Rent shall be reduced in proportion to the reduction in utility of the Premises caused by such Condemnation. Condemnation awards and/or payments shall be the
property of Lessor, whethersuch award shall be made as compensation fordiminution in value of the leasehold, the value of the parttaken, or for severance damages;
provided, however, that Lessee shall be entitled to anycompensation paid by the condemnor for Lessee's relocation expenses, loss of business goodwill and/or Trade
Fixtures, without regard to whetheror notthis Lease isterminated pursuant to the provisions of this Paragraph. All Alterations and Utility Installations made to the
Premises by Lessee, for purposes of Condemnation only, shall be considered the property of the Lessee and Lessee shall be entitled to any and all compensation which
is payabletherefor. Inthe eventthatthis Lease is not terminated by reason of the Condemnation, Lessorshall repairanydamage tothe Premises caused bysuch
Condemnation.
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16. Estoppel Certificates.
(a) Each Party(as "Responding Party") shall within lo days after written notice from the other Party (the "Requesting Party") execute, acknowledge and

deliverto the Requesting Partya statement in writing in form similartothe then most current "EstoppeICertificate" form published byAIRCRE at time of
this Lease commencement date, pius such additional information, confirmation and/or statements as may be reasonably requested bythe
Requesting Party.

(b) If the Responding Party shall failto execute or deliverthe Estoppel Certificate within such 10 day period, the Requesting Party mayexecute an
Estoppel Certificate statingthat: (i) the Lease is in full force and effect without modification except asmay be represented by the Requesting Party, (11) there are no
uncured defaults inthe Requesting Party's performance, arrd (iii) if I of[Or h.- th.] D~,rpiarting O.~rhi not innmth·'rn -n. mnnth* mnt h?t boon P?,cl in -1,4 ii-,nrn

Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppel Certificate, and the Responding Party shall be estopped from denying the
truth of the facts contained insaid Certificate. In addition, Lessee acknowledgesthat any failure on its part to provide such an Estoppel Certificate will expose Lessor
to risks and potentially cause Lessorto incurcosts notcontemplated bythis Lease, the extent of which will be extremely difficult to ascertain. Accordingly, should the
Lessee fail toexecute and/ordelivera requested Estoppel Certificate in atimely fashion the monthly Base Rentshall beautomatically increased, withoutany
requirement for notice to Lessee, byan amountequal to 10% ofthethen existing Base Rentor$100, whichever is greater for remainder of the Lease. The Parties
agree that such increase in Base Rent represents fair and reasonable compensation forthe additional risk/costs that Lessor will incurby reason of Lessee's failure to
provide the Estoppel Certificate. Such increase in Base Rentshall in no event constitute a waiverof Lessee's Default or Breach with respect to the failure to provide
the Estoppel Certificate nor preventthe exercise ofany ofthe otherrightsand remediesgranted hereunder,

(c) If Lessor desiresto finance, refinance, or sell the Premises, or any partthereof, Lessee and all Guarantorsshall within 10 daysafter written notice
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from Lessor deliverto anypotential lender orpurchaser designated by Lessorsuchfinancial statementsas may be reasonably required by such lenderor purchaser,
including but not limited to Lessee's financial statements for the past 3 years. All such financial statementsshall be received by Lessorand such lender orpurchaser in
confidenceand shallbe usedonlyfor the purposes hereinset forth.

17. Definition of Lessor. Theterm "Lessor" as used hereinshall meanthe owneror ownersatthe time in question of the feetitle tothe Premises, or, if thisis a
sublease, of thelessee's interestinthe priorlease. In theeventof atransfer of Lessor's title orinterest inthe Premises orthis Lease, Lessor shalldeliverto the
transferee or assignee (in cashorby credit) any unused Security Deposit held by Lessor. Uponsuch transfer orassignment and deliveryof the Security Deposit, as
aforesaid, the prior Lessor shall be relieved of all liability with respectto the obligations and/or covenants underthis Leasethereafter to be performed bythe Lessor.
Subject to the foregoing, theobligations and/or covenants in this Lease to be performed bythe Lessorshallbe binding only uponthe Lessor ashereinabove defined.

18. Severability. The invalidity of any provision of this Lease, as determined by a court of competent jurisdiction, shall in no wayaffect the validity of anyother
provision hereof.

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

M 1 imultinn An 1 10|Alll/y Then r,hli~-.H~n~ 41 ,·1~~nr IinA,rthir 1 n,rn rh-,11 rn,t rn,wl·i/.it, pnrrnn,1 Ahli~-Itinnr nf 1 nrrn, n, i/r p,/nnrr, n-,grnb,?rt·, '11'9¢+C•rr~ Aff~rn,r
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21. Time of Essence. Time is of the essence with respect to the performance of all obligations to be performed orobserved by the Parties underthis Lease.

22. No Prior or Other Agreements; Broker Disclaimer. This Lease contains all agreements betweenthe Parties with respect to any matter mentioned herein, and no
other prior orcontemporaneous agreementorunderstanding shall be effective. Lessorand Lessee each represents and warrantsto the Brokers that it has made, and
is relying solelyupon, its own investigation asto the nature, quality, characterand financial responsibility o f the other Partyto this Leaseand asto the use, nature,
qualityand characterof the Premises. Brokers have no responsibility with respectthereto orwith respect toany default or breach hereof by either Party.

23. Notices.
23.1 Notice Requirements. All notices required orpermitted by this Lease orapplicable law shall be in writing and maybe delivered in person (by hand or by

courier)or may be sent by regular, certified or registered mail or U.S. Postal Service Express Mail, with postage prepaid, or by facsimiletransmission, orby email, and
shall be deemedsufficiently givenifserved ina mannerspecified inthis Paragraph 23. The addresses noted adjacentto a Party's signature onthis Leaseshall bethat
Party'saddress fordelivery ormailingof notices. Either Party mayby written notice to theotherspecify adifferent address for notice, exceptthat upon Less.co':
bking pn«p«inn nfthp Promirp., thp Prprnigpi <hs,11 mn.tihitp I .«p:/ Arlrlrpic fnrnnt·,rp A copy ofall notices to Lessor shall be concurrentlytransmitted to such
partyor partiesat such addresses as Lessor may from time totime hereafter designate in writing.

23.2 Date of Notice. Any notice sent by registered orcertified mail, return receipt requested, shall bedeemedgiven onthe dateof deliveryshown on the
receipt card, orif nodeliverydate is shown, the postmark thereon. If sentby regularmailthe noticeshall bedeemedgiven 72 hours afterthe same isaddressed as
required herein and mailed with postage prepaid. Notices delivered by United States Express Mail or overnightcourierthat guarantees next daydeliveryshall be
deemedgiven 24 hours afterdeliveryof thesame tothe Postal Serviceor courier. Noticesdelivered by hand, ortransmitted by facsimile transmissionor byemail
shall be deemed delivered upon actual receipt. If notice is received on a Saturday, Sunday or legal holiday, itshall be deemed received onthe next business day.

23.3 Options. Notwithstanding the foregoing, in orderto exercise any Options (see paragraph 39), the Notice mustbe sent by Certified Mail (return receipt
requested), Express Mail (signature required), courier(signature required) or some other methodologythatprovides a receipt establishingthedate the notice was
received by the Lessor.

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

covenant or condition hereof, orof any subsequent Default or Breach by Lessee of thesame orof any otherterm, covenantorcondition hereof. Lessor's consent to,
orapproval of, any actshall not bedeemed to render unnecessarytheobtaining of Lessor's consentto, or approval of, anysubsequentor similaract bylessee, orbe
construed as the basis of anestoppel to enforce the provision or provisions of this Lease requiringsuch consent.

(b) Theacceptance of Rent bylessorshall not be a waiverof any Default or Breach bylessee. Any payment bylessee may be accepted by Lessoron
accountof moniesor damages due Lessor, notwithstanding any qualifyingstatements orconditions made by Lessee in connection therewith, which such statements
and/orconditions shallbe of no force oreffect whatsoeverunless specificallyagreedto in writing by Lessorat orbefore thetimeof depositof such payment.

(c) THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALLGOVERN WITH REGARD TO ALLMATTERS RELATED THERETOAND HEREBYWAIVE THE
PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENTTHAT SUCH STATUTE IS INCONSISTENT WITH THIS LEASE.

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

whattype of agency relationship orrepresentation ithas withthe agent oragents inthe transaction. Lessor and Lessee acknowledge beingadvised bythe Brokers in
thistransaction, as follows:

(i) Lessor'5 Aqent. A Lessor's agent undera listing agreement with the Lessor acts asthe agent forthe Lessoronly. A Lessor's agentor subagent
has the following affirmative obligations : To the Lessor: A fiduciary duty of utmost care , integrity, honesty, and loyalty in dealings with the Lessor. To the Lessee and
the Lessor: (a) Diligentexercise of reasonable skills andcare in performance of theagent's duties. (b) A duty of honestand fairdealing andgood faith. (c) A duty to
discloseall facts known tothe agent materiallyaffecting the value ordesirabilityof theproper'tythatarenot known to, or withinthe diligentattention and
observation of, the Part'ies. Anagent isnot obligated to reveal toeither Partyany confidential information obtained from the other Party which does not involve the
affirmative duties set forth above.

(ii) Lessee'5 Aqent. Anagent can agree to actas agent for the Lesseeonly. In thesesituations, the agentis notthe Lessor'sagent, even if by
agreementthe agent may receive compensation for services rendered, eitherin full erin part from the Lessor. An agent actingonly for a Lessee hasthe following
affirmative obligations. To the Lessee: Afiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with the Lessee. 72) the Lessee and the Lessor: (a)
Diligent exercise of reasonable skills and care in performance ofthe agent'sduties. (b)A dutyof honest and fair dealingandgood faith. (c)A dutytodisclose all facts
known to the agent materiallyaffecting the valueor desirabilityof the propertythat are not known to, or within the diligent attention and observation of, the Parties.
An agent is not obligated to reveal to either Partyany confidential information obtained fromthe other Party which does not involvetheaffirmative dut:ies set forth
above.

( iii ) Agent Representing Both Lesser and Lessee . A rea\ estate agent, eitheracting directlyorthrough one or more associate licensees , can legally be

b.
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theagent of both thelessorand the Lessee in a transaction, butonly withthe knowledgeand consent of both the Lessorand the Lessee. In adualagencysituation,
the agent has the following affirmative obligations to both the Lessor and the Lessee: (a) A fiduciarydutyof utmostcare, integrity, honestyand loyalty in the dealings
with either Lessoror the Lessee. (b)Other dutiesto the Lessorand the Lessee asstated above insubparagraphs (i)or(ii). In representing both Lessorand Lessee, the
agentmay not, without theexpress permission of the respective Party, disclose tothe other Party confidential information, including, but not limited to, facts relating
to either Lessee's or Lesser'sfinancial position, motivations, bargaining position, or other personal information that may impact rent, including Lessor's willingness to
accepta rentless thanthelisting rentor Lessee's willingness to pay rent greaterthan therent offered. The abovedutiesof theagent ina real estate transaction do
not relieve a Lessor or Lessee from the responsibility to protect theirown interests. Lessor and Lessee should carefully read all agreements to assurethat they
adequately express their understanding ofthetransaction. A real estate agent is a person qualified to advise about realestate. If legal ortax advice is desired, consult
a competent professional. Both Lessorand Lesseeshould strongly consider obtainingtax advice from a competentprofessional because the federal and state tax
consequencesof atransaction can becomplex andsubject tochange.

(b) Brokers have no responsibility with respect to anydefault orbreach hereof byeither Party. The Parties agree that no lawsuit orother legal
proceeding involving any breach of duty, error or omission relating to this Lease may be brought against Brokermore than one yearafterthe Start Date and that the
liability (including court costs and attorneys' fees), of any Broker with respect to any such lawsuit and/or legal proceeding shall not exceedthe fee received by such
Broker pursuant tothis Lease; provided, however, thatthe foregoing limitation on each Broker's liability shall not be applicable to any gross negligence or willful
misconductof such Broker.

(c) Lessorand Lessee agree to identify to Brokers as "Confidential" any communication orin formation given Brokers that is considered bysuch Party to
be confidential.

26. No Right To Holdover. Lessee has no right to retain possession of the Premises orany part thereof beyond theexpiration or termination of this Lease. Ator
priorto the expiration ortermination of this Lease Lessee shall deliverexclusive possession of the Premisesto Lesson For purposes ofthis provision and Paragraph
13.1(a), exclusive possession shall meanthat Lessee shall have vacated the Premises, removed all of its personal propertytherefrom and that the Premises have been
returned in the condition specified in this Lease. In the event that Lessee does not deliverexclusive possession to Lessor asspecified above, then Lessor's damages
duringany holdoverperiod shallbecomputed atthe amountof the Rent(as defined in Paragraph 4.1) due duringthe last full month before the expiration or
termination of this Lease (disregarding anytemporary abatement of Rentthat mayhave been ineffect), but with Base Rent being 150% of the Base Rent payable
duringsuch last full month. Nothing contained herein shall be construed asconsent by Lessor to any holding over by Lessee.

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

28. Covenants and Conditions; Construction ofAgreement. All provisions of this Lease to be observed or performed by Lessee are both covenants and conditions.
In construing this Lease, all headingsand titles are forthe convenience of the Parties only andshall not beconsidered apartof this Lease. Whenever required bythe
context, the singular shall include the plural and vice versa. This Leaseshall not be construed asif prepared by one of the Parties, but ratheraccording to its fair
meaning as a whole, asif both Parties had prepared it,

29. Binding Effect; Choice of Law. This Lease shall be binding uponthe Parties, their personal representatives, successors and assigns and be governed bythe laws
of the State in whichthe Premises are located. Any litigation between the Parties hereto concerningthis Lease shall be initiated in the countyin whichthe Premises
are located. Signatures to this Lease accomplished by means of electronic signature or similartechnology shall be legal and binding.

30. Subordination; Attornment; Non-Disturbance.
30.1 Subordination. This Lease and any Option granted hereby shall be subject and subordinate to any ground lease, mortgage, deedof trust, or other

hypothecation or securitydevice (collectively, "Security Device"), now or hereafter placed upon the Premises, to any and alladvances made on the security thereof,
and to all renewals, modifications, and extensions thereof. Lessee agrees thatthe holders of any such Security Devices (inthis Lease together referred toas "Lender")
shall have no liability orobligation to perform any of the obligations of Lessor underthis Lease. Any Lendermay electto have this Lease and/orany Option granted
herebysuperior tothe lienof its Security Device bygiving written not'ice thereof to Lessee, whereuponthis Lease and such Options shall be deemed prior tosuch
Security Device, notwithstanding the relative dates of the documentation orrecordation thereof.

30.2 Attornment. In the eventthat Lessortransferstitle to the Premises, orthe Premisesare acquired byanother upon the foreclosure or termination of a
Security Device to which this Lease is subordinated (i) Lesseeshall, subjecttothe non-disturbance provisions of Paragraph 30.3, attorn to such new owner, and upon
request, enter intoa new lease, containing all of theterms and provisionsof thislease, withsuch new owner for the remainderof theterm hereof, or, attheelection
of the new owner, this Lease will automatically become a new lease between Lessee and such new owner, and (ii) Lessor shall thereafter be relieved of any further
obligations hereunder andsuch new ownershall assumeall of Lessor's obligations, exceptthat such new ownershallnot: (a)be liable forany actor omissionof any
prior lessor or with respect toevents occurringprior toacquisition of ownership; (b) besubject toanyoffsets ordefenses which Lessee might have against anyprior
lesser, (c) be bound byprepayment of more thanone month'srent, or (d) be liable forthe returnof anysecuritydeposit paidto 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 ofthis Lease, Lessee'ssubordination ofthis Lease shall be
subject to receiving a commercially reasonable non-disturbance agreement (a "Non-Disturbance Agreement") from the Lender which Non-Disturbance Agreement
providesthat Lessee's possession ofthe Premises, and this Lease, including anyoptionsto extend the term hereof, will notbe disturbedso long aslessee is not in
Breach hereof andattorns tothe record ownerof the Premises. Further, within 60 days afterthe execution of this Lease, Lessorshall, if requested by Lessee, use its
commerciallyreasonable efforts to obtaina Non-Disturbance Agreement from the holder of any pre-existing Security Device which issecured bythe Premises. In the
event that Lessoris unableto provide the Non-Disturbance Agreement within said 60 days, then Lessee may, at Lessee's option, directly contact Lenderand attempt
to negotiate forthe execut'ion and delivery of a Non-Disturbance Agreement.

30.4 Self-Executing. The agreements contained in this Paragraph 30 shall be effective without the execution of any furtherdocuments; provided, however, that,
upon written request from Lessorora Lender in connection with asale, financing orrefinancing of the Premises, Lessee and Lessorshallexecute such further writings
as may be reasonably required toseparately documentany subordination, attornment and/or Non-Disturbance Agreement provided for herein.

31. Attorncyc' Fooc. If iny Pirty or Broker brings on action crproccodirc 'r·I,le'llingtho Dren•frer '·'het"'cr feunded in tort, contract or equity, orto declare rights
hr·,re'ln,Inr, th9 Drnimiling D-,rty (-1- Ar're-·'finr rl,dingrl} in iny (·,irh prnrnnfling, -,rti,~n, mr -,ppn-,1 +1"-'rr,nn rh-,11 hn nntitle,A +r, rr,-1~·nn,hl,-, -,ttnrrimir' foar qi,rh fnnr in--
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32. Lesser's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premises at anytime, in the case of an emergency, and
otherwise at reasonabletimes afterreasonable prior notice for the purpose of showingthe sameto prospective purchasers, lenders, ortenants, and makingsuch
alterations, repairs, improvementsor additions tothe Premisesas Lessor may deem necessaryor desirable and theerecting, using and maintaining of utilities,
services, pipes and conduits throughthe Premises and/orother premisesas longasthere is no material adverse effect on Lessee's use ofthe Premises. All such
activitiesshall be without abatementof rent orliability to Lessee.

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

34. Signs. Lessor may placeon the Premises ordinary "For Sale" signs at anytime and ordinary "For Lease" signs duringthe last 6 months of theterm hereof. Except
forordinary "forsublease" signs, Lessee shall not place any sign uponthe Premises without Lessor's priorwritten consent. All signs mustcomply with all Applicable
Requirements.

35. Termination; Merger. Unlessspecificallystated otherwise in writing by Lessor, the voluntary orother surrender of this Lease by Lessee, the mutual termination
orcancellation hereof, or atermination hereof by Lessor for Breach by Lessee, shall automatically terminate anysublease or lesser estate inthe Premises; provided,
however, that Lesser may electtocontinue anyone orall existing subtenancies. Lessor's failure within 10 days followingany such eventto electto the contrary by
written notice tothe holderof any such lesser interest, shall constitute Lessor'selection to have such eventconstitute thetermination of such interest.

36. Consents. All requests forconsent shall be in writing. 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 ordelayed. Lessor's actual reasonable costs and expenses (includingbut not limited to
architects', attorneys', engineers' and otherconsultants' fees) incurred in theconsideration of, orresponse to, a request by Lessee forany Lesser consent, including
but not limited to consentstoan assignment, a sublettingorthepresence or use of a Hazardous Substance, shall be paid bylessee upon receipt of an invoiceand
supportingdocumentation therefor. Lessor's consentto anyact, assignmentor subletting shall not constitute an acknowledgmentthat no Defaultor Breach bylessee
ofthis Lease exists, norshall such consent be deemed a waiver of any then existing Default or Breach, except as may be otherwise specifically stated in writing by
Lessor at thetime ofsuch consent. The failureto specify herein any particular condition to Lessor's consent shall not preclude the imposition bylessor atthe time of
consentof such further orotherconditions asare then reasonable with reference to theparticular matter for which consentis beinggiven. Inthe eventthat either
Partydisagrees withany determination made by theother hereunderand reasonably requeststhe reasons for suchdetermination, the determining party shall furnish
its reasons in writing and in reasonable detail within 10 business days followingsuch request.

37 . Guarantor.
37.1 Execution. The Guarantors, if any, shalleach execute aguaranty inthe form most recently published by AIR CRE, and each such Guarantor shall have the

sameobligations as Lessee underthis Lease.
37.2 Default. Itshall constitute a Default ofthe Lessee if any Guarantor fails orrefuses, upon requestto provide: (a) evidence ofthe execution ofthe guaranty,

includingthe authority of the partysigning on Guarantor's behalfto obligate Guarantor, and inthe caseof a corporate Guarantor, acertified copy ofa resolution of its
board of directorsauthorizing the makingof such guaranty, (b) current financial statements, (c) an Estoppel Certificate, or (d) written confirmation thatthe guaranty is
still in effect.

38. Quiet Possession. Subject to payment by Lessee ofthe Rent and performance of all ofthecovenants, conditions and provisions on Lessee's part to beobserved
and performed underthis Lease, Lesseeshall have quiet possession and quietenjoyment of the Premises during the term hereof.

39. Options. If Lessee isgranted any Option, asdefined below, then the following provisions shall apply.
39.1 Definition. "Option"shall mean: (a)the right toextend orreducethe term of orrenew this Lease ortoextend orreduce the term of or renew any lease

thatlessee has on other property of Lessor; (b) the right of first refusal orfirst offerto lease eitherthe Premisesorother property of Lessor; (c) the rightto purchase,
the right offirst offerto purchase orthe rightof first refusal to purchasethe Premises orother propertyof Lesson

39.2 Options Personal To Original Lessee. Any Option granted to Lessee in this Lease is personal totheoriginal Lessee, and cannot be assigned orexercised by
anyone other thansaid original Lesseeand only while the original Lessee is in full possession of the Premises and, if requested by Lessor, with Lessee certifying that
Lessee has no intention of thereafter assigning or subletting

39.3 Multiple Options. In the event that Lessee has anymultipie Optionsto extend orrenew thislease, a later Option cannot be exercised unlessthe prior
Options have been validly exercised.

39.4 Effect of Default on Options.
(a) Lessee shall have no rightto exercise an Option: (i)duringthe period commencing withthe giving ofany notice of Default and continuing until said

Defaultis cured, (ii) duringthe period oftime any Rent is unpaid (without regard to whethernotice thereof isgiven Lessee), (iii) during thetime Lessee is in Breach of
this Lease, or(iv) intheevent that Lessee has been given 3 or morenotices ofseparate Default, whetheror notthe Defaults are cured, duringthe 12 month period
immediately preceding the exercise of the Option.

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

(c) An Option shall terminate and be of no further force or effect, notwithstanding Lessee's due and timelyexercise of the Option, if, aftersuch exercise
and priortothe commencementof the extended term orcompletion of the purchase, (i)Lessee failstopay Rent for aperiod of 30 days aftersuch Rentbecomesdue
(without any necessity of Lessor to give notice thereof), or (il) if Lessee commits a Breach of this Lease.

40. Multiple Buildings. If the Premises are a partofa group of buildingscontrolled by Lessor, Lessee agreesthat it willabide byand conform toall reasonable rules
and regulations which Lessor maymake from time to time for the management, safety, and care ofsaid properties, includingthe care and cleanliness ofthe grounds
and including the parking, loadingand unloading ofvehicles, and to cause itsemployees, suppliers, shippers, customers, contractors and invitees to soabide and
conform. Lessee also agrees to pay its fair share of commonexpenses incurred inconnection withsuch rules and regulations.

41. Security Measures. Lessee herebyacknowledges thatthe Rent payable to Lessorhereunder does not include the cost of guard serviceorother security
measures, and that Lessor shall have no obligation whatsoever to provide same. Lessee assumes all responsibility forthe protection of the Premises, Lessee, its
agents and invitees and their property from the acts ofthird parties,
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42. Reservations. Lessor reservesto itself the right, from time to time, to grant, without the consent or joinder of Lessee, such easements, rightsand dedications
that Lessor deemsnecessary, and to cause the recordation of parcel mapsand restrictions, so long assucheasements, rights, dedications, maps and restrictions do
not unreasonably interfere with the use of the Premises by Lessee. Lessee agrees to sign any documents reasonably requested by Lessor to effectuate any such
easement rights, dedication, map orrestrictions.

43. Performance Under Protest. If at anytime a dispute shall arise as to any amountorsum of money to be paid byone Party tothe other under the provisions
hereof, the Party against whomtheobligation to pay the money isasserted shall havethe rightto make payment"under protest" and such paymentshall not be
regarded as a voluntary paymentandthere shall survive the right onthe part of said Party to institute suit for recoveryof such sum. I f it shall beadjudged thatthere
was no legal obligation on the part of said Party to pay such sum or any part thereof, said Party shall be entitled to recover such sum or so much thereof as it was not
legally required to pay. A Party whodoes notinitiate suit forthe recoveryof sums paid "under protest" within 6 monthsshall be deemed to have waived its right to
protest such payment.

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

suchentity representsand warrantsthat he orshe isduly authorized toexecute and deliver this Leaseon its behalf. Each Party shall, within 30 days after request,
deliverto the other Party satisfactory evidence of such authority.

(b) If this Lease is executed bymore thanone person orentity as "Lessee", each such person orentity shall be jointlyand severally liable hereunder. It is
agreed that anyone of the named Lessees shall beempowered to execute any amendmentto this Lease, or otherdocument ancillarythereto and bind all of the
named Lessees, and Lessor may relyon the same asif all of the named Lessees had executed such document.

(c) This Lease maybe executed bythe Partiesin counterparts, each ofwhichshall bedeemed an original and allof which together shall constitute one
and the same instrument.

45. Conflict. Any conflict betweenthe printed provisions of this Lease and the typewritten or handwritten provisionsshall be controlled bythe typewritten or
handwritten provisions.

46. Offer. Preparation ofthis Lease byeither Partyortheir agentand submission of sametothe other Party shall not be deemed an offerto lease to the other
Party. This Lease is notintended to be binding until executed and delivered byall Parties hereto.

47. Amendments. This Lease maybe modified only in writing, signed bythe Parties in interest atthe time of the modification. As long astheydo not mate,4@111,
change Lessee's obligations hereunder, Lessee agreesto make such reasonable non-monetary modificationstothis Lease as maybe reasonably required by a Lender
inconnection withthe obtainingof normal financingor refinancingof the Premises.

/19 "'3-19. ef k.•V-rill THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR PROCEEDING INVOLVING THE PROPERTY
OR ARISING OUTOF T415 LEASE

49. Arbitration of Disputes. An Addendum requiringthe Arbitration of all disputes between the Parties and/or Brokers arising out of this Lease El is LI--1 is not
attached to this Lease.

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

11.1 have not undergone an inspection bya Certified Access Specialist(CASp). Note: A Certified Access Specialist (CASp) can inspect the subject premisesand
determine whether thesubject premises comply with all of the applicable construction-related accessibilitystandards understate law. Although state law does not
require a CASpinspection of the subject premises, the commercial property ownerorlessor maynot prohibitthe lessee ortenant from obtaininga CASp inspection of
thesubject premises for theoccupancyor potential occupancy of the lesseeortenant, if requested bythe lessee ortenant. The partiesshall mutuallyagree onthe
arrangements for thetime and mannerof the CASp inspection, the paymentof the fee forthe CASpinspection, andthe cost of making any repairs necessary to
correct violations of construction-related accessibility standards within the premises.

L--1 have undergone an inspection by a Certified Access Specialist (CASp) and it wasdetermined thatthe Premises metall applicable construction-related
accessibilitystandards pursuantto California Civil Code §55.51 et seq. Lesseeacknowledgesthat itreceived a copyof the inspection reportatleast 48 hours priorto
executing this Lease and agreesto keep such report confidential.

~ have undergone an inspection bya Certified Access Specialist (CASp)and it was determined thatthe Premisesdid not meetall applicable construction-related
accessibility standards pursuant to California Civil Code §55.51 et seq. Lessee acknowledges that it received a copy of the inspection report at least 48 hours prior to
executingthis Lease and agreesto keep such report confidential except as necessary to complete repairs and corrections of violations of construction related
accessibility standards.

In the eventthat the Premises have been issued an inspection report by a CASpthe Lessorshall provide acopy ofthe disability accessinspection certificate to Lessee
within 7 days of the execution of this Lease.

(b) Since compliance withthe Americans with Disabilities Act (ADA) and otherstate and local accessibility statutes are dependent upon Lessee'sspecific
use of the Premises, Lessormakes no warrantyor representation as to whether or notthe Premises comply with ADA or anysimilarlegislat:ion. In the event that
Lessee's use of the Premises requires modifications oradditions tothe Premises inorder to be in compliance with ADA or otheraccessibility statutes, Lessee agrees to
make any such necessary modifications and/oradditions at Lessee's expense.

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

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY AIR CRE OR BY ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX
CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO WHICH IT RELATES. THE PARTIES ARE URGED TO:
1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE.
2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID INVESTIGATION SHOULD INCLUDE BUT NOT BE
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LIMITED TO: THE POSSIBLE PRESENCEOFHAZARDOUS SUBSTANCES, THE ZONING OF THE PREMISES, THE STRUCTURALINTEGRITY, THE CONDITIONOF THEROOF
ANDOPERATING SYSTEMS, AND THE SUITABILITY OF THE PREMISES FOR LESSEE'S INTENDED USE.

WARNING: IF THE PREMISES ARE LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THE LEASE MAY NEED TO BE REVISED TO COMPLY WITH
THE LAWS OF THE STATE IN WHICH THE PREMISES ARE LOCATED.

The parties hereto have executed this Lease atthe place and onthe dates specified above theirrespective signatures.

·Executed at: 3- 33<30 Executed at:
On: 9,/%/2.1 On:

By LESSOR: By LESSEE:
West Coast Investments City of San Diego

By ~_P- «- By ~:lr |,---1
Name Printed: -T»,suw14 PARX Name Priftey 1.0-1.N 'AACS
Title: (-.Fe Title: Dig*=24DePAFT#les- tp- fgAL Es·11HE- rAO
Phone: t.,9 - 293-7349 Phone: \ 1 0171 fACT UAL,;80*732
Fax: 1. 15 - 2-9 1 - 4 E=* 1. Fax:
Email --TDA,zin*A? 2 \*Z I *v~Sirritwr CS'.40/. C- Email  -$241*ws 8.SAWD'.Eb-60 t:£4.

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

Address: Address:

Federal ID No.: Federal ID No.

BROKER BROKER

Cushman & Wakefield

Attn: Attn: Kevin Nolen & Kevin Meissner
Title: Title:

Address: Address:
Phone: Phone:
Fax: Fax:
Emai I: Email:
Federal ID No.: Federal ID No.:
Broker DRE License #: Broker DRE License #:
Agent DRE License #: Agent DRE License #:

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

Approved As To Form
Mara W. Elliotk\ ,

BY~e. 15»Ay*-DATE: _11-4 3029
4-3--~3

NAME: ,---4,EL *- • \\91,0Lotk
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ADDENDUM TO STANDARD INDUSTRIAL COMMERCIAL SINGLE-TENANT LEASE - NET, DATED
SEPTEMBER 1, 2022 BY AND BETWEEN WEST COAST INVESTMENTS AS LESSOR, AND CITY OF
SAN DlEGO, A CALIFORNIA MUNICIPAL CORPORATION, AS LESSEE, WITH RESPECT TO THE
PREMISES COMMONLY KNOWN AS 1655 PACIFIC HIGHWAY, SAN DIEGO, CA 92101 ("FORM
LEASE"). THE PROMISES, COVENANTS, AGREEMENTS AND DECLARATIONS MADE AND SET
FORTH IN THIS ADDENDUM ARE INTENDED TO AND SHALL HAVE THE SAME FORCE AND
EFFECT AS IF SET FORTH IN TIIE BODY OF THE FORM LEASE. TO THE EXTENT THAT THE
PROVISIONS OF THIS ADDENDUM ARE INCONSISTENT WITH THE TERMS AND CONDITIONS OF
THE FORM LEASE, THE PROVISIONS OF THIS ADDENDUM SHALL CONTROL. EXCEPT FOR
PURPOSES OF DETERMINING WHETHER A CONFLICT EXISTS BETWEEN THE FORM LEASE AND
THIS ADDENDUM, THE TERM "LEASE"(AS USED HEREIN AND IN TIIE FORM LEASE) SHALL
INCLUDE TIIE PROVISIONS OF THIS ADDENDUM.

51. Premises: Lessee shall lease the following on the 0.49-acre (21,161 SF) lot:

• Existing Hotel with 34 Units
• 20 one-beds
• 14 two-beds
• Other Property Areas
• Lobby
• Admin Office
• Pool - which shall be further defined in the lease
• Laundry Room
• Break Room
• All Parking on the lot
• Utility Areas
• Any and all land, utilities, building structures, etc. of the parcel (533-311-12)

52. Use: The Lessee will use the property to provide shelter and services to those experiencing
hometessness throughout the City ("Agreed Use-)

53. Lease Commencement: Lease Commencement shall occur upon final City Attorney execution of
the Lease, estimated to be September 16, 2022.

54. Reserved

55. Lease Term: The Original Term of the Lease shall be for a term of ten (10) months with two (2),
one (1) year extension options (Extension) as set forth in section 65, below. Payment of rent for
the extensions will be contingent upon the City Council appropriating sufficient funds in the Annual
Appropriations Ordinance. Lessee will give Lessor ninety (90) day notice of any failure of City
Council to appropriate sufficient funds and will terminate the lease and vacate the property prior to
the next fiscal year (July 1, 2023) if such failure occurs.

56. Right of First Refusal: Lessee requests an on-going Right of First Refusal for the purchase of the
leased property throughout the lease term. If the Lessors receive a Third Par·ty Offer that the Lessors
intend to accept, the Lessors must notify the Lessee of their intent, and not accept the Third-Party Offer,
until the Lessee has had the opportunity to purchase described in this grant. The Lessors' notice must
incorporate a complete and accurate counterpart of the Third-Party Offer. The Lessors' offer must remain
open for acceptance by the Lessee for a period of fifteen (15) days after receipt by the Lessee of the
Lessors' notice (the 'Acceptance Period"). The Lessors' notice of intent to accept the Third-Party Offer
constitutes the Lessors' offer to Transfer the Property to the Lessee on the same terms as set forth in the
Third-Party Offer.
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57. Base Rental Rate: The Base Rental Rate shall be $71,400.00 per month throughout the Lease
Term. Lessee shall pay initial base rent equal to the months remaining in the City Fiscal Year 2023.

58. Rent Abatement: During any period that there is substantial interference, not caused by Lessee
or the Lessee's use and operation of the Property, with Lessee's use and possession of the
Property or any substantial portion thereof, Lessee will have the right to abate rent. If Lessee is
able to use and possess a portion of the Property, rent shall be abated in proportion to the portion
of the Property that is unusable. Such abatement shall continue through the period commencing
with the date of such interference and ending upon Lessee's ability to fully use and occupy the
entire Property.

59. Operating Expenses: The Taxes and Property Insurance for the Property and Premises shall be
on a Gross basis. Lessor shall direct pay for all costs associated with the Insurance & Tax Expenses
associated with the building, including, but not limited to; Property Taxes, Property Insurance, and
other like costs directly associated with the Operations of the Building/Property and to be further
defined in the lease agreement. On a monthly basis, Lessor shall furnish the property insurance
bill to Lessee, at which time, Lessee will reimburse Lessor for the property insurance within thirty
(30) days of receipt of the bill. On a twice-a-year basis, Lessor shall furnish the Property Tax bill to
Lessee, at which time, Lessee will reimburse Lessor for the Property Tax within thirty (30) days of
receipt of the bill.

Lesser shall contract and pay directly for water and sewer serving the Property and Premises.
Lessee shall directly contract and pay only the following utilities serving the Property and Premises:
electric, gas, and trash.

60. Maintenance Obligations: Throughout the Lease Term and any extensions thereof, Lessor, at its
sole cost and expense, shall be responsible to maintain or replace as necessary the following items
if the costs to maintain, repair, or replace exceed $1,000: (i) the roof (including roof membrane) (ii)
building foundation, (ili) floor slab, (iv) structural components (v) exterior walls and doors and (vii)
asphatt portions of the automobile parking areas. If costs to maintain, repair or replace are equal
to or below $1,000, Lessee may request Lessor to complete the maintenance, repair, or
replacement of the aforementioned items and be duly reimbursed for such work.

Lessor warrants there are no hazardous or toxic materials in, on or about the Building, the Premises
and/or the site to the Lessor's knowledge. If Lessor has knowledge of any hazardous or toxic
materials on the Premises and/or site, Lessor shall have the express responsibility to advise Lessee
of any hazardous or toxic materials which are located in, on, underneath, or about the Premises,
parking areas, storage area or other parts of the project. It shall be the responsibility of the Lessor
to i) at its sole cost and expense to remove any hazardous or toxic materials prior to the
commencement of Lessee improvement construction, ii) represent and warrant that there are no
hazardous substances in the Premises in accordance with the Comprehensive Environmental
Response and Liability Act an ACP- Certificate and, iii) indemnify and hold Lessee harmless from
any future action which might occur as a result of the presence of hazardous or toxic materials.
Further, Lessofs costs for the removal of such materials in Lessee's premises or in any other
location in the project shall be excluded from the operating expense calculations which would
otherwise be passed through to Lessee. Lessor shall disclose to Lessee the type, quantity and
location of any known asbestos containing materials (ACM) and provide any existing ACM testing
reports.

Lessor shall provide Minor Maintenance and Repair Services as outlined below in Table 1
(Maintenance Services) throughout the term of the Lease, including any options to extend
exercised by Lessee. Lessor must submit a cost estimate to the Lessee for approval prior to
commencing any Maintenance Services. Cost estimates must include, but not be limited to, 1)
Detailed explanation of task to be performed; 2) Not to Exceed working hours Maintenance
Services are to be performed, and; 3) Personnel assigned to task. Following completion of task to
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the Lessee's satisfaction, Lessor will provide an invoice detailing, at a minimum: 1) Total number
of hours worked, 2) Hours and Rate for Maintenance Services; 3) Tasks achieved, and; 4) Total
cost to complete the Unanticipated Service, to be payable by Lessee upon 30 days of receipt of
invoice.

TABLE 1

Description Task Hourly Rate Service Hours
Base Maintenance Services Plumbing, Electrical, HVAC,
(36 Hour Response Time) Carpentry, Flooring, Drywall, Monday - FridayPainting, Mechanical, Other $28.00 9:00am - 5:00pmGeneral Repair and

Maintenance Services
Overtime Maintenance Plumbing, Electrical, HVAC, Hours outside of BaseServices Carpentry, Flooring, Drywall, Maintenance ServicesPainting, Mechanical, Other $42.00 and during CityGeneral Repair and HolidaysMaintenance Services
Emergency Maintenance Plumbing, Electrical, HVAC,
Services Carpentry, Flooring, Drywall,
(3 Hour Response Time) Painting, Mechanical, Other $84.00 7 Days per Week/

24 hours per DayGeneral Repair and
Maintenance Services

If other services not identified in Table 1 are needed to preserve the health and safety of the
occupants, and satisfactorily maintain the condition of the Property, Lessee and Lessor shall come
to a mutual agreement documented in writing for services and costs needed to address repairs.

Nothing in the Lease obligates the Lessee to work solely with the Lessor for Maintenance Services
and Lessee reserves the right to utilize its own licensed and insured contractors if so desired to
perform Maintenance Services.

61. Restoration of the Property: Upon sixty (60) days after the expiration or termination of the Lease,
City, shall remove all personal items, remove all occupants, and restore the property to substantially
the same condition as existed immediately prior to City taking control of the property. Restoration
applies specifically to repair of any damage to the property throughout duration of the term and not
replacement of personal property removed by Lessor prior to Lessee taking possession, restoration
of pool or signage. City shall pay the Base Rental Rate for time personal property remains on the
Premises and time needed to restore the property to substantially the same condition as existed
immediately prior to City taking control of the property.

62. Electrical, HVAC & Plumbing: Lessor shall deliver the Premises with all electrical, HVAC and
plumbing in good working order with a warranty of six (6) months from the Commencement Date.
If a unit needs repair or replacement within the six (6) months, the responsibility for such repairs or
replacement shall be allocated as follows:

If a particular unit requires repair that costs $375 or less in a single instance, and that costs $750
or less for the lifetime of such unit, then Lessee shall be responsible for cost of such repair.

If a particular unit requires repair in excess of $375 in a single instance or requires replacement,
then Lessor shall be responsible for causing such repairs and/or replacement at Lessors cost. Once
Lessee has incurred at least $750 of repair costs during the lifetime of a particular unit, Lessor shall
be responsible for all repair cost in excess of $750 for -that particular unit. I f Lessor replaces a
particular unit, following such replacement, Lessee shall be responsible for all further maintenance,
repair and replacement of such unit.
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63. Lessee Improvements: Lessor, at Lessor's sole cost and expense, shall provide the Properly to
Lessee in "Turn-Key" condition with the following improvements completed:
• Pool - drained, fenced, locked and secured to prevent access. Lessor shall also install the

same green screen found on other parts of the Property around the pool to block sight of the
pool. Lessee agrees to pay 50% of cost to drain pool.

• Lessee shall have use of the Property's existing security cameras in their current condition
during the Lease Term. Lessee shall verify cameras are in good working order upon execution
of lease.

64. Condition of Premises: At no cost to Lessee, Lessor shall deliver the Property and Premises in
broom clean condition with all debris removed. Lessor shall remove all furniture in the hotel rooms,
including beds, chairs, dressers, nightstands, headboards, mirrors, art, and any other furniture that
touches the floor, including in-room safes. TVs to remain in the hotel rooms.

65. Extension Options: Upon expiration of the initial term and with ninety (90) days prior written notice
to the Lessor, the Lessee shall have an option to extend the term of the lease for two additional
one (1) year periods, which Lessor will have three (3) business days to either accept the renewal
or decline the renewal. Rent for the first extension is to be increased by 5% and rent for the second
extension is to be increased by 4%.

66. Assignment & Subletting: Lessee shall have the right, subject to Lessor's express written
consent, which shall not be unreasonably withheld, to enter into an operating agreement or
Memorandum of Understanding, or to assign, sublease, or license use of the Premises to further
Lessee's goal of providing services to those experiencing homelessness. The Lesser
acknowledges and agrees that the Lessee will be entering into contracts with an operator and
service providers on the Premises for the shelter and services to persons experiencing
homelessness throughout the City and no further approvals for such contracts and uses are
required of Lessor under this Lease.

67. Holdover: If Lessee shall require the unconditional right to holdover beyond the expiration of the
Original Term or Extension, the leasehold will be on a month-to-month basis and may be at 150%
of the then current rate.

68. Parking: Lessee shall have exclusive use of the parking areas of the Property. Lessor shall not
charge Lessee for parking.

69. Access: Lessee shall have 24-hour, 7 day per week access to the Premises.

70. Signage: Lessee does not intend to operate the marquee sign. Lessor shall be responsible for
maintenance of the rharquee, and shall remove or cover any signage that might indicate that the
property is operating as a hotel

71. Security Deposit: Waived by Lessor with advance base rent payment.

72. Insurance: The City of San Diego is currently self-insured for its public liability insurance, which
includes general liability and automobile liability coverage for property damage and bodily injury
claims. The City of San Diego budgets annually for its self-administered claims program handled
through the Risk Management. Claims are processed and administered in accordance with the
California Government Code Section 900, et. seq.

The City of San Diego is also currently self-insured for Workers Compensation for all· City
employees.
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The City of San Diego agrees to pay any and all claims and judgments that it may become legally
obligated to pay under the California Government Code, arising out of any negligence on the part
of the City of San Diego, through the use of the above-referenced Lease.

73. Brokerage: Upon execution of this Lease between the City and the owner of the Pacific Inn,
currently West Coast Investments, Cushman & Wakefield, Lessee's broker (Lessee's Broker), may
collect a commission from Lessor in an amount not to exceed $17,136.00 for services rendered to
the Lessee related to this Lease. Upon execution of documentation exercising the first or second
option to extend the term of the Lease, Lessee's Broker may collect from Lessor a subsequent
commission in an amount not to exceed $17,136.00 for each extension option.

Broker shall not receive additional commission if the City exercises a right of first refusal as set
forth in this Lease.

IN WITNESS WHEREOF, this Lease Addendum is executed to be effective as ofthe Effective Date.

THE CITY OF SAN DIEGO, WEST COAST INVESTMENTS
a California municipal corporation

By (p Frp U~firr *1
Penny V ~ Darshan Patel
Director. par¥ent of Real Estate and Airport CEO N: 1 -*7Manager J

6
Approved as to form this 1-3, day

of 5,6~4.~ULL- ,2022.

MARA W. ELLIOTT, City Attorng~

By : \UL & AL /f,X

Name: Ukk_n t. A ult>-34- ~~--©5~33
Title: Une».. t.;Ux 3*te u)Luvu u G


