) ® DATE (MM/DD/YYYY)
ACORD CERTIFICATE OF LIABILITY INSURANCE 1012812018

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFCRMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED
REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

IMPORTANT: If the certificate holder is an ADDITIONAL INSURED, the pelicy(les) must be endorsed. if SUBROGATION IS WAIVED, subject to
the terms and conditions of the policy, certain policies may require an endorsement. A statement on this certificate does not confer rights to the
certificate holder in lieu of such endorsement(s).

PRODUCER CONTACT Kimberly M. Zem - CA #0E73285
Service Professionals Insurance Services, Inc. CA #0K87011 PN ) (888) 210-9641 | fAlc. Noy; (888) 210-9642
dba: Zem Insurance Solutions E#DAR"ESS:
500 La Terraza Blvd. Suite #150 INSURER(S) AFFORDING COVERAGE NAIC #
Escondido CA 92025 nsuREeR a : Colony Insurance Company

INSURED INSURER B :

Kenneda Gonzales INSURER € :

dba SD Tattoo INSURER D :

3780 Hancock Street, Suites E,F, G & H INSURER E :

San Diego CA 92110 INSURER F :

COVERAGES CERTIFICATE NUMBER: REVISION NUMBER:

THIS 1S TO CERTIFY THAT THE POLICIES OF INSURANGE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD
INDICATED. NOTWITHSTANDING ANY REQUIREMENT, TERM OR CONDITION OF ANY CONTRACT OR OTHER DOCUMENT WITH RESPECT TO WHICH THIS
CERTIFICATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS SUBJECT TO ALL THE TERMS,
EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.

INSR ADDLISUBR| POLICY EFF | POLICY EXP
LTR TYPE OF INSURANCE INSR!wvD POLICY NUMBER MM/DD/YYYY] | (MM/DDIYYYY) LIMITS
GENERAL LIABILITY EACH OCCURRENCE $ 1,000,000
X' DAMAGE TO RENTED 100.000
COMMERCIAL GENERAL LIABILITY PREMISES (Ea occurrence) | $ 'YV,
| cLaMs-MaDE OCCUR MED EXP (Any one person) | $ 5.000
A | X| $500,000 Professional Liability X TAT801A0147 10/28/2018 | 10/28/2019 | persoNAL & ADV INJURY | § 1,000,000
GENERAL AGGREGATE $ 2,000,000
GEN'L AGGREGATE LIMIT APPLIES PER: PRODUCTS - COMPIOP AGG | § INCLUDED
h ¢ l POLICY | RO I I LoC Communicable Disease $ 100,000
COMBINED SINGLE LIMIT
AUTOMOBILE LIABILITY (En accident) $
ANY AUTO BODILY INJURY (Per person) | $
ALL OWNED SCHEDULED -
AUTOS AUTOS BODILY INJURY {Per accident) | $
NON-OWNED PROPERTY DAMAGE s
HIRED AUTOS AUTOS {Per accident)
. $
UMBRELLA LIAB OCCUR EACH OCCURRENCE 5
EXCESS LIAB CLAIMS-MADE AGGREGATE $
DED | I RETENTION $ 3
WORKERS COMPENSATION WC STATU- OTH-
AND EMPLOYERS' LIABILITY YiN TORY LIMITS ER
ANY PROPRIETOR/PARTNER/EXECUTIVE E.L. EACH ACCIDENT $
OFFICER/MEMBER EXCLUDED? N/A
(Mandatory in NH) E.L. DISEASE - EA EMPLOYEE] $
If yes, describe under
DESCRIPTION OF OPERATIONS below E.L. DISEASE - POLICY LIMIT | §

DESCRIPTION OF OPERATIONS / LOCATIONS / VEHICLES {Attach ACORD 101, Additional Remarks Schedule, if more space is required)
CERTIFICATE HOLDER IS LISTED AS ADDITIONAL INSURED PER THE ATTACHED ENDORSEMENT

Insured premises: 3780 Hancock Street, Suites E, F, G & H, San Diego, CA 92110

CERTIFICATE HOLDER CANCELLATION

, L SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
MCS Sports Arena Business Park, LLC, a California Limited THE EXPIRATION DATE THEREOF, NOTICE WILL BE DELIVERED IN

I ACCORDANGE WITH THE POLICY PROVISIONS.
Liability Co. c/o M.C. Strauss Company

990 Highland Drive, Suite 200 AUTHORIZED REPRESENTATIVE '
Solana Beach, CA 92075 C%M %,

!
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THIS ENDORSEMENT CHANGES THE POLICY. PLEASE READ IT CAREFULLY.

ADDITIONAL INSURED -
MANAGERS OR LESSORS OF PREMISES

This endorsement modifies insurance provided under the following:
COMMERCIAL GENERAL LIABILITY COVERAGE PART

SCHEDULE
Name of Additional insured Person(s} or Organization(s):
MCS Sports Arena Business Park, LLC, a California Limited
Liability Co. ¢/o M.C. Strauss Company
990 Highland Drive, Suite 200
Solana Beach, CA 92075

Designated Premises (Part Leased to You): Under Contract

A. SECTION Il - WHO IS AN INSURED is amended to include as an additional insured any person(s)
or organization(s) shown in the Schedule when you and such person or organization have agreed in
writing in a lease, contract or agreement that such person or organization be added as an additional

insured on your policy. Such person or organization is an additional insured only with respect to
liability for “bodily injury”, “property damage” of “personal and advertising injury” caused, in whole or
in part, by your ownership, maintenance or use of that part of the premises leased to you and shown

in the Schedule.

A person’s or organization's status as an additional insured under this endorsement ends when their

lease, contract or agreement with you ends.

B. With respect to the insurance afforded to these additional insureds, the following additional

exclusions apply:
This insurance does not apply to:
End of Lease

Any “occurrence’ that takes place after the lease or management agreement pertaining to the.

designated premises is cancelled or expires.

Construction or Changes

Structural alterations, new construction or demolition operations performed by or on behalf of the

person or organization shown in the Schedule.
Negligence of Additional Insured

“Bodily injury” or “property damage” arising directly or indirectly out of the negligence of the additional

insured(s).

ALL OTHER TERMS AND CONDITIONS OF THE POLICY REMAIN UNCHANGED.
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THIS ENDORSEMENT CHANGES THE POLICY. PLEASE READ IT CAREFULLY.

ADDITIONAL INSURED -
MANAGERS OR LESSORS OF PREMISES

This endorsement modifigs insurance provided under the following:
COMMERCIAL GENERAL LIABILITY COVERAGE PART

SCHEDULE
Name of Additional Insured Person(s) or Organization(s):
City of San Dlego
Real Estate Department
1200 Third Avenue, Sulte 1700
San Diego, CA 92101

Designated Premises (Part Leased to You): 3780 Hancock Street, Suites E, F, G & H
San Diego, CA 92110

A. SECTION Il - WHO IS AN INSURED is amended to include as an additional insured any person(s)
or organization(s) shown in the Schedule when you and such person or arganization have agreed in
writing in a lease, contract or agreement that such person or organization be added as an additional
insured on your policy. Such person or organization is an additional insured only with respect to
liability for “bodily injury”, “property damage” or “personal and advertising injury” caused, in whole or
in part, by your ownership, maintenance or use of that part of the premises leased to you and shown
in the Schedule.

A person's or organization's status as an additional insured under this endorsement ends when their
lease, contract or agreement with you ends, :

B. With respect to the insurance afforded to these additional insureds, the following additional
exclusions apply: :

This insurance does not apply to:
End of Lease

Any "occurren‘ce" that takes place after the lease or management agreement pertaining to the
designated premises is cancelled or expires.

Construction or Changes

Structural alterations, new construction or demolition operations performed by or on behalf of the
person or organization shown in the Schedule. -

Negligence of Additional Insured

“Bodily injury” or "property damage” arising directly or indirectly out of the negligence of the additional
insured(s). .

ALL OTHER TERMS AND CONDITIONS OF THE POLICY REMAIN UNCHANGED.
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AMENDMENT #5 TO SUBLEASE y.

THIS AMENDMENT, made and eatered into 2018, by snd befween MCS
Sparts Areng Business Park LLC, a Celifurnja Limited Liability Company (successar in interest to:
Stranss Family Trast UDT 6/5/92), &s Suhlesor, and Keaneda and Chris Ganzales, a3 husband exd wife,
as Sublessee, does hereby supplement, modify, sod amend that cortain Sublease Agroement dated Famary
18,2011, Amendment #1 to Sublease dated Merch 26, 2012, Amendment #2 to Sublease dated March 17,
2016,Ammdmmrm5ub1m=dmdmy22,zms,mmmﬂmswmwmgma
2018, together with all modificati d thereto (collectively, the “Sublease™), by and
mmmm&muﬁnammmanmmmsmns & G, San
Diego, CA 92110, consisting of approxizuately 3,900 rentable square feet, (“Premises”™).

Thero exists 8 Master Lease by and between The City of San Diego (“Master Lessar™) 2nd
MCS Sports Arena Business Park LLC, 2 Califormia Limited Liability Coupany (successar in interest to:
Kathryn Crake dba: Triland Development Campaity), dated June 23, 1997 ("Master Lease™).

‘The partiss hereto agree ax follaws:
1. PROVISIONS CONSTITUING SUBLEASE,

2. This Amendment #5 to Sublense is subject to all of the terms and conditions of
tho Sublease and of the Master Lesse. Kenneds and Clois Gonzzales, as husband
and wife, shall not commit ar penmit to be cotamitted en the seblessed premises
any sct or amissitn, which shall violatz any terms or canditions of the Sebleass
or of the Master Leass.

b. Aﬂdﬁnmmﬂmﬁmwnhmedm&ewmmdmmlmm

21 tecos and eonditions of the Amendment #5 to Sublease (with

cach reference therein to Lessee to be deemed to vefer to Sublessze) and il be
the: complete terms snd conditians of this Amendment #5 to Sublease,

2. PREMISES Effective November 1, 2018 the cument Premises shafl be cxpanded to inchude
Saite 3780-H, isting of i ly 1,200 ks squars feet (“Expansion Space™), as
;hmnnﬂ:emhedﬁ:hibm&ﬂou:glm. Sublessor is willing to grmt fhe same,.all on the
sxno terms and conditions contaimed in the Sublease, except as otherwiss set futh in this
Amend The total bio gres of foe Premiises shall be moodified and changed from 3,500
rentabls scuare feet to 5,100 rentshle squars fogt to inchude the Expansion Space,

3. TERM. The Term for the Expansien Spuce shall cummence on November 1, 2018 and shall
expire December 31, 2023.

4. BASE RENT/WATER & SEWER FEES, Effective Novemher. 1, 2018, the Monihly Base Rent
and WaterfSewer Fees shall be modified wad changed w inchade the Bxpmsion Space as follows:

LU/L/2018 — 3/3172019:  $1.18psf x 5,100sf = $6,018.00 pes manth, phis $300.00 per manth for
wler/sower foes = $5,318.00 per month,

4172013 - 3/31/2020; $122psfx 5,100sf = $6,222.00 per month, plus $300.00 per month for
water/sower fees = $6,522.60 per moonth

412020 — 33V2021:  $1.26psf x 5,1005f = $6,426.00 per month, plus $300.00 per manth for
water/sawer fees = $6,726.00 per month

412021 - 3312002 $1.30psf x 5,10051 = $6,630.00 per wonth, pluy $300.00 per month for
waterfsawer foes = $6,930.00 per month

4172022 ~ 12/31/2023: $1.34pst x 5,1005f = $6,834.00 per moath, plus $300.00 par month for
water/sewrer feas = $7,154.00 per month

5. SECURITY DEPOSIT, Sublcssor is in receipt of a Secmity Deposit in the amount of $5,451.000
The Security Deposit shall be increased to $7,134.00. Sublessee shall provide an Addifianal

Security Deposit in e amonnt of $1,683.00 to Subl upon fion of this A it
(collectively, the “Security Deposit”™).
6. PARKING, Exhibit C, Parsgraph 14 of the s herdby deleted in its entirety and

Paragraph 1.2{b) shall be modified and changed to read 23 follows:

MOSDATA/SABPSubletscs/Komed3-ChrisGootale3780 EPGEXPANRIONTS)- WAmend § 11-1-1%



“Parking: zero (0) wresarved vehicle priking spaces (“Unreserved Parking Spuaces™); and
six (6) reserced vehicls parking spaces, spaces #51, #52, #53, #54, #53, #56, #57 end #58
(“Reserved Parling Spaces™), (Seo also Paragraph 2.6)"

7. CONDITION OF PREMISES. The Sublesses shall accept the Expansion Space in ity cument
“25-i3, where-is™ condition.

8. ACCESSIBILITY. Neither the Expmgion Space nor the Premises has not sodergons an
inspection by a Cextified Access Specialist (CASp).

9. APPROVAL OF MASTER LBSSOR. Kraneda and Chds Gunzales, as busbasd and wife,
acknosrtedga that the Property is on s Master Loase between MCS Spexts. Arena Business Park
LLC, a California Lamited Liskility Company aod The City of San Ditgo ("Master Legscr™).

2. This Soblesse is subject to the approval of the Master Lessor amd the parties hereto
agres to modify tis Amend #5 to Subl 3o as fo to any 1 1!
requests of the Master Lessor as a. condifion 4f ity approval

b. Inthe event fhat Master Lessor does rot spprove of this Amendment #5 to Sublease,
this Amend #5 t0 Subl shall b oull and void effective Zmmeadiately
fllowing potification of rejection of this A dmert #5 t Subl by the Master
Lessor.

c. Al terms snd oonditions of the Sublesse and Master Lease ghall remain the same
exoept &9 provided in this Amendment #5 to Sublease and 25 may be additfonally
reepaired by Master Lessor pursuant to Pazagraph 92 hevein above,

10, CITY OF SAN DIFGO SUBLEASE FEE, I the cvent Master Lessor imposes 8 review fee,
Sublesses shafl submit o cashier’s check in the amanmt of Nins Hundred Nirety and 00/100
Dd]:s(mm)m&:hlmoﬂaﬁmad&aw,mmdnﬁnmmmmmmd

Subl Pleass make the catified finds payibls to the City
Tmmmkul&mAmD:pnmt

11. CONFIDENTIALITY, Sublesses shall keep the content and all copies of this Amendment end
related documents pow or hereafter entered into, and il proposals, materials, nformetion and
matters relating thereto, strictly confidential, and shall not disclose, disseminata ax distsibute any
o{ﬂmmmpmtmemc(oman,unep!hthemmtmsﬂquundfupmpu

by Subl ’s attorneys, insurers, anditors and lenders, aud, in such cveat,
Suh!ﬁneshaﬂ.obhptemym:hpnﬁuto whmdisclomnpmmdmhmt‘he
confidentiakity provisions hereto, except as may be required by Law or court p

12 COUNITERPARTS. This Amendment may be executed in ane ar more counterparts, cach of
whchwmtapmabuﬂwmmemnﬂgtmlmdnﬂdwhmhcomapmtngc&aﬂmﬂ

aonsunzbuomand&ewmdmm The delivery by Subl o Subl ofa
ile si of this Amendment shafl have the sme legally binding effect as the
Mn!ryofmungxmlupamm
13. ENFORCEABILITY. Sublessar sckuowledges and represents to Sublesses that this
Amend is the binding obligation of Subl forceabls in acorrdmot with ifs tormns and
that Subl hes obtained the t of its lender or any other third party from whom the
Snbhummmqmedfnobmmforﬂ:ommmdpdmmmdﬂmﬁmuhnml
20k md rep 0 Subl fat this Ametdment is the binding
bligation of Subl forgeabl dance with its terms and that Sublessee s obtained

ﬂ:eaomnoﬁtslmdn‘ Lfany,urmy ather thind party from wharm the Sublessee is required to
obtain consent for the executicn 2nd pecformance of this Ameodment,

14, CONFLICT OF PROVISIONS; RATIFICATION, In the event of a conftict between the terms of
the Subiease and the terms of this Amendment, the temns of this Amemdment shall govermn.
Bxtept a3 specifically referenced or addressed herein, all other tanms; covermnts, gnd provisions
of the Sublease are hereby ratified and confirmad and ghsll temam unchenged and in full force
end effect throughout tha Term.

15. ENTIRE AGREEMENT: BINDING, This Amendment represents the enfie sgrocrocnt botwesa

bl and Suhl ding the subject matter mmmwmmmm
no other texms, eobligati ar copditions oral or
otherwisy of any kind wh b llmparﬁcs i ﬂ:nsubje.ctmnﬂcrcommeﬁm
{his Amendment except as set foxth in this Amend No or modification to this
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Amandment ghall be effective wnless it is i writing and executed by bofa Subleysor and
Sublessee. All references to e ferm “Sublease™ in this Amendment and the Subl shall
maean tho Subleasa as ded by this Amendmeat.

16. CAPTIQNS. The captions and secticn b ing in this A doent are for

PP ng
convenience and are 110t 2 past of this Amendment and do not i auy wey Hwit, amplify,
define, canstrue ar destribe fhe scope ar intent of the terms o provi: oms of Gz A G

17. CAPITALIZED TERMS, All capitalized terms in this Amendmend, mmless specifically defined
herein, shall bave the sams meaning as in the Soblease.

18. AUTHORIIY TO EXECUTE, Sublessor and Subl P and warrant to each other that
mcpmnmxﬁngﬁi:Ammdmm!mbMofsuhappﬂauﬂepnym&efuﬂﬁglerum
and xxtharity to ste this Amendment and perform its obligations wder this Arendment

19. SEVERABILITY, If any provision of this Amend is determined by a cowrt having

Wmmhﬂ@hmmmmmmmpmwmw,ﬁemh
of this Amendment will not be affected thereby. It is-the iptention of the parties that if any
proﬁkahmhddmbe-llbgﬂinvﬂidwumﬂnmﬂr,ﬂzmwmbeadddinﬁmﬂnwfn
provlﬁmass%nﬂlzinmnsmnmhpmﬁmasispom'bl:thstislepl,w.lidmdmfmmbh

Exo,-ptasupmdymodiﬁedbyttﬁs&geamﬁ,aﬂofﬂxcmmfonhiuﬂmmmmm
hgd:ymﬁﬁedmdmﬁxmed.ﬁsAmcdshﬁﬂbebindh&upﬂnmdmﬂmmﬂn
benefit of the Parties’ respective successors and assigns.

¥ WITNESS WHEREOF, the parties have sigaed this Amendment effective on the date set forll
ahove.

SUBLESSOR: SUBLESSEE:

MCS SPORTS ARENA BUSINESS PARK LLC, KENNEDA AND CHRIS GONZALES,
A CALIFOBNIA LIMITED LIABILITY AS HUSBAND AND 'WIFE
COMPANY

BY: MCS GUARDIAN PROPERTIES LLC,
A DELAWARE LIMITED LIABILITY

MOEDATAISA o HAsxad$ 11113




EXHIBIT A
(Expansion Space}
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AMENDMENT #4 TO SUBLEASE

THIS AMENDMENT #4 TO SUBLEASE, made and enteted into 8/3/18 . 2018,
by and between MCS Sports Arena Business Park LLC, a California Limited Liability Company
{successor in interest to: Strauss Family Trust UDT 6/5/92) ("Sublessor”) and Kenneda and Chris
Gonzales, as husbend and wife (“Sublessee”) does hereby supplement, modify, and amend that certain
Sublease Agreement dated January 18, 2011, Amendment #1 to Sublease dated March 26, 2012,
Amendment #2 to Sublease dated March 17, 2016, and Amendment #3 to Lease dated May 22, 2018,
together with all modifications and amendments thereto {collectively, the “Sublease™), by end between
the above named parties for the premises located at 3780 Hancock Street, Suite E, F, & G, San Diego,
CA 92110, consisting of approximately 2,400 rentable square feet, (“Premises”).

WHEREAS, There exists a Lease dated June 23, 1997, by and between The City of San Diego (“Lessor”,
also referred to herein as “City”) and MCS Sports Arena Business Park LLC, a California Limited
Liability Company (successor in intetest to: Kathryn Crake dba: Triland Development Company)
(“Lessee™).

The parties hereto agree as follows:

1. EXHIBIT A-1 TO SUBLEASE. Exhibit A-1, Item (1) of the Sublease shall be modified
to include Item (1) (a) to read as follows:

“Approval of any assignment or sublease shall be conditioned upon assignee or
sublessee agreeing in writing that they will assume the rights and obligations thereby
assigned or subleased and that they will keep and perform all covenants, conditions
and provisions of this agreement which are applicable to the rights acquired.”

Exhibit A-1, Ttem (2) of the Lease is hereby deleted in its entirety and replaced with the
following:

“(2) HOLD HARMULESS: Sublessee shall assume the defense of, indemnify and
save harmless Lessee and City, its agents, officers and employees from all claims,
expenses and liability of every nature, directly or indirectly arising from, or alleged to
have arisen from the operations conducted on the lcased Premises or from any act or
omission of Sublessee, its agents and invitees.”

2. EXHIBIT M. Exhibit M, Special Addendum of the Sublease shall be modified to include
the following:

“This Addendum to Sublease (*Addendum”) is made a part of the Sublease dated January
18, 2011, by and between MCS Sports Arena Business Park LLC, a California Limited
Liability Company (*Sublessor”) and Kenneda and Chris Gonzales, as husband and wife
(“Sublessee™) for the demised Premises commonly known as 3780 Hancock Street,
Suite(s) E, F, & G, San Diego, CA 92110, Should there be any conflicts between the
terms and conditions of this Addendum and the Sublease, this Addendum shall prevail.”

“The City will not be liable for any damages arising from Lessee’s obligation to its
Sublessee under this Section.” '

3. CONFIDENTIALITY. Sublessee shall keep the content and all copies of this
Amendment and related documents now or hereafter entered into, and all proposals,
materials, information and matters relating thereto, strictly confidential, and shall not
disclose, disseminate or distribute any of the same, or permit the same to occur, except
to the extent reasonably required for proper busingss purposes by Sublessee’s attorneys,
insurets, auditers and Jenders, and, in such event, Sublessee shall obligate any such
parties to whom disclosure is permitted to honor the confidentiality provisions hereto,
except as may be required by Law or court proceedings.

4, COUNTERPARTS, This Amendment may be executed in one or more counterparts,
each of which counterparts shall constitute an original and all of which counterparts
together shall constitute one and the same Amendment. The delivery by Sublessor or
Sublessee of a scanned or facsimile signature of this Amendment shall have the same
legally binding effect as the delivery of an original signature.

5. ENFORCEABILITY. Sublessor acknowledges and represents to Sublessee that this
Amendment is the binding obligation of Sublessor enforceable in accordance with its
terms and that Sublessor has obtained the consent of its lender or any other third party

Kennedad:Chris Gonzales/3780-EF .G/AMEND 4/SABP 7-13-18



from whom the Sublessor is required to obtain consent for the exccution and
performance of this Amendment. Sublessee acknowledges and represents to Sublessor
that this Amendment is the binding obligation of Sublessee enforceable in accordance
with its terms and that Sublessee has obtained the consent of its lender, if any, or any
other third party from whom the Sublessee is required to obtain consent for the
execution and performance of this Amendment.

6. CONFLICT OF PROVISIONS: RATIFICATION. In the event of 2 conflict between the
terms of the Sublease and the terms of this Amendment, the terms of this Amendment
shall govern. Except as specifically referenced or addressed herein, all other terms,
covenants, and provisions of the Sublease are heteby ratified and confirmed and shall
remain unchanged and in full force and effect througlout the Term.

7. ENTIRE AGREEMENT: BINDING. This Amendment represents the entire agreemernt
between Sublessor and Sublessee regarding the subject matter contained in this
Amendment and there ar¢ no other terms, obligations, covenants, Tepresentations,
statements or conditions ora} or otherwise of any kind whatsoever between the parties
regarding the subject matter contained in this Amendment except as set forth in this
Amendment.  No amendment or modification to this Amendment shall be effective
unless it is in writing and executed by both Sublessor and Sublessee. All references to
the term “Sublease” in this Amendment and the Sublease shall mean the Sublease as
amended by this Amendment,

8. CAPTIONS. The captions and section numbers appearing in this Amendment are for
convenience only and are not a part of this Amendment and do not in any way limit,
amplify, define, construe or describe the scope or intent of the terms or provisions of this
Amendment.

9. CAPITALIZED TERMS. All capitalized terms in this Amendment, unless specifically
defined herein, shall have the same meaning as in the Sublease.

10. AUTHORITY TO EXECUTE. Sublessor and Sublessee represent and warrant 1o each
other that the person executing this Amendment on behalf of such applicable parly has
the full right, power and authority to exccute this Amendment and perform its obligations
under this Amendment,

11. SEVERABILITY, If any provision of this Amendment is determined by a court having
jurisdiction to be illegal, invalid or unenforceable under any present or futore law, the
remainder of this Amendment will not be affected thereby. It is the intention of the
parties that {f any provision is so held to be illegal, invalid or unenforceable, there will be
added in lieu thereof & provision as similar in terms to such provision as is possible that is

legal, valid and enforceable.

Except as expressly modified by this Agreement, all of the terms set forth in the Sublecase are
hereby ratified and confirmed. This Agreement shall be binding upon and shall inure to the
benefit of the Parties’ respective successors and assigns.

[Signature page t0 follow]

Kennedad Chris Gouzales/3780-E.F.GJAMEND 4/SABP 7-13-18



IN WITNESS WHERECF, the parties have signed this Amendment effective on the date set
forth above.

SUBLESSOR: SUBLESSEE:

MCS SPORTS ARENA BUSINESS PARKLLC, KENNEDA AND CHRIS GONZALES,
A CALIFORNIA LIMITED LIABILITY AS HUSBAND AND WIFE
COMPANY

BY: MCS GUARDIAN PROPERTIES LLC,
A DELAWARE LIMITED LIABILITY
COMPANY

Its: MANAGER

By: ?ﬁ-&-/%--z,tu_
lts: CEO By: [t

v

Kennedad:Chris Gonzales/3780-EF G/AMEND A/SABP 7-13-18



EXHIBIT A
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AMENDMENT #3 TO SUBLEASE

THIS AMENDMENT, mede and entered into___22 °f May , 2018, by end between MCS
Sports Arena Business Park LLC, a California Limited Liability Company (successor in interest to:
Strauss Family Trust UDT 6/5/92), as Sublessor, and Kenneda and Chris Gonzales, as husbend and wife,
as Sublessee, does hereby supplement, modify, and amend that certain Sublease Agreement dated January
18, 2011, Amendment #1 to Sublease dated March 26, 2012, and Amendment #2 to Sublease dated
March 17, 2016, together with all modifications and amendments thereto (collectively, the “Sublease™),
by and between the above named parties for the premises located at 3780 Hancock Street, Suite E & F,
San Diego, CA 92110, consisting of approximately 2,400 rentable square feet, (“Premises”).

WHEREAS, There exists a Master Lease by and between The City of San Diego (“Master Lessor”) and
MCS Sports Arena Business Park LL.C, a California Limited Liability Company (successor in interest to:
Kathryn Crake dba: Triland Development Company), dated June 23, 1997 (“Master Lease™).

The parties hereto agree as follows:

1. PROVISIONS CONSTITUTING SUBLEASE.

a. This Amendment #3 to Sublease is subject to all of the terms and conditions of
the Sublease and of the Master Lease. Kenneda and Chris Gonzales, as husband
and wife, shall not commit or permit to be committed on the subleased premises
any act or omission, which shal} violate any terms or conditions of the Sublease
or of the Master Lease.

b. All of the terms and conditions contained in the Sublease and Master Lease are
incorporated as terms and conditions of the Amendment #3 to Sublease (with
each reference therein to Lessee to be deemed to refer to Sublessee) and shall be
the complete terms and conditions of this Amendment #3 to Sublease.

2, PREMISES. Effective June 1, 2018, the current Premises shall be expanded to include Suite
3780-G, consisting of approximately 1,500 rentable square feet (“Expansion Space”), as shown
on the attached Exhibit A floor plan. Sublessor is willing to grant the same, afl on the same terms
and conditions contained in the Sublease, except as otherwise set forth in this Amendment. The
total rentable area of the Premises shall be modified and changed from 2,400 rentable square feet
to 3,900 rentable square feet to include the Expansion Space,

3. TERM. The Term for the Expansion Space shall commence on June 1, 2018 and shall expire

December 31, 2023. The Term for the current Premises shall be extended by three (3) years and
nine (9) months and shall expire December 31, 2023.

4. BASE RENT/WATER & SEWER FEES, Effective June 1, 2018, the Monthly Base Rent and

Water/Sewer Fees shall be modified and changed to include the Expansion Space as follows:

6/1/2018 — 3/31/2019:  $1.18psf x 3,900sf = $4,602.00 per month, plus $225.00 per month for
water/sewer fees = $4,827.00 per month.

47172019 — 3/31/2020; $1.22psf x 3,900sf = $4,758.00 per month, plus $225.00 per month for
waler/sewer fees = $4,983.00 per month

4/1/2020 — 3/31/2021:  $1.26psf x 3,900sF = $4,914.00 per month, plus $225.00 per month for
water/sewer fees = $5,139.00 per month

4/1/2021 - 3/31/2022: $1.30psf x 3,900sf = $5,070.00 per month, plus $225.00 per month for
water/sewer fees = $5,295.00 per month

4/1/2022 — 12/31/2023; §1.34psf x 3,900sf = $5,226.00 per month, plus $225.00 per month for
water/sewer fees = $5,451.00 per month

5. SECURITY DEPOSIT, Sublessor is in receipt of a Security Deposit in the amount of $4,491.00.
The Security Deposit shall be increased to $5,451.00. Sublessee shall provide an Additional
Security Deposit in the amount of $960.00 to Sublessor upon execution of this Amendment
(collectively, the “Security Deposit”).

6. PARKING, Exhibit C, Paragraph 14 of the Sublease is hereby deleted in ils entircty and
Paragraph 1.2(b) shall be modified and changed to read as follows:
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10.

1.

12,

13.

14.

15.

“Parking: zero (0) unreserved vehicle parking spaces (“Unreserved Parking Spaces”), and
six (6) reserved vehicle parking spaces, spaces #51, #52, #54, #55, #56 and #57 (“Reserved
Parking Spaces™). (See also Parapraph 2.6)"

. CONDITION OF PREMISES, The Sublessee shell accept the Expansion Space in its cusrent
“ag-i3, where-is" condition,

. ACCESSIBILITY, Neither the Expansion Space nor the Premises bas not undergone an

inspection by a Certified Access Specialist (CASp).

APPROVAIL OF MASTER LESSOR, Kenneda and Chris Gonzales, as husband and wife,
acknowledge that the Property is on a Master Lease between MCS Sports Arena Business Park
LLC, a California Limited Liability Company and The City of San Diego (“Master Lessor”).

a. This Sublease is subject to the approval of the Master Lessor and the parties kereto
agree to modify this Amendment #3 to Sublease so as to conform 1o any reasonable
requests of the Master Lessor as & condition of its approval.

b. In the event that Master Lessor does not approve of this Amendment #3 to Sublease,
this Amendment #3 to Sublease shall become null and void effective immediately
following notification of rejection of this Amendment #3 to Subleas¢ by the Master
Lessor.

¢. All terms and conditions of the Sublease and Master Lease shall remain the same
except as provided in this Amendment #3 to Sublease and as may be additionally
required by Master Lessor pursuant to Paragraph 9a herein above.

CITY OF SAN DIEGO SUBLEASE FEE. Sublessee shall submit a cashier's check in the
amount of Nine Hundred Ninety and 00/100 Dollars {$990.00) to Subtessor’s office address, in
order for the Master Lessor review and consent to this Amendment #3 to Sublease. Please make
the certified funds payable to the City Treasuret/Real Estate Assets Department,

CONFIDENTIALITY, Sublesses shall keep the content and all copies of this Amendment and
related documents now or herealter entered into, and all proposals, materials, information and
matters relating thereto, strictly confidential, and shall not disclose, disseminate or distribute any
of the same, or permit the same to occur, except to the extent reasonably required for proper
business purposes by Sublessee’s attorneys, insurers, auditors and lenders, and, in such event,
Sublessee shall obligate any such parties to whom disclosure is permitted to honor the
confidentiality provisions hereto, except as may be required by Law or courl proceedings.

COUNTERPARTS. This Amendment may be exceuted in one or more counterparts, each of
which counterparts shall constitute an original and all of which counterparts together shall
constitute one and the same Amendment. The delivery by Sublessor or Sublessee of a scanned
or facsimile signature of this Amendment shall have the same legally binding effect as the
delivery of an original signature,

ENFORCEABILITY, Sublessor acknowledges and trepresents to Sublessec that this
Amendment is the binding obligation of Sublessor enforceable in accordance with its terms and
that Sublessor has obtained the consent of its lender or any other third party from whom the
Sublessor is required to obtain consent for the cxecution and performance of this Amendment.
Sublessee acknowledges and represents to Sublessor that this Amendment is the binding
obligation of Sublessee enforceable in accordance with its terms and that Sublessee has obtained
the consent of its lender, if any, or any other third party from whom the Sublessee ia required to
obtain consent for the execution and performance of this Amendment,

CONFLICT OF PROVISIONS: RATIFICATION. In the event of a conflict between the terins of
the Sublease and the terms of this Amendment, the terms of this Amendment shall govem.
Except as specifically referenced or addressed herein, all other terms, covenants, and provisions
of the Sublease are hereby ratified and confirmed and shall remain unchanged and in full force
and effect throughout the Term.

ENTIRE AGREEMENT; BINDING, This Amendiment represents the entire agreement between
Sublessor and Sublessee regarding the subject malter contained in this Amendment and there are
no other ‘terms, obligations, covenants, representations, statcments or conditions oral or
otherwise of any kind whatsoever between the parties regarding the subject matter contained in
this Amendment except as sct forth in this Amendment. No amendment or modification to this
Amendment shall be effective unless it is in writing and exccuted by both Sublessor and
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Sublessee. All references to the term “Sublease” in this Amendment and the Sublease shall
meen the Sublease as emended by this Amendment.

16. CAPTIONS. The captions and section numbers appearing in this Amendment are for
convenience only and are not a part of this Amendment and do not in any way limit, amplify,
define, construe or describe the scope of intent of the terms or provisions of this Amendment.

17. CAPITALIZED TERMS, All capitalized terms in this Amendment, unless specifically defined
herein, shall have the same meaning as in the Sublease.

18, AUTHORITY TO EXECUTE. Sublessor and Sublessee represent and warrant to each other that
the person executing this Amendment on behalf of such applicable party has the full right, power
and authority to execute this Amendment and perform its obligations under this Amendment.

19, SEVERABILITY, If eny provision of this Amendment i3 determined by a court having
jurisdiction to be illegal, invalid or unenforceable under any present or future law, the remainder
of this Amendment will not be affected thereby. It is the intention of the parties that if any
provision is so held to be illegal, invalid or unenforceable, there will be added in lieu thereof a
provision as similar in terms to such provision as is possible that is legal, valid and enforceable.

Ww& The undersigned is the Master Lessor in the Master Lease described
n this Amendment #3 to Sublease and hereby consent to such Sublease by and between MCS Sports
Arcna Business Park LLC, 2 California Limited Liability Company and Kenneda and Chris Gonzales, as
husband and wife, waiving none of its rights under the Master Lease as to the Master Lessor. This
consent shall gpply only to this Amendment #3 to Sublease.

DATE: MASTER LESSOR:
The City of San Diego

By:

Its:

Except as exptessly modified by this Agreement, all of the terms sct forth in the Sublease are
hiereby ratified and confirmed. This Agreement shall be binding upen and shall inure to the
benefit of the Parties’ respective successors and assigns.

N WITNESS WHEREQF, the parties have signed this Amendment effective on the date set forth
ghove.

SUBLESSOR: SUBLESSEE:

MCS SPORTS ARENA BUSINESS PARK LLC, KENNEDA AND CHRIS GONZALES,
A CALIFORNIA LIMITED LIABILITY AS HUSBAND AND WIFE
COMPANY

BY: MCS GUARDIAN PROPERTIES LLC,
A DELAWARE LIMITED LIABILITY
COMPANY

Its: Manager L e 7 Byi_ﬁzeg?&»——
Kenneda Gonzal

IB:CEOManh C. L?éj // X N ot

Chris Gonzales

MCSDATASABPSubl /Kenneda-ChrisGonzal 11780-E& F/Expansion/3780-G/Amend 3 6-1-18




EXHIBIT A
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AMENDMENT #2 TO LEASE

TRIS AMENDMENT, made and entered into_ /A2 /10 /77 22016, by and between MCS
Sports Arena Business Park LLC, (successor in interest to: Strauss Family Trust UDT 6/5/92) a
California Limited Liability Company, as Lessor, and Kenneda and Chris Gonzales, as husband and wife,
as Lessee, does hereby supplement, modify, and amend that certain Amendment #1 to Lease dated March
26, 2012 and Lease Agreement dated January 18, 2011, together with all modifications and amendments
thereto (collectively, the “Lease™), by and between the above named parties for the premises located at
3780 Hancock Street, Suite E, San Diego, CA 92110.

The parties hereto agree as follows:

1.

2.

PREMISES. Effective March 18, 2016, the current Premises of the Lease shall be expanded to
include Suite 3780-F, consisting of approximately 1,200 rentable square feet (“Expansion
Space™), as shown on the attached Exhibit A floor plan. Lessor is willing to grant the same, all on
the same terms and conditions contained in the Lease, except as otherwise set forth in this
Amendment. The total rentzble area of the Premises shall be modified and changed from 1,200
rentable square feet to 2,400 rentable square feet to include the Expansion Space.

TERM. The Term of the Lease shall commence on March 18, 2016 and shali expire March 31,
2019.

BASE RENT/WATER & SEWER FEES. Effective March 18, 2016, the Monthly Base Rent and i
Water/Sewer Fees shall be modified and changed to include the Expansion Space as follows:

3/18/2016 - 5/17/2016: $1.21psf x 1,200sf = $1,450.00 per month, plus $150.00 per month for
water/sewer fees = $1,600.00 per month. Monthly Base Rent for the Expansion Space shall be
abated for the first sixty (60) days of the Term

5/18/2016 — 3/31/2017: 81.10psf x 2,400sf = $2,640.00 per month, plus $150.00 per month for
watet/sewer fees = $2,790.00 per month

4/1/2017 - 3/31/2018: §1.14psf x 2,400sf = $2,736.00 per month, plus $150.00 per month for
water/sewer fees = $2,886.00 per month

4/1/2018 — 3/31/2019: $1.18psf x 2,400sf = $2,832.00 per menth, plus $150.00 per month for
water/scwer fees = $2,982.00 per month

SECURITY DEPOSIT. The Security Deposit shall be increased from $3,000.00 to $4,491.00.
Lessee shall pay $1,491.00, in certified funds, upon Tenant’s execution of this Amendment.

TENANT IMPROVEMENTS. At Lessee’s sole cost and expense, Lessee will provide the
following Tenant Improvements as shown per the attached Exhibit A-1 floor plan:

a) Install a casement opening between Suite 3780-E and the Expansion Space in the location
identified on Exhibit A-1.

b) Texture and paint walls of the Expansion Space.

¢} Remove carpet, seal the concrete floor and install new baseboards of the Expansion
Space.

d) Remove back wall of Suite 3780-F, the Expansion Space.

PARKING. Exhibit C, Paragraph 14 of the Lease is hereby deleted in its entirety and Paragraph
1.2(b) shall be modified and changed to read as follows;

“Parking: zero (0) unreserved vehicle parking spaces (“Unreserved Parking Spaces™); and
four (4) reserved vehicle parking spaces, spaces #51, #54, #55 and #56 (“Reserved Parking
Spaces”™). (See also Paragraph 2.6)"

ACCESSIBILITY. The Premises has not undergone an inspection by a Certified Access
Specialist (CASp).

CONFIDENTIALITY. Lessee shall keep the content and all copies of this Amendment and
relaied documents now or hereafter entered into, and all proposals, materials, information and
matters relating thereto, strictly confidential, and shall not disclose, disseminate or distribute any
of the same, or permit ths same to cccur, except to the extent reasonably required for proper
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business purposes by Lessee’s attorneys, insurers, auditors and lenders, and, in such event,
Lessee shall obligate any such parties to whom disclosure is permitted to bonor the

confidentiality provisions hereto, except as may be required by Law or court proceedings.

9, COUNTERPARTS. This Amendment may be executed in one or more counterparts, each of
which counterparts shall constitute an original and all of which counterparts together shail
constitute one and the same Amendment. The delivery by Lessor or Lessee of a scanned or
facsimile signature of this Amendment shall have the same legally binding effect as the delivery

of an original signature.

10. ENFORCEABILITY. Lessor acknowledges and represents to Lessee that this Amendment is the
binding obligation of Lessor enforceable in accordance with its terms and that Lessor has
obtained the consent of its lender or any other third party from whom the Lessor is required to
obtain consent for the execution and performance of this Amendment. Lessee acknowledges and
represents to Lessor that this Amendment is the binding obligation of Lessee enforceable in
accordance with its terms and that Lessee has obtained the consent of its lender, if any, or any
other third party from whom the Lessee is required to obtain consent for the execution and

performance of this Amendment.

11. CONFLICT OF PROVISIONS; RATIFICATION, In the event of a conflict between the terms of
the Lease and the terms of this Amendment, the terms of this Amendment shall govern. Except
as specifically referenced or addressed herein, all other terms, covenants, and provisions of the
Lease are hereby ratified and confirmed and shall remain unchanged and in full force and effect

throughout the Term.

12. ENTIRE AGREEMENT; BINDING. This Amendment represents the entire agreement between
Lessor and Lessee regarding the subject matter contained in this Amendment and there are no
other terms, obligations, covenants, representations, statements or conditions oral or otherwise of
any kind whatsoever between the parties regarding the subject matter contained in this
Amendment except as sct forth in this Amendment. No amendment or modification to this
Amendment shall be effective unless it is in writing and executed by both Lessor and Lessee.
All references to the term “Lease” in this Amendment and the Lease shall mean the Lease as

amended by this Amendment.

13. CAPTIONS. The captions and section numbers appearing in this Amendment are for
convenience only and are not a part of this Amendment and do not in any way limit, amplify,
define, construe or describe the scope or intent of the terms or provisions of this Amendment.

14. CAPITALIZED TERMS. All capitalized terms in this Amendment, unless specifically defined

herein, shail have the same meaning as in the Lease

15. AUTHORITY TO EXECUTE. Lessor and Lessee represent and warrant to each other that the
person executing this Amendment on behalf of such applicable party has the full right, power
and authority to execute this Amendment and perform its cbligations under this Amendment.

16. SEVERABILITY. If any provision of this Amendment is determined by a court having
jurisdiction fo be illegal, invalid or unenforceable under any present or future law, the remainder
of this Amendment will not be affected thereby, It is the intention of the parties that if any
provision is so held to be illegal, invalid or unenforceable, there will be added in lieu thereof a
provision as similar in terms to such provision as is possible that is legal, valid and enforceable.

IN WITNESS WHEREOF, the parties have signed this Amendment effective on the date set forth
above.

LESSOR: LESSEE:

MCS SPORTS ARENA BUSINESS PARK LLC, KENNEDA AND CHRIS GONZALES,
A CALIFORNIA LIMITED LIABILITY AS HUSBAND AND WIFE
COMPANY

By: By: _%gm_u(z&atpb_*)
’ enneda Gonzales’
Its: JM%L‘ BY: _ ittt
Chris Gonzales

MCSDATA/SABPLeasev/Kenneda-ChrisGonzel 3780E/F/Expension/Amend2. 3-18-16




EXHIBIT A
Expansion Space

FI1FD Serres E o~ F

assziv o

=
i

Sabp

SUTE VIO STD CONT wvE

Wl WIS LLTRATY IO MO

TR AT TRVEEL Sva S5aNIend VG §v a1a088

.

il

50021 ~J ALIS

45gor't -4 ALNS

p edg \o)guwedng) |

t

i
mm _mﬁ

#as waa = arf2as

e

CEILING PLAN

FLOOR PLAN & REFLECT

3%%az 01

{Amend2. 3-18-16

les/3780E/F/Exp

da-ChrisG:

MCSDATA/SABPLeases’K




EXHIBIT A-1
Tenant Improvements
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AMENDMENT #1 TO LEASE

THIS AMENDMENT, made and entered into W\M/H C:Z(ﬁ_. 2012, by and between Strauss
Family Trust UDT 6/5/92 dba: M.C. Strauss Company, as Lessor, and Kenneda and Chris Gonzales, as
husband and wife, as Lessee, does hereby supplement, modify, and amend that certain Lease Agreement
duted Jamuary 18, 2011, together with all modifications and amendments thereto (collectively, the
“Lease”), by and between the above named parties for the premises located at 3780 Hancock Street, Suite
E, San Diego, CA 92110.

The parties hereto agree as follows:

1. TERM. Effective March 1, 2012, the Term of the Lease shall be modified and changed to a
Month-to-Month basis upon all of the terms, covenants, and conditions contained in the Lease,
except as otherwise set forth in ihic Amendment Such Month-to-Month tenancy may be
terminated by either Lessor or Lessee by giving written notice to the other at least thirty {30) days
prior to the date of termination of its intention to terminate such tenency, but any such
termination shall become effective as of the last day of the calendar month in which such 30-day
notice shall expire.

2. BASE RENT/WATER &SEWER FEES. Effective March 1, 2012, the Base Monthly Rents and
Water/Sewer Fees shall be ag follows:

$1.20psf x 1,200sf= $1,450.00 per month

Water & Sewer Fee shall remain the same at $75.00 per month.

3. RULES AND REGULATIONS. Lessee ghall abide by all the rules and regulations as defined
on Exhibit N under Rules and Regulations which is now made a part of the Lease. In particular,
no loitering or getherings shall be permitted in the entrance way, haltways, stairways, corridors
or restrooms of the building. The clevators, the spaces and the rooms which are made available
for use by tenants and their employees and invitees in common shall be used only for the
respective intended purposes.

4. CONFIDENTIALITY. Lessee shall keep the content and all copies of this Amendment and
related documents now or horeafier entered into, and all proposals, materials, information and
matters relating thereto, striclly confidential, and shall not disclose, disseminate ot distribute any
of the same, or permit the same Lo occur, except to the extent reasonably required for proper
business purposes by Lessee’s attomeys, insurers, zuditors and lenders, and, in such event,
Lessec shall obligate any such parties to whom disclosure is permitted to honor the
confidentiality provisions hereto, except as may be required by Law or court proceedings.

5. COUNTERPARTS. This Amendment may be executed in one or more countesparts, each of
which counterparts shall constitute an original and all of which counterparts together shall
constitute one and the same Amendment. The delivery by Lessor or Lessee of 4 facsimile
signature of this Amendment shall have the same legally binding effect as the delivery of an
original signatuze.

6. ENFORCEABILITY. Lessor acknowledges end represents to Lessee that this Amendment is the
binding obligation of Lessor enforceable in accordance with its terms and that Lessor has
obtained the consent of its lender or any other third party from whom the Lessor is required to
obtain consent for the execution and performance of this Amendment. Lessee acknowledges and
represents to Lessor that this Amendment is the binding obligation of Lesses enforceable in
accordance with its terms and that Lessee has obtained the consent of its lender, if any, or any
other third party from whom the Lessee is requited to obtain consent for the exccution and
performance of this Amendment.

7. CONFLICT QF PROVISIONS; RATIFICATION, In the event of a conflict between the terms of
{he Lease and the terms of this Amendinent, the terms of this Anendment shall govern. Except
as specifically referenced or addressed herein, all other terms, covenants, and provisions of the
Lease are hereby ratified and confirmed and shall remain unchenged and in full force and effect
throughout the Term.

8. ENTIRE AGREEMENT; BINDING. This Amendment represents the entire agreement between
Lessor and Lessee regarding the subject matter contained in this Amendment and there are no
other terius, obligations, covenants, representations, statements or conditions oral or otherwise of
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any kind whatsoever between the parties Tegarding the subject matter contained in this
Amendment except as set forth in this Amendment. No amendment or modification to this
Amendment shall be effective unless it is in writing and executed by both Lessor and Lessee.
Al references to the term “Lease” in this Amendment and the Lease shall mean the Lease as
amended by this Amendment,

0. CAPTIONS. The captions and section numbers appearing in this Amendment are for
convenience only and are not a part of this Amendment and do not in any way limit, amplify,
define, construe or describe the scope or intent of the terms or provisions of this Amendment.

10. CAPTTALIZED TERMS. All cepitalized terms in this Amendment, unless specifically defined
herein, shall have the same meaning as in the Lease

11. AUTHORITY TO EXECUTE. Lessor and Lessee repregent and warrant to each other that the
person cxecuting this Amendment on behalf of such applicable party has the full right, power
and authority to execute this Amendment and perform its obligations under this Amendment.

12. SEVERABILITY, If any provision of this Amendment is determined by 2 court having

jurisdiction to be illegal, invalid or unenforceable under any present ot future law, the remainder

; of this Amendment will not be affected thereby. It is the intention of the parties that if any

' provision is so held to be illegal, invalid or unenforceable, there will be added in lien thereof a
provision as similar in terms to such provision as is possible that is legal, valid and enforceable.

N WITNESS WHEREOF, the parties have signed this Amendment effective on the date set forth

above.
LESSOR: LESSEE:
STRAUSS FAMILY TRUST UDT KENNEDA AND CHRIS GONZALES,

6/5/92, DBA: M.C_STRALSS C AS HUSBAND AND WIF,

Tts: "1“\‘mgl’.e;&

By:
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By and Between

Strauss Family Trust UDT 6/5/92
dba. M.C. Strauss Company

as Landlord -I Lessor

and

Kenneda and Chris Gonzales, as husband and wife

as Tenant / Lessee

at Sports Arena Business Park
3780 Hancock Street, Suite E
San Diego, CA 92110

Dated for Reference Purposes
As of

January 18, 2011

MSWord/SABPAIR98GrossLease
Revised 03/10




STANDARD INDUSTRIAL/ COMMERCIAL
MULTI-TENANT LEASE—GROSS
AMERICAN INDUSTRIAL REAL ESTATE ASSQOCIATION

1. Baslc Provisions (“Baslc Provisions”).
1.1 Partles: This Lease (“Leasa”), dated for reference purposes only_January 18, 2011 is
made by and between Strauss Family Trust UDT 6/6/92 dba; M.C, Strauss Company {“Lessor”)

and_Kenneda and Chns Gonzales, as husband and wifs  (“Lesses"), (collectively the “Parties”, or Individually a “Party”).

1.2(a) Premises: That certaln portion of the Project (as definad belaw), Including all Impravemsnts tharein or to be provided

by Lessor under the terms of this Lease, commonly known by the street address of 3780 Hancock Strest, Suils E. .
located In the City of San Dieag, County of San Diego, Staie of Callforpta, with zip code 82110, as outlined on Exhibit A & A-1 atlached
hereto (*Premises”) and gensrally described as (describe briefly the naiure of the Premises). Sport Arena Businass Park,

Ihe demised premises consists of aporox. 1,200 square feet.The property Is further describad on Exhibil A & A1 . o

! 1) d85 B4 C a) N bt
In addition to Lessee's rights fo use and cccupy the Premises as hereinafler spacified, Lessee shall have non-exclusive rights to th
Common Areas (as defined in Paragraph 2.7 below) as hereinafter specifisd, but shall not have any rights o the roof, exterior walls or
ulliity raceweys of the building containing the Premisss (“Bullding”) or to any other buildings In the Project. The Premises, lhe
Buliding, the Common Areas, the land upen which they ere located, along with all other bulldings and Improvements thereon, are herein
collectively referred to as the "Project.” (Sse also Paragraph 2.)
1.2(b) Parking: See Exhiblt C item 14 unreserved vehicle parking spaces (“Unreserved Parking Spaces”), and _(Not
applicable) reserved vehicle parking spacas (*Reserved Parking Spaces”), (See also Paragraph 2.6)
13 Term: One (1) year ("Orlginal Term”) commencing_March 1, 2011 (“Commencement Data”) and ending
_February 28, 2012 (“Expiration Date”). (See also Paragraph 3.) (ses Exhlbit K)
14 Early Possesslon; Lessee shall have eary cccupancy of the Premises upon full lease execution, proof of pavment
and esriificate of insurance (“Early Possession Date").
(Sea also Paragraphs 3.2 and 3.3.)
1.5 Base Rent: $_1,380,00 per month {“Basa Rent"), payable on the___First
day of each month commencing_March 1, 2011. (See also Paragreph 4.)
6 If this box s chaecked, thera are provisions In this Lease for the Base Rent io be adjusted. Ses Exhiblt F.
18 Lassee's Share of Common Area Operating Exponses: _(N/A)_percent (___%) (“Lessee’s Share”).
1.7 Base Rent and Other Monles paid Upon Execution:
(a) BaseRent:$ _1,380.00 forthe period_March 1-31, 2011
{b)  Common Area Operaling Expenses: § __*does not apply for the peried *doss pot apply
. {c)  Securlty Deposit: $ 3.000.00 to be paid in three equal installments: $1,000 due ungn e_Bxe
due Apdi 1, 2011 and $1.000 due May 1, 2011 (“Security Deposit”). (See alsc Paragraph 5.,)
(d) Other §75.00 th for month 2 s. (See Exhibit C, ltem#a),
{8)  Tota) Due Upon Execution of thls Lease: $ 2.455.00 .
1.8 Agreed Use:_Tattoo shop gnd for er purpoge or

only. See Exhiblt H, (See also Paragraph 8.)

1.9 Insuring Party: Lessor is the “Insuring Party”. (See also Paragraph 8.)

1.10 Real Estate Brokers: (Ses also Paragraph 5).

’ (a) Representation: The following real estats brokers (the “Brokers") and brokerage relationships exist in this
transition {check applicable boxas):

6_(Not applicable) represents Lessor exclusively (“Lessor's Broker™);
0_{Not applicghle) represents Lessee excluslvely ("Lessea’s Broker”); or
6_(Not applicable) represents both Lessor and Lessee (“Dual Agency™).

{b) Payment to Brokers: Upon axacution and delivery of this Lease by both Parties, Lessor shall pay to the Brokers
the brokerage fee agreed to in a separate writien agreement (or If thera Is ne such agreement, the sum of (Not applicabls) or (N/AY%
of the total Base Rent for the brokerage services rendered by the Brokers),

111 Guarantar. The obligations of the Lessee under this Lease are to be guarantesd by See Exhibits J and J.1
~ (“Guarantor”). (Sae also Paragraph 37.)

112 Addenda and Exhibits: Attached hereto is an Addendum or Addenda conslsting of Paragraphs _--— through =-—
and Exhibits __A _through _M _, all of which constitute a part of this lease.

2. Premises.

241 Letting. Lessor hersby leases to Lessee, and Lesses hereby feases from Lessor, the Premises, for the tarm, at the
rental, and upon all of the terms, covenants and conditions set forth in this Lease. Unless otherw/se provided hereln, eny statement of
size set forlh in this Lease, or that may have been ussd in calculating Rent, Is an approximation which the Parties agree Is reasonable
and any payments based thereon are not subject to revision whether or not the actual size is more or less.

22 Condition. Lessor shail dsliver that pertion of the Premisas contained within the Building (“Unit") o Lessee broom
clean and free of debris on the Commencement Date or the Early Possession Date, whichever first aceurs (“Start Date”), and, so long
as the required service contracls described in Paragraph 7.1(b) balow 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 alr conditioning systems
("HVAC?"), loading doors, If any, and all other such elements in the Unit, other than those consiructed by Lessee, shall be in good
operating conditicn on sald date and that the structural elements of the roof, bearing walls and foundation of the Unit shall be frse of
malerial dafects. If a nen~compliance with such waranty exisls as of the Start Date, or If one of such systems or elements should
malfunction or fall within the appropriate warranty period, Lesser shall, as Lessor's sole obligation wilh respect to such matter, except
as otherwlse provided in this Lease, promptly after receipt of writton notice from Lessee setting forth with spacificity the nature and
extent of such non-comptiance, malfunction or failure, rectify same at Lessor's expense. The wamanty periods shall be as follows: (h6
months as to the HVAC systems, and (i) 30 days as to the remaining systems and cther elements of the Untt. If Lessee does not give
Lessor the required notice within the appropriate warranty period, correction of any such non-compiiance, malfunction or failure shall be
the obligation of Lessee at Lessee’s sole cost and expense {axcepl for the repairs to the fire sprinkler systems, roof, foundations, and/cr
bearing walls—see Paragraph 7).

23 Compliance. Lessor warmrants that the Improvements on the Premises and the Commen Areas comply with the
building codes that were In effect at the time that each such Improvement, or porion thereof and also with all applicable laws,
covenants or restrictions of record, regulations, and ordinances in effact on the Start Date (“Applicable Reqguirements™). Sald
warranty does not apply to the use of which Lessee will put the Premises or to any Alterations or Utllity Installations (as defined in
Paragraph 7.3(a).) made orto be made by Lessee. NOTE: Lessaa Is rasponsible for determining whether or not the zonhing is
appropriate for Lessee’s intended use, and acknowledges that past uses of the Premises may no longer be aliowed. If the
Premises do not comply with sald wamranty; Lessor shall, except as otherwise provided, promptly after receipt of wiitten notice from Lessee
setting forth with specificity the nature and extent of such non-compllance, reclify the same at Lessor’s expense. If Lesses does not give
Lessor written notice of a non-compliance with this warranty within 8 months following the Start Date, comection of that nen-compliance
shall be the abligation of Lessee at Lessee's sole cost and expense. If the Applicable Regulrements are hereafter changed so as to require
during the term of this Lease the consiruction of an addition to or an alteration of the Unit, Premises and/or Building, the remediation of any
Hazardous Substancs, or the relnforcement or other physlcal modification of the Unit, Premises and/or Building (“Capital Expenditure™),
Lessor and Lessee shall allocate the cost of such work as follows:

(8) Subject to Paragraph 2.3(c} below, If such Capital Expenditures are required as a result of the specific and unlque
use of the Premlses by Lessse as compared with uses by tenants In general, Lessee shall be fully responsible for the cost thereof,
providgp};;however. that if such Capltal Expendliure is required during the last 2 years of this Lease and the cost thereof exceeds 6 '
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Base Rent, Lessee may Instead terminate this Lease unlese Lessor notlfies Lesses, n writing, within 10 days after roceipt of Lessee's
termination notice that Lessor has elected to pay the difference betwaen the actual cost thereof and the amount equal to 8 months' Base
Rent. If Lessee slects termination, Lessee shall inmediately cease the use of the Premiess which requires such Capltal Expendtture and
dalliver to Lessor written notce spacifying a taminatlon date at lsast 80 days thereafler. Such termination date shali, however, In no event
be earliar than 1he last day that Lessae could legally utlize the Premises without commencing such Capilal Expenditure.

{b) If such Capilal Expenditure s not the result of tha specific and unique use of the Premises by Lesses (such as,
governmentafly mandated selsmic miodifications}, then Lessor and Lessee shall allocate the obligation to pay for the portion of such costs
reasonably attributable to the Premises pursuant to the formula set out in Paragraph 7.1(d); provided, howsver, that If such Capltal
Expenditure Is required during the last 2 years of this Lease or If Leseor reasonably determines that it Is not economically feasible to pay s
shara therseof, Lessor shall have the option to terminate this Lease upon 90 days prior written notlce to Lessee unless Lesses notifies
Lessar, In wiiting, within 10 days aftsr recelpt of Lessor's termination notlce that Lessee wili pay for such Capltal Expenditure. If Lessor
does not elect to terminate, and fails 1o tender lts share of any such Capital Expenditure, Lessee may advance such funds and deduct
same, with interest, rom Renl until L essor’s share of such costs have boen fully pald. If Lessee Is unable to finance Lessor's share, ot it
the balance of the Rent due and payabie for the remainder of this Lease Is not sufficient to fully reimburse Lessee on an offsel basis,
Lassee shall have the right to terminate this Lease upon 30 days written notice to Lessor.

{¢) Notwithstanding the above, the provisions conceming Capital Expendilures are intended to apply only to non-
voluntary, unexpected, and new Applicable Requirements. It 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 be fully
responsible for the cost thereof, and Lessee shall not have any right to tetminats this Lease.

24 Acknowledgemaents, Lessse acknowledges that: (a) it has been advised by Lessar and/or Brokers 1o satisfy itself with
respedt to the condition of the Premises {including but not limited to the electrical, HVAG and fire sprinkler Systems, securlly, environmantal
aspects, and compliance with Applicable Requiremsnts and the Americans with Disabiiities Act), and thelr suitabllity for Lessee's intended
use, (b) Lessee has made such Investigation as i desms necessary with reference fo such matters and assumes all responsibillty
therefore as the same relate to lts occupancy of the Premises, and (c) neither Lessor, Lessor's Agents, nor Brokers have made any oral or
writlen representations or warrantfes with respect to sald matters other than as set forth In this Leasse. In addition, Lessor acknowledges
that: () Brokers have made no representations, promises or warrantles concerning Lassee's sbllity to honor the Lease or suitabllity to
occupy the Premises, end (f) It is Lessor's solo responsibility to investigate the financlal capability and/or sullability of all proposed tenants,
(Seo Exhibit D)

25 Lesses as Prior Owner/Qccupant. The warranties made by Lessor in Paragraph 2 shall pe of no force or effect If
immediately prior fo tha Star! Date Lessee was the owner o pccupant of the Premisas, In such event, Lessee shall be responsible for any
necessary comective work.

26 Vehicls Parking, Lesses shall be entiied to use the number of Unreserved Parking Spaces and Reserved Parking
Spaces specified In Paragraph 1.2(b) on those portions of the Common Areas designated from time to time by Lessor for parking. Lesses
shall not use more parking spaces than said number. Sald parking spaces shall be used for parking by vehicles no larger than tull-size
passenger automoblles or pick-up trucks, hereln called “Permitted Siza Vehicles.” Lessor may regulate the loading and unkading of
vehicles by adopting Rules and Regulations as provided In Paragraph 2.9. No vehicles olher than Permitied Sizs Vehicles may be parked
In the Common Area without the prior written permission of Lassor.

(2} Lessee shalt not permit or allow any vehicles that belong to or are conirolled by Lessee or Lessee’s employess,
suppllers, shippers, cusiomers, contractots of Invitees to be loaded, unloaded, or parked In areas other than those dasignated by Lessor
for such activities.

(b) - Lessee shall not service or store any vehicles In the Common Areas,

() If Lessee permils or allows any of the prohibited acivities described In this Paragraph 2.8, then Lessor shall have lhe
right, wihout notics, in addition to such other rights and remedies tha! it may have, to remave or {ow away the vehicle Involved and charge
the cost to Lessee, which cost shall be Immediately payabls upon demand by Lessor.

27 Common Areas—Definition. The term “Common Areas” Is defined as all areas and facliles oulside the Premises
and within the exterior boundary line of the Project and interlor ulility raceways and installations within the Unit that are provided and
designated by the Lessor from Bime to ime for the general non-exclusive use of Lessor, Lessee and other tenants of the Praject and thelr
respeciive employees, suppliers, shippers, customers, contractors and invitees, Including parking areas, loading and unloading areas,
trash areas, roadways, walkways, driveways and landscaped areas.

28 Common Areas~—Lessee’s Rights, Lessor grants to Lesses, for {he benefit of Lessee and its employess, suppliers,
shippers, cantractors, customers and invitees, during the term of this Lease, the non-exclusive right to use, In common with others entitled
to such use, the Common Arees as they exisi from time fo fime, subject to any rights, powars, and privileges reserved by Lessor under the
terms hereof or under the ferms of any rules and regulations or restrictions gaveming the use of the Project. Under no circumstances shall
the right herein granted o usa the Commen Areas be deemed 10 inchude the right to store any property, temporarily or permanently, in the
Comrion Areas. Any such slorage shall be permitied only by the prlor written consent of Lessor or Lessor's designated agent, which
consent may be revoked at any time. In the event that any unauthorized storage shall occur, then Lessor shall have the right, without
notice, in addition 1o such other rights and remedies that it may have, to remove the property and charge the cost to Lessee, which cost
shal) be immediately payable upon demand by |.essor.

29 Common Areas—Rules and Regulations. Lessor or such other person(s) as Lessor may appolnt shall have the
exclusive control and management of ihe Common Areas and shall have the right, from time o time, to establish, modify, amend and
enforce reasanable rules and regulations ("Rules and Regulations”) for the management, safety, care, and cleanliness of the grounds,
the parking and unloading of vehicles and the preservation of good order, as well as for the convenience of other occupants or tenants of
the Bufiding and the Project and thelr Invitees. Lessee agrees 1o ablde by and conform to all such Rulss and Regulations, and fo cause its
employees, suppliers, shippers, customars, contractors and Invitess to so abide and conform. Lessor shell not be responsible la Lessee for
the non-compliance with sald Rules and Regulations by ofher lenants of the Project.

210 Common Areas—Changes. Lessor shall have the right, In Lessor's sole discretion, from tme fo lime:

(a) To make changes to the Common Areas, including, without limitation, changes In ihe location, size, shape and number
of driveways, entrances, parking spaces, Parking areas, loading end unleading areas, ingress, egress, dlrection of traffic, landscaped
areas, walkways and utiilty raceways;

To close temporarily any of the Commen Areas for maintenance purposes so long as reasonable access to the
Premises remains available;

(c) To deslignate olher land outside the boundaries of the Project to be a pait of the Comman Areas;
(d} To add additional bulldings and improvements to the Common Araas;
e} To use the Common Areas while engaged in making additionat improvements, repairs or alterations to the Project, or

any portion thereof; and
To do and perform such other acts and make such ofher changes in, to or with respecl to the Common Areas and
Project as Lessor may, In the exercise of sound business judgment, deem to be appropriate.
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3. Term.

3.1 Term. The Commencement Date, Expiration Date and Original Term of this Lease are as specified in Paragraph 1.3.
{see Exhiblt C#2) .

32 Early Possesglon. If Lessee lotally or partialy occupies the Premises prior to he Commencement Date, the obligation
to pay Base Renl shall be abated for the period of such early posssession. Al other terms of this Lease (including but not limited to the
obligations to pay Lessea's Share of Common Area Oparating Expenses, Real Property taxes and Insurance premiums and {o maintain
the Premises) shall, however, be In effect during such period. Any such early possession shall not affect the Explration Date. (See
Exhibit C# 1)

33 Delay In Possesslon. Lessor egrees to use its best commerclally ressonable efforts to deliver possession of the
Pramises to Lessee by the Commencement Date. K, desplte sald efforts, Lessor I8 unable to deliver possession as agreed, Lessar shall
not ba subject to any llability therefor, nor shall such failure affect tha validity of this Lease. Lessee shall not, however, ba cbligated to
pay Rent or perform Its other obilgations untl] it recelves possassion of the Premiges. If possession I8 not delivered within 60 days after
the Commencement Date, Lessee may, at lts option, by nolice In writing within 10 days afier the end of such 60 day perlod, cancel this
Lease, In which event the Parties shall be discharged from ail obligations hereundar. If such wiilten notica 1s not recelved by Lessor
within said 10 day peried, Lessee’s right to cance! shall terminate. Except as ctherwlse provided, if possession 13 not tendered to
Lessee by the Start Date end Lessee does not terminate this Lease, as aforesald, any peticd of rent abatement ihat Lessee would
otherwise have enjoyed shall run from the date of dellvery of possession and continue for a period equal to what Lessee would
otherwise have snjoyed under the terms hereof, but minus any daya of delay caused by the acls or omissions of Lessee. If possession
of the Premises s not defiverad within 4 months after the Commencement Date, this Lease shall terminate, Unless other agreements
are reached betwesen Lessor and Lasses, In writing, (See Exhibit C #12)

34 Lessee Compllance. Lassor shall not be raquired to tender possession of the Premises to Lesses until Lesses
complles with Hts obligation to provide evidence of insurance (Paragraph 8.5). Pending delivery of such evidence, Lessae shall be
required 1o perform all of s abligaticns under this Lease from and after the Start Date, Including the payment of Rent, notwithstanding
Lessor's election to withhold possession pending racalpt of such evidence of Insurance. Further, If Lessee Is required to parform any
other conditions prior to or concurrent with the Start Date, the Stert Date shalt occur but Lassor may elect to withhold possession untll
such conditions are satisfled.

4, Rent,
41 Rent Defined, All monetary obligations of Lessee to Lessor under the terms of this Lease (except for the Security
Deposlt) are deemed {o be rent (*Rent™).
4.2 Common Area Operating Expenses. INTENTIONALLY DELETED
(a) “Common Area operating Expenses” are defined, for purposes of this Lease, as all costs Incurred by Lessor
relating to the ownership and operation of the Project, Including, but not imited to, the following:
()] The operation, repair and malntenance, in neat, clean, goed order and condition, but not the replacement

(see subparagraph (e)), of the following:

(aa) The Common Areas and Common Area improvements, including parking areas, loading and
unloading ereas, trash greas, roadways, parkways, walkways, driveways. tandscaped areas, bumpers, irigation systems, Common
Area lighting facilities, fences and gates, elavaiors, roots, and roof drainage systems.

(bb) Exterior signs and any tenant dirsctories.
(cc) Any fire sprinkler syatema.

(i) The cost of water, gas, electridty and telephone to service the Common Areas and any utilifes nol
separately meterad.

[{11)] Trash disposal, psst contral services, property management, security services, and the cosls of any
environmental inspections.

{v) Reserves sel aside for maintenance and repair of Common Areas.

(v) Any increase above the Base Real Property Taxes (as defined in Paragraph 10).

(vi} Any "Insurance Cost Increase” (a5 defined In Paragraph 8).

(vil) Any deductible portion of an insured loss concerning the Bullding or the Commion Areas.

(viii) The cost of any Capital Expenditure o the Building or the Project not covared under the provisions of
Paragraph 2.3 provided; however, that Lessor shall allocale the cost of any such Capital Expenditure over a 12 year period and Lessee
shall not be required to pay more than Lesses's Share of 1/144™ of the cost of such Capital Expenditura In any given month,

(ix) Any ather services to be provided by Lessor that are stated elsewhere In this Lease to be & Common Area
Qperaling Expense.

) Any Common Arsa Operating Expenses and Real Property Taxes that are specifically attributable fo the Unit, the Buikding or to
any other bulding in the Prolect or to the operation, repalr and malntenance thereof, shall be allocated entirely to such Unit, Buliding, or other
bulding. However, any Common Area Qperating Expenses and Real Property Taxes, that are not specifically atiributable to the Building or to any
ofher bullding or 1o the oparation, repeir and maintenance thereof, shall be equitably alocatad by Lessor o all buidings in the Project. (See
Exhibit C, ltems 3 & 4.)

{c) The Inclusion of the Impravements, faciiities and services set forth In Subparagraph 4.2(a) shall not be deemed to impose an
obfigation upon Lessor to either have sald Improvements or tecllities or to provide these senvices unless Ihe Project already has the same, Lessor
aready provides the services, or Lessor has agreed elsewhere In this Lease to provide the same or some of thera.

(dy INTENTIONALLY DELETED

(e) When a capital component such as the roof, foundalions, axiarlor walls or a Cormmon Area capltal improvement, such as the
parking lol paving, slevators, fences, etc. requites replacement, rather than repalr or malntenance, Lessor shall, at Lessor's expense, be
responsible for such replacement. Such expenses and/or cosls are not Common Area Operating Expenses.

43 Payment. Lessee shall cause payment of Rent to e recaived by Lessor in lawful money of the United States, without offset or
deduction {except s specifically permitied in this Lease), on or before the day on which it is dus. Rent for any period during the term hereof which
is for less than cne full calendar month shall be prorated basad upon the aciual number of daya of sald month. Payment of Rent shall be made to
Lessor at its address stated hereln ar to such olher 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 Walver of Lessors rights (o tha balance of such Rent, regardless of Lessor's
endorsement of any check sa stating. In the event that any check, draft, or cther Instrument of payment givan by Lessee to Lessor is dishonared
for any reason, Lessee agrees to pay o Lessor the sum of $25.

5. Security Deposit. Lessee shall deposit with Lessor upon exgcution hereof the Securlty Dsposil as security for Lessee’s faithful
performance of its obligations under this Lease. If Lessee fails 1o pay Rent, or ciherwisa Dafaults under this Leasa. Lessor may use, apply or retain
all or any porticn of sald Security Deposit for the payment of any amount due Lessor ar to relmburse or compensate Lessor for any labiily,
expense, loss or damage which Lessor may suffar or Incur by reason therecf. If Lessor Uscs ar applles all of eny portion of the Security Deposfi,
Lessse shall within 10 days after written raquest therefor deposit monies with Lessor sufficlent to restore sald Securty Deposit to the full amount
required by this Lease. If te Base Rent increases during the term of this Lease, Lessee shall, upon written request from [.essor, deposit additional
mmonies with Lessor 5o (hat the total amount of the Securty Deposit shall at all times bear the same propotion to the increased Base Renl as the
initia! Security Deposit bore to the injtia) Base Rent. Should the Agreed Use be amended to accommodate a material change in the business of
Lessee of to accommodale a sub lesses or asslgnes, Lessor shall have the right to Increase the Security Deposit o the extent necessary, In
Lessor's reasonable judgment, to account far any increased wear and lear that the Premises may suffer as a result thereof. If & change in control
of Lessee oceurs during this Lease and following such change the financial condition of Lessee s, In Lessor's reasonable judgment, significantly
reduced, Lesses shall deposit such additional monles with lessor as shall be sufficient lo causs the Security Depas to be at & commercially
reascnable level based on such ehange In financial condition. Lessar shall not be required 1o keep the Security Deposlt separats from its general
accounts, Within 14 days after the expiration or termination of this Lease, if Lessor elects to apply the Security Deposit only to unpatd Rent, and
otherwise wAthin 30 days after the Premises have been vacaled pursuant to Paragraph 7.4(c) below, Lessor shall retum that portion of the Security

o
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Deposlt nct used or applied by Lessor. No part of the Security Dsposit shall be considered to be hsld in frust, to bear interest or to be prepayment
for any monias to be pald by Lessee under this Leass,
6. Use. .

8.1 Use. Lessae shall use and accupy the Premises only for the Agreed Use and for no other purpose, Lessae shall not
use or permit the use of the Premises in a manner that Ia unlawful, creates damage, wasis or a nuisance, or that distusbs occupants of
or causes damage to nelghboring premises or properties, (See Exhibit G, item 5.)

6.2 Hazardous Substances,

(2) Repaertable Uses Require Consent. The term “Hazardous Substance” as used In this Lease shall mean
any product, substance, or waste whoss presance, use, manufaciure, disposal, transporialion, or relessa, either by Itself of in combination with
other materials expected to ba on the Premises, s alther; ()} potentially Injurious to the public heslth, safety or welfare, the snvironment or the
Premises, (il) regulated or manitored by any governmental authority, or (i) a basls for potentlal llability of Lessor to any govemmental agency
or third parly under any applicable statute or commen law theory. Hazardous Substances shall include, but not be limited to, hydrocarbons,
patroleum, gasofine, and/or crude oll or any products, by-products or fractions thereof, Lassee shall not engage i any activity In or on the
Premises which constitutes & Reportable Use of Hazardous Substances without the express prior written consent of Lessor and fimely
compliance (at Lessae's expense) with all Applicable Requiremants, “Reportable Use” shall mean (i) the Installation or use of any above or
betow ground storage tank, (Ii) the generation, possesaicn, slarage, use, fransportation, or disposal of a Hazardous Substance that requires a
permit from, or with respect to which a report, notice, registralion or business plan is required to be filed with, any governmental authority,
andjor (iii) the presence at the Premises of 2 Hazardous Substanca with respect to which any Applicable Requirements requires that a notice
be given to perscns entering or occupying the Premises or neighboring properties. Notwithstanding the foregoing, Lesses may use any
ordinary and customary materlals reasonably required to be used in the normal course of the Agreed Use, so long as such use Is in
compliance with all Applicable Requiremants, is ot & Reportable Use, and doss not expase the Premises or neighboring property to eny
meaningfut risk of contamination or damage or expose Lessor to any liabitity therefor. In addition, Lessor may conditlon #s consent to any
Reportabis Use upon recetving such additional assurances as Lessor reasonably deems necessary fo protect fiself, the pubiic, the Premises
and/or the envirorment agalnst damags, contamination, Injury andfor liabiiity; including, but not limited to, the istallation (and removal on or
befora Lease expiration or termination} of pretective modifications (such as concrele ancasements} andior Increasing the Security Deposit.

®) Duty to Inform Lessor. if Lessee knows, or has reasonable cause to belleve, that & Hazardous Substance has
come to be localed In, on, under or about the Premises, other than as previously consented to by Lessor, Lesses shall Immetiately give
writtan notice of such fact to Lessor, and provide Lessor with a copy of any repart, notice, claim or other documentation which it has
conceming the presence of such Hazardous Subslance.

(c} Lesses Remediation, Lessee shall not cause or permit any Hazardous Substance 1o be spllled or released In,
an, under, o about the Premises (including through the plumbing or sanitary sawer system) and shall pramptly, at Lessee's expanss, taks all
Investigatory and/or remedial acfion reasonably recommended, whether or not formally ordered or required, for the cleanup of any
contaminatlon of, and for the malntenance, security and/or monltoring of the Premises or naighboring properties, that was caused or materialy
contribuled to by Lassee, or pertaining to or Involving any Hazardous Substance brought onto the Premises during the term of this Lease, by
or for Lesses, or any third party.

(d) Lesses Indemnification. Lesses shall indemnify, defend and hold Lessor, Hs egents, employees, lenders and
ground lessor, if any, hamless from and against any and all loss of rents and/or damages, llabiltties, Judgments, claims, expenses, penaltios,
and aftomeys’ and cansultants’ fees arising out of or Involving any Hazardous Substance brought onto the Premises by or for Lesses, aor any
Third parly (provided, however, that Lessee shall have ne fiabllity under this Lease with respect to underground migration of any Hazardous
Substance under the Premises from areas oulside of the Projact). Lesses's obligations shall Include, but not be limited to, the effects of any
contamination or injury to person, property or the environment created or suffered by Lessee and the cost of Investigation, removal,
remediation, restoration and/or abatament, and shall survive the explralion or termination of this Lease. No termination, cancellation or release
agreement entared Into by Lessor and Lessee shall release Lesses from Its obligations under this Lease with respect to Hazardous
Substances, unless specifically so agreed by Lessor in wrlting at the ime of such agreement.

(e} Lessor Indemnification. Lessor and its successors and assigns shall Indemnify, defend, reimburse and hold
Lassae, iis employees and lenders, hammless from and against any and all environmental damages, induding the cost of remediation, which
existed as a result of Hazardous Substances on the Premises prior 1o the Start Date or which are caused by the gross negligsnce ar willful
misconduct of Lessor, ts agents or employses. Lessor's obligations, as and when regulred by the Applicable Requirements, shall include, but
not be limited to, the cost of investigation, remaval, rermedlation, restoration and/or atatement, and shall survive the expiration or tarminatlon of
this Leass.

0] Investigations and Remediations. Lessor shall retain the responsbility and pay for any Invasligations or
remediation measures required by govemmental entities having Jurisdiction with respect to the existence of Hazardous Substances on the
Premises prior to the Start Date, unless such remediation msasure | required as & result of Lessse's use {including “Alteratlons,” as defined In
Paragraph 7.3(a) below) of the Premises, Iin which event Lessee shall be responslole for such payment. Lesses shall cooperate fully in any
such activitles al the request of Lessor, including allowing Lessor and Lessor's agents lo have reasonable access to the Premises al
reasonable times in order to carry out Lessor's lnvestigative and remadtal responsibilities.

&) Lessor Termination Option. If a Hazardous Substance Condition (see Paragraph 9.1{e)) occurs during the term
of this Leass, unless Lesses is legally responsible therefor {In which case Lessee shall make the Investigation and remediation thereof
required by the Applicable Requirements and this Lease shall continue In full force and effect, but subject to Lessor’s rights under Paragraph
6.2(d) and Paragraph 13), Lessor may, at Lessor's aption, sither (I) invesligate and remediate such Hazerdous Substance Condltion, If
requlred, as soon as reasonably possible at Lessor's expense, In which event this Lease shall continue In ful! force and affect, or (i} if the
estimeted cost to remediate such condition excesds 12 times the then monthly Base Rent or $100,000, whichever is greater, give wiitien
notics Io Lessee, within 30 days after raceipt by Lessor of knowledge of the oocurrence of such Hazardous Substance Condition, of Lessar's
deslre 1o terminate this Lease as of the date 60 days following the dale of such notice. In the event Lessor elacts to give a termination notice,
Lessee may, within 10 days thereafter, give writien nofice 10 Lessor of Lesseg's commitment to pay the amount by which the cost of the
remediation of such Hazardous Substance Condition exceeds an amount equal 1o 12 times the then monthly Base Rent or $100.000,
whichever is grealer. Lessee shall provide Lassor with said funds or satisfactory assurance thereof within 30 days following such commitment.,
In such event, this Lease shall continue In full force and effect, and Lassor shall proceed to make such remediation, as soon as reasonably
possible after the required furks 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 spacified in Lessor’s nofice of termination.

[

PAGE 4 Initials

© 1985 —American Industrial Real Estate Assoclation




6.3 Lessea's Compliance with Applicable Requirements. Except as otherwise provided in this Lease, Lessee shall, at
Lessse’s sole expenss, fully, diligently and In a timely manner, matsrially comply with all Applicable Requirsments, the raquirements of
any applicable fire insurance underwriter or rating bureau, and the recommendations of Lesaor's engineers and/or consuttants which
relate In any mannar to the Premlses, without regard to whether sald requirements are now In effect or become effective after the Start
Date. Lessea shal,, within 10 days after receipt of Lessor's written request, provide Lessor with copies of all permits and other
documents, and other Information evidencing Lessee’s compliance with any Applicable Requirements specified by Lessor, and shalt
tmmediately upon receipt, notify Leasor in writlng (wilh copies of any documents Involved) of any threatened or actual clalm, natice,
citalicn, waming, complaint or report pertaining fo or involving the fallure of Lessee or the Frsmises to comply with any Applicable
Requirements.

64 Inspection Compllance. Lessor and Lessor's “Lender” (as deflned In Paragraph 30) and consultants shall have the
right to anter Into Premises at any time, in the case of an emargency, and otharwise at reasonabls times, for the purpose of Inspecling the
condition of the Premises and for verifying compliance by Lessee with this Lease. The cost of any such Inspections shall be paid by Lessor,
unless a violation of Applicable Requirements, or & contamination fs found to exst or be Imminent, or the Inspection Is requested or
orderad by a governmental authority. In such case, Lesses shall upon request reimburse Lessor for the cost of such Inspection, 8o long as
such inspection Is reasonably retated to the viclation or contamination.

7. Maintenance; Repalrs, Utility Installationa; Trade Fixtures and Alteraticns.

74 Lessee's Obligations.

{a)In General, Subject o the provislons of Paragraph 2.2 (Condition), 2.3 (Compllance), 6.3 (Lesses's Complianice with
Applicable Requirements), 7.2 (Lessor's Obligations), 9 {Damage cr Destruction), and 14 (Condemnation), Lessee shall, al Lessae's sole
expense, kaep the Premises, Ulility Installations (intended for Lessee's exclusive use, n¢ matter where located), and Alterations in good
order, condltion and repair (whether or naot the porion of the Premises requidng repsirs, or the means or repafring the same, ars
reasonably or readlly accessible to Lessea, and whether or not the need for such repairs cccurs as a result of Lassae's use, any prior use,
the elements or the age of such portion of the Premises), Including, bul-not limited to, all equipment or facilitiss, such as plumbing, HVAC
aquipment, electrical, lighting faclitles, boilers, pressure vessels, fixtures, Interior walls, intarior surfaces of exterior walls, cellings, floors,
windows, doors, plata glass, and skylights but excluding any items which are the responsibility of Lessor pursuant to Paragraph 7.2.
Lessee, In keeping the Premises In good order, condition and repair, shall exarclse and parform good malntenance practices, specifically
Including the procurement and maintenance of the service contracts required by Paragraph 7.1(b) below. Lessee's obligations shall include
restoralions, replacements or renewals when necessary to keep the Premises and all Improvemenis thereon or a part thereof In good
order, condition and state of repair. (See Exhibit C, Hem 6.)

(b) Service Contracts, Lessee shall, at Lessee's sole expsnse, procurs and maintain contracts, with copies o Lessor,
in customary form and substance for, and with contractore specializing and experlenced in the maintenance of the following equipment and
Improvements, if any, If and when Installed on the Premises: (i) HVAC equipment, (ii} boiler and pressure vassals, () clarifiers, and (V)
any other aquipment, if reasonabty required by Lessor, Howevar, Lessor regerves the right, upon notice to Lesses, to procure and maintain
any or al of such service cantracts, and If Lessor so alects, Lesses shall reimburea Lessor, upen demand, for the cost thereof.

(c) Failuro to Perform. If Lessee falls to perform Lesses's obligations under this Paragraph 7.1, Lessor may enter upon
the Pramises after 10 days' prior wriiten 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, end put the Premises In good order, condition end repalr, and Lessee shall promptly-

relmburse Lessor for the cast thereof.

(d) Replacement. Subject to Lessee’s Indemnification of Lessor as set forth In Paragraph 8.7 below, and without
relieving Lesses of liability resulling from Lessee’s fallure to exercise and perform good malnfenance practices, If an item described in
Paragraph 7.1(b) cannot be repaired olher than &t a cost which Is In excess of 50% of the cost of reptacing such item, then such item shall
be replaced by Lessor, and the cost thereof shall be prorated between the Partles and Lessee shall only be obligated to pay, each montk
during the remainder of the term of this Lease, on the date on which Base Rent Is due, 2n amount equal fo the product of multlplying the
cost of such replacement by a fraclion, the numerator of which Is one, and the denominator of which Is 144 {le. 4/144" of the cost per
month). Lessee shall pay interest on the unamortized balance at a rata that i commerclally reasonable in the judgment of Lessor's
accountants. Lessee may, however, prepay its obligation at any time.

7.2 Lessor's Obligations. Subject to the Provislons of Paragraphs 2.2 {Condition), 2.3 (Compliance), 4.2 (Common Area
Operating Expenses), 6 (Use), 7.1 (Lessee's Obiigations), 9 (Damage of Destruction) and 14 (Condemnation), Lessor, subject to
relmbursement pursuant to Paragraph 4.2, shall keep in good order, condition and repair the foundations, exterlor walls, structural
condition of Inferlor bearing walls, exterior roof, fire sprinkler system, Common Area fire alarm andlor smoke detection systems, fira
hydrants, parking lots, walkways, parkways, driveways, landscaping, fences, signs and utility systems serving the Common Areas and &ll
parts thersof, as well as providing the services for which there is a Common Area Operating Expense pursuant to Paragraph 4.2, Lessor
shall not be obligated to paint the exterior or Interior surfaces of exterior walis nor shall Lessor be chligated to maintain, repalr or replace
windows, doors or plale glass of the Premises. Lessee expressly walves the benefit of any statuta now or hereafter In effect to the extent it
is Inconsistent with the terms of this Lease

73 Utility Installations; Trade Fixtures; Alterations.

{a) Definitlons. The term “Utility Installations” refers to all floor and window coverngs, alr lines, power panels,
elecirical distribution, security and fira protection systems, communication systems, lighting fixtures, HVAC equipment, plumbing, and
fencing In or on the Premises, The term “Trade Fixtures” shall mean Lesses's machinery and equipment that can be removed without
doing material damage 1o the Premises. The term “Alterations” shall mean any modification of the Improvements, other than Utility
Installations or Trade Fixtures, whather by addition or deletion. “Lessee Owned Alterations andfor Utllity Installations” are defined as
Alterations and/or Ulility Installations made by Lesses that are not yet ownsd by Lessor pursuant o Paragraph 7.4(a).

{b) Consent. Lessee shall not make any Alterations or Utllity Installations to the Pramises without Lessar's prior written
consent. Lessee may, howaver, make non-structural Utility Instaliations to the Interior of the Premises (excluding the rocf) without such
consent but upon notice to Lessor, as long as they are nol vislble from the outslds, do not Involva puncturing, relocating or removing the
roof or any existing walls, and the cumulalive cos! thereof during this Lease as extended dees not excead a sum equal to 3 monih’s Base
Rent in the aggregate or a sum equal to one month's Bese Rent In any one year. Notwithstanding the foregoing, Lesses shall not make or
permit any roof penetrations and/or Install anything on the roof without the prior written approval of Lessor. Lessor may, as & precondition
to granling such approval, requira Lessee to utilize a contractor chosen and/or approved by Lessor. Any Alterations or Utillty Installations
that Lessee shall desire to make end which require the consent of the Lessor shall be presented to Lessor In wrilten form with detalled
plans. Consent shall be deemed conditioned upon Lessee's: (i) acquiring all applicable governmental permits, (i) furnishing Lessor with
copies of both the permits and the plans and specifications prior to commencemenl of the work, and (i) compliance with all conditions of
sald permits and other Applicable Requirements In a prompt and expeditious manner. Any Alterations or Utllity Installations shall be
performed in a workmaniike manner with good and sufficlent materfals, Lessee shall promptly upen completion fumnish Lessor with as-built
plans and specifications. For work which costs an amount In excess of one month's Base Rent, Lessor may condition ls consent upan
Lessee providing a lien and completion bend In an amount equal to 150% of the estimated cost of such Alteraflon or Uliiity Instaflation
and/or upon Lesses’s posting an additional Security Deposit with Lessor.

(c) Indemnification. Lessee shall pay, when due, aif claims for labor or materials furnished or alleged to have been fumished to
or for Lessae at or for use on the Premises, which claims are or may be secured by any mechanic's or material men's lien agalnst the
Premises or any interest therein, Lessea shall give Lassor not less than 10 days nofice prior to the commencement of any work In, on or
about the Premises, and Lessor shall have the right to post notices of non-responslbility. If Lessee shall contest the valldity of any such
lien, claim or demand, then Lessee shall, at Its sols expense defend and prolect itself, Lessor and the Premises against the same and shall
pay and satisfy any such adverse judgment that may be renderad thereon before the enforcement thereof, If Lessor shall require, Lessee
shall furnish a surety bond in an amount equal to 150% of the amount of such contested lien, clalm or damand, indemnlfying Lessor
agalnst liabilily for the same. if Lessor elects to participate in any such action, Lessae shall pay Lessor's attorneys' fees and costs.
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74 Ownership; Removal: Surrender; and Restoration.

(a) Ownership. Subject fo Lessors right {o require removal or elect awnership as herelnafter provided, all Alterations
and Ulility Installations made by Lessee shall be the property of Lessee, but consldered a part of the Premises. Lessor may, at any time, elect
in wtting fo be the owner of all or eny spacified part of the Lasses Owned Alterations and Utility Installations. Unless olharwise instructed par
paragreph 7.4(b) hereof, all Lessas Owned Alterations and Utility Installations shell, at the expiration ¢r termination of this Lease, become the
property of Lessor end be surrendered by Lessee with the Premises.

[¢) Ramoval. By deiivery to Lesses of written natica from Lessor not earliar than 50 and nol later than 30 days prior
fo the end of tha temm of this Lease, Lessor may require thal any or all Lessee Owned Alterations or Uity Installations be removed by the
axplration or tarmination of this Leass. Lessor may requlre the removal &t any time of all or any part of any Lesses Owned Alterations or Utility
Installations made without the required consent,

{c) Surrender; Restoration. Lessae shall surrendsr the Pramises by the Explration Date or any earller termination
date, with ali of the Improvements, parts and surfaces thereof broom clean and free of debris, and in good operating crder. condition and state
of repalr, ordinary wear and tear excepted. *Ordinary wear and tear” shall not include any damage or deterioration that would have been
prevented by good malntenance practice. Notwithstanding the foregoing, If this Lease Is for 12 menths or less, then Lessee shall sumender the
Pramises in the same condition as delivered to Lessee on the Start Date with NO allowance for ordinary wear end tear, Lessee shall repaly
any damage occasioned by the Installation, maintenance or removal of Trade Fixtures. Lesses cwried Alterations and/or Utllity Installations,
fumishings, and equipment as well as the removal of any storage tank installed by or for Lessee. Lesses shall also completely remove from
the Premises any and all Hazardous Substances broughl onto the Premises by or for Lessee, or any third parly (except Hazardous
Substances which were daposited via underground migration from areas outskda of the Project) even If such remova) would require Lessee to
perform or pay for work that exceeds statutory requirements. Trade Fixtures shall remaln tha properly of Lesses and shall be removed by
Lesses. The faliure by Lessee to timely vacale the Premises pursuant fo this Paragraph 7.4{c) without the express written consent of Lessor
shall constitute a holdover under the provisions of Paragraph 26 below. (See Exhibit C, Hem 7.)

8. Insurance Indemnity.
8.1 Paymunt of Premtum Increases.

(8} As used herein, the term “Insurance Cost Increase” is defined as any increase In the aciual cost of the
insurance applicable fo the Bulkding and/or the Project and required to be carrled by Lessor, pursuant to Paragraphs 8.2(b), 8.3(a) and 8.3()
(*Required Insurance), over and above the Base Premium, as herelnafter defined, caleulated on an annual basis. Insurence Cost increase
shafl include, but not be limited to, requirements of the holder of & marlgage or deed of trust covering the Premises, Bulkling and/or Project,
increased valuation of the Premises, Bullding and/or Project, and/or a general pramium rate increase. The lerm Insurance Cost Increase shall
nat, howeaver, include any premium increases resulting from the nalure of the occupancy af any other tenant of the Buliding, If the parties insert
a dollar amount in Paragraph 1.9, such amount shall be considered the “Base Premlum.” The Base Premium shall be the annual premium
applicable 1o the 12 month period immediately preceding the Start Date. If, however, the Project was not Insured for the entirety of such 12
monih period, than the Base Premium shall be the lowest annual pramium reasonably obtainable for the Required Insurance as of the Start
Date, essuming the most nominal use possible of the Bullding. In no event, however, shall Lessee be rasponsible for any portion of the
premlum cest attributable to lisbillty insurance coverage In excess of $2,000,000 procurad under Paragraph 8.2(b).

INTENTIONALLY DELETED
82 Liabfiity Insurance.

(a) Carrled by Lesses. Lesseo shall obtain and keep In force a Commerdial Genaral Liability palicy of insurance
profecting Lessee and Lessor as an additional insured against claims for bodily injury, personal Injury and property damage based upon or
arising out of the cwnership, use, cocupancy or malntenance of the Premises and all areas appurtenant thereto, Such Insurence shall be on an
occumence basls providing single limit coverage in an amount not less than $1,000,000 per cccurrence with an anrual aggregate of not less
than $2,000,000, an “Additional Insured-Managers or Leasors of Premises Endorsement” and contain the "Amendment of the Pollution
Excluslon Endorsement’ for damage caused by heat, smoke or fumes from a hostile fire. The policy shall not contain any Intradnsured
exclusions as between Insured persons or organizations, but shall include coverage for lizbility assumed under this Lease as an "Insured
Confract” for the performance of Lessee's indemnity obligations under this Lease. The limlts of sald insurance shall not, however, limit the
liability of Lessae nor relleve Lessee of any obligation hereunder. All Insurance carried by Lessee shall be primary to and not contributory with
any similar Insurance carfed by Lessor, whose Insurance shall be consldered excess insurance only. (See Exhiblt C, Item 8.)

(b) Carried by Lessor. Lessor shall maintain liability insurance as described in Paragraph 8.2(a), in addlilon to, and not In
lleu of, the Insurance required to be malntained by Lassee, Lasses shall not be named as an additionat insured thersin,

8.3 Property Insurance — Bullding, Improvements and Rental Value. .

(a) Building and Improvements. Lessor shall obtain and keep in force a policy or policies of insurance In the name
of Lessor, with loss Payahle {o Lessor, any ground-fessar, and to any Lender Insuring loss or damage to tha Premises. The amount of such
insurance shall be equal to the full replacement cost of the Premises, as the same shall exist from time to time, or the amount required by any
Lender, but in no event mora than the commerclaly reasonable and avallable insurable value thereof, Lessea Owned Allerafions and Utllity
Installations, Trade Fixtures, and Lessee's personal proparly shall be insured by Lesses under Paragraph 8.4. If the coverage Is avallable and
cornmerdially appropriats, such pollcy or policies shall insure against all risks of direct physical loss or damage (except the perils of fiood and/er
earthquake unfess required by a Lender), inciuding coverage for debris remaval and the anforcement of eny Applicable Requirements
requiring the tpgrading, demoliton, reconstruction or replacsment of any portion of the Premises as the result of a coverad loss, Sald policy o
policies shall 2'so contain an agreed valuation provisien In lleu of any coinsurancs clause, waiver of subrogalion, and inflation guard protection
causing an increase in the annual property insurance coverage amount by a factor of not less than the adjusted U.S. Department of Labor
Consumer Price Index for All Urban Consumers for the city nearest to where the Premises are localed. If such Insurance coverage has a
deducfible clause, the deductible emount shall not exceed $1,000 per accurrence.

{b) Rantal Value. Lessor shall also obtain and keep in forca a policy or policies in the name of Lessor with loss
payable o Lessor and any Lender, insuring the toss of the full Rent for one year with an extended period of indemnity for an additional 180
days {‘Rental Vslue Insurance®). Said insurance shall contain an agreed valuation provision, in Eeu of any colnsuranca clause, and the amount
of coverage shall be adjusted annually to reflect the projected Rent otherwise payable by Lesses, for the next 12 month perio d.

(c} Adjacent Premises. Lessee shall pay for any increase in the premiums for the property insurance of the Building
and for the Common Areas or other bulidings in the Project If sald increase Is caused by Lessae's acls, omissions, use or occupancy of the
Premises.

(d) Lessee's Improvements. Since Lessor is the Insuring Party, Lessor shall not be required to insure Lessee
Owned Allerations and Litilty Instaliations unless the item in question has become the propetty of Lessor under the temms of this Lease.
84 Lessee’s Property; Business Interruption Insurance.
@) Property Damage. Lessee shall oblain and malnlain [nsurance coverage on all of Lessee's personal property,

Trade Flxtures, and Lessea Owned Alterations and Utility Inslaliations. Such insurance shall be ful replacement cost coverage with a
deductible of not to exceed $1,000 per occurrence. The proceeds from any such insurance shall be used by Lessee for the replacement of
Personal Property, Trads Fixtures and Lessee Owned Altsrations and Utility Installations. Lessee shall provide Lessor with written evidence
that such nsurance In force.

(b) Business Intarruption. Leseee shall abtaln and maintain loss of Income end extra expense Insurance in amounts
as will reimburse Lessee for direct or indirect loss of eamnings attributable lo all Peri's commonly Insured against by prudent Lessee's In the
buslnass of Lessee or atiributable to prevention of access to the Premises as a result of such perils.

c) No Representation of Adequate Coverage. Lessor makes no representation that the fimits or forms of coverage
of insurance specified hereln are adequate to cover Lessee's property, busingss operations or obligations under this Lease.
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8.5 Insurance Policles. Insurance required hereln shali be by companies duty llicensed or admitied to transact busliness in the
state where the Premises are located, and maintalning during the policy term a "General Policyholders Rating® of at least B+, V, as set forth in
the most current issue of “Best's Insurance Gukde,” or such olher rating as may be required by a Lendar, Lessee shall not do or penmit to be
done anything which Invalidates the required Insurance policies. Lessee shall, prior o the Stan Date, dellver to Lessor cerlified coples of
polictes of such Insurancs or certificates evidencing the existence and amounts of the required Insurance. No such policy shall ba cancelable
or subject to modification except after 30 days prior writien notice to Lessor. Lessee shall, at least 30 days prior to the expiration of such
policies, fumish Lesscr with evidence of renewsls or “Insurance binders” evidencing renewal thereof, or Lessor may order such nsurance and
charge the cost thereof to Lessee, which amount shall be payable by Lesses fo Lessor upon demand. Such policies shall b for a term of at
least one year, or the length of the remaining term of this Lease, whichever Is less. If elthar Parly shall fall to procurs and malntaln the
Insurance required to be carried by i, the other Party may, but shall not be required to, procure and maintain the same.

8.6 Walver of Subrogation. Without affecting any other righls or remedlos, Lassee and Lessor each hereby relesss and
relieve tha other, and walve thelr entire Hight to recover damages against the other, for loss of or damage to its property arising out of or
indident to the perfls required to be Insured against hereln. The effect of such releases and waivers is nat limited by the amount of Insurance
carried or required, or by any deductibles appiicable hereto. The Partlss agree lo have thelr respective property damage Insurance carriers
walve any right to subrogation, that such companles may have agalnst Lessor or Lessee, as the case may be, so long as the (nsurance Is not
invalidated thersby.

8.7 Indemnity. Except for Lessor's gross negligence or willful misoonduct, Lessee shall Indemnify, protect, defend and hold
harmless the Premises, Lessor and its agents, Lessar's master or ground lessor, partners and Lenders, from and against any end all claims,
loss of rents and/or damages, liens, judgments, penallies, attameys’ and consultants' fass, expenses and/or labiliies arising out of, Involving,
or In connectian with, the Use and/or occupancy of the Premises by Lessee. If any action or proceeding is brought egainst Lessor by reason of
any of the foregolng matters, Lessee shall upon notice defend the same et Lessee's expense by counsel reasonably satisfactory to Lessor and
Lessor shall cooperate with Lessee in such defense. Lessor need not have first paid any such clalm In order to be dsfanded or indemnified.

88 Exemption of Lessor from Llability. Lassor shall not be Hlable for Injury or damage to the person or goods, wares,
merchandise or other property of Lessee, Lessee's employees, contractors, invilees, customers, or any other person in or about the Premises,
whether stch damage or injury I8 caused by or resulls from fire, steam, electricity, gas, water or raln, or from the breakage, !eakage,
obstruction or other defacts of pipes, fire sprinklers, wires, appliances, plumbing, HVAG or lighting fixtures, or from any other cause, whether
the sald Injury or damage results from condltions arising upon the Premisas of upon other portions of the Building, or from other sources or
places. Lessor shall not be liahla for any damages arlsing from any act or neglect of any other tenant of Lessor nor from the failure of Lessor lo
anforce the provisions of any other lease In the Project Notwithstanding Lessor's negligence or breach of this Leess, Lessor shall under no
cireumstances be Ilable for Injury to Lessea's business or for any kss of Income or profit there from.

9 Damage or Destruction.

9.1 Definitions.

(a) “Premises Partial Damage” shall mean damage or destruction to the Improverments on the Premisas, other than
Lesses Owned Allerations and Uity Installations, which can reascnably be repalred in 3 months or less from ihe dats of the damage or
destruction, and the cost thereof does not exceed a sum equal to 6 month's Basa Rent. Lessor shall nolify Lessee In writing within 30 days
from the date of the damage or destruction as to whether or not the damage Is Partial or Tatal.

(b “Promises Total Destruction” shall mean damaga or destruction ta the Improvements on the Premises, other
than Lessee Owned Alterations and Uliity Installallons and Trade Fixtures, which cannot reasonably ba repaired In 3 months o less from the
date of the damage or destruction and/or the cost thereof exceeds a sum equal to 6 month's Base Rent. Lesscr shall nofify Lessee In wiiting
within 30 days from the date of the damage or destruction s to whether or not the damage Is Partial or Total,

{c) “Insured Loss™ shall mean damage or destruction to Improvements on the Premises, other than Lesses Owned
Alterations and Ulility Instaftations and Trade Fixtures, which was caused by an event required to be covered by the insurance described in
Paragraph 8.3(a), irrespective of any deductible amounts or covarage iimits Involved.

(d) “Replacement Cost” shall maan the cost to repalr or rebulid the improvements cwned by Lessor at the time of
the occumrence to thelr eonditfon existing immediately prior thereto, including demolition, debris removal and upgrading required by the
operation of Applicahle Requirements, and without deduction for deprectation.

(e) “Hazardous Substance Condition” shall mean the cccurrence of discovery of a condition Involving the
presance of, or a contamination by, a Hazardous Substance as defined In Paragraph 8.2(a), in, on, or under the Premises.

9.2 Partlal Damage - Insured Loss. If a Premises Partlal Damage that is an Insured Loss oceurs, then Lessor shali, at
Lessor's expense, repalr such damage (but not Lessee's Trade Fixtures or Lessea Owned Alterations and Utility Installatons) as soon as
reasonably possible and this Leasa shall continue In full force end effect; provided, however, that Lessee shall, at Lessor's election, make the
repalr of any damage or destruction the tolal cost fo repair of which Is $5,000 or lass, and, in such event, Lessor shall make arny applicable
insurance proceeds avalable to Lessee on a reasonable basls for that purpose. Notwithstanding the foregoing, if the required fnsurence was
nat In force or the Insurance proceeds are nof sufiiclent to effect such repair, the Insuring Parly shal promptly contribute the shortage in
proceeds as and when required to complste sald repalrs. (n the event, however, such shortage was due to the lact that, by reason of the
unique nature of the imrovements, full replacement cost insurance coverage was not commercially reasonable and avallable, Lessor shall
have no cbligation to pay for the shortage In Insurance proceeds or to fully restore the unicue aspects of the Premisas unless Lessee providas
Lessor with the funds to cover same, or adequate assurance thereof, within 10 days following recaipt of written natics of such shortage and
requesl thersfor. If Lessor recelves said funds or adequate assurance thereof within said 10 day period, the parly responsible for making the
fepairs shall complete them as soon as reasonably possible and this Lease shali remaln in full force and effect. If such funds or assutance are
not recelved, Lessor may nevartheless elect by written nolice to Lesses within 10 days thereafter to: (i) make such restoration and repalr as Is
commerdally reasonable with Lessor paying any shortage In proceeds, in which cage this Lease shall remein In full force and effact, or (fi}
have this Lease lerminate 30 days thereafter. Lessea shall not be entitlsd to reimbursement of any funds contributed by Lessee fo repalr any
such damage or destruction. Premises Pertial Damage due to flood or earthquake shall be subject to Paragraph 9.3, notwithstanding that there
may ba sore insurance coverage, but the net proceeds of any such insurance shall be made avallable for the repalrs if made by sither Party,

9.3 Partial Damage ~ Uninsured Loss. If a Premises Partial Damage that is not an Insured Loss occurs, unless caused bya
negligent or willful act of Lesses (in which event Lessee shall make the repalrs at Lessee's expense), Lessor may either; (i} rapalr such
damage as soon as reasonably poasible 2t Lessor's expanse, In which event this Lease shall continue in full force and effact, or () terminate
this Lease by giving written notice o Lessee within 30 days after receipt by Lessar of knowiedge of the occurrence of such damage, Such
terminatlon shall be effsctive 60 days following lhe date of such notice. In ths svent Lessor elects to termingle this Lease, Lesses shail have
the right within 10 days after receipt of the termination notice to give written notice to Lessor of Lessee's commitment to pay for the repair of
such damage without relmbursement from Lessor. Lessee shall provide Lassor with sald funds or satisfaclory assurance thereof within 30
days after meking such cornmitment. In such evenl this Lease shafi continue in tul force and effect, and Lessor shall proceed to make such
repalrs as soon as reasonably possible after the required funds are available. If Lessee doss not make the required commitment, this Lease
shall terminate as of the date specified in 1he termination notice,

9.4 Total Destruction. Notwithstanding any other provision heroof, if a Premises Total Destruction ocours, this Leass shall
terminale 60 days following such Destruction. If the damage or destruclion was caused by the gross negligence or willfut misconduct of
Lessee, Lessor shall have tha right to recover Lessor's damages from Lesses, except as provided In Paragraph 8.6

95 Damage Near End of Term. If at any time during the last 8 months of this Lease rers is damage for which the cost to
repair exceeds one month's Base Rent, whelher or not an Insured Loss, Lessar may terminata this Leass effective 60 days follewing the dale
of occurrence of such damage by giving a writien termination notice to Lessee within 30 days affer the date of ocourrence of such darmage.
Notwithstanding the foregoing, if Lesses af that ime has an exercisable option to extend this Lease or to purchase the Premises, then Lessee
may preserve this Lease by, (a) exercising such option and (b) providing Lessor with any shorlags in insurance proceeds (or adequate
assurancs thereof) needed to make the repalrs on or before the earlier of {7} the date which is 10 days after Lessee's receipt of Lassar's written
notice purporting to terminate this Lease, or (il the day prior 1o the dale upan which such option expires. If Lesses duly exercises such option
during such period and provides Lessor with funds (or adequate assurance thersof) to cover any shortage In Insurance proceeds, Lessor shall,
at L}ss ‘s commercially reasonable expense, repair such damage &s sooh as reasonably possible and this Lease shall continue in fy!
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and effact. if Lessee fails to exarclse such option and provide such funds or assurance during such perlod, then this Lease shall terminate on
the date specified in the termination notice and Lesses's option shall be extingulshed.

9.6 Abatement of Rent; Lessee’s Remedles.

(a) Abatement. In the event of Premlses Partial Damage or Premises Total Destruction or a Hazardous
Subslance Condltion for which Lesses Is not responsible under this Lease, the Rent payable by Lessea for the perind required for the
repalr, remediation or restoration of such damage shall be abated In proportion to the dagree to which Lessee's use of the Premises Is
Impalred, but not o exceed the proceeds recelved from the Rental Value Insurance. All other obligations of Lesses hereunder shall be
performed by Lessae, and Lessor shall hava no llabllity for any such damags, destruction, remsdlation, repalr or restoration except as
provided herein,

(b) Remedies. If Lessor shall be obilgated to repalr or restore the Premises and does not commence, In a
substantlal and meaningful way, such repair or restoration within 80 days efter such cbligation shall accrus, Lessee may, at any time
prior 1o the commencement of such repalr or restoration, give written nofice to Lessor and to any Lenders of which Lessee has actual
notics, of Lessea’s electlon to terminate this Leaze on a date not less than 80 days following the giving of such natice. If Lessee gives
such notice and such repalr or restoration Is not commenced within 30 days thereafter, this Lease shall terminate as of the date
specified in said nofice. If the repalr or restoration is commenced within such 30 days, this Leasa shall continus In fult force and effect.
“Commence” shall mean either the unconditional authorization of the preparation of the required plans, or the beginning of the actual
work on the Pramisas, whichever first ocours.

9.7 Termination; Advance Payments. Upon termination of this Lease pursuart to Paragraph 6.2(g) or Paregraph 9, an
squitable adjustment shall bs made conceming advance Base Rent and any olher advancs payments made by Lesses fo Lessor. Lessor
shall, In addltion, return to Lessee so much of Lessee's Security Deposit as has not been, or Is not then required to bs, used by Lassor.

9.8 Walve Statutes. Lessor and Lessee agree that the terms of this Lease shall govern the effect of any damage to or
destruction of the Premises with respect to the termination of this Lease and hereby walve the provislons of any present or future
siatute to the extent Inconsistent harewith.

10, Real Properfy Taxes.

10.1 Definitions.

[£)] “Real Property Taxes.” As used hereln, the term “Real Property Taxes” shall Include a form of assessment:
real estate, general, speclal, ordinary or extracrdinary, or renial levy or lax (other than inherltance, personal Income or eslals taxes);
Improvernent bond; and/or license fea Imposed upon or levied agalnst any legel or equitable Inferest of Lessor In the Project, Lessor's right te
other Income there from, and/or Lessor's business of leasing, by any autharlly having the direct or indirect power to tax and where the funds
ars generated with reference to the Project address and where the proceeds so generated are to be applied by the city, county or other kcal
laxing authority of a jurisdiclion within which the Project is locatsd. The term “Real Property Taxes" shall also include any tax, fee, levy,
assessment or charge, or eny increase thereln, imposed by reason of events oceurring during the term of this Lease, including but not iimfiad
to, a change In the ownarship of the Project or anty porfion thereof or a changs in the improvements Therson.

(b “Base Real Property Taxes.” As used hereln, the term “Base Real Property Taxas” shall be the amount of
Real Property Taxes, which are assessed agains! the Premises, Buliding, Project or Common Areas in the calendar yedlr during which the
Lease Is exscutsd. In caleujating Real Property Taxes for any calendar year, the Real Property Taxes for any real estate lax year shall be
included In the calcutation of Real Propsrty Taxes for such calendar year based upon the number of days which such calendar year and tax
year have in commen.,

102 Payment of Taxes. Lessor shall pay the Real Property Taxes appiicable to the Project, and except as otharwise provided
in Paragraph 10.3, any Increases in such amounis over the Base Real Property Taxes shall be included In the catculation of Comman Area
Operating Expenses in accordance with the provislons of Paragraph 4.2,

103 Additional Improvements. Common Area Operating Expenses shall not Include Real Property Taxes specified [n the tax
assassor's records and work sheets as being caused by additional improvements placed upon the Project by other Lessse’s or by Lesser far
the exdusive enjoyment of such other lassees. Natwithstanding Paregraph 10.2 hereof, Lessee shall, however, pey to Lessor at the lime
Common Area Operating Expenses are payable under Paragraph 4.2, the entirety of any Increase in Real Property Taxes If assessed solely
by reascn of Alterations, Trade Fixtures or Utility Installations placed upon the Premises by Lesses or at Lessee’s request.

104 Joint Assessment. If the Building is not separately assessed, Real Property Taxes allocated to the Bullding shall be an
equitable propartion of tha Real Property Taxes for all of the land and improvements included within the tax parcel assessed, such proportion
to be determined by Lessor from the respective valuations assigned In the assessor's work sheels or such other information as may be
reasonably avallable. Lessor's reasonable determination thereof, In good faith, shall be conclusive.

105 Personal Property Taxes. Lessee chall pay prior to delinquency all taxes assessed agalnst and levied upen Lessee
Owned Alterations and Utlity Installations, Trade Fixtures, fumishings, equipment and all personal propery of Lessee cantained In the
Premises. When possible, Lesses shall cause its Lesses Owned Allerations and Utlity Installations, Trade Fixturas, fumishings, equlpment

“and all other personal properly o be assessed and bllled separately from the real property of Lessor. If any of Lesses's said praperty shall be
assessed with Lessor's real property, Lessee shall pay Lessor the taxes aftributable to Lesseo's properly within 10 days after recelpt of a
written statement getting forth the taxes applicable to Lessee’s proparty.

". Utilities. Lessee shall pay for all water, gas, heet, light, power, telephone, trash dispasal and other uilities and serces suppiied fo
lhe Premises, together with any taxes thereon. Notwithstanding the provisions of Paragraph 4.2, if at any fime In Lessor's sole judgment,
Lessor determines that Lesses is using a disproportionate amount of water, electricity or other commonly melered utllities, or that Lesses Is
generating such a large volume of trash as fo require an Increase In the size of lhe dumpster and/or an Increase In the number of times per
month that the dumpster Is emptied, then Lessor may increase Lessee's Bass Rent by an amaunt equal to such increased coss,

12. Assignment and Subletting. (see Exhibit C #9)

121 Lessor's Consent Required.

(a) Lessee shall not voluntarlly or by operation of law assign, transfer, morlgage or encumber (collsctivaly,
“assign or assignment”) or sublet all or any part of Lessee's interest in Ihis Lease or in the Premises withaut Lessor's prior written
consent.

(b} A changa In the control of Lessee shall constitute an assignmenl requiring consent. The fransfer, on a
cumulalive basis, of 25% or more of the voting controt of Lessee shall constitule a change In control for this purpase,

(c) The involvement of Lessee or ils agsets in any transaction, or series of lransactions (by way of merger, sale,
acqulsition, financing, transfer, leveraged buy-out or otherwise), whether or not & formal assignment or hypothecation of this Lease or
Lesses's assets ocours, which resulls or will result In a reduction of the Net Worth of Lessee by an amount greater than 25% of such Net
Worth as it was represented at the time of the exacution of this Lease or al the time of the most recent assignment to which Lesser has
consented, or a3 it exists immediately prlor ta sald transaclion or transactions conslituting such reduction, whichever was or is greater, shall
be considered an assignment of this Lease to which Lessor may withhokd its consent. “Net Worth of Lessee” shall mean the net worth of
Lessee (excluding any guarantors) esteblished under generally accepted accounting principles,

d An assignment or sublstting without consent shall, at Lessor's option, ba a Default curable afier nofice per
Paragraph 13.1{c), or a noncurable Breach without the necessity of any nolice and grace peried. If Lessor elects fo treat such unapproved
assignment or subletting as a noncurable Breach, Lessor may either: (|) terminate Ihis Lease, or (i) upon 30 days written notice, increese
the monthly Base Rent to 110% of the Base Rent then In effect. Further, in the evenl of such Breach and renta! adjustment, () the
Purchase Price of any opflon to purchase the Premises held by Lessee shall be subfect to similar adjustment to 110% of the price
praviously in eflect, and {ii) all fixed and non-fixed rental adjustments scheduled during the remainder of the Lease term shall be increased
to 110% of the scheduled adjusted rent.

(e) Lessee’s remedy for any breach of Paragraph 12.1 by Lessor shall be limited to compensatory camages
and/or injunclive relief,
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12.2 Terms and Conditions Applicable to Asslgnmant and Subletting.

. (a) Regardiess of Lessor's consenl, any assignment or subletting shall not: {I) be effective without the express
wrillen assumptlon by such assignee or sublesses of the obligations of Lessee under this Lease, (II) release Lessee of any obligations
nereunder, or (ill) after the primary liability of Lessas for the payment of Rent or for the performance of any other obligations to be
petformed by Lessee.

by Lassor may accepl Rent or performance of Lessee’s obligations from any persan other than Lesses pending
approval or disapproval of an assignment. Neither a delay In the approval or disapproval of such asslgnment nor the acceptance of
Rent or performance shall constiute a waiver or estoppel of Lessor's right to axerclse its remedias for Lessee’s Default or Breach,

{c) Lessors consent to any assignment or subletting shall not constitute a consent to any subsequent
assignment or subletting.
{a@) In the event of any Default or Breach by Lessee, Lessor may proceed diraclly against Lessee, any

Guarantors or anyone else rasponslbte for the performance of Lessee’s obligations under this Lease, induding any assignee or
sublessee, withaut first exhausting Lessor's ramedles against any other person or antity responsibla therefore 1o Lessar, or any security
" held by Lessor. ‘

{e) Each reques! for consent to an assignment or sublstting shall be in writing, accompanled by information
relavant to Lessor's determinetion as fo the financial and operational responsibllity and approprialeness of the proposed assignse or
sublessee, includlng but not limited to the inlended use and/or required modification of the Premises, If any, logether with a fee of
$1,000 or 10% of the current monthly Base Rent applicable to the portion of the Premises which Is the subject of the proposed
assignment or sublease, whichever Is greater, as consideration for Lessor's considaring and processing said request. Lessee agrees to
provide Lessor with such other or addiflonal information and/or documentation as may be reasonably requasted.

Any assignee of, or sublessee under, this leese shall, by reason of accepting such assignment or entering
Into such sublease, be deemed to have assumed and agreed to conform and comply with each and every term, covenant, condilion
and obligation herein to be observed or performed by Lessee during the term of sald assignment or subleass, other than such
obligations as are contrary to or inconsistent wilh provisions of an assignment or sublease to which Lessor hae specifically congentad to
In writing.

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

(a) Lessee hereby assigns and iransfers to Lessor all of Lessae's interest In all Rent payable on any sublease,
and Lessor may collec! such Rent and apply same toward Lessse’s obligations under this Leass; provided, however, thet until a Breach
shall occur in the performance of Lesses's cbligations, Lessee may collect sald Rent. Lessor shall not, by reason of the foregoing or
any assignment of such sublease, nor by reason of the collection of Rent, be deemed llabie to the sublessee for any failure of Lessee to
perform and comply with any of Lesseo's obligations to such sublessee. Lassea hereby Irrevocably authorizes and directs any sugh
sublessee, upon recsipt of a written notice from Leseor stating that a Breach exists In the perfarmance of Lesses’s obligations under
this Lease, 1o pay to Lessor all Rent due and to become due under the sublease. Sublessee shall rely upon any such notice from
Lessor and shali pay all Rents to Lessor without any obligation or right to inquire as lo whether such Breach exists, notwithstanding any
¢laim from Lessee to the contrary

(b) in the event of a Breach by Lessee, Lessor may, at lis option, requlre sublessae to attarn to Lessor, in which
aven! Lessar shall undertake the obligations of the sublessor under such subleasa from the time of the axercise of sald option to the
explration of such sublease; provided, however, Lessor shall not be liable for any prepaid rents or security deposit pald by such
sublessee to such sublessor or for any prior Defautlts or Breaches of such sublessor.

{c) Any matter requiring the consent of the sublessor under a sublease shall also require the consent of Lessor.

{d) No sublessee shall further assign or suble! all or any part of the Promises without Lessor's prior wrilten
consent.

(e} Lessor shall dellver a copy of any notice of Default or Breach by Lessee to the sublessee, who shall have

the right to cure the Default of Lessee within the grace period, if any, specified in such nofice. The sublessee shall have a right of
reimbursement and offset from and against Lessee for any such Defaulis cured by the sublessee.
13, Default; Breach; Remedles.

1341 Default; Breach. A "Default” Is defined as a fallure by the Lessee to comply with or perform any of the terms,
covenants, conditions or Rules and Regulations under this Lease. A “Breach” Is dofined as the occurrence of ane or more of the
following Defaults, and the failure of Lessea to cure such Default within any applicable grace period:

(a) The abandonment of the Premises; or the vacating of the Premises without providing a commerdlally
reasonable level of sacurity, or where the coveraga of the properly Insurance described in Peragraph 8.3 Is jeopardized as & result
thereod, or without providing reasonable assurances o minimize potential vandalism.

(b) The failure of Lessee lo make any payment of Rent or any Security Deposit required to be made by Lessee
hereunder, whether to Lessor ar o a third party, when dus, lo provide reasonable evidence of insuranca or surety bond, or to fuifill any
obligation under this Lease which endangers or threatens life or Property, where such fallure continues for a period of 3 business days
following written notice to Lessea.

(c) The fallure by Lessee to provide (i) reasonable written evidence of compliance with Applicable
Requirements, (Il) the service contracts, (il") ihe rescission of an unauthorized assignment or subletting, (Iv) an Estoppe! Cerificale, (v}
a requested subordination, (vi} evidence concerning any guaranty andfor Guarantor, (vif} any document requested under Paragraph 41
(easements), or {vlii) any other documentation ar information which Lessor may reascnably require of Lessee under the tarms of this
Leasa, where any such fallure continugs for e period of 10 days following written netice to Lessee.

(d) A Default by Lessee as to the terms, covenanis, conditions or provisions of this Lease, or of the rules
adopted under Paragraph 2.8 heraof, other than those described In subparagraphs 13.1(a), (b} or (c), above, where such Dofault
conlinues for a pericd of 30 days after wrilten notlee; provided, however, that if the nature of Lesses’s Defauit is such that more than 30
days are reasonably required for its cure, then it shall not be deemed fo be a Breach If Lessee commences such cure within said 30
day period and thereafter diligently prosecutes such cure to completion.

(e) The occurrence of any of the following events: (1) the making of any general arrangement or assignment for
the banefit of creditors; (if) becoming a *debtor” as defined in 11 U.5.C. § 101 or any successor siatute thereto {unless, In the case of
a petition flled against Lessee, the same Is dlsmissed wilhin 60 days}; (iil) the appointment of a trustee or receiver to take possession of
subsiantially all of Lessee’s assets located at the Premisas or of Lessee's Inlerest in this Leass, where possession is not restored to
Lessee within 30 days; or (iv) the attachment, execution or other Judiclal salzure of substantially all of Lessea's assets located at the
Premises or of Lessee’s Interest In this Lease, where such selzure is not discharged within 30 days; provided, however, in the event
thal any provision of this subparagraph (e) Is contrary to any applicable law, such provision shall be of no foree or effect, and not affect
the validity of the remaining provisions.

f) The discovery that eny financlal statement of Lessee or of any Guarantor glven to Lessor was
materlally false.

If the performance of Lessee's obligations under this Lease is guaranteed: (1) the death of a Guarantor, (ii)
the termination of a Guarantors llabllity with respect to thls Lease other than In accordance with the terms of such guaranty, {ii) a
Guerantor's becoming Insolvent or the subject of a bankruptey fiing, (v} a Guarantor's refusal lo honor the guaranty, or (v} a
Guarantor's breach of lts guaranty obligation on an anticipatory basis, and Lessee's failure, within 60 days follawing writlen notice of
any such event, o provide written alternative assurance or secuilty, which, when coupled with the then existing resources of Lesses,
equals or exceeds the combined financial resources of Lessee and the Guarantors that existed at the time of execution of this Lease.

132  Remedies. If Lessee fails to perform any of its afflmative duties or obligations, within 10 days aftar written notice (or
in case of an emergency, without notice), Lessor may, et ils option, perform such duty or obligation on Lessee's behalf, including but
not limjtedtc” fhe obtalning of reasonably required bonds, insuranca pollcies, or governmental licenses, permits or approvals. The gost:
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and expenses of any such performance by Lessar shall be due and payable by Lessee upan receipt of inveice therefor. If any check
glven to Lessor by Lessee shall not be honored by the bank upon which It Is drawn, Lesscr, at its cption, may require all future
payments to be made by Lessee 1o be by cashier's check. In the avent of a Breach, Lessor may, with or without further nolice or
demand, and without limiting Lessor In the exercise of any right or remedy which Lessor may have by reason of such Braach:

{a) Terminate Lesses's right to posssssion of the Premises by any lawful means, In which case this Lease shall
terminate and Lessee shall immedtately surrender possession to-Lessor. In such event Lessor shall be entitled 1o recover from Lessee:
{i) the unpald Rent which had been earned st the ime of termination; (Il) the worth at the time of award of the amount by which the
unpald Rent which would have been eamed after termination untll the time of award exceeds the amount of such rental loss that the
Lessea proves could have been reasonably avoldad; (ili) the worth at the ime of award of the amount by which the unpald rent for the
balance of the term after the time of award exceeds the amount of such rental ioss that the Lessee proves could be reasanably
avolded; and (iv) any other emount necessary to compensate Lessor for all the detriment proximately caused by the Lessae's fallure to
perform its obligations under thls Lease or which in the ordinary course of things would be llkely to result there from, Including but not
limited to the cost ¢f recavering possession of the Pramises, expenses of raletting, Including necessary renovation and atteration of the
Premises, reasonable sttorneys’ fees, and that portion of any leasing commission pald by Lessor In connection with this Loase
applicable to the unexpired term of this Lease. The worth at the tima of award of the amount referred to In provision (ifi) of the
Immediately preceding sentenca shall be computed by dlscounting such amount at the discount rate of the Federal Reserve Bank of the
District within which the Premises are located at the lime of award plus one percent. Efforis by Lessor to miligate damages caused by
Lesses’s Breach of this Lease shall not walve Lessor's right fo recover damages under Paragraph 12, If tarmination of this Lease is
obtalned through the provisional remedy of unlawful detalner, Lessor shall have the right to recover in such proceading any unpald Rent
and damages as are recoverable thereln, or Lessor may reserve the right to recover all or any part thereof in a separate suil. If & notice
and grace perlod required under Paragraph 13.1 was not previously glven, a neotice 1o pay rent or quit, or to perform or quit given to
Lessee under the unlawful detainer statute shali also constitute the notice required by Paragraph 13.1. In such case, the applicabls
grace period required by Paragraph 13,1 and the unlawful detainer statute shall run concurrently, and the fallure of Lessee to cure the
Defaull within the greater of the two such grace perlods shall constitute both an unlawiful detainer and & Breach of ihis Lease entitling
Lessor to the remedies provided for In this Lease and/ar by sald statute,

(b) Continue the Lease and Lessee's right to possesslon and recover the Rent as it bacomes due, in which
event Lessee may sublet or assign, subject only ta reasonabls limitations. Acts of maintenance, efforts to relat, and/or the sppointment
of a receiver to protect the Lessor's Interests, shall not constifute a terminatlon of the Lessee’s right to possession.

{c) Pursus eny other remedy now or hereafter avallable under the laws or judicis) decisions of the state wherein
the Premises are located, The explration or termination of this Lease and/or the termination of Lessee's right {o possession shall not
relleve Lessee from labllity under any indemnity provislons of this Lease as fo matters oceurring or accrulng during the term hereof or
by reason of Lessee’s occupancy of the Premises.

13.3 Inducement Recapture. Any egreament for free or abated rent or other charges, or for the giving or paying by
Lessor to or for Lesses of any cash or other bonus, inducement or consideration for Lessee's entering Into this Lease, all of which
concesslons are herelnafter referred to as “Inducement Provislens,” shall be deemed conditioned upon Lessee's full and fatthful
performance of all of the terms, covenants end condition, of this Lease. Upon Breach of this Lease by Lessee, any such Inducement
Provision shall automatically be desemed deleted from this Lease and of no further force or effect, and any rent, other charge, bonus,
inducement or consideration theretofore abated, given or pald by Lessor under such en Inducement Provision shall be Immediatsly dua
and payable by Lessee to Lessor, notwithstanding any subsequent cure of sald Breach by Lessee. The acceptance by Lessor of rent or
the cure of the Breach which initlated the operation of this paragraph shall not be deemed a walver by Lessor of the provisions of this
paragraph unless specifically so stated in writing by Lessor at the lime of such acceptance, (See Exhibit C #18)

13.4  Late Charges. Lessee hereby acknowledges that late payment by Lessee of Rent wlll cause Lessor to Incur costs
not contemplated by this Lease, the exact amount of which will be extremely difficult to ascertain. Such costs include, but are not limited
to, processing and accounting charges, and late charges which may be Imposed upon Lessor by any Lender. Accordingly, if any Rent
shall nol be recaived by Lessor within 5 days after such amount shall be dus, then, without any requirement for nofice to Lessee,
Lessee shall pay o Lessor a one-time lata charge equal {0 10% of each such overdus amount or $100, whichever Is greater. The
parlies hereby agree that such late charge represents a fair and reasonabls estimate of the costs Lessor will incur by reason of such
late payment, acceptance of such late charge by Lessor shall in no event constitute a waiver of Lessee's Default or Breach with respect
to such overdue amount, nor prevent the exercise of any cf the other rights and remedles granted hereunder. In the event that a late
charge Is payable hereunder, whether or‘not collected, for 3 consecutive instaliments of Base Rent, then notwithstanding any provision
of this Lease fo the contrary, Base Rent shall, at Lessor's aptlon, become due and payable quarterly In advance.

13.5 Interest. Any monetary payment due Lessor hereunder, other than lale charges, not received by Lessor, when due
as to schaduled paymants (such as Base Rent) or within 30 days following the date on which it was dus for non-scheduled payment,
shalt bear interest from the date when due, as to scheduled payments, or the 31 day after it was due as to non-scheduled payments,
The Interest (“interest”) charged shall be equal to the prime rate reportad In the Wall Street Joumal as published dosest prior to the
date when due plus 4%, but shali not exceed the maximum rate allowed by law. Interest Is payable In addition to tha potential late
charge provided for in Paragraph 13.4.

1386 Breach by Lessor.

(@) - Notice of Breach. Lessor shall not be deemed In breach of this Lease unless Lessor fails within a
reasonable time o perform an obligation required to be performed by Lessor. For purposes of this Paragraph, a reasonable time shall
in no event be less than 30 days after racelpt by Lessor, and any Lender whose name and address shall have been furnished Lesses in
writlng for such Purpose, of witten notice specifying whereln such abligatlon of Lessor has not been performed; provided, however, that
If the nature of Lessor’s obligation is such that more than 30 days are reasonably reguired for its Performanca, then Lessor shall not be
In breach of Performance is commenced within such 30 day perlod and thereafter diligently pursued ta completion.

(b) Performance by Lessee on Behalf of Lessor, In the event that neither Lessor nor Lender cures said

breach within 30 days after receipt of sald notice, or if having commenced sald cure they do not diligently pursue It 1o completion, then
Lessee may slect to cure sald breach at Lessee’s expense and offset from Rent an amount equal to the greater of one Base Rent of
the Security Deposit, and fo pay an excess of such expense under protest, reserving Lessee’s right to relmbursament from Lessor.
Lassee shall document the cost of sald cure and supply sald documantation to Lessaor.
14. Condemnation. If the Premisaes or any portion thereof are laken under the power of eminent domaln or sold under the threat
of the exercise of sald power (collectively “Condemnation”) this Lease shal! tarminate as to the part taken as of the date the
condemning autharity 1akes title or possession, whichaver first oceurs first. If more than 10% of the floor area of the Unit, or more then
25% of Lessee's Reserved Parking Spaces, is laken by Condemnation, Lessee may, &t Lessee's option, 1o ba exarcised In writing
within 10 days after Lessor shall have given Lessee written notice of such taking (or in the absence of such notice, within 10 days after
the condernning authority shall have laken possession) terminate this Lease as of the date the condemning authority takes such
possession. If Lessee does not terminate this Lease In accordance with the foregoing, this Lease shail remaln in full force and effect as
to the portion of the Premises remaining, except that the Base Rent shall be reduced in proportion to the reduction in utility of the
Premises caused by such Condemnation. Condemnation awards andfor payments shall be the property of Lessor, whether such eward
shali be made as compensation for diminution in value of Ihe leasehold, the valus of the pert taken, or for severance damages;
provided however, that Lessee shall be entitled to any compensation for Lessee's ralocation expenses, loss of business goodwill and/or
Trade Fixtures, without regard to whether or not this Lease is terminated pursuant to the provisions of this Paragraph. All Alterations
and Ulility Installations mads to the Premises by Lessee, for purposes of Condemnalion only, shall be considered the property of the
Lesses and Lessee shall be entitled lo any and all compensation which Is payabls therefora. In the event that this Leass Is nol
terminated by reason of the Condemnation, Lessor shall repalr any damage %o the Pramises caused by such Candsmnation.
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15. Broksrage Foos, (see Exhiblt C #10)

15.1 Addltional Commission, In addifion to the payments owed pursuant fo Paragraph 1.10 above, and unless Lessor
and the Brokers Otherwlse agree In writing, Lessor agrees that: (a) If Lessee exerclses any Option, {b) If Lessee acquires from Lessor
any rights to the Premises or other premises ownad by Lessor and located within the Project, (c) If Lasses remains in Possession of the
Premises, with the consent of Lessor, after tha explration of this Lease or (d) If Base Rent s increased, whether by agreement or
operalion of an escalation clause hereln, then, Lessor shall pay Brokers a fee In accordance with the schedule of the Brokers in sffect
at the time of the execution of th!s Lease.

152 Assumption of Obligations. Any buyer or transferea of Lessor's interest in this Lease shall be deemed o have
assumed Lessor's abligation heraunder. Brokers shall be third party beneficiaries of the provisions of Paragraphs 1.10, 15, 22 and 31, If
Lessor fails to pay to Brokers any amounts due as and for brokerage fees perlalning to this Lease when dua, then such amounts shall
accrue Interest. In addition, if Lessor falls to pay any amounis to Lessee's Broker when due, Lesses's Broker may sand written notice ta
Lassor and Lessee of such fallure and If Lessor falls to pay such amounts within 10 days after sald notice, Lasses shall pay sald
morles to Its Broker and offset such amounts agalnst Rent. In addition, Lessee's Broker shall be desmed to be a third party beneficiary
of any commission agraement entered inlo by and/or between Lessor and Lessor's Broker for the limited purpose of collecting any
brokerage fea owed.

153 Representatlons and Indemnities of Brokor Relationships. Lessee and Lessor each reprasent and warrant to the
other that it has had no deallngs with any person, firm, broker or finder {other than the Brokers, if any) In connection with this Leasa,
and that no one other than said named Brokers is entitled to any commisston or finder's fes in connaction herewith. Lesses and Lessor
do each hereby agree to indemnify, protect, defend and hold the other harmlass from and against llabllity for compensatlon or charges
which may be clalmed by any such unnamed broker, finder or other similar party by reason of any deallngs or aclons of the

* indemnifying Party Including any coss, expenses, atlorneys’ faes reasonably incurred with respect therato.

16. Estoppol Certificates.

(a) Each Party (as “Responding Party”) shall within 10 days after written notice from the other Party (the
“Requesting Party”) execute, acknowledgs and delliver to the Requesiing Party a statement in writing In form similar to the then mest
cunent “Estoppel Certificate” form published by the American Industrial Real Estate Assodiation, plus such additional information,
confirmation and/or statements as may ba reasonably requested by the Requesting Party.

(b) It the Respending Party shall fail to execute or deliver the Estoppel Certlficate within such 10 day period, the
Requasting Parly may execute an Estoppe! Certificate stating that: (i) the Laase is In full force and effect without medification except as
may be represented by the Requesting Pearly, (i) there are no uncured defaults In the Requesting Party’s performance, and (ili) if
Lessor Is the Requesting Party, not mare than one monih’s rent has been paid in advance. Prospective purchasers and encumbrancers
may refy upan the Requesting Parly's Estoppel Certificate, and the Responding Party shall be estopped from denying the truth of the
facts contained in said Cerlificate.

(c) If Lessor desiras to finance, refinance, or sell the Premises, or any part thereof, Lessee and all Guarantors
shall deliver to any potentlal lender or purchaser designaled by Lessor such financlal stataments as may be reasonably required by
such lender or purchaser, including but not limited to Lessee's financial statements for the past 3 years. All such financlal statements
shail be recelved by Lesgor and such lender or purchaser in confldence and shall be used only for the purposes herein set forth,

17. Definition of Lessor, The term “Lessor” as used herein shall mean the ownet or awners at the tima in gusstlon of the fee
tille to the Premises, or, if this is a sublease, of the Lessee’s Interast In the prior lsase. In the event of a transfer of Lessor's litle or
Interest in the Premises or this Lease, Lessor shall deliver to the transferes or assignee (In cash or by credit) any unused Secusity
Deposit held by Lessor. Except as provided in Paragraph 15, upon such transfer of assignment and delivery of the Security Deposit, as
aforesald, the prior Lessor shall be relieved of all liahliity with respact to the obligations andfor covenants under this Lease theresfter to
bs performed by the Lessor. Subject to the foregoing, the obligations and/or covenants In this Lease to be performed by the Lessor
shall be binding only upon the Lessor as hereinabove defined. Notwithstanding the above, and subject to the provisions of
Paragraph 20 below, the criginal Lessor under this .ease, and all subsequent holders of the Lessor's Interest In this Lease shall rermain
liable and responsible with regard to the polential duties and liabilities of Lessor pertaining to Hazardous Substances as outlined in
Paragraph 6.2 above.

18. Severability. The invalldity of any provision of this Lease, as determined by a court of competent Jurisdiction, shall in no way
affect the valldity of any other pravision hersof.

19, Days. Unless otherwise specffically Indicated lo the contrary, tha word “days"” as used in this Lease shall mean and refer to
calendar days.

20. Limitation on Liabllity. Subject to the provislons of Paragraph 17 above, the obligations of Lessor under this Lease shali not
constitute personal obligations of Lessor, the individual pariners of Lessor or lts or their Individual partners, directors, officers or
shareholders, and Lessee shall look to the Premises, and to no other assets of Lesscr, for the satisfaction of any llability of Lassor with
respect fo this Lease, and shall not seek recourse against the individual pariners of Lessor, or its or their Individual partners, directars,
officars or shareholders, or any of thelr parsonal assets for such safisfaction.

21, Time of Essence, Time Is of [he essence with respect to the performance of afl obllgations to be performed or observed by
the Parties under this Lease.
22, No Prior or Other Agreements; Broker Disclaimer. This Lease contains alf agresments between the Parties with respect to

any matter mentioned hereln, and no other prior or contemporansous agresment or understanding shall be effective. Lessor and
Lessee each represents and warrants to the Brokers that it has made, and Is relying solely upon, its own Investigation as to the nature,
quellty, character and financial responsibillty of the other Party to this Lease and as to the use, nature, quality end character of the
Premises. Brokers have no responsibility with respect thereto or with respect to any default or breach hereof by either Party, The
liabllity {Incltiding court cosls and attorneys’ fees), of any Broker with respect to negotlation, execution, dslivery or performance by
either Lessor or Lessee under this Leasa or any amendment or modification hersto shall be limited to an amount up to the fee recelved
by such Broker pursuant to this Lease; provided, however, that the foregoing fimitation on each Broksr's liabllity shall not be applicable
1o any gross negligence or willful misconduct of such Broker.

23. Notices.

231 Notice Requirements. All notices required or permitted by this Lease or applicable law shall be in writthg and may
be delivered In person (by hand ar by courler) or may be sent by regular, certified cr registered mall or U.S. Postal Service Express
Mall, with postage prepaid, or by facsimile transmission, and shall be deemed sufficiently given if served in a manner specified in this
Paragraph 23. The addresses noted adjacenl to a Parly's slgnalure on this Lease shall be that Party's address for delivery or mailing of
nofices. Either Party may, by written notice to the ather, specify a different address for notice, except that upon Lessee's {aking
possession of the Premises, the Premises shall conslitute Lessee's address for notice. A copy of all notices to Lessor shall be
concurrently transmitted to such party or partles at such addressas as Lessor may from time to time hereafter designate in writing,

23.2  Date of Notice. Any notice sent by reglstered or certified mall, retum recelpt requested, shall be deemed given on
the dete of delivery shown on the recelpt card, or If no delivery dale is shown, the postmark thereon. If sent by regular mail the notice
shall be deemed glven 48 hours after the same Is addressed as required herein and malled with postage prepald. Notices deliverad by
United States Express Mail or overnight courler thal guarantee next day delivery shall be deemed given 24 hours after dellvery of the
same to the Pastal Service or courler. Notices transmitted by facsimlle transmisslon or simitar means shall be desmed dslivered upon
telephone confinmation of receipt (confirmalion report from fax machine Is sufficient), provided a copy Is also deflivered via delivery or
mail. If notice Is received on e Saturday, Sunday or tagal holiday, It shall be deemed received on the next business day.

24, Waivers. No walver by Lessor of the Default or Breach of any term, covenant or condition hareof by Lesses, shell be deamad
a walver of any other term, covenant or condltfon hareof, or of any subsequent Default or Breach by Lessee of the same or of any other
term, covenanl or condllion hereof, Lessor's consent lo, or approval of, any act shall not be desmed to render unnecessary the
oblalning of Lessor's consent to, or approval of, any subsequent or similar act by Lessee, or be construed as the basis of an estoppel to
enforce the provislon or provisions of this Lease requlring such consent. The acceptance of Rent by Lessor shall not be a walver of any
reach by Lessee. Any payment by Lessee may be accepted by Lessor on account of monies or damages due Lessor,
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notwithstanding any qualifying statements or conditions made by Lesses In connection therewith, which such statements andfor
conditions shall be of no force or effect whatsoever unless specifically agreed to In willing by Lessor at or before the time of deposit of
such payment.

25, Disclosures Regarding The Nature of a Real Estate Agency Relatlonship.

(a) When entering Into a discussion with a real estate agent regarding a real eslale transaction, a Lessor or Lessee
should from the cutset undersfand what type of agency relationship or rapresentation it has with the agent or agents In the transaction.
Lessor and Lessee acknowladge being advised by the Brokers in this transaction, as follows:

| Lessor's Agent, A Lessor'a agent under a listing agreement with the Lessor acts as the agent for the Lessor
only. A Lessor's agent or subagent has the following affirmative ebligations: To the Lessor; A fiduciary duty of utmost care, Inlagrity,
honesly, and loyatty in dealings with the Lessor. Jo the Lessee and the Lessor; a. Diligent exercise of reasonable skills and care in
perfarmancs of the agent’s duties. b. A duty of honest and fair dealing and gocd faith. ¢. A duty 1o disclose all facts known to the agent
materally affecting the valua or desirability of the property that are not known 1o, or within the diligent atiention and observation of the
Partles. An agant ia not obligated to reveal {o efiher Party any confidential Information obtained from the other Party which doss not
involve the affirmative duties set forth above.

(mn Lesaee's Agent, An agent can agrea o act as agent for the Lessee only. In thess situations, the agent Is not
the Lessor's agent, even If by agreement the agent may receive compensation for services rendered, either in full or in part from the
Lessor. An agent acling only for a Lessee has the following affirnative obligations. To the Lassee: A fiduclary duty of utmost care,
Integrity, honesty, and foyalty in dealings with the Lessea. To the Lesseae and the Lessor; a. Dlligent exercise of reasonable skills and
care In performance of the agent’s dutles. b. A duty of honest and fair dealing and good falth. ¢. A duty to disclose all facts known to the
agent materially affecting the value or desirability of the property that not known to, or within the dillgent attention and cbservation of the
Parties. An agent s not obligated to reveal to sither Party any confidentlal information obtalned from the other Party which does not
Involve the affirmative duties set forth above.

(i nt Re nting Both Lessor and 0. A real estate agent, either acting directly or through onsg or
more assoclate licenses, can legally ba the agant of both the Lessor and the Lessee In a transaction, but only with the knowledge and
consent of both tha Lessor and the Lessee. In a dual agency situation, the agent has the following affirmative obligations to both the
Lessor and the Lessee: a. A fiduciary duty of utmost care, Integrity, honesty and loyally In the deallngs with either Lessor or the Lesses.
b. Other dutles fo the Lessor and the Lessea as stated above in subparagraphs (i} or (ll). In representing both Lessor and Lesses, the
agent may not without the express permission of the respective Party, disciose to the other Parly that the Lessor will accept rent In an
amount lass than that indicated In the listing or that the Lessee s willing to pay a higher rent than that offered. The above duties of the
agent in a real estate transaction do not relleve a Lessor or Lessee from the responsibliity to protect thelr own Interests. Lessor and
Lessee should carefully read all egresments to assure that they adaquately express thelr understanding of the transaction. A real estats
agent|s a person qualtiied to advise about real estate. If lagal or tax edvice is desfred, consult & competent professiona.

(b) Brokers have no responsibllity with respect to any default or breach hereof by elther Party. The iability (including
court costs and altomeys’ fees), of any Brokar with raspect to any breach of duty, eror or omission relating to this Lease shall not
excoed the fee recelved by such Broker pursuant to this Lease; provided, however, that the foregoing limitation on each Broker's
liabillty shall not be applicable to any gross negligence or willful misconduct of such Broker,

(<) Buyar and Seller agree to Identify to Brokers as “Confidential® any communication or information glven Brokers that Is
considered by such Party to be confidentia!,
26, No Right To Holdover. Lessee has no right to retaln possesslon of the Premises or any part thereof beyond the expiration ot

termination of this Lease. In the event that Lesses holds over, then the Base Rent shall ba Increased to 150% of the Base Rant
applicable Immediately praceding the expiration or termination. Nothing contained herein shall ba construed as consenl by Lessor to

any holding over by Lessee.

27. Cumulative Remedies. No remedy or election hersunder shall be daemed exclusive but shall, wheraver possible, be
cumulative with all other remedies at law or In equity.

28, Covenants and Conditlons; Gonstruction of Agreement, All provislons of this Laase to be obsarved or performed by

Lessee are both covenants and conditions. In consiruing this Leass, all headings and litles are for the convenlence of the Parties only
and shafl not be considered a part of this Lease. Whenever required by the context, the singular shall include the plural and vice versa.
This Lease shall not be construed as If prepared by one of the Partlss, but rather according to its falr meaning as & whole, as if both
Parties had prepared it.

29. Binding Effect; Chelce of Law. This Laase shall be binding upon the parties, their personal represeniatives, successcrs and
assigns and be governed by the laws of fha State in which the Premises are located. Any liligation between the Parlles hereto
concaming this Lease shall be Inifiated in the county in which the Premises are located.

3Q. Subordination; Attomment; Non-Disturbance.

30.1 Subordination. This Lease and any Option granted hereby shall be subject and suberdinate to any ground lease,
mortgage, deed of trust, or other hypothecation or security device (collectively, “Security Device™), now or hereafter placed upon the
Premises, to any and all advances mads on the security thereof, and to all renewals, modifications, and extenslons thersof, Lessos
agrees that the holders of any such Security Devices (In this Lease together referred to as “Lender”) shall have no liability or obiigation
to perform any of the obligations of Lessor under this Lease. Any Lender may elect to have this Lease andfor any Option granted
hereby superior to the llen of its Security Device by giving writlen notice thersof to Lessee, whereupon this Leass and such Options
shall be deemead prior to such Security Device, notwithstanding the relative dates of the documentation or recerdation theraof.

302 Attomment. Subject to the non-disturbance provisions of Paragraph 30.3, Lessee agrees 10 allorn 10 a Lender or
any ciher party who acquires ownership of the Premises by reason of a foreclosure of a Security Device, and that in the event of such
foreclosurs, such new owner shall not: {a) be llable for any act or omissian of any prlor lessor or with respect to events accurring prior to
acqulsition of ownership; (b) be subject to any offsels or defenses which Lessee might have against any prior lessor, (c) be bound by
prepayment of more than one month’s rent, or (d) be liable for the retum of any security deposit paid to any prior lessor.

30.3 Non-Disturbance. With respect o Securily Devices entared Into by Lessor after the execution of this Lesss,
Lessee's subordination of this Lease shall be subject to recelving a commercially reasenable non-disturbence agreement (a
“Non-Disturbance Agreement”) fom the Lender which Non-Disturbance Agreement provides fhat Lessee’s possession of the
Premises, and this Leass, including any options to extend the term hereof, wiil not be disturbed so fong as Lessee is not in Breach
heraof and attorns to the record owner of the Premisas, Further, within 60 days after the execution of this Lease, Lessor shall use its
commerdially reasonable efforts to obtaln a Non-Disturbance Agreement from the holder of any pre-existing Securily Device which is
secured by the Premises. In the event that Lessor s unable to provide tha Non-Disturbancs Agreement within sald 60 days, than
Lessee may, at Lessee's option, directly contact Lender and attempt o negotiate for the execution and delivery of a Non-Disturbance
Agregment.

304  Self-Executing. The agreements contained In this Paragraph 30 shall be affective without the execution or any
further documents; provided, however, that, upon written requast from Lessor or a Lender In connection with a sale, financing or
refinancing of the Premises, Lessee and Lessor shall execule such further writings as may be reasonably required to separately
document any subordinatian, alfornment and/or Non-Disturbance Agreement provided for herein.

31. Aftorneys' Fees. If any Parfy or Broker brings an aclion or proceeding involving the Premises whether founded in tort,
contracl or equlty, or to declare rights hereunder, the Prevaillng Party (as hereafter defined) in any such procaeding, action, or appeal
thereon, ehall be entitled to reasonable attorneys’ fees. Such fees may be awarded in the same sult or racovered in a seperate suit,
whether or not such aclion or procseding is pursued to decision or judgment. The ierm, “Prevailing Party” shall Include, without
Iimitation, a Perty or Broker who substantfally obtains or defeats the relief saught, as the case may be, whether by compromise,
selltament, judgement, or the abandonment by the cther Party or Broker of lIts claim or defense. The attorneys’ fees award shall not be
computed In accordance with any court fee schedule, but shall be such es to fully reimburse all attorneys’ fees reasonably incurred. In
addition, Lessor shall be entitled 1o altorneys’ fees, costs and expenses Incurred in the preparation and service of notices of Default and
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consultations in connaction therewith, whether or not a legel action Is subsequently commenced In connection with such Default or
resulting Breach {$200 Is & reasonable minlmum per occurrence for such services and consultation). (see Exhibit C #15)

32. Lessor's Access; Showing Premlises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premises at any
{ime, In the case of an emergency, and otherwise at reasonable times for the purpose of showing the same to prospective purchasers,
lenders, or tenants, and making such eiterations, repalrs, improvements or additions to the Premises as Lessor may deem necessary,
All such activilles shall be wiihout abatement of rent or llabflity to Lesses. Lessor may at any time place on the Premlses any Ordinary
“For Sale” signs and Lessor may during the last 6 months of the term hereof place on the Premlsas any ordinary “For Leasa’ signs.
Lessee may at any time place on the Premises any ordinary “For Sublease” sign.

33, Auctions. Lessee shall not conduct, nor permit to be conducted, any auction upon the Pramises without Lessor’s prior written
consent. Lessor shall not be obllgated to exercise eny standard of reasonableness In determining whether to permit an auction.

34, Signa. Excopt for ordinary “For Sublease” signs which may be placad only on the Premises, Lassas shall not placs any sign
upon the Project without Lessar's prior written consent. All signs must comply with all Applicable Requirements. {(see Exhibit G)

as. Term!nation; Merger. Unless specifically staled otherwlse in writing by Lessor, the voluniary or other surrender of this Lease
by Lessee, the mutuel termination or cancellation hareof, or a terminatlon hereof by Lessor for Breach by Lesses, shall automatically
terminate any sublease or lssser estate In the Premises; provided, however, that Lessor may elect to continue any one or all exlsting
subtenancles. Lessor's fallure within 10 days following any such event to eisct to the contrary by writlen notice to the halder of eny such
lesser interest shzll constitute L essor's election to have such event constituta the termination of such Interest.

28. Consents. Except as otherwise provided hersin, wherever In this Laase the consent of a Party I5 required to an act by or for
the other Parly, such consent shall not be unreasonably withheld or delaysd. Lessor's actual reasonable costs and expsnses (including
but not limited to architects', attorneys’, engineers’ and other consuftants' fees) incumred In the consideration of, or response to, a
request by Lessee for any Lessor consent, including but not limited to consents to an assignmant, a subletting or the presence or use of
a Hazardous Substance, shall be pald by Lessee upan recslpt of an Involce and supporting documentation therefor. Lessor's consent
to eny act, assignment or subletting shall not constitute an ecknowledgment Ihat no Default or Breach by Lessee of this Lease exists,
nor shall such consent be deemad a walver of any then existing Default or Breach, except as may be otherwise specifically stated In
wrillng by Lessor at the time of such consent. The failure to specify herein any particular condition fo Lessor's consent shall not
praclude the imposition by Lessor at the time of consenl of such further or other conditlons s are then reasonable with referenca to the
particular matter for which consent is belng given. In the event that either Party disagrees wilh any determination made by the other
hereunder and reasonably requests the reasons for such dstermination, the determining party shall furnish its reasons In writing and in
reasonable detall within 10 business days following such request.

a7. Guarantor,

371 Execution. The Guarantors, If any, shall each execute a guaranty In the form most recently published by the
American Industrial Real Estate Assoclation, and each such Guarantor shall have the same obligations as Lessea under this Leasa.

37.2  Default. it shall constitute & Defauit of the Lessee if any Guarantor falls or refuses, upon request to provide: (a)
evidence of the execution of the guaranty, Including the authority of the party signing on Guarantors behalf to obligate Guarantor, and In
the case of a corporate Guarantor, a cerlifled copy of a resolution of its beard of directors authorizing the making of such guaranty, (b)
current financlal statements, (c) an Estoppe! Certificate, or (d) written confirmation that the guaranty is still in effect.

38. Quiet Possesslion. Subject fo payment by Lesses of the Rent and performance of all of tha covenants, condtions and
provisions on Lessee’s part to be observed and performed under this Lease, Lessee shall have qulet pessession and quiet enjoyment
of tha Pramises during the term hereof.

39. Optlons. If Lessee Is granted an option, as defined below, then the following provisions shall apply. (see Exhibit L, if any)

39.1 Definitlon. “Option” shali mean: (&) the right to extend the term of or renew this Lease of lo exlend or renew any
lease that Lessee has on other property of Lessor; (b) the right of first refusal or first offer to lease sither the Promises or other property
of Lessor; (c) the right to purchase or the right of first refusal to purchase the Premises or other proparty of Lassor.

392 Cptlons Personal To Original Lessea. Any Opilon granted fo Lesses in this Lease Is personal to the orginal
Lassee, and cannot be assigned or exercised by anyone other than said original Lessee and only while the orginal Lessee is in full
possession of the Premises and, if requested by Lessar, with Lessee certifying that Lessee has no intention of thereafier assigning or
subletiing.

39.3 Multiple Options. In the event that Lessee has any muitiple Options lo extend or renew this Lease, a later Option
cannot be exercised unless the prior Options have been valldly exercised

394 Effect of Default on Options.

(a) Lessee shall have no right to exercise an Option; (1) during the period commencing with the glving of any
notica of Default and continuing unt! sald Default is cured, (il) during the period of time any Rent Is unpaid (without regard to whether
netice thereof Is given Lesses), (ili) during the time Lessse Is in Breach of this Lease, or (iv) In the event that Lessee has bean given 3
or mora nolices of separate Default, whether or not the Defaults are cured, during the 12 month period Immediately preceding the
exercise of the Oplion.

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

(c) An Opfion shall terminate and be of no further force or effect, notwithstanding Lessee’s due and timely
exergise of the Option, if, after such exercise and prior to the commancement of the extended term, (i) Lessee falls to pay Rent for a
period of 30 days afler auch Rent becomes due (without any necessity of Lessor to give notice thereof), (i) Lessor gives to Lesses 3 or
more notices of separate Default during any 12 month perlod, whather or not the Defaults are cured, or (lii) if Lessee commits a Breach
of this Lease,

40, Sacurity Measures. Lessee hereby acknowledges that the Rent payable to Lessor hereunder does not include the cost of
guard service or other security measures, and that Lessor shall have no obligation whatsoever to provide same. Lessee assumes all
responsibility for the protection of the Premises, Lessee, Its agents and Invitees and thelr property from the acla of third parties.

41, Reservations. Lessor reserves the right, (1) fo grant, without ihe consent or Jolnder of Lassee, such easements, rights and
dedicatlons that Lessor deems necessary, (li) to cause the recordation of parcel maps and restrictions, and (i) to create andfor Install
new ulllity raceways, so long as such easements, rights dedications, maps, restrictions, and utllity raceways do not unreascnably
interfere with the use of the Premises by Lessee. Lessae agrass to sign any documents reasonhably requested by Lessor to effectuate
such rights.

42, Performance Under Protest. If at any time a dispute shall arfse as to any amount or sum of money fo be paid by one Party fo
the other under the provisions hereof, the Party agalnst whom the cbligation ta pay the money is asserted shall have the right fo make
Payment “under protest’ and such payment shall not be regarded as a voluntary payment and there shall survive the right on the part of
sald Party to insiifuts suft for recovery of such sum. If it shall be adjudged that there was no legal obligation on the part of sald Parly to
pay such sum or any part thereof, said Parly shall be enlitled to recover such aum or so much thersof as it was no! legally required to
pay.

43, Authority. if either Parly hereto Is a corporation, trusi, limited liability company, partnership, or similar entity, each individual
executing this Lease on behalf of such enfity represents and wanants that he or she is duly aulhorized to execute and dellver this
Lease an its behalf. Each party shall, within 30 days after reguest, dellver to the other party satlsfactory evidence of such authority.

44, Conflict. Any conflict between the printed provisions of thls Lease and the typewritten or handwritten provisions shall be
controlled by the typawritten or handwritten provisions. (see Exhibit C #13)
45, Offer. Preparation of this Lease by elther party or their agent and submission of same to the other Party shall not be deemed

an offer lo lease to the other Party. This Lease Is not Intended to be binding untll executed and delivered by all Parties hereto,

46. Amendments. This Lease may be modified only in writing, signed by the Parties in interest at the ime of the modificalion. As
long as they do not materially change Lessee’s obligations hereunder, Lessee agrees to make such reasonable non-monetary
modlfications to this Lease as may be reesonably required by a Lender in connection with the obtaining of normal financing or
refinapging-of the Premises.
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47, Multiple Parties. If more than one person or entity is named herein as elther Lessor or Lesses, such mulliple Parties shall
have Joint and severa! responsibliity to comply with the terms of this Lease.

48, Waiver of Jury Trial. The Partles hersby walve their respective rights to trial by Jury in any action or proceeding fnvelving the
Property af arising out of this Agreement.

49, Medlation and Arbitration of Disputes. An Addendum requiring the Mediation and/or the Arbitration of all disputes between
the Parties and/or Brokers arising out of this Lease Is not attached to this Lease.

LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED
HEREIN, AND BY THE EXECUTION OF THIS LEASE SHOW THEIR INFCRMED 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 EFFEGTUATE THE INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT TO THE PREMISES.

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE AMERICAN INDUSTRIAL REAL ESTATE
ASSOCIATION OR BY ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS
LEASE OR THE TRANSACTION TO WHICH IT RELATES. THE PARTIES ARE URGED TO:

1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL, AND TAX CONSEQUENCES OF THIS LEASE.

2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID
INVESTIGATION SHOULD INCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENGE OF HAZARDQOUS SUBSTANCES,
THE ZONING OF THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING
SYSTEMS, COMPLIANCE WITH THE AMERICANS WITH DISABILFTIE ACT 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 hersto haye executgd lhls(gxe at the place and on the dates specified above thelr respective signatures.

Eolcinn

’

Exeguted at: Executed at:
onx N on:
By LESSOR: By LESSEE:
) Family Trust UDT dba: traugs C Fe\ Kenneda Chris as his! and wifg
By: By: Nernneria
Name Printed: Name Printad: _¥X.0 § =
Title: Title: Al NS anm
By: By, & ity
Name Printed: Namé Printed: /7 f 1§ & [EAYEN BN
Title: Title: @R ach.ne &
Address;_ 9890 Hichlang Drive #200 Address:
Solana Beach, CA 92075
Telephone: ( 858 )__792:7500 Telephcne: (49 L& -3 T
Facsimile: { 858 ) 792-7834 Facsimile: ()
Federal 1D Na. Federal ID No.

These forms are often modified to meet changlng requirements of law and needs of the industry. Always write or call to make sure you
are utilzing the mast current form: American Industrial Real Estate Assodiation, 70C South Flower Street, Suite 800, Los Angeles, CA
80017. (213) 687-8777. .

©Copyright 1998—By American Industrial Real Estate Association.
All righte reserved,
No part of thesa works may be reproduced in any form without permission In writing.

TENANTS SHALL FURNISH:

its personal and corporate (if appilcable) finencial statements.

Completed Landlord furnished credit information forms.

Letter of reference from Tenant's bank.

If a corporation, Its duly Aulhorized Corporate Resoiution notifying the Lease.
(SEE Exhibit C [tem #11)

Bl

PAGE 14 s
© {998—American Industrial Real Estate Assoclation




EXHIBIT A
LEGAL DESCRIPTION & SITE PLAN
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(1 A

)

@)

()

(5)

()

EXHIBIT A-1 TO LEASE (SUBLEASE)
MINIMUM STANDARD SUBLEASE CONDITIONS

IGNMEN UBLEASING: Sublesses, shall not assign this lease or sublet the premises
or any part thereof without the prior written consent of Lessea and the Clty of San Diego,
herelnafter, “City.” An assignment by operation of law shaf! automaiically terminate this lease.

HOLD HARMLESS; Sublessas shall assume the defense of, Indemnify and save harmlgss Lessee
and City from all claims, expenses and liabliity of every nature, directly or indlractly arlsing from, or
alleged to have arisen from the operations conducted an the leasad premiges or from any act or
omission of Sublessee, its agents and Invitees.

E: Sublessee shall be Insured by an Insurance carrler acceptable to the Lesses and
City against loss from public llakliity arising from the use or condition of or operation conducted on
the leased premises. Minimum coverage shall be as sel forth In Paragraph 18-B hereof. A copy of

the policy of insurance shall be filed with the City and shall name "THE CITY OF SAN DIEGO" as -

an additional insured. Said policy shall specify that the policy may not be terminated, akered or
canceled without 30 days prior writien nofice to the, City by the Insurance company,

LEGAL PROCEEDINGS: Should it become necessary to Lessee or Clly to commence legal
Proceedings to collect rent, to recover possessions or enforce any other provision of this leass,
Sublessee agrees that the prevailing party shali be entitled to all lagal cests In connaction
therewith, Including a reasonable sum as attotney’s fees

SUBORDINATION: This agreement is In effect a sublease of a portion of the premisas covered by
that certaln Lease Agresment dated September 13, 1977, as amended between the sublessor
hersin and the City of San Diego- This sublease Is subject and subordinated to the covenants and
conditions of sald Lease Agreement notwithatanding any proviston hereto contrary to or in confilct
with sald agreasment.

The property Is subject to & City of San Dlego ground lease mentioned hereinabove and lies with in
the recenily formed North Bay Redevelopment Area, The praperty will be redaveloped sometime in
the future- Accordingly, Lendlord and or city at Its sole option may terminate this lease at anytime
after Dec 1, 2003 with 6 months notice in writing, and without invalidating or superceding any of the
rights contained here In this Addendum of the lease or tha city land lease agreements there under

E IALS LESSOAS 1#LS

EXHIBIT A-1
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EXHIBIT B

DEMISED PREMISES PLAN (IF AVAILABLE)

SAabp J180 Serrew Ea~ F

SUFLE. E ~ 1,200 SF

. &

HATIEAL XD
y;
Nt >3
L wa

S PARK TENANT BAPRO
S730 AANCOCK, STRPLT, SUOET™ AT
SOV (ABGO, CALIFCZIGA T2110

SPORTS ARENA BUS!

OALL eI

L. )

al
Y .
-l'_ » ._.u@ T
§ -
e [=A%S AR LIRS
g .
2= 'l '
@ b i il N
E(l
U
1
QMAMYW
{1¢] D NOThS:
. Deraad PG v s WD muﬂ:ﬂammmnlmnummmm
T NPT LAV 7 (TR R AT 1 LA S R "
PRALLAT ISR P IRCIMAE FADng 11k Pl AP STRLY CF LAY,
| 0 o CALUVILY KLV LD
L LOCATR Kovi pOsTHEA REY K
| BRI oW WALl Ik WA PRI n RS T ot o
£Y,1 UTIHIC L
Ry 04 NG v AR TEL YOG TR RN T
i Y e Ly
w . $)  CANeR UL CALTM T (ALh ST S (T BALHIEIN 1O aain
o 1 mwnnu:xammuﬂ‘mn
- i :»“kug:#memunwmm ik LA
: fouy
< B T sa A st e vevo Ty

o, LXAES ERLITO LOAAR
TESIIT LXUIER QAL O TR

FLOCR PLAN & REFLECTED CEILING PLAN

SHETT:

CA3D

OAYE an
LLALWIE iy
o RANCCER 401
e

PAGE 17
erican Industrial Real Estate Assoclation

Iniftals




EXHIBIT C
Page 10f3

Addendum to Commercial/industrial Mult-Tenant Lease

1. Farly Possession.  With early move-ln of Lessee, Lesses may not interfere with any tenant improvements needed to be done by
Lessor. Additionally, M.C. Strauss Company Is not responsibla for loss, theft, or damage of any of Lessea’s property should Lessse
desire to move-In prior to commancement of Lease Term.

2. Temm Adjustment; If the Cammencement Date Is other than the first day of a calendar month, the Term shali be deemed to
have commenced on the flrst day of the next succeeding month.

3. Modifled Common Asea Operating Expenses. Lessor shall pay Tenant's portion of common area malntenance, taxes,and

Insurance. .

a. "Operaling Costs* means all costs reasonably incurred by Lessor in accordance with generally accepted accounting principles,
and falry allocable to the applicable Calendar Year which relate to, or are fairy allccable to, tha awnership and operation of
tha Common Areas. Lessor shall pay tenanl's portion of common ared malntenance, axes and ingurance

b. Periodic painting of the building exterior and common areas shall be included as & common erea operating expense. If Lessor
undertakes a program of preventive maintenance for the HVAC systems for all of the Tenants per Paragraph 7.1{b), the cost
thereby shall be included as a common area expense.

¢, The common area definition shal also Include lighting facillties, sewer, water, gas, sleciric, phone and other utility lines, storm
drains, roads and approaches servicing the Center genenally; and any other Hams that Lessor deems nacessary and
appropriate.

d. Replacement costs, defined as that which cannot be repaired other than at a cosl which Is In excess of fifty percent (50%) of
the cost of replacing such item, then such item shall be replaced and the cost prorated over sixty (60) months and Tenant shall
pay one sixtielh (%) of the cost each month of the Lease term and extension thareto.

4. Utililies: Lessee shall pay before delinquency all charges for water, sewer, gas heat, electricity, power, telephone service and all
and any other services or utilities used in, upon or about the Demised Premises by Lessee or any of lts subtenants, licensess or
concassionaries, provided, however, if any auch servicas or utilities shall be billed to Lessor and not separately metered to the Demised
Promises the mount thereof shall be prorated and Lessee shall pay to Lessor upon demand as additional renta! hersunder an amount
equal to that proportion of the total charges {herefore which the number of square feel of Gross Floor Area in the Demised Premises
bears to the total number of square fest of gross floor area of stores then rented as of the date of the utility bill served in the area and/or
buildings coverad by such combined charges. With respect lo gas and elsciric servico, which Is not separately metered, Lessor may, at
Lessor's optlon, In ileu of prorating on the fore-going basls, determine the amount of use of such services by Lessee on the basls of
Lessee’s oslimated usage as determined by the utllity company servicing the Demised Premises, or, If such company ceases providing
such service, by a qualified electrical contraclor selacled by Lessor. Water i5 furnished to the part of the Common Area via as Is cantral
meter. Accordingly, Lessee will pay Lessor a flat charge of $75.00 persulte a month for ite share of the water for its
premises. Water charges may be teevaluated and Increased by Lessor based on the use of the premises especlally dua to the numbsr
of patrens of and Lessea’s business usa. Lessor may require & high water user such as a restaurant or beauty parior to install a
separate mster ar if the cost Is prohibltive, 1o Install an Inline mater at Lessee's expense o bo able o determine L essee's falr share for
any excess use.

5. Continuous Operatlons; Lessee shall keep the Dermised Premisos opan for business during all hours customarily maintained by
business similar tc Lessee's business in the trading area in which the Demised Premises are locaied, At all such times Lessee shall
have upan the Demised Premises & sufficient number of employees and a sufficient stock of merchandise to adequately serve the
patrons thereof or rendet the services offarad. A business holiday of more than 30 days of consecutive ¢losing In any one year shall bs
consldered a default.

8. Locks: Should Lessee change the logks ori thelr suite, Lessee must fumish Lessor with & copy of the new key which is far the
prolection of the Lessee and per the Lease.

7. Vacating Premises; The definition “ordinary wear and tear” shall NOT include such items as carpet cleaning, cleaning, patching
and painiing necessary 1o restore Premises to 2 releasable condifion. Additionally, Tenant will he charged for repainting rear access
doors, repalring store frant doors, rekeying locks to the master syslem and removing alarm systemns or persenal property and/or debris,
eic, upon Laase termination,

8. Insurance; Lessor's approprate liabllity Insurance coverage s $3,000,000. Therefors, Paragraph 8.1 and/or Paragraph 8.2 is
amendad ta Increase the ceiling to $3,000,000 and Lessee shall reimburse Lessor for lts portlon accordingly.

8. Asslgnment and Subletting;

(This Is In addition to lease language and prevalls in the event of conflict.)

a. Consenl to Asslanment or Subletting shaf ot be unreasonably withhsld: Subject lo a compatible and noncompetitive buslness
use wilh respec! to the other businesses In the Center and sufficlent financial statement and credit record of essignee and reasonable
experience in conducting the intended buslness, Lessor's consent to assign or sublet this Leass shall not be unreasonably withheld
provided however, that Lease shall not be In default andlor If Lessee shall have, previously breached or otherwise falled to parform
under this Lease since lis Inception, and Lessee did nat cure that breach, Lessor, atilg sole discretion, may dedlare this
Sub-paragraph null and vold. Any increase in rents shall bacome the properly of the Lessor. Any such assignment or subleasing even
with the approval of the Lessor, shall not rellave the Lessee from liabllity for payment of the rental hersin provided or fram the obligation
to keep and be bound by the terms, conditions and covenants of this Leass.

b. Assignment or Transfer to a Corporation: Notwithstanding anything to the contrary set forth hereln, Lessee may assign this
Lease, wilhout the consent of Lessor, to a corporation or other entlty not less than fifty percant {50%) of the voting stock or controlling
interesl of which Is owned by Lesses; provided that Lessae shall al &l imes remaln fiable for performance hereunder; and provided,
further, that any transfer by Lessee of the controlling atock or Interest in such corporation or other entity shall be a prohiblted
assignment hereunder.

c. Consentte be in wriling: Lessee shall nol assign, mortgage, pledge, hypothecate or encumber this lease or the leasehold
interast created hereby or any interest herein or sublet the Demised Premisas or any portion thereof, or license Ihe use of all or any
portion of the Demised Premises, without the written consent of Lessor first had and obtained. Without in any way limiting any other
rights avallable to the Lessor al the time of any proposed asslgnment or subletfing, Lessor expressly reserves the right to adjust the
Guaranleed Minlmum Monthly Rental to an amount derived by multiplying said guaranteed minimum monthly renta! mes 2 number
equal to the percentage by which the Bureau of Labor Statlstics, Unlted States Department of Labor for Los Angeles-Riverside-Orange
County under Ihe heading of “All ltams” for "Ali Urban Consumers” for the month In which the date of such assfgnment or subletting
occurs has increasad over the same Cost of Living Index figure for the month in which the Commeancement Date under this Lease
oceul ).e) if the percentage of such increase Is thirty percent (30%), then the guaranteed minimum monthly rental will be multiplied
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times 130%). Tenant agrees to pay Lessor an administrative fes of $500 and to reimburse Lessor for Lessor's reasonable attorney fees
incurred in conjunction with the processing and documentation of any such reguested transfor, assignment, sublelting, licensing or
concession agreement

10. Broker's Fee;

a. Al Broker's fees as refered to In the Lease and Lease addendums shall be by separale agreement pursuant to a schedule to
be agreed upon by Owner and Broker.

b. However, It is understood and agreed that no commisslons shall be pald on option exarclses, or renswals, or expansions that
unless at the Invitation of the Owner first had obtained In writing.

11. Lessee's Financial Information: Lessee will fumish & credit report and financial statement al its expense, subject to Lessors
approval or reilmburse Lessor $35 If Lessor ablains a cradil report. Lesses also agrees fo deliver to Lessor a resume of lts businass
exparience, a copy of its income tax retums for the pror ysar, a letter of referance from Lessee's bank, and a completed Lessor's
“Credlt Information® form. The Lease is contingent upen Lessor's review and approval to its sola satfsfaction of Lessee’s quallfications
1o lease. Said credit application must include but not be limited to listing specifics of next of kin, closest living relative not living with
you, closest non-relative and who to notify In case of emergency.

12, Dispute or Delay: In the event of any dispute hetween the parties concerning the time of actual completion of Lessor's Wark or
Lesses’s Work or eny daimed excuse for delay in performanca or non-performance theteof or whether such work has been adequalely
performed In a good and workmaniike manner and is satisfactory for the use intended, such dispute shall be referred to Lessor's
architect whose determination with regard thereto shall be final and conclusive upon the parties.

13. Deletlon: Wherever In ihis Lease a Secllon or Subsection is preceded by the word “Deleted” or “*Deleted,” such Section or
Subsection is delated from this Lease In Its entirety and is of no force or effact,

14, Parking: Lessee shall have the righl to _N/A parking spaces on level __N/A at no cost to Lesses for the term of the
Lease and any Option Periods. The surface parking is deslgnated for customers and retail tenanis only, All employees, visttors, guests
of Lessee ars not Permitted fo use surface parking, but shall park on lower levels A & B of the parking structure, if any.

15, Attommey's Feas: The Lessor Is sntitled to attorney’s fees or costs for the enforcement of the lease regardless of whether an action
is filed, said fees and cosls to be considered additional rent.

16. Lease |ngeptives: If Tenant is in default under this Lease at any time during the Term and withaut limiting the foregolng, if Landlord
has given Tenant any leasa incentives or other inducements or consideration in connection with this Lease {“Incentives®}, including
without limitation, any abatement of rent, the unamortized portion of any Tenant Improvement Allowance and/or leesing commissions
then the incentives will terminate and Landlord may recover from Tenant the value of all such Incentives racelved by Tenant In addition
to all ather damagas recoverable by Landlord pursuant to the provisions of this Lezse.

EXHIBITC

Page 2 of 3
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A. Lessee Is rasponsible for sending rent payments on the first of the month to:

B. For any questions or bullding management prablems, call;

C. Raqufred Personal Data: . . ~
Lessee's Home Address:_t 1263 —PC’II\C_V (804 PO A 19V RTTpN A KR2672, '\

Home Phone: (4 =1-45U- %y 7&kHome Fax:

In case of emergency:C" s 6 & e oS

Address: oD

Phoneg ¢qey ~4ig -3 <y Fax:

Next of Kin (Name): (ent by, §2 iiaen oo

Address:  GROOLN %-l"'
Phonesigles -UGLe- ©49

g;_ Fax:

D. Cther: Lessor reserves the right 1o change the management company and the address to which rent payments shall be made by
delivering notice to Lessee in accordance with this Lease.

e "
initiafs
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EXHIBITD
TENANT IMPROVEMENTS AND ACCEPTANCE OF PREMISES
Scope g sar's Worl
Lassor shall provide Lessee, al the sole cost and expense of Lessor, the following “standard” improvaments as follows:

1. Lessee acknowledges thet the Demised Premises are being leased in “as Is” condition and that Lessee has inspected some
and the Demised Promises are In satisfactory condition with the following exceptions:

NONE

Scops oe's Wol

All Improvements desired by Lessee, shall be considered “Non-standard™ and shalt be at the sole cost and expense of Lessee
including, but not limited to :

4. Pemmils, Plans, and supervision for any Tenant Improvements,

2. Lessor grants permission to Lessee 1o Inatall necessary and/or required improvements or madifications, subject to Lessor's prior
written epproval, o accommodate Lessee's intended business uss, at Lessee's sole cost and expanse, and in accordance with any and
all governmental requirements Including the obtalning of any required permits for the Demised Premises and sald business.

Perform any and all additional work required to complete the Premises fo a condition customary and ready for the normal operation of
Lessee’s businass, Lessee shall be rasponsible to pay for any additional water. and/or sewer impact fess If Imposed due to the nature
of Lessee's busingss or usa of Premises.

Within thirty 1(:-}0) days following the execution of the Leass, Lesses, at Lessee's sole cost and expense, shall dellver to Lessor
a fully dimensioned */4-inch scale set of plans. Sald plans shall show all storefronis, interior partitions, fixtures, lighting, eloctrical
oullets, plumbing (Including fixtures), floor coverings, ceiling and other improvements that Lessea wishes to construct and install upon
Premises. Said plens shall be subject to Lessor's approval prior 1o start of any work by Lessee or his contractors, which shall not be
unreasonably withheld, which shall thereafter be called "Lessed Plans Approved for Construction.” Should Lessea fail to dellver to
Lessor plans for “Lessee’s Work” within thirty (30) days following execution of the Lease, Lessor may, at his option and with written
notification to that effact lo Lessee, terminate this Lease.

No changes, modlfications or alierations fo Lessee Plans Approved far Construction may be made withoul the writlen consent
of Lesscr. Any additional costs, including any Increased fees which Lessor may be required to Pay for architectural, englneering and/or
other simllar services arising by reasan of any subsequent change to Lessee Plans Approved for Construction mada at the request of
Lessas, shall be &t the sole cost and expense of Lessee and shall be paid by Lessee io Lessor before the performance of the work
requested by Lessee.

All of Lessee's work and Improvements shall be performed by Lessee, al Lessea's sole cost and expense axcept as outined
above and pursuant to the plans and spscifications approved by Lessor. It is understood that the approval of Lessor shall in no manner
relleve Lessee of Lessee's obligation to obtain, at Lessee’s sole cost and expense, ali necessary and appropriate permits from all
applicable governmentat or public agencies for Ihe construction of Lessee's Improvements, installation of Lessee’s personal property
and the operation of Lessee's business at Premises.

Upcn delivery of Premises to the Lesses, Lessee shall (mmediately and diligently proceed to Install Lessea’s Waork as
described In Lessee's Plans Approved for Construction al Lessee’s sole cost and expense without Interfering with othier wark belng
done, If any, In the bullding or shopping center.

All work done by Lessee shall be done by 2 licensed contractor and In compliance with all rules and regulations required by
local buliding authorities, Lessor or his agents and In accordance with all uniform buliding codes as dictated by state, federal and local
requirements.

Upon final completion of Lessee's Work, Lessee shall furnish Lessor with all certificates, approvals and permils ‘signed off” by
local governmenlat building Inspector, that were required to complete Lesses's Work. Lessar shall not be rasponsible for any loss or
damage to Lesses's Improvements/property that Is Instatled or teft on Premises.
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Lessee's entry upon Premises prior fo commencemant of the Term of this Lease shall be subject to all provisions of this Lease
other than payment of rent, At all imes after such entry, Lesses shall maintain an Ingurance policy that compiies with the provisions of
this Lease. The inability of Lessee o complate Lessen's Work in 8 timely manner and to a condition acceptable for conducting
business, through no faull of Lessor, shall not delay the Term Commencement or payment of rent.

t essee hereby indemnifies and holds Lessor free and harmless from and against any and all claims, demands and labllities,

Inctuding, but not imlted to atlorney costs, expenses and court costs, arising from or telating to Lessea’s Work and improvements. It is
the intant of the parties that this Indemnification shall survive the expiration or sooner termination of this Leass.

LES§E! NITIALS: LESSOR'S INJ/L

Exhiblt D
Page 2 af 2
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EXHIBITE

ESTIMATED OPERATING EXPENSES (GROSS LEASE)

The operating expenses are sstimated at § per square foot annually or
(% psfx sq. ft./12=§ ) per manth for the Demised Premises until adjusted per the Lease.

Inifials
© 1998—American Industrial Real Esfate Assoclation
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*NOT APPLICABLE *EXHIBIT F

RENT ADJUSTMENT(S)

ADDENDUM TO
STANDARD LEASE
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Tha Maw-B:

o-Renlalchalk-be:

RCRC R

CLEEETINAL
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EXHIBIT G

CENTER SIGN CRITERIA

The purpose of thls sign criteria has been established for the Intent of assuring an outstanding shopping center and mutual
bensfit of all Leased's. Conformance will be strictly enforced. Any Installed non-conforming or unapproved signs will be brought info
conformance at the expense of the Lesses.

A Lessee shall be entiflad o signage above the Premises. Signage shall be sublect to Clly of __San Diego  and
Lessars prior written approval, All costs assoclated with the design, construction, Installation, as well as removal, shall be borne by
Lesses. Lessee shall be required to remove all Lessea signage at the conclusion of Lessee's occupancy of the Premises. Ground leve!
Lessee's shall be entitled to signage on the Center's pole sign at Its expense and subject to avallability,

B. Geaneral Requirements:

1. Lessee shall submit to the Lessor the exact sign specifications, copy and colors desired for Lessor's
approval from a licanse and experenced sign company.

2. Al approvals or disapprovals of sign submitials based on esthelics and design shall remaln sole right of the
Lessor and local governing authorities.

3 Selected sign company will b responsible for obtalning all permits and sign Installation.

4, No exposed lamp, raceways, crossovers, condul, condugtors, transformers or similar devices shall be
permitted.

5, _ All maintenance of signage shail be the responsibility of the Lessee.

8. All signs shall be individually lluminated.

7. No audible, flashing or anlmated signs will be permitted.

8. No projections above or below the sign will be permitted.

9. Electrical service to all signs will be connected to Lessee’s meter.

10. Lessze's signs shall be designed and Installed In & manner compatible with and complimentary lo adjacent

and facing storefrants and the overall design concept of the center.

11. All penetrations of tha bullding structure regulred for sign Installation shall ba sealed In a watertight condition
and shall be patched o match adjacent finish. At termination of lease when sign Is removed, Lesses or its sign company shall patch
and paint and restore to “as was" condition.

12. No advertising placards, banners, pennants, names, insignias or other descriplive material shall be affixed
or malntained upon the glass pane supports of the show windows and doors or upon the exlerior was of building without the pricr
written approval of Lessor.

13. Logos require prior approval of lessor unless nationally recognized logos of a franchise.

14, Lelter height restrictions:

a, One line of copy with the latter and logo height not to exceed 24 inches or ta be less than 10
Inches. Allowable, sign fascla coverage not to exceed seventy-five percent (75) of store frontage.
b. Two lines of copy will be allowed with the overall helght of the two lines of letters not fo exceed 30
inches with a maximum helghl of the letters not to exceed 18 inches or to be less than 16 Inches. .
18. Dasigns submitted for the City/County approval must follow ft following guidelines: .
a. Drawings of elevations and sign with all measurements to scale. :
b. Plot plan and legal description {plans t¢ scale).
c. Sectlons drawings of sign and fascla showlng construction and electrical detalls.
d. Color of ptaslic faces and logos.
e. Color of neon, size and intensity.
f. Letter style seloction ,

16. Lesses is granted permission by Lessor to install a temporary sign banner at ils expense ahove the
premises while signs are belng fabricated.

17. Lessae shall Indemnlfy and hold harmless Lessor against any loss, cost, damages or liability caused to
persons, property or otherwise caused by Lessee's sign Installations.

.
i
|
3
i

LESSEEBINTIALS: LESSOR’S INITIALS:
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EXHIBITH
SPECIAL USE OF PREMISES CLAUSE

A. Uses Of Premises:

Lessee shall occupy and use the premises salely for the operation of a tattoo shop and for no other purpose or use.

LESSOR'S INITlAL7!

] v
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EXHIBIT |
APPLICATION FOR LEASE AND CREDIT INFORMATION

The undersigned fumishes tha following s a trus and accurate siatement cof tha financial condltion of the undersigned. It is understood that the
Landlord, in entering into a lease or other agreement, are doing se In ralfance upon this financlal statement and in conslderation of such the
undersignad agree that If any of the representations of the undersignad prove to be untrue, such shall be considered as a default under such lease or
agreement.

NAME: Mb@ee spouses NaveC 1D ez oM S
ADDRESS: Y712 . HOW LONG:_~ ] Ors .
oy, sTatE, ZP BN Cal N O\ 2024

Previous Address - if less than five years:
SOCIAL SECURITY NO: TX21- 11 -2 %2 SPOUSE'S SOCIAL SECURITY NO: Lol - 71" fe &
PHONE: (39 -942F{ -2 K OWNORRENT: a1y NO. OF DEPENDENTS: 3
PRESENT EMPLOYER: Reﬂ mork_ Med o (i HOWLONG__ 3 'S .

ADDRESS: [OD|D Mo q,uc. O =" “"5\)3’\'@. 2N
PHONE:  BOD-4A - R623 posmon: Alvief P Awaaicades
SPOUSE'S EMPLOYER: __ D [¢h, PHONE:
IN CASE OF EMERGENCY CONTACT: NAME: cincls Cpnzales
ADDRESS: i 5, Eynn20\es,  PHONE: (olet - LA 2801
TR o achcana o€ . RELATIONSHIP: _ S 0 S0

NEXT OF KIN NOT LIVING WITH YOU: NAME:
ADDRESS: PHONE:
RELATIONSHIP:
CLOSEST NON RELATIVE CONTACT NAME: el v, ‘Ru & S O
Ay
_ADDRESS Ceci\ u.’ uq Cy O PHONE: Lojoy - \.?SL(; ~ S AN
RELATIONSHIP: _PM\rsting (- 1ev— 1o )
BALANCE SHEET
Cash: $ 1,200 Notes Payable - Tolal Owed: $
(List on Back)
Stocks & Bonds: 5
{List on Back)
Accounts Payable - Total Owed: $
. (List on Back)
Notes / Accounts Receivable: $
Life Insurance: (Not full $ Mertgages - Total Cwed: $
value, only surrender value) (List on Back)
Real Estate - Total Value: 3 Automobiles - Tota! Owed: $ 2-3\ 6230
List on Back Y
( } Income Taxes - Accrued to Date: $Jf§ oo
L
Automobiles: $ 2fL On0od  Other $
$2 gl oed $
$
Personal Possessions: TOTAL LIABILITIES: 3 L‘t & ! SDa
$
$ NET WORTH: s 1\ .100

TOTAL ASSETS: M(Assets minus Liabilities)

ANNUAL INCOME & EXPENSE

Income: Expense:
Annual Salary: $ DB;EDD Annual Rental/Mortgage $ ﬁ
Payments

. Annual Rentals:

Angrm?ﬁvidenda: 3 Annual Payments:
nitiels PAGE 29
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{Notes & Accounis)
Annus! Interests:

| I
Other Annua! Income: 3 2‘ ﬂ o ! ) Annual (nterest & Taxes:

Personal Living Expense:

Other Annuat Expenses:

Ny

0

TOTAL ANNUAL INCOME: ; l@OO TOTAL ANNUAL EXPENSE:
BANK REFERENCES
BANK & ADDRESS: Walle torap ACCT.NO: 7 {lof 203 \E
BANK & ADDRESS: ) Cay T AGCT. NO.:
STOCKS & BONDS
Description No. of Shares Cost Markst Value
$ 5
3 $
S 3
$
3 $
TOTALS $ $
REAL ESTATE - MORTGAGES
Description & Address Original Cost PresentValus  [[ruskoesd orMotasge
$ 5 $ $
5 s ls $
5 5 ls 5
s 5 s
$ 3 $ $
$ 5 3 $
$ $ 3 $
TOTALS 3 5 s 3
NOTES & ACCOUNTS PAYABLE (Do not include Real Estate)
Description Account Number T A o) NoT
$
$
$
S
18
$
TOTAL s

The undersigned further consent(s) to the addresses above making any Inquires it deems necessary to reach a decision
on this application, and consent(s) to the disclosure at any time of any credit information about me / us to any credit
reporting agency or ta any one with whom liwe have financial relations. The undersignaed further understands that

should a lease be entered inlo that the authorizing party will pay a $35.00 application credit check fee.
DATE: SIGNATURE: - Q&te;ﬁ
A i (V4 )
_— T -

DATE: SPOUSE'S erNATué
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* essee by signing Lease is acting as a Guarantor

*EXHIBIT 4
GUARANTY OF LEASE

pgEHRAE L3 a¥;

H o hald el
Wx '- Y ”

g bty t io tbha Lance or the-
H R ERET

4 g
dar ln-such
i ¥ +

'y

:\ ral

aay-H
the Habllity-oF-Gt

orizas-Lossar—without-further—nolice-ar demand-@nR g—lhe—uabmty—e#eﬁaﬁmm

¢ atheroot-as-Lesson-in-1 sors-discrotion—ray
od-agalnst-and-exi rity-held—from-1 tho-previslons-of thie

O%Mgehgm

oi-iRe-soaartroo 1271508 d6,-6-an REerGHEHD odara-Etatdto ';;:::::-::.-.--:-
WwWIMWWHQWWW
rablef-under-amy +orfuture-provision-of-tie-Fed 'mewwheﬁwm"%'ﬂ'*ﬁ liefaf-dbbt
= 224 P

{dy Lessoo-sesks-ajudisial readjustment £ tho-righte-ol-ils-craditors-under-any b o fuit l-or-state
{dy &} , ¥ resent-ar-futdre-

laweoF

(n) A h ofall-er p—:d_ XAl

73 Eftesk This-Guaranty-shok-in-ful-for

sloation-of-ary-remedy—cgainet-Guaranior =

or-6f

disablily-orother-det of L-esseanaluding-wih
i | O & \

EWWWWHMM

an—apd-st
o

forcement-ol-hls
halt-not ta-{o-axhat "“h!""'.am“y_ex-epefate—a&m“@f‘

Hoon-6t "unJl -l a6 le\fl “!'n ny“

initidls PAGE 31
& 1998—Amarican Industrial Real Esltate Assoclation



Res. Address:

Phene:
Soc Sec#:
DL#:

Res. Address:

Phone:
Soc Sect:
DL#:

Iniff2ls

GUARANTOR:

By:
DCB
By:
DOB
EXHIBIT J
PAGE 2 OF 2
PAGE 32
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*NOT APPLICABLE

*EXHIBIT J-1
SPOUSAL CONSENT
Tohe-Lease-datad— 200——by-and-bek
a5 Lestor-ard— — —as

Spouse
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*See Below *EXHIBIT K

MEMORANDUM
CERTIFICATE

=1

L
W-SpproY t

LESSOR'S INITIALS:

*Not Applicable If Term Date is fixed per the Lease.

Tats an, A
d-In-form-and-shal-be-completed-tt WMWWMM

40N
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EXHIBIT L

OPTION{(S) TO EXTEND

ADDENDUM TO
STANDARD LEASE

Dated_January 18, 2011

By and Between (Lessor)Strauss Family Trust UDT 6/5/92 dba: M.C, Strauss Company
{Lessee) Kenneda and Chris Gonzales, as husband and wife '
Property Address: 3780 Hancock Street, Suite E. San Diego, CA 92110

Paragraph _38 _
A, OPTION(S) TO EXTEND:

Lessor hereby grants to Lessee the option to extend the term of this Lease for _ppe (1) additional _twenty-four (24)
month perlod(s) commencing whan the prior term expires upon each and all of the following terms and conditlons:

(i) Lessee gives to Lessor, and Lessor actually receives on a date which Is prior to the date that the option period would
commence (if axercised) by no earlier than six (6) months and no later than four (4) months, & writtan nofice of the exerdsa of the
opllon(s) to extend this Lease for sald addillonal term(s), time being of essence. If sald notification of the exercise of sald option(s) Is
{are) not so given and raceived, Ihe option(s) shall automatically expire; sald option(s) may (if more than one) only be exerciged
consecutively;

(i) The provisions cf paragraph 33, including the provision relating to default of Lessee sat forth in paragraph 39.4 of this Lease
are conditions of this Option;

(1) All of ihe terms and conditlons of this Lease except whers spacifically modified by this option shall apply;

(v) The monthly rent for each month of the option period shall be calcutated as follows, using the method(s) indicated below:

(Check Method(s) to be Used and Flll In Appropriately)

M6-(4082-1884=-100)-herslnreforredle-as=CPdr

————{@}——Ca-{FiHa MRV Adjustment Date(s):

hiars
the-menihly-rontpayable-under-paragraph-1-5-(-Base-Rent}-ef-the-aliachedl-oase-shall-be-adjusted-to-the "Marke - Rertal Value™ of the
propedy-as-follows:

# Lessorand-Lesses-shall-mmediatoly-appoint-a-mutually-acseptable-appralseror broker-to-aslablish-the-rew
MMHW%MWMMQMWW

Beth-Lecsor-and-bessas—sha
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v 0 . Fixed Rental Adjustment(s) (FRA)

The monthly rent payable under paragraph 1.5 ("Base Rent’) of the attached Lease shall be increased to the following amounts on the
dates set forih below.

On (?III in FRA Adjustment Date(s}): . Tho New Basa Reﬁtal shall be:
3172012 thru 2/28/2013 $_1,440.00 per monih plus $75 per month for. water/sewer faas
3/1/2043 thru 2/28/2014 3 lus $75 onth for water/se e

B. NOTICE: Unless spectied otherwise hereln, notice at any escalations other than Fixed Rental Adjustment(s) shall be made as
specified in paragraph 23 of the altached Lease.

*C. BROKER:S-FEE; *Deleted

D. OPT!ON RIGHTS CONDITION: Lesses's Option Rights are confingent upon Lessee not having previously breached or
otherwise falled to perform under the Lease since its inception. Otherwise Landlord at lis sole discretion may declare any option to
extend null and void.

LESSEE'S INITIAL: LESSOR'S INITIﬂ A ﬁ

v
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“NOT APPLICABLE
*EXHIBIT M

SPECIAL ADDENDUM

This-Addendum-lo-Loase-{*AddendumHemade g-patt-of- the-Loase-dolad— by-a
(“I neenﬂl}_apr{-‘_
\[¥]

ELessae Horha-Demisad Bromi -krawn-as

FORMER LESSEE:

By:

its:

Inifials
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