
CITY OF SAN DIEGO

CONSENT TO SUBLEASE

THIS CONSENT TO SUBLEASE (Consent) is made by THE CITY OF SAN DIEGO, a
California municipal corporation (City), to be effective as of the later date that this Consent is
executed by City and approved by the San Diego City Attorney (Effective Date).

RECITALS

A. City and Kathryn Crake dba Triland Development Company were the original parties to that
certain Flat Rate Lease filed in the Office of the San Diego City Clerk on October 25, 1978,
as Document No. 764812 (Master Lease). Through a series of City-approved assignments,
MCS Sports Arena Business Park LLC (MCS) became the successor in interest to the Master
Lease and is the current lessee under the Master Lease (Lessee).

B. Lessee now desires to sublease a portion of its leasehold, consisting of approximately 1,200
rentable square feet of the premises located at 3780 Hancock Street, Suite A, to Aarrow Sign
Spinners, LLC, a California limited liability company (Sublessee).

C. Section IV.A.2 of the Master Lease requires that the Lessee obtain the City's consent prior
to the sublease of any portion of Lessee's right, title or interest in the Master Lease.

NOW, THEREFORE, based on the foregoing recitals which are incorporated into this
Consent by this reference, City provides its consent subject to the following:

1. In reliance upon Sublessee's written agreement to assume the rights and obligations subleased
and to keep and perform all covenants, conditions, and provisions of the Master Lease which
are applicable to the rights acquired, City hereby consents to Lessee's request to sublease that
certain portion, as set forth in Recital "B" above, of its right, title and interest in and to the
Master Lease to Sublessee in accordance with the permitted use stated in the Master Lease. .
By providing this Consent, City is merely consenting to Lessee's request to sublease that
certain portion of the Master Lease to the Sublessee, not approving the sublease between
Lessee and Sublessee. All terms and conditions of the Master Lease shall control and
supersede all provisions in any sublease executed between Lessee and Sublessee;

2. City does not release, discharge or modify Lessee's obligations to City under the Master
Lease.

3. This Consent does not constitute consent to any subsequent subleases.

4. Prior to the Effective Date of this Consent, Lessee must pay City any applicable processing
and or administrative fee(s) in the amount of Nine Hundred Ninety Dollars and No Cents
($990.00) for processing this Consent.
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5. City shall not be liable for any brokerage commission or finder's fee in connection with the
consummation of the sublease. Further, Lessee agrees to protect, defend, indemnify, and
hold City, its elected officials, officers, representatives, agents, and employees harmless from
and against any claim for any brokerage commission or finder's fee related to the
consummation of this Consent, and from and against any cost or expense (including without
limitation attorney fees) incurred by City in resisting any claim for any such brokerage
commission or finder's fee.

INWITNESS WHEREOF, this Consent is executed by City acting by and through its Mayor,
or his designee.

THE CITY OF SAN DIEGO, a California
municipal corporation

Date: [dls!(r BY: __ -----,~---------_
Cybele ompson, Director
Real Estate Assets Department

Environmental Analysis Section Environmental Clearance:

This Consent to Sublease is categorically exempt from CEQA pursuant to Section 15301
(Existing Facilities).

Date:_

Approved as to form this
of ()e"t"64.w-

nil-
2018.

day

MARA W. ELLIOT, City Attorney

BY: ~CJ=l'
Marco A. Verdugo
Deputy City Attorney

H:ISharedIREADIMCS Sports ArranlConsent to Sublease-MCS Sports-AARROW SIGN SPINNERS 10.12.18
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5. City shall not be liable for any brokerage commission or finder's fee in connection with the
consummation of the sublease. Further, Lessee agrees to protect, defend, indemnify, and
hold City, its elected officials, officers, representatives, agents, and employees harmless from
and against any claim for any brokerage commission or finder's fee related to the
consummation of this Consent, and from and against any cost or expense (including without
limitation attorney fees) incurred by City in resisting any claim for any such brokerage
commission or finder's fee.

INWITNESS WHEREOF, this Consent is executed by City acting by and through its Mayor,
or his designee.

THE CITY OF SAN DIEGO, a California
municipal corporation

Date: _-li.-b'L.!....L..L...!....1b----lo1L---- BY: --,--,--H------------
Cybele . Thompson, Director
Real Estate Assets Department

Environmental Analysis Section Environmental Clearance:

This Consent to Sublease is categorically exempt from CEQA pursuant to CEQA Section 15301
(Existing Facilities).

Date:_

Approved as to form this _11 -t\-
of Od-bbe.y 2018.

day

MARf W. ELLIOT, Ci~y Attorney

BY: ~\J=-=1'
Marco A. Verdugo
Deputy City Attorney

H:\SharedlREADlFarsllMCS Sports Arena Business ParklCo1lSl!nJ10 Sublease-Kyle Kitzmiller 10.12.18
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ACORDIfJ

CERTIFICATE OF LIABILITY INSURANCE I DAre (MMIDDIYYYY)

~ 09/25/2018

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION 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 pollcy(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 PATRICK MCRAENAME:
PATRICK MCRAE INSURANCE SERVICES rl1J?N"f..~.. \. (714) 779-6999 I r,ifc NOI:(714) 779-6903

1265 N. MANASSERO SUITE 303
E-MAIL p.mcrae@sbcglobal.netADDRESS:

ANAHEIM HILLS, CA 92807 INSURERISIAFFORDINGCOVERAGE NAIC'
INSURERA:SCOnSDALE INDEMNITY CO. 15580

INSURED INSURERB:SECURITY NATIONAL INSURANCE CO. 33120

AARROW, INC. INSURERC:STATE COMPENSATION INSURANCE FUND 35076
DBA: AARROW SIGN SPINNERS INSURER0 :

4312 VALETA STREET INSURERE:
SAN DIEGO CA 92107 INSURERF:

COVERAGES CERTIFICATE NUMBER' REVISION NUMBER'
THIS IS TO CERTIFY THAT THE POLICIES OF INSURANCE 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,
EXCLUCIOUC liND COUDITIOUC or CUCII rOLlCI[O. L1MITOGHOWN MAY HAve DeCN REDUCED DY rAID CLAIMO.

INSR TYPEOFINSURANCE I~~~ I~~ II:SMg~ II:Sli\g~ LIMITSLTR POLICYNUMBER
A X COMMERCIALGENERALUABILITY Y Y CIP330568 10/16/2017 10/16/2018 EACHOCCURRENCE $ 1,000,000

I CLAIMS-MADE[R] OCCUR I ~~rf,~~9E~~~~~nce\ $ 100,000

t--
MEDEXPIAnv oneperson) $ 5,000

t--
PERSONAL& ADVINJURY $ 1,000,000

M'L AGGREGATELIMITAPPLIESPER: GENERALAGGREGATE $ 2,000,000

X POLICY0~~8i[R] LOC PRODUCTS-COM~OPAGG $ 2,000,000

OTHER: $

B AUTOMOBILELIABILITY Y Y SPP1531204 05/11/2018 05/25/2019 I PE~~~b~~~,~INGLELIMIT $ 1,000,000
I---

ANYAUTO BODILYINJURY(Perperson) $
I--- ALLOWNED ~ SCHEDULED

~
BODilY INJURY (Per accident) $

I--- AUTOS AUTOS

~ ~
NON-DWNED

I r~~:ci~d~,?AMAGE $HIREDAUTOS AUTOS
$

UMBRELLALlAB HOCCUR EACHOCCURRENCE $
I---

EXCESSLIAB CLAIMS-MADE AGGREGATE $

OED I I RETENTION$ $

C WORKERSCOMPENSATION Y 9124253-18 01/12/2018 01/12/2019 X I ~f~TUTEI IOTH-
ANDEMPLOYERS'LIABILITY ER

YIN
ANYPROPRIETOR/PARTNERJEXECUTIVE0 NIA

E.L EACHACCIDENT $ 1,000,000
OFFICER/MEMBEREXCLUDED?
(MandatoryIn NH) E.L DISEASE- EAEMPLOYEE$ 1,000,000
If~. describeunder 1,000,000o SCRIPTIONOFOPERATIONSbelow E.L DISEASE- POLICYLIMIT $

DESCRIPTION OF OPERATIONS I LOCATIONS I VEHICLES ~CORD 101 Additional Remarks Schedule, may be attached If more slace Is re~lred~
THE CITY OF SAN DIEGO REAL ESTATE DEPART ENT, ALONG WITH THEIR OFFICERS. OFFICIALS. AGEN S, EMP OY ES AND VOLUNTEERS ARE NAMED AS
ADDITIONAL INSURED WITH RESPECTS TO THE ABOVE MENTIONED POLICIES PER ATIACHED ENDORSEMENT(S). COVERAGE IS PRIMARY & NON-
CONTRIBUTORY AS REQUIRED BYWRITIEN CONTRACT. PER ATIACHED ENDORSEMENT FORMS. WAIVER OF SUBROGATION APPLIES, IF REQUIRED BY
WRITIEN CONTRACT .

• SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE THE EXPIRATION DATE THEREOF, A 30 DAY WRITTEN NOTICE WILL BE ISSUED.

RE: 3780 HANCOCK ST. STE A SAN DIEGO. CA

CERTIFiCATE HOLDER CANCELLATION

CITY OF SAN DIEGO SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
REAL ESTATE DEPARTMENT THE EXPIRATION DATE THEREOF. NOTICE WILL BE DELIVERED IN

1200 THIRD AVENUE #1700 ACCORDANCE WITH THE POLICY PROVISIONS.

SAN DIEGO, CA 92101 AUTHORIZED REPRESENTATIVE d~
I

ACORD 25 (2014/01)

© 1988-2014 ACORD CORPORATION. All rights reserved.

The ACORD name and logo are registered marks of ACORD



Policy Number: CIP330568
COMMERCIAL GENERAL UABlUTY

CG20330413

THIS ENDORSEMENT CHANGES THE POLICY. PLEASE READ IT CAREFULLY.

ADDITIONAL INSURED - OWNERS, lESSEES OR
CONTRACTORS - AUTOMATIC STATUS WHEN

REQUIRED IN CONSTRUCTION AGREEMENT WITH YOU

COMMERCIAL GENERAl. UABILITY COVERAGE PART

This endorsement modifies insurance provided under the follovMg:

A. Section 1/ - Who Is An Insured is amended to
include as an additional insured any person or
organization for whom you are performing
operations when you and such person or
organization have agreed in writing in a contract or
agreement that such pel$OO 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 de mage" or "personal and
advertising injury" caused. in whole or in part, by:

1. Your acts or omissions; or

2. The acts or omissions of those acting on your
behalf:

in the performance of your ongoing operations for
the additional Insured.

However, the insurance afforded to such
additional insured:
1. Only applies to the extent permmed by law;

and
2. Will not be broader than that which you are

required by the contract or agreement to
provide for such additional insured.

A person's or organization's status as an
additional insured under this endorsement ends
when your operations for that additional insured
are completed.

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

This insurance does not apply to:
1. "Bodily injury", "properly damage" or "pel$Onal

and advertising injury" arising out of the
rendering of, or the failure to render, any
professional architectUral, engineering or
surveying services, including:

a. The preparing, approving, or failing to
prepare or approve, maps, shop drawings,
opinions. reports, surveys, field orders,
change orders or drawings and
specffications; or

b. Supervisory, inspection, architectural or
engineenng activities.

This exclusion applies even if the claims against
any insured allege negligence or other wrongdoing
in the supervision, hiring, employment, training or
monitoring of olhers by that Insured, If the
"occurrence" which caused the "bodily injUry" or
"property damage", or the offense which caused
the "pel$Onal and advertlsing injur'/', involved the
rendering of or the failure to render any
professional architectural, engineering or
surveying services

CG 20 33 0413 (;) Insurance Services Office. Inc., 2012 Page 1 of 2



Z. "Bodily injury" or "property damage" occurring
after;
a. All woO<. including materials, parts or

equipment furnished in connection with
such work, on the project (other than
service. maintenance or repairs) to be
performed by or on behalf of the additional
insured(s) at the location of the covered
operations has been completed; or

b. That portion of "your work" out of which the
injury or damage arises has been put to its
intended use by any person or organization
other than another contractor or
subcontractor engaged in performing
operations for a principal as a part of the
same project.

C. With respect to the insurance afforded to these
additional insureds. the following is added to
section III-limits Of Insurance:
The most we will pay on behalf of the additional
Insured is the amount of insurance:
1. Required by the contract or agreement you

have entered into with the additional Insured;
or

2. Available under the applicable LJmits of
Insurance shown in the Declarations;

whichever is less.
This endorsement shall not increase the
applicable Umits of Insurance shown in the
Dectarations.

Page 2 of 2 @Insurance Services Office, Inc.•2012 CG 20 33 0413



ENDORSEMENT

This Endorsement Changes the Policy - Please Read it carefully

PRIMARY AND NON-CONTRIBUTING INSURANCE
(Sole Negligence)

This endorsement modifies co-.erage provided under the following:

COMMERCIAL GENERAL LIABILITY COVERAGE PART
OWNERS AND CONTRACTORS PROTECTIVE LIABILITY COVERAGE PART
PRODUCTS COMPLETED OPERATIONS LIABILITY COVERAGE PART

The following is added to Section IV - Commercial General Liability Conditions, Paragraph 4:

Section IV: Commercial General Liability Conditions

4. other Insurance:

d. Specifically and solely for the Third-Party shown below, notwithstanding the provsions of sub-paragraphs a,
b, and c of this paragraph, it is hereby agreed that in the e-.ent of any" suit" where the damages are caused
by the insured's sole negligence, this insurance shall be primary and any other insurance maintained by the
additional insured named as the Third Party below shall be excess and non-contributory.

The Third-Party to whom this endorsement applies is:
ANY PERSON OR ORGANIZATION WITH WHOM THE INSURED HAS AGREED BY WRITIEN
CONTRACT TO PERFORM SERVICES AND PRIOR TO ANY LOSS THAT ARE WITHIN THE TERMS
AND CONDITIONS OF THIS POLICY TO WHICH THIS FORM IS ATIACHED.

Any co-.erage provided pursuant to this endorsement shall be subject to all other terms, conditions, exclusions and
endorsements of the policy to which this form is attached.

The endorsement is effective on the inception date of the policy unless otherwise stated below.

Policy Number: CIP330568

Named Insured: AARROW SIGN SPINNERS

Endorsement Effective Date: 11/07/2017

AF001397 07116 Page 1 of 1



POLICY NU MBER: CIP330568 COMM ERCIAL GENERAL LIABILITY
CG 24040509

WAIVER OF TRANSFER OF RIGHTS OF RECOVERY
AGAINST OTHERS TO US

This endorsement modifies insurance provided under the following:

COMMERCIAL GENERAL LIABILITY COVERAGE PART
PRODUCTS/COMPLETED OPERATIONS LIABILITY COVERAGE PART

SCHEDULE

Information reauired to complete this Schedule, if not shown above, will be shown in the Declarations.

Name Of Person Or Organization:
ANY PERSON OR ORGANIZATION WITH WHOM THE INSURED HAS AGREED TO WAIVE RIGHTS
OF RECOVERY, PROVIDED SUCH AGREEMENT IS MADE IN WRITING AND PRIOR TO THE LOSS.

The following is added to Paragraph 8. Transfer Of
Rights Of Recovery Against others To Us of
Section IV - Conditions:
We waive any right of recovery we may have against
the person or organization shown in the Schedule
above because of payments we make for injury or
damage arising out of your ongoing operations or
"your work" done under a contract with that person
or organization and included in the "products-
completed operations hazard". This waiver applies
only to the person or organization shown in the
Sched ule above.

CG 24 04 05 09 © Insurance Services Office, Inc., 2008 Page 1 of 1



POLICY NUMBER: SPP1531204 00 COMMERCIAL AUTO
CA990187 0715

This Endorsement Changes The Policy. Please Read It Carefully

BUSINESS AUTO COVERAGE EXPANSION
ENDORSEMENT

This endorsement modifies insurance provided by the following:

BUSINESS AUTO COVERAGE FORM

With respect to coverage provided by this endorsement, the provisions of the COVERAGE FORM apply
unless modified by the endorsement.
A. Newly Acquired or Formed

Organizations, Emelo e !:!lredJ~ar__ .
Liability anc~}iil~nl<et Ul.nAUnsured}

c..~&f'!.~1~~~!!rEn 1
Item 1.(Who is an _ln~iJr~ of Paragraph A.
Coverage under SECTION 11- COVERED .
AUTOS LIABILITY COVERAGE is
amended to add:
d. Any organization you newly acquire or

form, other than a partnership, joint
venture or limited liability company, and
over which you maintain ownership of a
majority interest (greater than 50%), will
qualify as a Named Insured; however,

(1) coverage under this provision is
afforded only until the 180th day
after you acquire or form the
organization or the end of the policy
period, whichever is earlier;

(2) coverage does not apply to "bodily
injury", "property damage" or
"covered pollution cost or expense"
that results from an "accident' which
occurred before you acquired or
formed the organization; and

(3) coverage does not apply if there is
other similar insurance available to
that organization, or if similar
insurance would have been
available but for its termination or
the exhaustion of its limits of
insurance.

This insurance does not apply if
coverage for the newly acquired or
formed organization is excluded either
by the provisions of this coverage form
or by endorsement.

CA990187 0715

e. An "employee" of yours is an "insured"
while operating an "auto" hired or rented
under a contract or agreement in that
"employee's" name, with your
permission, while performing duties
related to the conduct of your business.

f;-Any-p~~(fn~~:-~~i~ti~~to:gJre_:]
rre-quifedbywritten contractor]
La,[r~T~!1ftonam.e~~ :arf~Rd,itio!,1aIL
r",nsurea', but only with res~ct .to· -. I

IJ'lia.bility,:createdirtwhole otin'parfb\t.' ~""
\..'§\.lCh'agreemenl::,r '-. . . .. ..... ~

B. Increase Of Loss Earnings Payment
Subpart (4) of a. Supplementary Payments
of Item 2. Coverage Extensions of
Paragraph A. Coverage under SECTION II
- COVERED AUTOS LIABILITY
COVERAGE Is amended to read:

(4) We will pay reasonable expenses
incurred by the "insured" at our
request, including actual loss of
earnings upto 81,000 per day
because of time off from work.

C. Fellow Employee Injured By Covered
Auto You Own Or Hire
Item 5. Fellow Employee of Paragraph B.
Exclusions under SECTION II - COVERED
AUTOS LIABILITY COVERAGE is
amended to add:

This exclusion does not apply if the "bodily
injury" results from the use of a covered
"auto" you own or hire. Such coverage as
is afforded by this provision is excess over
any other collectible insurance.

Includes Copyrighted Material of Insurance Services Offices, Inc.
Used with permission
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D. L.imited Automatic Towing Coverage
Item 2. Towing, of Paragraph A. Coverage,
under SECTION III - PHYSICAL. DAMAGE
COVERAGE is amended to read:

2. Towing
We will pay for towing and labor costs
each time that a covered "auto" is
disabled. All labor must be performed at
the place of disablement of the covered
"auto".
a. The limit for towing and labor for

each disablement is $500;
b. No deductible applies to this cover-

age.
E. Item 3. Glass Breakage - Hitting A Bird

Or Anirnal- Falling Objects or Missiles of
Paragraph A. Coverage under SECTION III
- PHYSICAL. DAMAGE COVERAGE, is
amended to add:

Glass Repair Coverage
We will waive the Comprehensive
deductible for Glass, if one is indicated on
your covered "auto", for glass repairs. We
will repair at no cost to you, any glass that
can be repaired without replacement,
provided the "loss" arises from a covered
Comprehensive "loss" to your "auto".

F. Increase Of Transportation Expense
Coverage
Subpart a. Transportation Expenses of
Item 4. Coverage Extensions of Paragraph
A. Coverage under SECTION III -
PHYSICAL. DAMAGE COVERAGE is
amended to read:
a. Transportation Expenses

We will pay up to S50 per day to a
maximum of $1,000 for temporary
transportation expense incurred by you
because of the total theft of a covered
"auto" of the private passenger type.
We will pay only for those covered
"autos" for which you carry either
Comprehensive or Specified causes of
Loss Coverage or Theft Coverage. We
will pay for temporary transportation
expenses incurred during the period
beginning 48 hours after the theft and
ending, regardless of the policy's
expiration, when the covered "auto" is
returned to use or we pay for its "loss".

CA990187 0715

G. "Personal Effects" Coverage
Item 4. Coverage Extensions of Paragraph
A. Coverage, under SECTION III •
PHYSICAL. DAMAGE COVERAGE, is
amended to add:

"Personal Effects" Coverage

We will pay actual cash value for "loss" to
"personal effects" of the "insured" while in
a covered "auto" subject to a maximum
limit of $2,500 per "loss", for that covered
"auto" caused by the same "accident". No
deductible will apply to this coverage.

H. "Downtime Loss" Coverage
Item 4. Coverage Extensions, of
Paragraph A. Coverage, under SECTION
III. PHYSICAL. DAMAGE COVERAGE is
amended to add: '

"Downtime Loss" Coverage
We will pay any resulting "downtime loss"
expenses you sustain as a result of a
covered physical damage "loss" to a
covered "auto" up to a maximum of $100
per day, for a maximum of 30 days for the
same physical damage "loss", SUbjectto
the following conditions:

a. We will provide "downtime loss" beginning
on the 5th day after we have given you
our agreement to pay for repairs to a
covered "auto" and you have given the
repair facility your authorization to make
repairs;

b. Coverage for "downtime loss" expenses
will end when any of the following occur:
(1) You have a spare or reserve "auto"

available to you to continue your
operations.

(2) You purchase a replacement "auto".
(3) Repairs to your covered "auto" have

been completed by the repair facility
and they determine the covered
"auto" is road-worthy.

(4) You reach the 30 day maximum
coverage.

Includes Copyrighted Material of Insurance Services Offices, Inc.
Used with permission
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I. Item 4. Coverage Extensions, of
Paragraph A. Coverage, under SECTION
III. PHYSICAL DAMAGE COVERAGE, is
amended to add:

We will pay any resulting rental
reimbursement expenses incurred by you for
a rental of an "auto" because of "loss" to a
covered "auto" up to a maximum of $100 per
day, for a maximum of 30 days for the same
physical damage "loss", SUbject to the
following conditions:
a. We will provide rental reimbursement

incurred during the policy period
beginning 24 hours after the "loss" and
ending, regardless of the policy
expiration, with the number of days
reasonably required to repair or replace
the covered "auto". If the "loss" is
caused by theft, this number of days is
the number of days it takes to locate the
covered "auto" and return it to you or the
number of days it takes for the claim to
be settled, whichever comes first.

b. Our payment is limited to necessary and
actual expenses incurred.

c. This coverage does not apply while
there are spare or reserve "autos"
available to you for your operations.

d. If a "loss" results from the total theft of a
covered "auto' of the private passenger
type, we will pay under this coverage
only that amount of your rental
reimbursement expenses which is not
already provided for under the Physical
Damage Coverage Extension.

J. "Personal Effects" Exclusion
Paragraph B. Exclusions under SECTION
III - PHYSICAL DAMAGE COVERAGE, is
amended to add:
"Personal Effects" Exclusion

We will not pay for "loss" to "personal
effects" of any of the following

a. Accounts, bills, currency, deeds,
evidence of debt, money, notes,
securities or commercial paper or
other documents of value.

b. Bullion, gold, silver, platinum, or other
precious alloys or metals; furs or fur
garments; jewelry; watches; precious
or semi-precious stones.

c Paintings, statuary and other works of
art.

CA990187 0715

d. Contraband or property in the course
of illegal transportation or trade.

e. "Loss' caused by theft, unless there is
evidence of forced entry into the
covered "auto" and a police report is
filed.

K. Accidental Airbag Discharge Coverage
Item 3.a. of Paragraph B. Exclusions under
SECTION III - PHYSICAL DAMAGE
COVERAGE is amended to read:

a. Wear and tear, freezing, mechanical
or electrical breakdown. The
exclusion relating to mechanical
break-down does not apply to the
accidental discharge of an air bag.

L. Loan or Lease Gap Coverage
Paragraph C. Limit Of Insurance under
SECTION III - PHYSICAL DAMAGE
COVERAGE is amended to add:

If a covered "auto" is owned or leased and
if we provide Physical Damage Coverage
on it, we will pay, in the event of a covered
total "loss", any unpaid amount due on the
lease or loan for a covered "auto", less:

a. The amount paid under the Physical
Damage Coverage Section of the
policy; and

b. Any:
(1) Overdue lease or loan

payments including penalties,
interest or other charges
resulting from overdue
payments at the time of the
111055";

(2) Financial penalties imposed
under a lease for excessive use,
abnormal wear and tear or high
mileage;

(3) Costs for extended warranties,
Credit Life Insurance, Health,
Accident or Disability Insurance
purchased with the loan or
lease;

(4) Security deposits not refunded
by the lessor; and

(5) Carry-over balances from
previous loans or leases

Includes Copyrighted Material of Insurance Services Offices, Inc.
Used with permission
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M. Aggregate Deductible
Paragraph D. Deductible under SECTION
III - PHYSICAL DAMAGE COVERAGE is
amended to add:

Regardless of the number of covered
"autos" involved in the same "loss", only
one deductible will apply to that "loss". If
the deductible amounts vary by "autos",
then only the highest applicable deductible
will apply to that "loss".

N. Diminishing Deductible
Paragraph D. Deductible under SECTION
III - PHYSICAL DAMAGE COVERAGE is
amended to add:

Any deductible will be reduced by the
percentage indicated below on the first
"loss" reported during the corresponding
policy period:

Loss Free Polley Periods Deductible
With the Expansion Reduction on the
Endorsement Ilrst "Ioss"

1 0%

2 25%

3 50%

4 75%

5 100%

If we pay a Physical Damage "loss" during
the policy period under any BUSINESS
AUTO COVERAGE FORM you have with
us, your deductible stated in the
Declarations page of each such
COVERAGE FORM will not be reduced on
any subsequent claims during the remainder
of your policy period and your deductible
reduction will revert back to 0% for each
such COVERAGE FORM if coverage is
renewed.

O. Knowledge of Loss and Notice To Us

SUbsection a of Item 2. Duties In the Event
of Accident, Claim, Suit or Loss of
Paragraph A. Loss Conditions under
SECTION IV - BUSINESS AUTO
CONDITIONS is amended to add:

However, prompt notice of the "accident",
claim, "suit" or "loss" to us or our
authorized representative only applies
after the "accident", claim, "suit' or "loss" is
known to:

(1) You, if you are an individual:
(2) A partner, if you are a partnership;

CA990187 0715

(3) An "executive officer" or director, if
you are a corporation;

(4) A manager or member, if you are a
limited liability company;

(5) Your insurance manager; or
(6) Your legal r7presentative

P. lwarve;<)i:S~br~g;iio~FO"r~A~tO"LialiiiiiY-]
Losses Assumed Under Insured Contract

Item 5. Transfer Of Rights Of Recovery
Against Others To Us of Paragraph A.
Loss Conditions under SECTION IV -
BUSINESS AUTO CONDITIONS is
amended to read:
i5.:-:RiID~fer6f F{jghts~()iR~()vei:Y1

r;N~.~(i~:Q~erS·:r-i?:9s·.
If any person or organization to or for
whom we make payments under this
Coverage Form has rights to recover
damages from another, those rights are
transferred to us. That person or
organization must do everything
necessary to secure our rights and must
do nothing after an "accident" or "loss'
to impair them. However, if the insured
has waived those rights to recover
through a written contract, we will waive
any right to recovery we may have
under this Coverage Form.

Q.,-lnSuhinc~is prirncirYand ".~:~"~
L..._~"A-'S-' .•. <.'_ •. '>:·'Y_',~' (:.-. _ ,,' .;;,' - '-'" _~ )

C~C?ryc~l.ltnbutory. '_. J
Subpart a of Item 5. other Insurance of
Paragraph B. General Conditions under
SECTION IV - BUSINESS AUTO
CONDITIONS is amended to read:

a. This insurance is primary and
noncontributory, as respects any other
insurance, if required in a written
contract with you.

R. Other Insurance - Hired Auto Physical
Damage

Subpart b. of Item 5..0ther Insurance of
Paragraph B. General Conditions under
SECTION IV - BUSINESS AUTO
CONDITIONS is amended to read:

b. For Hired Auto Physical Damage
Coverage, the following are deemed
to be covered "autos" you own
(1) Any covered "auto" you lease,

hire, rent or borrow; and

Includes Copyrighted Material of Insurance Services Offices, Inc.
Used with permission .
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(2) Any covered "auto" hired or rented
by your "employee" under a
contract in that individual
"employee's" name, with your
permission, while performing
duties related to the conduct of
your business.

However, any "auto" that is leased, hired,
rented or borrowed with a driver is not a
covered "auto".

S. Unintentional Failure To Disclose
Hazards
Paragraph B. General Conditions under
SECTION IV - BUSINESS AUTO CONDI·
TIONS is amended to add:
9. Your failure to disclose all hazards

existing as of the inception date of this
policy shall not prejudice the coverage
afforded by this policy, provided that
such failure to disclose all hazards is not
intentional. However, you must report
such previously undisclosed hazards to
us as soon as practicable after its
discovery.

T. Additional Definition
SECTION V - DEFINITIONS is amended to
add:

"Personal effects" means personal
property owned by the "insured".

"Downtime loss" means actual loss of
"business income" for the. period of time
that a covered "auto":

1. Is out of service for repair or
replacement as a result of a covered
physical damage "loss" and

2. Is in the custody of a repair facility if
not a total "loss".

"Business Income" means:

1. Net Income (Net Profit or Loss
before income taxes) that would
have been earned or incurred; and

2. Continuing normal operating
expenses incurred, including payroll.

In this endorsement, Headings and Titles
are inserted solely for the convenience and
ease of reference. They do not affect the
coverage provided by this endorsement,
nor do they constitute any part of the terms
and conditions of this endorsement. All
other policy wording not specifically
changed, modified, or replaced by this
endorsement wording remains in effect.

CA990187 0715 Includes Copyrighted Material of Insurance Services Offices, Inc.
Used with permission
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POLICY NUMBER: CIP330568 COMMERCIAL GENERAL LIABILITY
CG 20 10 0413

THIS ENDORSEMENT CHANGES THE POLICY. PLEASE READ IT CAREFULLY.

ADDITIONAL INSURED - OWNERS, LESSEES OR
CONTRACTORS - SCHEDULED PERSON OR

ORGANIZATION
This endorsement modifies insurance provided under the following:

COMMERCIAL GENERAL LIABILITY COVERAGE PART

SCHEDULE

Name Of Additional Insured Person(s)
Location(s) Of Covered ODerationsOr Organization(s)

CITY OF SAN DIEGO LOCATION(S) AS REQUIRED BY WRITTEN
REAL ESTATE DEPARTMENT CONTRACT.
1200 THIRD AVENUE #1700
SAN DIEGO, CA 92101 378D-A Hancock Street, San Diego CA 92110,

Information required to complete this Schedule, if not shown above, will be shown in the Declarations.

A. Section II - Who Is An Insured is amended to
include as an additional insured the person(s) or
organization(s) shown in the Schedule, but only
with respect to liability for "bodily injury", "property
damage" or "personal and advertising injury"
caused, in whole or in part, by:

1. Your acts or omissions; or

2. The acts or omissions of those acting on your
behalf;

in the performance of your ongoing operations for
the additional insured(s) at the location(s)
designated above.

However:
1. The insurance afforded to such additional

insured only applies to the extent permitted by
law; and

2. If coverage provided to the additional insured is
required by a contract or agreement, the
insurance afforded to such additional insured
will not be broader than that which you are
required by the contract or agreement to
provide for such add itional insured.

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

This insurance does not apply to "bodily injury" or
"property damage" occurring after:

1. All work, including materials, parts or
equipment furnished in connection with such
work, on the project (other than service,
maintenance or repairs) to be performed by or
on behalf of the additional insured(s) at the
location of the covered operations has been
completed; or

2. That portion of "your work" out of which the
injury or damage arises has been put to its
intended use by any person or organization
other than another contractor or subcontractor
engaged in performing operations for a
principal as a part of the same project.

CG 20 10 0413 © Insurance Services Office, Inc., 2012 Page 1 of2



C. With respect to the insurance afforded to these
additional insureds, the following is added to
Section III - Limits Of Insurance:
If coverage provided to the additional insured is
required by a contract or agreement, the most we
will pay on behalf of the additional insured is the
amount of insurance:
1. Required by the contract or agreement; or

2. Available under the applicable Limits of
Insurance shown in the Declarations;

whichever is less.
This endorsement shall not increase the
applicable Limits of Insurance shown in the
Declarations.

Page 2 of2 © Insurance Services Office, Inc., 2012 CG 20 10 0413



Date of Notice: September 24, 2018

NOTICE OF RIGHT TO APPEAL
ENVIRONMENTAL DETERMINATION

PLANNING DEPARTMENT

PROJECT NAME/NUMBER: Consent to Sublease - Aarrow Sign Spinners, LLC

COMMUNITY PLAN AREA:
COUNCIL DISTRICT:
LOCATION:

Midway-Pacific Highway
District 2
3780 Hancock Street, Suite A. San Diego, CA 92110

PROJECT DESCRIPTION: Authorize the Mayor or his designee to sign a Consent to Sublease allowing
Sublessee, Aarrow Sign Spinners, to use approximately 1,200 square feet of City-owned property, as
improved for general warehouse use pertaining to restaurant and retail business only and for no other
purpose or use thereto.

ENTITY CONSIDERING PROJECT APPROVAL: City of San Diego

ENVIRONMENTAL DETERMINATION: Categorically exempt from CEQApursuant to State CEQAGuidelines
Section 15301 (Existing Facilities).

ENTITY MAKING ENVIRONMENTAL DETERMINATION: City of San Diego Mayor-Appointed Designee.

STATEMENT SUPPORTING REASON FOR ENVIRONMENTAL DETERMINATION:
The City of San Diego conducted an environmental review and determined the project is exempt from
CEQApursuant to State CEQAGuidelines Section 15301 (Existing Facilities), which permits the operation,
repair, maintenance, permitting, leasing, licensing, or minor alteration of existing public or private
structures, facilities, mechanical equipment, or topographical features, involving negligible or no
expansion of use beyond that existing at the time ofthe lead agency's determination. The exceptions listed
in CEQASection 15300.2 would not apply in that no cumulative impacts were identified; no significant
effects on the environment were identified; the project is not adjacent to a scenic highway; no historical
resources would be affected by the action; and the project was not identified on a list of hazardous waste
sites pursuant to Section 65962.5 of the Government Code.

CITY CONTACT: Heide E.Farst, CSM
Real Estate Assets Department

MAILING ADDRESS: 1200 Third Avenue, Suite 1700, MS 51A
San Diego, CA 92101

PHONE NUMBER: (619) 236-6727



On September 24, 2018, the City of San Diego made the above-referenced environmental determination
pursuant to the California Environmental Quality Act (CEQA).This determination is appealable to the City
Council. If you have any questions about this determination, contact the City Contact listed above.

Applications to appeal CEQAdetermination to the City Council must be filed in the office of the City Clerk
within 10 business days from the date of the posting of this Notice (October 8. 2018). The appeal
application can be obtained from the City Clerk, 202 'C' Street, Second Floor, San Diego, CA 92101.

This information will be made available in alternative formats upon request.

POSTED IN THE OFFICE OF DSD

POSTED: September 24, 2018

REMOVED: October 9.2018

POSTED: 6. PASCL<Lll



Farst. Heide

From:
Sent:
To:
Subject:

Verdugo, Marco
Tuesday, January 10, 2017 9:51 AM
Farst, Heide _
RE: Strauss Family Trust -Consent to SUblease~Aarrow S~gn ~pinner~;

Heide,

I have reviewed the sublease information you provided for Arrow Sign Spinners. This sublease has the same issues as
previously discussed regarding other MCS subleases.

1. Section IV.A.2 of the Ground Lease states the following:

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.

I did not find this language in the Sublease to SAMNJ, LLC. Please instruct the City's Lessee (MCS) to include this
provision in its Sublease agreement.

2. In addition, the Hold Harmless provision in Section (2) of EXHIBIT A-1 TO LEASE(SUBLEASE)needs to indemnify
and save harmless City, its agents, officers and employees as stated in the Ground Lease Section 8. Please
instruct the Lessee to revise this language.

Let me know if you have any questions.

Thank you,

Marco A. Verdugo I Deputy City Attorney
Office of the City Attorney
1200 Third Avenue I Suite 1620 I San Diego, California 92101
Office: 619.533.5916 I mverdugo@sandiego.gov

PLEASE NOTE: This email is for the sole use of the intended recipient(s) and may contain information protected by the ATTORNEY-
CLIENT PRIVILEGE and/or by the ATIORNEY WORK PRODUCT DOCTRINE. The contents of this email may include confidential
and/or privileged information and may be legally privileged or protected and should not be communicated to or relied upon by any
person without express consent of the sender. If you are not the intended recipient of this communication, you are hereby notified that
any unauthorized review, use, dissemination, distribution, downloading, or copying of this communication is strictly prohibited and may
be unlawful. If you have received this email in error, please immediately notify the sender by reply email, delete the original
communication, and destroy all copies.
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Farst. Heide

From:
Sent:
To:
Subject:

Verdugo, Marco
Tuesday, January 10, 2017 10:31 AM
Farst, Heide
RE: Strauss Family Trust-Consent to Sublease-Ivan and Christina Carmosino

Heide,

I have reviewed the sublease information you provided for the Ivan and Christina Carmosino sublease. This sublease has
the same issues previously mentioned regarding other MCS subleases.

1. Section IV.A.2 of the Ground Lease states the following:

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.

I did not find this language in the Sublease to SAMNJ, LLC. Please instruct the City's Lessee (MCS) to include this
provision in its Sublease agreement.

2. In addition, the Hold Harmless provision in Section (2) of EXHIBIT A-l TO LEASE(SUBLEASE)needs to indemnify
and save harmless City, its agents. officers and employees as stated in the Ground Lease Section 8. Please
instruct the Lessee to revise this language.

Let me know if you have any questions.

Thank you,

Marco A. Verdugo I Deputy City Attorney
Office of the City Attorney
1200 Third Avenue I Suite 1620 I San Diego, California 92101
Office: 619.533.5916 I mverdugo@sandiego.gov

PLEASE NOTE: This email is for the sole use of the intended recipient(s) and may contain information protected by the ATIORNEY-
CLIENT PRIVILEGE and/or by the ATIORNEY WORK PRODUCT DOCTRINE. The contents of this email may include confidential
and/or privileged information and may be legally privileged or protected and should not be communicated to or relied upon by any
person without express consent of the sender. If you are not the intended recipient of this communication, you are hereby notified that
any unauthorized review, use, dissemination, distribution, downloading, or copying of this communication is strictly prohibited and may
be unlawful. If you have received this email in error, please immediately notify the sender by reply email, delete the original
communication, and destroy all copies.

From: Verdugo, Marco
Sent: Tuesday, May 17, 2016 5:17 PM
To: Farst, Heide <HFarst@sandiego.gov>
Subject: FW: Strauss Family Trust-Consent to Sublease-Ivan and Christina Carmosino

Hi Heide,

1



I have been assigned this LSRfor an additional sublease on the Strauss/MCS leasehold. I will review this matter in
conjunction with the other Strauss/MCS matters we are currently working on.

Thanks,

Marco A. Verdugo I Deputy City Attorney
Office of the City Attorney
1200 Third Avenue I Suite 1620 I San Diego, California 92101
Office: 619.533.5916 I mverdugo@sandiego.gov

PLEASE NOTE: This email is for the sole use of the intended recipient(s) and may contain information protected by the ATTORNEY-
CLIENT PRIVILEGE and/or by the ATTORNEY WORK PRODUCT DOCTRINE. The contents of this email may include confidential
and/or privileged information and may be legally privileged or protected and should not be communicated to or relied upon by any
person without express consent of the sender. If you are not the intended recipient of this communication, you are hereby notified that
any unauthorized review, use, dissemination, distribution, downloading, or copying of this communication is strictly prohibited and may
be unlawful. If you have received this email in error, please immediately notify the sender by reply email, delete the original
communication, and destroy all copies.

From: Farst, Heide
Sent: Friday, May 13, 2016 11:10 AM
To: Bevier, Debra <DBevier@sandiego.gov>
Cc: Phillips, Patti <PPhillips@sandiego.gov>
Subject: Strauss Family Trust-Consent to Sublease-Ivan and Christina Carmosino

Hi Deb,

Please find attached the following items for City Attorneys review:

1) Copy of the LSR;
2) Copy of the Consent to Sublease;
3) Copy of the lease agreement with Strauss Family Trust; and.
4) Copy of the sublease agreement with Ivan and Christina Camosino.

Thank you for your time and review.

Heide E. Farst, CSM
Property Agent
City of San Diego
Real Estate Assets Department
1200 Third Avenue
Suite 1700 - MS51
San Diego, CA 921 01

T (619) 236-6727
F (619) 236-6706
sandiego.gov

CONFIDENTIAL COMMUNICATION
This electronic mail message and any attachments are intended only for the use of the addressee(s) named above and may contain information
that is privileged. confidential and exempt from disclosure under applicable law. If you are not an intended recipient. or the employee or agent
responsible for delivering this e-mail to the intended recipient. you are hereby notified that any dissemination. distribution or copying of this
communication is strictly prohibited. If you received this e-mail message in error. please immediately this communication is strictly prohibited. If
you received this e-mail message notify the sender by replying to this message or by telephone. Thank you.

2



AMENDMENT #1 TO LEASE

TillS AMENDMENT, made and entered into 3,d W/t,by
and between MCS Sports Arena Business Park C, a Califo ia Limited Liability Company (successor
in interest to: Strauss Family Trust dated 6/5/92 dba: M.C. Strauss Company), as ("Lessor"), and Aarrow
Sign Spinners, LLC, a California Limited Liability Company, as ("Lessee"), does hereby supplement,
modify, and amend that certain Lease Agreement made and entered into on January 25, 2016,
(collectively, " the Lease'') by and between the above named parties for the premises located at 3780
Hancock Street, Suite A, San Diego, CA 92110.

The parties hereto agree as follows:

1. TERM. The Lease Term shall be extended for two (2) years commencing February 1,
2018 and expiring January 31, 2020 ("Extended Tenn'').

2. MONTHLY BASE RENT. Monthly Base Rent for the Extended Term shall be as
follows:

2/1/18 - 1/31/19: $1.45psfx 1,200sf= $1,740.00 per month
2/1/19 - 1/31/20: $1.50psfx 1,200sf= $1,800.00 per month

Water/Sewer Fee shall be $85.00 per month

3. EXHIBIT A-I TO LEASE (SUBLEASE). Exhibit A-I, Item (1) of the Lease 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-I, Item (2) of the Lease is hereby deleted in its entirety and replaced with the
following:

"(2) HOLD HARMLESS: 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 leased Premises or from any act or
omission of Sublessee, its agents and invitees."

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

"This Addendum to Lease ("Addendum") is made a part of the Lease dated January 25,
2016, 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) dba:
M.C. Strauss Company, ("Lessor") and Aarrow Sign Spinners, LLC, a California Limited
Liability Company, ("Lessee") for the Demised Premises commonly known as 3780
Hancock Street, Suite A, San Diego, CA 92110. Should there be any conflicts between
the terms and conditions of this Addendum and the Lease, this Addendum shall prevail."

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

5. CONFIDENTIALITY. Lessee 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 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 honor the confidentiality provisions hereto, except as may be
required by Law or court proceedings.

AAROWSIGN SPINNERSIRNWU3780-AlAMEND.IISABP 2-1-18



6. 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 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.

7. 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.

8. 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 Extended Term.

9. 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 set forth in tins 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.

10. 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.

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

12. 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 obligations under
this Amendment.

13. SEVERABILITY. If any provision of this Amendment is 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.

Except as expressly modified by this Agreement, all of the terms set forth in the
Lease 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 to follow]
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IN WITNESS WHEREOF, the parties have signed this Amendment effective on the date set
forth above.

LESSOR:
MCS SPORTS ARENA BUSINESS PARK LLC,
A CALIFORNIA LIMITED LIABILITY
COMPANY

BY~£
Its: ~¥L

LESSEE:
AAROW SIGN SPINNERS, LLC,
A CALIFORNIA LIMITED LIABILITY
COMPANY

AAROW SIGN SPINNERS!RNWU3780-A1AMEND.I1SABP 2-1-18



By and Between

MCS Sports Arena Business Park. LLC
dba. M.C. Strauss Company

As: Lessor

and

Aarrow Sign Spinners, LLC
a California Limited Liability Company

As: Lessee

At 3780 Hancock Street, Suite A

San Diego. CA 92110

MSWordlSABP AIR98GrossLease
Revised 12.15.14
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STANDARD INDUSTRIAU COMMERCIAL
MULll-TENANT LEASE-GROSS

AMERICAN INDUSTRIAL REAL ESTATE ASSOCIATION

1. Basic provisions ("Basic Provisions").
1.1 Parties: This Lease ("Lease"), dated, 2016. is made by and between MCS Sports Arena

Business Park, LLC (successor in interest to: Strauss Family Trust U 192) dba: M.C. Strauss Company, ("Lessor") and Aarrow
Sign Spinners, LLC, a califomia limited Liability Company, ("Lessee" , (collectively the "Parties", or individually a "Party").

1.2(a) Premises: That certain portion of the Project (as defined below), Including all Improvements therein or to be provided
by Lessor under the terms of this Lease. commonly known by the street address of 3780 Hancock Street, Suite A, located In the City of
San Diego, County of San Diego, State of Califomia, with zip code 92110, as outlined on Exhibit A & A-1 attached hereto ("Premises")
and generally described as (describe briefly the nature of the Premises): Sport Arena Business Park, The demised premises consists
of approx. 1,200 rentable square feet. The property is further described on Exhibit A & A.1 of the Lease.
In addition to Lessee's rights to use and occupy the Premises as hereinafter specified, Lessee shall have non-exclusive rights to the
Common Areas (as defined in Paragraph 2.7 below) as hereinafter specified, but shall not have any rights to the roof, exterior walls or
utility raceways of the building containing the Premises ("Building") or to any other buildings In the Project The Premises, the
Building, the Common Areas. the land upon which they are located, along with all other buildings and improvements thereon. are herein
collectively referred to as the "ProJect." (See also Paragraph 2.)

12(b) Parking: zero (0) unreserved vehicle parking spaces ("Unreserved Parking Spaces"); and one (1) reserved
vehicle parking space, space #48 ("Reserved Parking Spaces"). Reserved Parking Spaces are reserved Monday through Friday,

from 6 a.m. to 5 p.m. (See also Paragraph 2.6)
1.3 Tenn: two (2) years ("Original Tenn") commencing February 1, 2016 ("Commencement Date") and ending

January 31. 2018 ("Expiration Date"). (See also Paragraph 3.) (see Exhibit K)
1.4 Early Possession: upon mutual execution of this Lease, certificate of liability insurance, and receipt of first months

rent, water/sewer fees, and security deposit in certified funds. ("Early possession Date").
(See also Paragraphs 3.2 and 3.3.)1.5 Base Rent: $1,600.00 per month ("Base Rent"). payable on the First day of each month commencing February 1,

2016. (See also Paragraph 4.)e If this box is checked. there are provisions in this Lease for the Base Rent to be adjusted. See Exhibil F.
1.6 Lessee's Share of Common Area Operating Expenses: (not applicable) percent (N/A%) ("Lessee's Share").
1.7 Base Rent and Other Monies paid Upon Execution:

(a) Base Rent $1,600.00 for the first months rent plus $75.00 water/sewer fees ($1,675.00).
(b) Common Area Operating Expenses: $ "does not apply for the period "does not apply
(c) Security Deposit $1,656.00 plus $75.00 water/sewer fees ($1,731.00) ("Security Deposit"). (See also

Paragraph 5.)
(d) Other: $75.00 per month for water/sewer fees (see Exhibit C, item #4).
(e) Total Due Upon Execution of this Lease: $3,406.00 (payment must be in certified funds).

1.8 Agreed Use: General office use pertaining to a Marketing/Sign company and for no other purpose or use. See

Exhibit H. (See also Paragraph 6.)
1.9 Insuring Party: Lessor is the "Insuring party". (See also Paragraph 8.)
1.10 Real Estate Brokers: (See also Paragraph 5).

(a) Representatlon: The following real estate brokers (the "Brokers") and brokerage relationships exist in this

transition (check applicable boxes):e represents Lessor eXdusively ("Lessor's Broker");
9 represents Lessee exclusively ("Lessee's Broker"); or
e ECP Commercial (Frank Clark) represents both Lessor and Lessee ("Dual Agency").

(b) Payment to Brokers: Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the Brokers
the brokerage fee agreed to in a separate written agreement (or if there is no such agreement, the sum of (not applicable) or NlA % of
the total Base Rent for the brokerage services rendered by the Brokers).

1.11 Guarantor. The obligations of the Lessee under this Lease are to be guaranteed by Aarrow. Inc. (See Exhibit J)

("Guarantor"). (See also Paragraph 37.)
1.12 Addenda and Exhibits: Attached hereto is an Addendum or Addenda consisting of Paragraphs -= through =

and Exhibits _A_ through J-, all of which constitute a part of this lease.
2. Premises.2.1 Letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, at the
rental, and upon all of the terms, covenants and conditions set forth in this Lease. Unless otherwise provided herein, any statement of
size set forth in this Lease, or that may have been used 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.

2.2 Condition. Lessor shall deliver that portion of the Premises contained within the Building ("Unit") to Lessee broom
clean and free of debris on the Commencement Date or the Early Possession Date, whichever first occurs ("Start Date"), and, so long
as the required service contracts described in Paragraph 7.1(b) below are obtained by Lessee and in effect within thirty days following
the Start Date, warrants thai the existing elecbical. plumbing. fire sprinkler, lighting, heating, ventilating and air conditioning systems
("HVAC"), loading doors, if any. and all other such elements in the Unit, other than those constructed by Lessee, shall be in good
operating condition on said dale and that the structural elements of the roof, bearing walls and foundation of the Unit shall be free of
material defects. If a non-compliance with such warranty exists as of the Start Date, or if one of such systems or elements should
malfunction or fail within the appropriate warranty period, Lessor shall, as Lessor's sole obligation with respect to such matter, except
as otherwise provided in this Lease, promptly after receipt of written notice from Lessee selling forth with specificity the nature and
extent of such non-compliance. malfunction or failure, rectify same at lessor's expense. The warranty periods shall be as follows: (i) 6
months as to the HVAC systems. and (ti) 30 days as to the remaining systems and other elements of the Unil If Lessee does not give
Lessor the required notice within the appropriate warranty period, correction of any such non-<:ampliance. malfunction or failure shall be
the obligation of Lessee at Lessee's sole cost and expense (except for the repairs to the fire sprinkler systems, roof, foundations, andlor

bearing walls-see Paragraph 7).2.3 Compliance. Lessor warrants that the Improvements on the Premises and the Common Areas comply with the
building codes that were in effect at the time that each such Improvement, or portion thereof and also with all applicable laws.
covenants or restrictions of record, regulations, and ordinances in effect on the Start Date ("Applicable ReqUirements"). The
Premises has not undergone an inspection by a Certified Access Specialist (CASp). Said warranty does not apply to the use of which
Lessee will put the Premises or to any Alterations or Utility Installations (as defined in Paragraph 7.3(a).) made or to be made by
Lessee. NOTE: Lessee Is responsible for detanninlng whether or not the zoning is appropriate for Lessee's Intended use, and
acknowledges that past uses of the Premises may no longer be allowed. If the Premises do not comply with said warranty; Lessor
shall, except as otherwise provided, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of
such non-compliance, rectify the same at Lessor's expense. If Lessee does not give Lessor written notice of a non-<:ampliance with this
warranty within 6 months following the Start Date, correction of that non-compliance shall be the obligation of Lessee at Lessee's sale cost
and expense. If the Applicable Requirements are hereafter changed so as to require during the term of this Lease the construction of an
addition to or an alteration of the Unit. Premises andlor Building, the remediation of any Hazardous Substance. or the reinforcement or
other physical modification of the Unit, Premises andlor Building ("Capital Expenditure"), Lessor and Lessee shall allocate the cost of

such work as follows:
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(a) Subject to Paragraph 2.3(c) below, if such Capital Expenditures are required as a result of the specific and unique
use of the Premises by Lessee as compared with uses by tenants In general, Lessee shall be fully responsible for the cost thereof,
provided, however, that if such capital Expenditure is required during the last 2 years of this Lease and the cost thereof exceeds 6 months'
Base Rent, Lessee may instead terminate this Lease unless Lessor notifies Lessee, in writing, within 10 days after receipt of Lessee's
tennination notice that Lessor has elected to pay the difference between the actual cost thereof and the amount equal to 6 months' Base
Rent If Lessee elects termination, Lessee shall immediately cease the use of the Premises which requires such Capital Expenditure and
deliver to Lessor written notice specifying a termination date at least 90 days thereafter. Such termination date shall, however, in no event
be eariier than the last day that Lessee could legally utilize the Premises without commencing such Capital Expenditure.

(b) If such Capital Expenditure is not the result of the specific and unique use of the Premises by Lessee (such as,
govemmentally mandated seismic modifications), 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, however, that if such Capital
Expenditure is required during the last 2 years of this Lease or if Lessor reasonably determines that it is not economically feasible to pay its
share thereof, Lessor shall have the option to terminate this Lease upon 90 days prior written notice to Lessee unless Lessee notifies
Lessor, in writing, within 10 days after receipt of Lessor's termination notice that Lessee will pay for such Capital Expenditure. If Lessor
does not elect to terminate, and fails to tender its share of any such Capital Expenditure, Lessee may advance such funds and deduct
same, with Interest, from Rent until Lessor's share of such costs have been fully paid. If Lessee is unable to finance Lessor's share, or if
the balance of the Rent due and payable for the remainder of this Lease is not sufficient to fully reimburse Lessee on an offset basis,
Lessee shall have the right to terminate this Lease upon 30 days written notice to Lessor.

(c) Notwithstanding the above, the provisions conceming capital Expenditures are intended to apply only to non-
voluntary, unexpected, and new Applicable ReqUirements. If the Capital Expenditures are instead triggered by Lessee as a result of an
actual or proposed change in use, change in intensity of use, or modification to the Premises then, and in that event, Lessee shali be fully
responsible for the cost thereof, and Lessee shall not have any right to terminate this Lease.

2.4 Acknowledgements. Lessee acknowledges that: (a) it has been advised by Lessor and/or Brokers to satisfy itself with
respect to the condition of the Premises unduding but not limited to the electrical, HVAC and fire sprinkler Systems, security, environmental
aspects, and compliance with Applicable Requirements and the Americans with Disabilities Act), and their suitability for Lessee's intended
use, (b) Lessee has made such investigation as it deems necessary with reference to such matters and assumes all responsibility
therefore as the same relate to its occupancy of the Premises, and (c) neither Lessor, Lessor's Agents, nor Brokers have made any oral or
written representations or wananties with respect to said matters other than as set forth in this Lease. In addition, Lessor acknowledges
that (ij Brokers have made no representations, promises or wananties concerning Lessee's ability to honor the Lease or suitability to
occupy the Premises, and (Ii) it is Lessor's sole responsibility to investigate the financial capability and/or suitability of all proposed tenants.

(see Exhibit D)2.5 Lessee as Prior OWner/Occupanl The wananties made by Lessor in Paragraph 2 shall be of no force or effect if
immediately prior to the Start Date Lessee was the owner or occupant of the Premises. In such event, Lessee shall be responsible for any

necessary corrective work.2.6 Vehicle Parking. Lessee shall be entitled 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. Lessee
shall not use more parking spaces than said number. Said parking spaces shall be used for parking by vehicles no larger than full-size
passenger automobiles or pick-up trucks, herein called "Permitted Size Vehicles." Lessor may regulate the loading and unloading of
vehicles by adopting Rules and Regulations as provided in Paragraph 2.9. No vehides other than Permitted Size Vehicles may be parked
in the Common Area without the prior written permission of Lessor.

(a) Lessee shall not permit or allow any vehicles that belong to or are controlled by Lessee or Lessee's employees,
suppliers, shippers, customers. contractors or invitees to be loaded, unloaded, or parked in areas other than those designated by Lessor

for such activities.
(b) Lessee shall not service or store any vehicles in the Common Areas.
(c) If Lessee permits or allows any of the prohibited activities described in this Paragraph 2.6, then Lessor shall have the

right, without notice, in addition to such other rights and remedies that it may have, to remove or tow away the vehicle involved and charge
the cost to Lessee, which cost shall be immediately payable upon demand by Lessor.

2.7 Common Area&-Deflnition. The term "Common Areas" is defined as all areas and facilities outside the Premises
and within the exterior boundary line of the Project and interior utility raceways and installations within the Unit that are provided and
designated by the Lessor from time to time for the general non-exclusive use of Lessor, Lessee and other tenants of the Project and their
respective employees, suppliers, shippers, customers, contractors and invitees, including parking areas, loading and unloading areas,
trash areas, roadways, walkways, driveways and landscaped areas.

2.8 Common Areas-Lessee's Rights. Lessor grants to Lessee, for the benefit of Lessee and its employees, suppliers,
shippers, contractors, 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 Areas as Ihey exist from time to time, subject to any rights, powers, and privileges reserved by Lessor under the
terms hereof or under the terms of any rules and regulations or restrictions governing the use of the Project. Under no circumstances shall
the right herein granted to use the Common Areas be deemed to include the right to store any property, temporarily or permanently, in the
Common Areas. Any such storage shall be permitted only by the prior 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 to such other rights and remedies that it may have, to remove the property and charge the cost to Lessee, which cost
shall be immediately payable upon demand by Lessor.2.9 Common Areas--Rules and Regulations. Lessor or such other person(s) as Lessor may appoint shall have the
exclusive control and management of the Common Areas and shall have the right, from time to time, to establish, modify, amend and
enforce reasonable 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 Building and the Project and their Invitees. Lessee agrees to abide by and conform to all such Rules and Regulations, and to cause its
employees, suppliers, shippers, customers, contractors and invitees to so abide and conform. Lessor shall not be responsible to Lessee for
the non-compliance with said Rules and RegUlations by other tenants of the Project.

2.10 Common Areas-Changes, Lessor shall have Ihe right, in Lessor's sole discretion, from time to time:
(a) To make changes to the Common Areas, including, without limitation, changes in the location, size, shape and number

of driveways, entrances, parking spaces, Parking areas, loading and unloading areas, ingress, egress, direction of traffic, landscaped
areas, walkways and utility raceways;(b) To close temporarily any of the Common Areas for maintenance purposes so long as reasonable access to the

Premises remains available;(c) To designate other land outside the boundaries of the Project to be a part of the Common Areas;
(d) To add additional buildings and improvements to the Common Areas;
(e) To use the Common Areas while engaged in making additional improvements, repairs or alterations to the Project, or

any portion thereot, and(f) To do and perform such other acts and make such other changes in, to or with respect to the Common Areas and
project as Lessor may, in the exercise of sound business judgment, deem to be appropriate.
3. Term.3.1 Term. The Commencement Date, Expiration Date and Original Term of this Lease are as specified in Paragraph 1.3.

(see Exhibit C #2)3.2 Early possession, If Lessee totally or partially occupies the Premises prior to the Commencement Dale, the obligation
to pay Base Rent shall be abated for the period of such early possession. All other terms of this Lease (including but not limited to the
obligations to pay Lessee's Share of Common Area Operating Expenses, Real Property taxes and insurance premiums and to maintain
the Premises) shall, however, be In effect during such period. Any such eariy possession shall not affect the Expiration Date. (See

Exhibit C # 1)
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3.3 Delay In Possession. Lessor agrees to use its best commercially reasonable efforts to deliver possession of the
Premises to Lessee by the Commencement Date. If, despite said efforts, Lessor is unable to deliver possession as agreed, Lessor shall
not be subject to any liability therefor, nor shall such failure affect the validity of this Lease. Lessee shall not, however, be obligated to
pay Rent or perform its other obligations until it receives possession of the Premises. If possession is not delivered within 60 days after
the Commencement Date, Lessee may, at its option, by notice in writing within 10 days after the end of such 60 day period, cancel this
Lease, in which event the Parties shall be discharged from all obligations hereunder. If such written notice is not received by Lessor
within said 10 day period, Lessee's right to cancel shaD terminate. Except as otherwise provided, if possession is not tendered to
Lessee by the Start Date and Lessee does not terminate this Lease, as aforesaid, any period of rent abatement that Lessee would
otherwise have enjoyed shall run from the date of delivery of possession and continue for a period equal to what Lessee would
otherwise have enjoyed under the terms hereof, but minus any days of delay caused by the acts or omissions of Lessee. If possession
of the Premises is not delivered within 4 months after the Commencement Date, this Lease shall terminate, unless other agreements
are reached between Lessor and Lessee, in writing. (See Exhibit C #12)

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

such conditions are satisfied.
4. Rent.4.1 Rent Defined. All monetary obligations of Lessee to Lessor under the terms of this Lease (except for the Security

Deposit) are deemed to be rent ("Rentn).
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 Projecl, including, but not limited to, the following:0) The operation, repair and maintenance, in neal, clean, good 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 areas, trash areas, roadways, parkways, walkways, driveways. landscaped areas, bumpers, irrigation systems, Common
Area lighting facilities, fences and gates, elevators, roots, and roof drainage systems.

(bb) Exterior signs and any tenant directories.
(ee) Any fire sprinkler systems.

(ii) The cosl of water, gas, electricity and telephone to service the Common Areas and any uUlities not

separately metered.(iii) Trash disposal, pest control services, property management, security services, and the costs of any

environmental inspections.
(iv) Reserves set 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" (as defined in Paragraph 8).
(vii) Any deductible portion of an insured loss concerning the Building or the Common Areas.
(viii) The cost of any capital Expenditure to the Building or the Project not covered under the provisions of

Paragraph 2.3 provided; however, that Lessor shall allocate the cost of any such Capital Expenditure over a 12 year period and Lessee
shall not be required to pay more than Lessee's Share of 1/144'" of the cost of such Capital ExpenditUre in any given month.

[IX) Any other services to be provided by Lessor that are stated elsewhere in this Lease to be a Common Area

Operating Expense.(b) Any Common Area Operating Expenses and Rest Property Taxes that are specifically atbibutable to the Unit, the Building or to
any other buiding in the Project or to the operation, repair and maintenance thereof, shall be allocated entirely to such Unit, Building, or other
building. However, any Common Area Operating Expenses and Rest Property Taxes, that are not specifically attnbutable to the Building or to any
other bw1ding or to the operation, repair and maintenance thereof, shaD be equitably allocated by Lessor to all bu11dings In the Project. (See

Exhibit C, Items 3 & 4.)(c) The inclusion of the improvements. facilities and services set forth in Subparagraph 42(a) shall not be deemed to impose an
obr1Q8tionupon Lessor to either have said improvements or facilities or to provide those services unless the Project already has the same, Lessor
a1ready provides the services, or Lessor has agreed elsewhere in this Lease to provide the same or some of them.

(d) INTENTlONALL Y DaETED
(e) When a capilat component such as the roof, foundations, exterior walls or a Common Area capital improvement, such as the

pllIKing lot paving, elevators, fences, etc. requires replacement, rather than repair or maintenance, Lessor shall, at Lessor's QXp8OSe, be
responsible for such replacement Such expenses and/or costs are not Common Area Operating Expenses.

4.3 Payment Lessee shaD cause payment of Rent to be received by Lessor in lawful money of the United States, without offset or
deduction (except as specifically permitted in this Lease), on or before the day on which it is due. Rent for any period during the term hereof which
is for less than one fuD calendar month shall be prorated based upon the actual number of days of said month. Payment of Rent shall be made to
Lessor at Its address stated herein or to such other persons or place as Lessor may from time to time designate in writing. Acceptance of a
payment which is less than the amount then due shall not be a Waiver of Lessor's rights to the balance of such Rent, regardless of Lesso~s
endorsement of any check so stating. In the event that any check, draft, or other instrument of payment given by Lessee to Lessor is dishonored

for any reason, Lessee agrees to pay to Lessor the sum of $25.
5. security Deposit. Lessee shall deposit with Lessor upon execution hereof the Security Deposit as security for Lessee's faithful
perlonnance of Its obligations under this Lease. If Lessee fails to pay Rent, or otherwise Defaults under this Lease. Lessor may use, apply or retain
all or any portion of said SeaJrity Deposit for the payment of any amount due Lessor or to reimburse or compensate Lessor for any liability,
expense, loss or damage which Lessor may suffer or incur by reason thereof. If Lessor uses or applies all or any portion of the Security Deposit,
Lessee shall within 10 days after written request therefore depOSit monies with Lessor sufficient to restore said Security Deposit to the fuD amount
reqUired by this Lease. If the Base Rent increases during the term of this Lease, Lessee shall, upon written request from Lessor, deposit additional
monies with Lessor so that the total amount of the security Deposit shall at all limes bear the same proportion to the increased Base Rent as the
initial Security Deposit bore to the initial Base Rent Should the Agreed Use be amended to accommodate a material change in the business of
Lessee or to accommodate a sub lessee or assignee, Lessor shall have the right to increase the SeaJrity Deposit to the extent necessary, In
Lessor's reasonable judgmenl, to account for any increased wear and tear that the Premises may suffer as a result thereof. If a change in control
of Lessee occurs during this Lease and following such change the financial condition of Lessee is, in Lessor's reasonable judgment, significantly
reduced, Lessee shaD deposit such additional monies with Lessor as shall be sufficient to cause the Security Deposit to be at a commercially
reasonable level based on such change in financial condition. Lessor shan not be required to keep the Security Deposit separate from its general
accounts. Within 14 days after the expiration or termination of this Lease, if Lessor elects to apply the SeaJrity Deposit only to unpaid Rent, and
otherwise within 30 days after the Premises have been vacated pursuant to Paragraph 7.4(c) below, Lessor shall return that portion of the Security
Deposit not used or applied by Lessor. No part of the security Deposit shall be considered to be held in trust, to bear interest or to be prepayment

for any monies to be paid by Lessee under \his Lease.
6. Use.6.1 Use. Lessee shall use and occupy the Premises only for the Agreed Use and for no other purpose. Lessee shall not
use or permit the use of the Premises In a manner that is unlawful, creates damage, waste or a nuisance, or that disturbs occupants of
or causes damage to neighboring premises or properties. (See Exhibit C, Item 5.)

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

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

(b) Duty to Inform Lessor. If Lessee knows, or has reasonable cause to believe, that a Hazardous Substance has
come to be located in, on, under or about the Premises, other than as previously consented to by Lessor, Lessee shall immediately give
written notice of such fact to Lessor, and provide Lessor with a copy of any report, notice, dalm or other documentation which it has
conceming the presence of such Hazardous Substance.(c) Lessee Remediation. Lessee shall not cause or permit any Hazardous Substance to be spilled or released in,
on, under, or about the Premises (indUding through the plumbing or sanilary sewer system) and shall promplly, at Lessee's expense, take all
investigatory and/or remedial action reasonably recommended, whether or not tonnally ordered or required, for the deanup of any
contamination of. and for the maintenance, security and/or monitoring of the Premises or neighboring properties, that was caused or materially
conlributed to by Lessee, or pertaining to or involving any HazardoUSSubstance brought onto the Premises during the term of this Lease, by

or for Lessee. or any third party.(d) Lessee Indemnification. Lessee shall indemnify, defend and hold Lessor, its agents, employees, lenders and
ground lessor, if any, harmless from and agalnst any and all loss of rents and/or damages, liabilities. judgments, daims, expenses. penalties.
and attomeys' and consultants' fees arising out of or involving any Hazardous Substance brought onto the Premises by or for Lessee, or any
Third party (provided, hoWeVer, that Lessee shall have no liability under this Lease with respect to underground migration of any Hazardous
Substance under the Premises from areas outside of the Project). Lessee's obligations shall Indude, 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 abatement, and shall survive the expiration or termination of this Lease. No termination, cancellation or release
agreement entered into by Lessor and Lessee shaD release Lessee from its obligations under this Lease with respect to Hazardous
Substances, unlesS specitically so agreed by Lessor in writing at the time of such agreement

(e) Lessor Indemnification. Lessor and its successors and assigns shall indemnify, defend, reimburse and hold
Lessee, its employees and lenders, harmlesS from and against any and all environmental damages, including the cost of remediation. which
existed as a result of Hazardous Substances on the Premises prior to the Start Date or which are caused by the gross negligence or willful
miscondUct of Lessor, its agents or employees. Lessor's obligations. as and when required by the Applicable ReqUirements, shall indude, but
not be limited to, the cost of investigation, removal, remediation, restoration and/or abatement. and shall survive the expiration or termination of

this Lease. (1) Investigations and Remediatlons. Lessor shall retain the responsibility and pay. for any investigations or
remecflll1ionmeasures required by govemmental entities having jurisdiction with respect to the existence of HazardOUSSubstances on the
Premises prior to the Start Date, unless such remediation measure is required as a result of Lessee's use Oncluding"Alterations; as defined in
Paragraph 7.3(a) below) of the Premises, in which event Lessee shall be responsible for such payment Lessee shall cooperate fully in any
such activities at the request of Lessor, induding allowing Lessor and Lessor's agents to have reasonable access to the Premises at
reasonable times in order to carry out Lessor's investigative and remedial responsibilities.

(g) Lessor Termination Option. If a Hazardous Substance Condition (see Paragraph 9.1(e» occurs during the term
of this Lease, unlesS Lessee is legally responsible therefor Qn which case Lessee shall make the investigation and remediation thereof
required by the Applicable Requirements and this Lease shall continue in full force and effect, but subject to Lessor's rights under Paragraph
6.2(d) and Paragraph 13), Lessor may, at Lessor's option. either (i) investigate and remediate such Hazardous Substance Condition, if
required, as soon as reasonably possible at Lessor's expense, in which event this Lease shall continue In full force and affect, or (Ii) if the
estimated cost to remediate such condition exceeds 12 times the then monthly Base Rent or $100.000, whichever is greater. give written
notice to Lessee, within 30 days after receipt by Lessor of knowledge of the occurrence of such Hazardous Substance Condition, of Lessor's
desire to terminate this Lease as of the date 60 days following the date of such notice. In the event Lessor elects to give a termination notice,
Lessee may, within 10 days thereafter, give written notice to Lessor of Lessee's commitment to pay the amount by which the cost of the
remediation of such HazardOUSSubstance Condition exceeds an amount equal to 12 times the then monthly Base Rent or $100.000,
whichever is greater. Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30 days following such commitment
In such event, this Lease shall continue in full force and effect. and Lessor shall proceed to make such remediation, as soon as reasonably
possible after the required funds are available. If Lessee does not give such notice and provide the reqUired funds or assurance thereof within
the time provided, this Lease shall terminate as of the date specified in Lessor's notice of termination.

6.3 Lessee's Compliance with Applicable Requirements. Except as otherwise provided in this Lease, Lessee shall, at
Lessee's sole expense, fully, diligently and in a timely manner, materially comply with all Applicable ReqUirements, the requirements of
any applicable fire insurance underwriter or rating bureau, and the recommendations of Lessor's engineers and/or consultants which
relate in any manner to the Premises, without regard to whether said requirements are now in effect or become effective after the Start
Date. Lessee shall, within 10 days after receipt of Lessor's written request, provide Lessor with copies of all permits and other
documents, and other information evidencing Lessee's compliance with any AppUcable Requirements specified by Lessor, and shall
immediately upon receipt, notify Lessor in writing (with copies of any documents involved) of any threatened or aelual claim, notice,
citation, warning, complaint or report pertaining to or involving the failure of Lessee or the Premises to comply with any Applicable

Requirements.6.4 Inspection Compliance. Lessor and Lessor's "Lender" (as defined in Paragraph 30) and consultants shall have the
right to enter into Premises at any time, in the case of an emergency, and otherwise at reasonable times, for the purpose of inspecting the
condition of the Premises and for verifying compliance by Lessee with this Lease. The cost of any such inspections shall be paid by Lessor,
unless a violation of Applicable Requirements, or a contamination is found to exist or be imminent, or the inspection is requested or
ordered by a govemmental authority. In such case, Lessee shall upon request reimburse Lessor for the cost of such inspection, so long as
such inspection is reasonably related to the violation or contamination.
7. Maintenance; Repairs, Utility Installations; Trade Fixtures and Alterations.

7.1 Lessee's Obligations,(a) In General. Subject to the provisions of Paragraph 2.2 (Condition), 2.3 (Compliance), 6.3 (Lessee's Compliance with
Applicable Requirements), 7.2 (Lessor's Obligations), 9 (Damage or Destruction), and 14 (Condemnation), Lessee shall, at Lessee's sole
expense, keep the Premises, Utilily Installations (intended for Lessee's exclusive use, no matter where located), and Alterations in good
order, condition and repair (whether or not the portion of the Premises requiring repairs, or the means or repairing the same, are
reasonably or readily accessible to Lessee, and whether or not the need for such repairs occurs as a result of Lessee's use, any prior use,
the elements or the age of such portion of the Premises), including, but not limited to, all equipment or facilities, such as plumbing, HVAC
equipment, eleclrical, lighting facilities, boilers, pressure vessels, fixtures, interior walls, interior surfaces of exterior walls, ceilings, floors.
windows, doors, plate 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 exercise and perform good maintenance practices, specifically
induding the procurement and maintenance of the service contracts required by Paragraph 7.1(b) below. Lessee's obligations shall include
restorations, replacements or renewals when necessary to keep the Premises and all improvements thereon or a part thereof in good
order, condition and state of repair. (See Exhibit C, Item 6.)
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(b) Service Contracts. Lessee shall, at Lessee's sole expense, procure and maintain contracts, with copies to Lessor,
in customary form and substance for, and with contractors specializing and experienced in the maintenance of the following equipment and
improvements, if any, if and when installed on the Premises: (I) HVAC eqUipment, (ii) boiler and pressure vessels, (iii) clarifiers, and (iv)
any other equipment, if reasonably required by Lessor. However, Lessor reserves the right, upon notice to Lessee, to procure and maintain
any or all of such service contracts, and if Lessor so elects, Lessee shall reimburse Lessor, upon demand, for the cost thereof.

(c) Failure to Perfonn. If Lessee fails to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon
the Premises after 10 days' prior written notice to Lessee (except in the case of an emergency, in which case no notice shall be required),
perform such obligations on Lessee's behalf, and put the Premises in good order, condition and repair, and Lessee shall promptly

reimburse Lessor for the cost thereof.(d) Replacement. Subject to Lessee's indemnification of Lessor as set forth in Paragraph 8.7 beloW, and without
relieving Lessee of liability resulting from Lessee's failure to exercise and perform good maintenance practices, if an item described in
paragraph 7.1 (b) cannot be repaired other than at a cost which is in excess of 50% of the cost of replacing such item, then such item shall
be replaced by Lessor, and the cost thereof shall be prorated between the Parties and Lessee shall only be obligated to pay, each month
during the remainder of the term of this Lease, on the date on which Base Rent is due, an amount equal to the product of multiplying the
cost of such replacement by a fraction, the numerator of which is one, and the denominator of which Is 144 (ie. 1/14411>of the cost per
month). Lessee shall pay interest on the unamortized balance at a rate that is commercially 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 Provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 4.2 (Common Area
Operating Expenses), 6 (Use), 7.1 (Lessee's Obligations), 9 (Damage or Destruction) and 14 (Condemnation), Lessor, subject to
reimbursement pursuant to Paragraph 4.2, shall keep in good order, condition and repair the foundations, exterior walls, structural
condition of interior bearing walls, exterior roof, fire sprinkler system, Common Area fire alarm and/or smoke detection systems, fire
hydrants, parking lois, walkways, parkways, driveways, landscaping, fences, signs and utility systems serving the Common Areas and all
parts thereof, 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 walls nor shall Lessor be obligated to maintain, repair or replace
windows, doors or plate glass of the Premises. Lessee expressly waives the benefit of any statute now or hereafter in effect to the extent it

is inconsistent with the terms of this Lease
7.3 Utility Installations; Trade Fixtures; Alterations.

(a) Definitions. The term "Utility Installations" refers to all floor and window coverings, air lines, power panels,
electrical distribution, security and fire protection systems. communication systems, lighting fixtures, HVAC equipment, plumbing. and
fencing in or on the Premises. The term "Trade Fixtures" shall mean Lessee's machinery and equipment that can be removed without
doing material damage to the Premises. The term "Alterations" shall mean any modification of the improvements, other than Utility
Installations or Trade Fixtures, whether by addition or deletion. "Lessee Owned AlteratIons and/or Utility Installations" are defined as
Alterations and/or Utility Installations made by Lessee that are not yet owned by Lessor pursuant to Paragraph 7.4(a).

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

and/or upon Lessee's posting an additional Security Deposit with Lessor.
(e) Indemnification. Lessee shall pay, when due, all claims for labor or materials furnished or alleged to have been furnished to

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

7.4 Ownership; Removal; Surrender; and Restoration.
(a) Ownership. Subject to Lessor's right to reqUire removal or elect ownership as hereinafter provided, aU Alterations

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

properly of Lessor and be surrendered by Lessee with the Premises.
(b) Removal. By delivery to Lessee of written notice from Lessor not earlier than 90 and not later than 30 days prior

to the end of the term of this Lease, Lessor may require that any or all Lessee Owned Alterations or Utility Installations be removed by the
expiration or termination of this Lease. Lessor may require the removal at any time of aUor any part of any Lessee Owned Alterations or Utilily

Installations made without the required consent(c) Surrender; Restoration. Lessee shaD surrender the Premises by the Expiration Date or any earlier termination
date, with all of the improvements. parts and surfaces thereof broom clean and free of debris, and in good operating order. condition and state
of repair, ordinary wear and tear excepted. "Ordinary wear and tear" shall not include any damage or deterioration that would have been
prevented by good maintenance practice. Notwithstanding the foregoing, if this Lease is for 12 months or less, then Lessee shall surrender the
Premises in the same condition as delivered to Lessee on the Start Date with NO allowance for ordinary wear and tear. Lessee shall repair
any damage occasioned by the installation, maintenance or removal of Trade FlJClures. Lessee owned Alterations and/or Utility Installations,
furnishings, and equipment as well as the removal of any storage tank installed by or for Lessee. Lessee shall also completely remove from
the Premises any and all Hazardous Substances brought onto the Premises by or for Lessee, or any third parly (except Hazardous
Substances which were deposited via underground migration from areas outside of the Project) even if such removal would require Lessee to
perform or pay for work that exceeds statutory requirements. Trade FIXtureS shall remain the properly of Lessee and shall be removed by
Lessee. The failure by Lessee to timely vacate the Premises pursuant to this Paragraph 7A(c) without the express written consent of Lessor
shall constitute a holdover under the provisions of Paragraph 26 below. (See Exhibit C, Item 7.)
8. Insurance Indemnity.

8.1 Payment of Premium Increases.
(a) As used herein, the term "Insurance Cost Increase" is defined as any increase in the actual cost of the

insurance applicable to the Building and/or the Project and required to be carried by Lessor, pursuant to Paragraphs 82(b), 8.3(a) and 8.3(b)
("Required Insurance"), over and above the Base Premium, as hereinafter defined, calculated on an annual basis. Insurance Cost Increase
shall include, but not be limited to, requirements of the holder of a mortgage or deed of trust covering the Premises, Building and/or Project,
increased valuation of the Premises, Building and/or Project, and/or a general premium rate increase. The term Insurance Cost Increase shall
not, however, include any premium Increases resulting from the nature of the occupancy of any other tenant of the Building. If the parties insert
a dollar amount in Paragraph 1.9, such amount shall be considered the "Base Premium." The Base Premium shall be the annual premium
applicable to the 12 month period immediately preceding the Start Date. If, however, the Project was not insured for the entirety of such 12
month period, then the Base Premium shall be the lowest annual premium reasonably obtainable for the Required Insurance as of the Start
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Date, assuming the most nominal use possible of the Building. In no event, however, shall Lessee be responsible for any portion of the
premium cost attributable to liability insurance coverage in excess of $2,000,000 procured under Paragraph 8.2(b).

(b) INTENTIONALLY DELETED
8.2 Liability Insurance.(a) Carried by Lessee. Lessee shall obtain and keep in force a Commercial General Uability policy of insurance

protecting Lessee and Lessor as an additional insured against claims for bodily injUry, personal injUry and property damage based upon or
arising out of the ownership, use, occupancy or maintenance of the Premises and all areas appurtenant thereto. Such insurance shall be on an
occurrence basis providing single fimit coverage in an amount not less than $1,000,000 per occurrence with an annual aggregate of not less
than $2,000.000, an "Additional Insured-Managers or Lessor's of Premises Endorsement" and contain the "Amendment of the pollution
Exclusion Endorsement" for damage caused by heat. smoke or fumes from a hostile fire. The policy shall not contain any intra-insured
exclusions as betWeen insured persons or organizations, but shall include coverage for liability assumed under this Lease as an "Insured
Contract" for the performance of Lessee's indemnity obligations under this Lease. The limits of said insurance shall not, however, limit the
liability of Lessee nor relieve Lessee of any obligation hereunder. All insurance carried by Lessee shall be primary to and not contributory with
any similar insurance carried by Lessor, whose insurance shall be considered excess insurance only. (See Exhibit C, Item 8.)

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

8.3 Property Insurance - Building, 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 Payable to Lessor, any ground-lessor. and to any Lender insuring loss or damage to the Premises. The amount of such
insurance shall be equal to the full replacement cost of the Premises, as the same shall exist from time to time, or the amount required by any
Lender, but in no event more than the commercially reasonable and available insurable value thereof. Lessee Owned Alterations and Utility
Installations, Trade FIXtures, and Lessee's personal property shall be insured by Lessee under Paragraph 8.4. If the coverage is available and
commercially appropriate, such policy or policies shall insure against all risks of direct physical loss or damage (except the perils offload and/or
earthquake unless required by a Lender). including coverage for debris removal and the enforcement of any Applicable Requirements
requiring the upgrading. demolition, reconstruction or replacement of any portion of the Premises as the result of a covered loss. Said policy or
policies shall also contain an agreed valuation provision in lieu of any coinsurance clause, waiver of subrogation, and inflation guard protection
causing an increase in the annual property insurance coverage amount by a factor of not less than the adjusted U.S. Department of Labor
Consumer Price Index for All Urban Consumers for the city nearest to where the Premises are located. If such insurance coverage has a
deductible dause, the deductible amount shall not exceed $1,000 per occurrence.

(b) Rental Value. Lessor shall also obtain and keep in force a policy or policies in the name of Lessor with loss
payable to Lessor and any Lender, insuring the loss of the full Rent for one year with an extended period of indemnity for an additional 180
days ("Rental Value Insurance"). Said insurance shall contain an agreed valuation provision, in lieu of any coinsurance clause, and the amount
of coverage shall be adjusted annually to reflect the projected Rent otherwise payable by Lessee, for the next 12 month perio d.

(e) 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 buildings in the Project if said increase is caused by Lessee's acts, 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
OINI1edAlterations and Utility Installations unless the item in question has become the property of Lessor under the terms of this Lease.

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

Trade FIXtures, and Lessee Owned Alterations and Utility Installations. Such insurance shall be full replacement cost coverage with a
deductible of not to exceed $1.000 per occurrence. The proceeds from any such insurance shall be used by Lessee for the replacement of
Personal Property, Trade FIXtures and Lessee Owned Alterations and Utility Installations. Lessee shall provide Lessor with written evidence

that such insurance in force.(b) Business Interruption. Lessee shall obtain and maintain loss of income and extra expense insurance in amounts
as will reimburse Lessee for direct or indirect loss of earnings attributable to all Perils commonly insured against by prudent Lessee's in the
business of Lessee or attributable 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 limits or forms of coverage
of insurance specified herein are adequate to cover Lessee's property. business operations or obligations under this Lease.

8.5 Insurance Policies. Insurance required herein shall be by companies duty rlC9nsedor admitted to transact business in the
state where the Premises are located, and maintaining 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 Guide: or such other rating as may be required by a Lender. Lessee shall not do or permit to be
done anything which invalidates the required Insurance policies. Lessee shall, prior to the Start Date. deliver to Lessor certified copies of
policies of such insurance or certificates evidencing the existence and amounts of the required Insurance. No such policy shall be cancelable
or subject to modification except after 30 days prior written notice to Lessor. Lessee shall, at least 30 days prior to the expiration of such
policies, furnish Lessor with evidence of renewals or "insurance binders" evidencing renewal thereof, or Lessor may order such insurance and
charge the cost thereof to Lessee, which amount shall be payable by Lessee to Lessor upon demand. Such policies shall be for a term of at
least one year, or the length of the remaining tenn of this lease. whichever is less. If either Party shall fail to procure and maintain the
insurance required to be carried by it, the other Party may, but shall not be required to, procure and maintain the same.

8.6 Waiver of Subrogation. WithoUt affecting any other rights or remedies. Lessee and lessor each hereby release and
relieve the other, and waive their entire right to recover damages against the other, for loss of or damage to its property arising out of or
incident to the perils required to be insured against herein. The effect of such releases and waivers is not limited by the amount of Insurance
carried or required, or by any deductibles applicable hereto. The Parties agree to have their respective property damage insurance carriers
waive any right to subrogation, that such companies may have against Lessor or Lessee, as the case may be, so long as the insurance is not

invalidated thereby.8.7 Indemnity. Except for Lessor's gross negligence or willful misconduct, Lessee shall indemnify, protect, defend and hold
harmless the Premises, Lessor and its agents, Lessor's master or ground lessor, partners and Lenders, from and against any and all claims,
loss of rents and/or damages, liens, judgments, penalties. attorneys' and consultants' fees. expenses and/or liabilities arising out of, involVing,
or in connection with, the use and/or occupancy of the Premises by Lessee. If any action or proceeding is brought against Lessor by reason of
any of the foregoing matters. Lessee shall upon notice defend the same at Lessee's expense by counsel reasonably sa\isfaetory to Lessor and
Lessor shall cooperate with Lessee in such defense. Lessor need not have first paid any such claim in order to be defended or indemnified.

8.8 exemption of lessor from uability. Lessor shall not be liable for injury or damage to the person or goods, wares,
merchandise or other property of Lessee, Lessee's employees, contractors, invitees, customers, or any other person in or about the Premises.
whether such damage or injury is caused by or results from fire, steam, electricity, gas, water or rain, or from the breakage. leakage,
obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing, HVAC or lighting fixtures, or from any other cause, whether
the said injury or damage results from conditions arising upon the Premises or upon other portions of the Building, or from other sources or
places. Lessor shan not be liable for any damages arising from any act or neglect of any other tenant of Lessor nor from the failure of Lessor to
enforce the provisions of any other lease in the Project. Notwithstanding Lessor's negligence or breach of this Lease, Lessor shall under no
circumstances be liable for injury to Lessee's business or for any loss of income or profit there from.
9. Damage or Destruction.

9.1 Definitions.(a) "PremIses Partial Damage" shall mean damage or destruction to the improvements on the Premises, other than
Lessee Owned Alterations and Ublity Installations, which can reasonably be repaired in 3 months or less from the date of the damage or
destruction. and the cost thereof does not exceed a sum equal to 6 month's Base Rent Lessor shall notify Lessee in writing within 30 days
from the date of the damage or destruction as to whether or not the damage is Partial or Total,

(b) "Premises Total DestJUction" shall mean damage or destruction to the improvements on the Premises, other
than Lessee Owned Alterations and Utility installations and Trade FIXtures, which cannot reasonably be repaired in 3 months or less from the
date of the damage or destruction and/or the cost thereof exceeds a sum equal to 6 month's Base Rent Lessor shall notify Lessee in writing
within 30 days from the date of the damage or destruction as to whether or not the damage is Partial or Total.
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(c) "Insured Loss" shall mean damage or destruction to improvements on the Premises, other than Lessee Owned
Alterations and Utility Installations and Trade Fixtures, which was caused by an event required to be covered by the insurance described in
Paragraph 8.3(a), irrespective of any deductible amounts or coverage limits involved.

(d) "Replacement Cost" shall mean the cost to repair or rebuild the improvements owned by Lessor at the time of
the occurrence to their condition existing immediately prior thereto, including demolition. debris removal and upgrading required by the

operation of Applicable Requirements, and without deduction for depreciation.(e) "Hazardous Substance Condition" shall mean the occurrence or discovery of a condition involving the
presence of, or a contaminalion by, a Hazardous Substance as defined in Paragraph 6.2(a), in, on, or under the Premises.

9.2 partial Damage _ Insured Loss. If a Premises Partial Damage that is an Insured Loss occurs, then Lessor shall, at
Lessor's expense, repair such damage (but not Lessee's Trade Fixtures or Lessee Owned Alterations and Utility Installations) as soon as
reasonably possible and this Lease shall continue in full fon::e end effect; provided, however, that Lessee shall, at Lessor's election, make the
repair of any damage or destruction the total cost to repair of which is $5,000 or less, and, in such event, Lessor shall make any applicable
insurance proceeds available to Lessee on a reasonable basis for that purpose. Notwithstanding the foregoing, if the required insurance was
not in force or the insurance proceeds are not sufficient to effect such repair, the Insuring Party shall promptly contribute the shortage in
proceeds as and when required to complete said repairs. In the event, however, such shortage was due to the fact that, by reason of the
unique nature of the improvements, full replacement cost insurance coverage was not commercially reasonable and available, Lessor shall
have no obligation to pay for the shortage in insurance proceeds or to fully restore the unique aspects of the Premises unless Lessee provides
Lessor with the funds to cover same, or adequate assurance thereof, within 10 days following receipt of written notice of such shortage and
request therefor. If Lessor receives said funds or adequate assurance thereof within said 10 day period, the party responsible for making the
repairs shall complete them as soon as reasonably possible and this Lease shall remain in full force and effect. If such funds or assurance are
not received, Lessor may nevertheless elect by written notice to Lessee within 10 days thereafter to: (i) make such restoration and repair as is
commercially reasonable with Lessor paying any shortage in proceeds, in which case this Lease shall remain in full force and effect. or (iI)
have this Lease terminate 30 days thereafter. Lessee shall not be entitled to reimbursement of any funds contributed by Lessee to repair any
such damage or destruction. PremiseS Partial Damage due to flood or earthquake shall be subject to Paragraph 9.3, notwithstanding that there
may be some insurance coverage, but the net proceeds of any such insurance shall be made available for the repairs if made by either Party.

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

shall terminate as of the date specified in the termination notice.
9.4 Total Destruction. NotwithStanding any other provision hereof, if a Premises Total Destruclion occurs, this Lease shall

terminate 60 days following such Destruction. If the damage or destruction was caused by the gross negligence or willful misconduct of
Lessee, Lessor shall have the right to recover Lessor's damages from Lessee, except as provided in Paragraph 8.6

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

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

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

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

work on the Premises, whichever first occurs.9.7 Tennination; Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.2(g) or Paragraph 9, an
equitable adjustment shall be made conceming advance Base Rent and any other advance payments made by Lessee to Lessor. Lessor
shall, in addition, retum to Lessee so much of Lessee's Security Deposit as has not been, or is not then required to be, used by Lessor.

9.8 Waive Statutes. Lessor and Lessee agree that the terms of this Lease shall govem the effect of any damage to or
destruction of the Premises with respect to the termination of this Lease and hereby waive the provisions of any present or Mure

statute to the extent inconsistent herewith.
10. Real Property Taxes.

10.1 Definitions.(a) "Real Properly Taxes." As used herein. the term "Real Property Taxes" shall indude a form of assessment;
real estate, general, special, ordinary or extraordinary, or rental levy or tax (other than inheritance, personal income or estate taxes);
improvement bond; and/or license fee imposed upon or levied against any legal or equitable interest of Lessor in the Project, Lessor'S right to
other income there from, and/or Lessor's business of leasing, by any authority having the direct or indirect power to tax and where the funds
are generated with reference to the Project address and where the proceeds so generated are to be applied by the city, county or other local
taxing authority of a jurisdiction within which the Project is located. The term "Real Property Taxes" shall also include any tax, fee, levy.
assessment or charge, or any increase therein, imposed by reason of events occurring during the term of this Lease, including but not limited
to, a change in the ownership of the Project or any portion thereof or a change in the improvements thereon.

(b) "Base Real Property Taxes." As used herein. the term "Base Real Property Taxes" shall be the amount of
Real Property Taxes, which are assessed against the Premises, Building, Project or Common Areas in the calendar year during which the
Lease is executed. In calrolating Real Property Taxes for any calendar year, the Real Property Taxes for any real estate tax year shall be
induded in the calculation of Real Property Taxes for such calendar year based upon the number of days which such calendar year and tax

year have in common.10.2 Payment of Taxes. Lessor shall pay the Real Property Taxes applicable to the Project, and except as otherwise provided
in Paragraph 10.3, any increases in such amounts over the Base Real Property Taxes shall be induded in the calculatioo of Common Area
Operating Expenses In accordance with the provisions of Paragraph 4.2
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10.3 Additional Improvements. Common Area Operating Expenses shall not include Real Property Taxes specified in the tax
assessor's records and work sheets as being caused by additional improvements placed upon the Project by other Lessee's or by Lessor for
the exclusive enjoyment of such other lessees. Notwithstanding Paragraph 10.2 hereof, Lessee shall, however, pay to Lessor at the time
Common Area Operating Expenses are payable under Paragraph 42, the entirety of any increase in Real Property Taxes if assessed solely
by reason of Alterations, Tracie FlXbJresor lJtJlityInstallations placed upon the Premises by Lessee or at Lessee's request.

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

10.5 Personal Property Taxes. Lessee shall pay prior to delinquency all taxes assessed against and levied upon Lessee
Owned Alterations and Utility Insta1Ia1ions, Trade FlXbJres,fumishings, equipment and all personal property of Lessee contained in the
Premises. When possible, Lessee shall cause its Lessee Owned Alterations and Utility Installations, Trade FlXbJres,fumishings, equipment
and all other personal property to be assessed and biDedseparately from the real property of Lessor. If any of Lessee's said property shall be
assessed with Lessor's real property, Lessee shall pay Lessor the taxes attributable to Lessee's property within 10 days after receipt of a

written statement gelling forth the taxes applicable to Lessee's property.
11. utilities. Lessee shall pay for all water, gas, heat, light, power, telephone, trash disposal and other utilities and services supplied to
the Premises, together with any taxes thereon. Notwithstanding the provisions of Paragraph 42, if at any time in Lessor's sole judgment,
Lessor determines that Lessee is using a disproportionate amount of water, electricity or other commonly metered utilities, or that Lessee is
generating such a large volume of trash as to require an increase in the size of the dumpster and/or an increase in the number of times per
month that the dumpster is emptied, then Lessor may increase Lessee's Base Rent by an amount equal to such increased costs.
12. Assignment and Subletting. (see Exhibit C #9)

12.1 Lessor's Consent Required.(a) Lessee shall not voluntarily or by operation of law assign, transfer, mortgage or encumber (collectively,
"assign or assignment") or sublet all or any part of Lessee's interest in this Lease or in the Premises without Lessor's prior written

consenl (b) A change in the control of Lessee shall constitute an assignment requiring consent. The transfer, on a
cumulative basis, of 25% or more of the voting control of Lessee shall constiMe a change in control for this purpose.

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

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

to 110% of the scheduled adjusted renl(e) Lessee's remedy for any breach of Paragraph 12.1 by Lessor shall be limited to compensatory damages

and/or injunctive relief.
12.2 Tenns and Conditions Applicable to Assignment and Subletting.

(a) Regardless of Lessor's consent, any assignment or subletting shall not (i) be effective without the express
written assumption by such assignee or sublessee of the obligations of Lessee under this Lease, (i1) release Lessee of any obligations
hereunder, or (iii) after the primary liability of Lessee for the payment of Rent or for the performance of any other obligations to be

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

(c) Lessor's consent to any assignment or subletting shall not constiMe a consent to any subsequent

assignment or subletting.(d) In the event of any Default or Breach by Lessee, Lessor may proceed directly against Lessee, any
Guarantors or anyone else responsible for the performance of Lessee's obligations under this Lease, including any assignee or
sublessee, without first exhausting Lessor's remedies against any other person or entity responsible therefore to Lessor, or any security

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

(f) Any assignee of, or sublessee under, this lease 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, condition
and obligation herein to be observed or performed by Lessee during the term of said assignment or sublease, other than such
obligations as are contrary to or inconsistent with provisions of an assignment or sublease to which Lessor has specifically consented to

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

expressly incorporated therein:(a) Lessee hereby assigns and transfers to Lessor all of Lessee's interest in all Rent payable on any sublease,
and Lessor may collect such Rent and apply same toward Lessee's obligations under this Lease; provtded, however, that until a Breach
shall occur in the performance of Lessee's obligations, Lessee may collect said 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 liable to the sublessee for any failure of Lessee to
perform and comply with any of Lessee's obligations to such sublessee. Lessee hereby Irrevocably authorizes and directs any such
sublessee, upon receipt of a written notice from Lessor stating that a Breach exists in the performance of Lessee's obligations under
this Lease, to pay to Lessor all Rent due and to become due under the sublease. Sublessee shall rely upon any such notice from
Lessor and shall pay all Rents to Lessor without any obligation or right to inquire as to whether such Breach exists, notwithstanding any

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

(c) Any matter requiring the consent of the sublessor under a sublease shall also require the consent of Lessor.
(d) No sublessee shall further assign or sublet all or any part of the Premises without Lessor's prior written

consent.

PAGE 9

© 1996-Amerlcan Industrial Real Estate Association



(e) Lessor shall deliver a copy of any notice of Default or Breach by Lessee to the sublessee. who shall have
the right to cure the Default of Lessee within the grace period, If any, specified in such notice. The sublessee shall have a right of
reimbursement and offset from and against Lessee for any such Defaults cured by the sublessee.
13. Default; Breach; Remedies.13.1 Default; Breach. A "Defaulf' is defined as a failure by the Lessee to comply with or perform any of the terms,
covenants, conditions or Rules and Regulations under thIs Lease. A "Breach" is defined as the occurrence of one or more of the
following Defaults, and the failure of Lessee to cure such Default within any applicable grace period:

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

(b) The failure of Lessee to make any payment of Rent or any Security Deposit required to be made by Lessee
hereunder, whether to Lessor or to a third party, when due, to provide reasonable evidence of insurance or surety bond, or to fulfill any
obligation under this Lease which endangers or threatens life or Property, where such failure continues for a period of 3 business days

following written notice to Lessee.(c) The failure by Lessee to provide (i) reasonable written evidence of compliance with Applicable
Requirements, (il) the service contracts, (iii) the rescission of an unauthorized assignment or subletting, (iv) an Estoppel Certificate, (v)
a requested subordination, (vi) evidence concerning any guaranty and/or Guarantor, (vii) any document requested under Paragraph 41
(easements), or (viii) any other documentation or information which Lessor may reasonably require of Lessee under the terms of this
Lease, where any such failure continues for a period of 10 days following written notice to Lessee.

(d) A Default by Lessee as to the terms, covenants, conditions or provisions of thls Lease, or of the rules
adopted under Paragraph 2.9 hereof, other than those described in subparagraphs 13.1(a), (b) or (c), above, where such Default
continues for a period of 30 days after written notice; provided, however, that if the nature of Lessee's Default is such that more than 30
days are reasonably required for its cure, then it shall not be deemed to be a Breach if Lessee commences such cure within said 30
day period and thereafter diligently prosecutes such cure to completion.

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

the validity of the remaining provisions.(f) The discovery that any financial statement of Lessee or of any Guarantor given to Lessor was

(g) If the performance of Lessee's obligations under this Lease is guaranteed: (i) the death of a Guarantor, (ii)
the termination of a Guarantor's liability with respect to this Lease other than in accordance with the terms of such guaranty, (iii) a
Guarantor's becOming insolvent or the SUbject of a bankruptcy filing, (iV) a Guarantor's refusal to honor the guaranty, or (v) a
Guarantor's breach of its guaranty obligation on an anticipatory basis, and Lessee's failure, within 60 days following written notice of
any such event, to provide written alternative assurance or security, which, when coupled with the then existing resources of Lessee,
equals or exceeds the combined financial resources of Lessee and the Guarantors that existed at the time of execution of this Lease.

13.2 Remedies. If Lessee fails to perform any of its affirmative duties or obligations, within 10 days after written notice (or
in case of an emergency, without notice), Lessor may, at its option, perform such duty or obligation on Lessee's behalf, including but
not limited to the obtaining of reasonably required bonds, insurance policies, or govertlmentallicenses, permits or approvals. The costs
and expenses of any such performance by Lessor shall be due and payable by Lessee upon receipt of invoice therefor. If any check
giVen to Lessor by Lessee shall not be honored by the bank upon which it is drawn, Lessor, at its option, may require all future
payments to be made by Lessee to be by cashier's check. In the event of a Breach, Lessor may, with or without further notice or
demand, and without limiting Lessor in the exercise of any right or remedy which Lessor may have by reason of such Breach:

(a) Terminate Lessee's right to possession of the Premises by any lawful means, In which case this Lease shall
terminate and Lessee shall immediately surrender possession to Lessor. In such event Lessor shall be entitled to recover from Lessee:
(i) the unpaid Rent which had been eamed at the time of termination; (ii) the worth at the time of award of the amount by which the
unpaid Rent which would have been earned after termination until the time of award exceeds the amount of such rental loss that the
Lessee proves could have been reasonably avoided; (iii) the worth at the time of award of the amount by which the unpaid rent for the
balance of the term after the time of award exceeds the amount of such rental loss that the Lessee proves could be reasonably
avoided; and (iV) any other amount necessary to compensate Lessor for all the detriment proximately caused by the Lessee's failure to
perform its obligations under this Lease or which in the ordinary course of things would be likely to result there from. including but not
limited to the cost of recovering possession of the Premises, expenses of reletting, including necessary renovation and alteration of the
Premises, reasonable attorneys' fees, and that portion of any leasing commission paid by Lessor in connection with this Lease
applicable to the unexpired term of this Lease. The worth at the time of award of the amount referred to in provision (iii) of the
immediately preceding sentence shall be computed by discounting such amount at the discount rate of the Federal Reserve Bank of the
District within which the Premises are located at the time of award plus one percenl Efforts by Lessor to mitigate damages caused by
Lessee's Breach of this Lease shall not waive Lessor's right to recover damages under Paragraph 12. If termination of this Lease is
obtained through the provisional remedy of unlawful detainer, Lessor shall have the right to recover in such proceeding any unpaid Rent
and damages as are recoverable therein, or Lessor may reserve the right to recover all or any part thereof in a separate suit, If a notice
and grace period required under Paragraph 13.1 was not previously given, a notice to pay rent or quit, or to perform or quit given to
Lessee under the unlawful detainer statute shall also constitute the notice required by Paragraph 13.1. In such case. the applicable
grace period required by Paragraph 13.1 and the unlawful detainer statute shall run concurrently, and the failure of Lessee to cure the
Default within the greater of the two such grace periods shall constitute both an unlawful detainer and a Breach of this Lease entitling
Lessor to the remedies provided for in this Lease and/or by said statute.

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

(c) Pursue any other remedy now or hereafter available under the laws or judicial decisions of the state wherein
the Premises are located. The expiration or termination of this Lease and/or the termination of Lessee's right to possession shall not
relieve Lessee from liability under any indemnity provisions of this Lease 8S to matters occurring or accruing during the term hereof or

by reason of Lessee's occupancy of the Premises.
13.3 Inducement Recapture. Any agreement for free or abated rent or other charges, or for the giving or paying by

Lessor to or for Lessee of any cash or other bonus, inducement or consideration for Lessee's entering into this Lease, all of which
concessions are hereinafter referred to as "Inducement Provisions," shall be deemed conditioned upon Lessee's full and faithful
performance of all of the terms, covenants and condition, of this Lease. Upon Breach of this Lease by Lessee, any such Inducement
Provision shall automatically be deemed deleted from this Lease and of no further force or effect, and any rent, other charge, bonus,
inducement or consideration theretofore abated, given or paid by Lessor under such an Inducement Provision shall be immediately due
and payable by Lessee to Lessor, notwithstanding any subsequent cure of said Breach by Lessee. The acceptance by Lessor of rent or
the cure of the Breach which initiated the operation of this paragraph shall not be deemed a waiver by Lessor of the provisions of this
paragraph unless specificelly so stated in writing by Lessor at the time of such acceptance. (See Exhibit C #16)

13.4 Late Charges. Lessee hereby acknowledges that late payment by Lessee of Rent will cause Lessor to incur costs
not contemplated by this Lease, the exact amount of which will be extremely difficult to ascertain. Such costs include, but are not limited
to, processing and accounting charges, and late charges which may be imposed upon Lessor by any Lender. Accordingly, if any Rent
shall not be received by Lessor within 5 days after such amount shall be due, then, without any requirement for notice to Lessee,
Lessee shall pay to Lessor a one-time late charge equal to 10% of each such overdue amount or $100, whichever is greater. The
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parties hereby agree that such late charge represents a fair and reasonable estimate of the costs Lessor will incur by reason of such
late payment, acceptance of such late charge by Lessor shall In no event constitute a waiver of Lessee's Default or Breach with respect
to such overdue amount, nor prevent the exercise of any of the other rights and remedies granted hereunder. In the event that a late
charge is payable hereunder. whether or not collected. for 3 consecutive installments of Base Rent. then notwithstanding any provision
of this Lease to the contrary, Base Rent shall, at Lessor's option. become due and payable quarter1y in advance.

13.5 InteresL Any monetary payment due Lessor hereunder. other than late charges, not received by Lessor, when due
as to scheduled payments (such as Base Rent) or within 30 days following the date on which it was due for non-scheduled payment,
shall bear interest from the date when due, as to scheduled payments, or the 31st day after it was due as to non-scheduled payments.
The interest ("Interest") charged shall be equal to the prime rate reported in the Wall Street Journal as published closest prior to the
date when due plus 4%, but shall not exceed the maximum rate allowed by law. Interest is payable in addition to the potential late

charge provided for in Paragraph 13.4.
13.6 Breach by Lessor.(a) Notice of Breach. Lessor shall not be deemed in breach of this lease unless Lessor fails within a

reasonable time to perform an obligation required to be performed by Lessor. For purposes of this Paragraph, a reasonable time shall
in no event be less than 30 days after receipt by lessor, and any Lender whose name and address shall have been furnished Lessee in
writing for such Purpose, of written notice specifying wherein such obligation of lessor has not been performed; provided, however, that
if the nature of Lessor's obligation is such that more than 30 days are reasonably required for its Performance, then Lessor shall not be
in breach of Performance is commenced within such 30 day period and thereafter diligently pursued to 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 said notice, or if having commenced said cure they do not diligently pursue it to completion, then
Lessee may elect to cure said breach at Lessee's expense and offset from Rent an amount equal to the greater of one Base Rent of
the Security Deposit, and to pay an excess of such expense under protest, reserving Lessee's right to reimbursement from Lessor.
Lessee shall document the cost of said cure and supply said documentation to Lessor.
14. Condemnation. If the Premises or any portion thereof are taken under the power of eminent domain or sold under the threal
of the exercise of said power (collectively "Condemnation") this Lease shall terminate as to the part taken as of the date the
condemning authority takes title or possession, whichever first occurs first If more than 10% of the floor area of the Unit, or more then
25% of Lessee's Reserved Parking Spaces, is taken by Condemnation, lessee may, at Lessee's option, to be exercised in writing
within 10 days after Lessor shall have given lessee written notice of such taking (or in the absence of such notice, within 10 days after
the condemning authority shalt have taken possession) terminate this lease as of the date the condemning authority takes such
possession. If Lessee does not terminate this Lease in accordance with the foregoing, this lease shall remain in full force and effect as
to the portion of the Premises remaining. except that the Base Rent shall be reduced in proportion to the reduction in utility of the
Premises caused by such Condemnation. Condemnation awards andlor payments shall be the property of Lessor, whether such award
shall be made as compensation for diminution in value of the leasehold, the value of the part taken, or for severance damages;
provided however, that Lessee shall be entitled to any compensation for lessee's relocation expenses, loss of business goodwill andlor
Trade Fixtures, without regard to whether or not this lease is terminated pursuant to the provisions of this Paragraph. All Alterations
and Utility Installations made to the Premises by Lessee. for purposes of Condemnation only. shall be considered the property of the
Lessee and Lessee shall be entitled to any and all compensation which is payable therefore. In the event that this Lease is not
terminated by reason of the Condemnation. Lessor shall repair any damage to the Premises caused by such Condemnation.
15. Brokerage Fees. (see Exhibit C #10)15.1 Additional Commission. In addition to the payments owed pursuant to Paragraph 1.10 above, and unless lessor
and the Brokers Otherwise agree in writing, Lessor agrees that (a) if lessee exercises any Option. (b) if lessee acquires from lessor
any rights to the Premises or other premises owned by lessor and located within the Project, (c) if lessee remains in Possession of the
Premises. with the consent of lessor, after the expiration of this lease or (d) if Base Rent is increased, whether by agreement or
operation of an escalation clause herein, then. lessor shall pay Brokers a fee in accordance with the schedule of the Brokers in effect

at the time of the execution of this Lease.15.2 Assumption of Obligations. Any buyer or transferee of lessor'S interest in this lease shall be deemed to have
assumed lessor's obligation hereunder. Brokers shall be third party beneficiaries of the provisions of Paragraphs 1.10, 15,22 and 31. If
Lessor fails to pay to Brokers any amounts due as and for brokerage fees pertaining to this Lease when due, then such amounts shall
accrue Intereslln addition. if Lessor fails to pay any amounts to Lessee's Broker when due. lessee's Broker may send written notice to
lessor and Lessee of such failure and if Lessor fails to pay such amounts within 10 days after said notice, Lessee shall pay said
monies to its Broker and offset such amounts against Rent In addition. Lessee's Broker shall be deemed to be a third party beneficiary
of any commission agreement entered into by andlor between lessor and lessor's Broker for the limited purpose of collecting any

brokerage fee owed.15.3 Representations and Indemnities of Brokllr Relationships, lessee and lessor each represent and warrant to the
other that it has had no dealings with any person. firm, broker or finder (other than the Brokers, if any) in connection with this lease.
and that no one other than said named Brokers is entitled to any commission or finder's fee in connection herewith. lessee and Lessor
do each hereby agree to indemnify, protect, defend and hold the other harmless from and against liability for compensation or charges
which may be claimed by any such unnamed broker, finder or other similar party by reason of any dealings or actions of the
indemnifying Party including any costs. expenses. attorneys' fees reasonably incurred with respect thereto.
16. Estoppel Certificates.(a) Each Party (as "Responding Parly") shall within 1 0 days after written notice from the other Party (the
"Requesting Party") execute, acknowledge and deliver to the Requesting Party a statement in writing in form similar to the then most
current "Estoppel Certificate" form published by the American Industrial Real Estate Association, plus such additional information.
confirmation andlor statements as may be reasonably requested by the Requesting Party.

(b) It the Responding Party shall fail to execute or deliver the Estoppel Certificate within such 10 day period. the
Requesting Party may execute an Estoppel Certificate stating that: (i) the Lease is in full force and effect without modification except as
may be represented by the Requesting Party, (ii) there are no uncured defaults in the Requesting Party's performance, and (iii) if
Lessor is the Requesting Party, not more than one month's rent has been paid in advance. prospective purchasers and encumbrancers
may rely upon the Requesting Party's Estoppel Certificate, and the Responding Party shall be estopped from denying the truth of the

facts contained in said Certificate.(c) If Lessor desires to finance. refinance. or sell the Premises, or any part thereof, lessee and all Guarantors
shall deliver to any potential lender or purchaser designated by lessor such financial statements as may be reasonably required by
such lender or purchaser. including but not limited to lessee's financial statements for the past 3 years. All such financial statements
shall be received by Lessor and such lender or purchaser in confidence and shall be used only for the purposes herein set forth.
17. Definition of Lessor. The term "Lessor" as used herein shall mean the owner or owners at the time in question of the fee
title to the Premises. or. if this is a sublease, of the Lessee's interest In the prior lease. In the event of a transfer of lessor's title or
Interest in the Premises or this Lease, Lessor shall deliver to the transferee or assignee (in cash or by credit) any unused Security
Deposit held by lessor. Except as provided in Paragraph 15, upon such transfer or assignment and delivery of the Security Deposit, as
aforesaid. the prior lessor shall be relieved of allUability with respect to the obligations andlor covenants under this lease thereafter to
be performed by the Lessor. SUbject to the foregoing, the obligations and/or covenants in this lease to be performed by the Lessor
shall be binding only upon the lessor as hereinabove defined. Notwithstanding the above, and subject to the proVisions of
Paragraph 20 below, the original lessor under this lease, and all subsequent holders of the lessor's interest in this Lease shall remain
liable and responsible with regard to the potential duties and liabilities of lessor pertaining to Hazardous Substances as outlined in

Paragraph 6.2 above.18. Severability. The invalidity of any provision of this Lease, as determined by a court of competent jurisdiction, shall in no way

affect the validity of any other provision hereof.19. Days. Unless otherwise specifically indicated to the contrary, the word "days" as used in this lease shall mean and refer to

calendar days.
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20. LImitation on Liability. SUbject to the provisions of Paragraph 17 above, the obligations of Lessor under this Lease shall not
constitute personal obligations of Lessor, the individual partners of Lessor or its or their individual partners, directors, officers or
shareholders, and Lessee shall look to the Premises, and to no other assets of Lessor, for the satisfaction of any liability of Lessor with
respect to this Lease, and shall not seek recourse against the individual partners of Lessor, or its or their individual partners, directors,
officers or shareholders, or any of their personal assets for such satisfaction.
21. TIme of Essence. Time is of the essence with respect to the performance of all obligations to be performed or observed by

the Parties under this Lease.22. No Prior or Other Agreements; Broker Disclaimer. This Lease contains all agreements between the Parties with respect to
any matter mentioned herein, and no other prior or contemporaneous agreement or understanding shall be effective. Lessor and
Lessee each represents and warrants to the Brokers that it has made, and is relying solely upon, its own investigation as to the nature,
quality, character and financial responsibility of the other Party to this Lease and as to the use, nature, quality and character of the
Premises. Brokers have no responsibility with respect thereto or with respect to any default or breach hereof by either Party. The
liability (Including court costs and attorneys' fees), of any Broker with respect to negotiation, execution, delivery or performance by
either Lessor or Lessee under this Lease or any amendment or modification hereto shall be limited to an amount up to the fee received
by such Broker pursuant to this Lease; provided, however, that the foregoing limitation on each Broker's liability shall not be applicable

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

23.2 Date of Notice. Any notice sent by registered or certified mail, return receipt requested, shall be deemed given on
the date of delivery shown on the receipt card, or if no delivery dale is shown, the postmark thereon. If sent by regular mail the notice
shall be deemed given 48 hours after the same is addressed as required herein and mailed with postage prepaid. Notices delivered by
United States Express Mail or overnight courier that guarantee next day delivery shall be deemed given 24 hours after delivery of the
same to the Postal Service or courier. Notices transmitted by facsimile transmission or similar means shall be deemed delivered upon
telephone confirmation of receipt (confirmation report from fax machine is sufficient), provided a copy Is also delivered via delivery or
mail. If notice is received on a Saturday, Sunday or legal holiday, it shall be deemed received on the next business day.
24. Waivers. No waiver by Lessor of the Default or Breach of any term, covenant or condition hereof by Lessee. shall be deemed
a waiver of any other term, covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any other
term, covenant or condition hereof. Lessor'S consent to, or approval of, any act shall not be deemed to render unnecessary the
obtaining of Lessor's consent to, or approval of, any subsequent or similar act by Lessee, or be construed as the basis of an estoppel to
enforce the provision or provisions of this Lease requiring such consent. The acceptance of Rent by Lessor shall not be a waiver of any
Default or Breach by Lessee. Any payment by Lessee may be accepted by Lessor on account of monies or damages due Lessor,
notwithstanding any qualifying statements or conditions made by Lessee in connection therewith, which such statements and/or
conditions shalt be of no force or effect whatsoever unless specifically agreed to in writing by Lessor at or before the time of deposit of

such payment.
25. Disclosures Regarding The Nature of a Real Estate Agency Relationship.

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

(i) Lessor's Agent. A Lessor's agent under a listing agreement with the Lessor acts as the agent for the Lessor
only. A Lessor's agent or subagent has the following affirmative obligations: To the Lessor. A fiduciary duty of utmost care, integrity,
honesty, and loyalty in dealings with the Lessor. To the Lessee and the Lessor. a. Diligent exercise of reasonable skills and care in
performance of the agent's duties. b. A duty of honest and fair dealing and good faith. c. A duty to disclose all facts known to the agent
materially affecting the value or desirability of the property that are not known to, or within the diligent attention and observation of the
Parties. An agent is not obligated to reveal to either Party any confidential information obtained from the other Party which does not

involve the affirmative duties set forth above.~i) Lessee's Agent. An agent can agree to act as agent. for the Lessee only. In these 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 acting only for a Lessee has the following affirmative obligations. To the Lessee: A fiduciary dUty of utmost care,
integrity, honesty, and loyalty in dealings with the Lessee. To the Lessee and the Lessor. a Diligent exercise of reasonable skills and
care in performance of the agent's duties. b. A dUty of honest and fair dealing and good faith. c. A duty to disclose all facts known to the
agent materially affecting the value or desirability of the property that not known to, or within the diligent attention and observation of the
Parties. An agent is not obligated to reveal to either Party any confidential information obtained from the other Party which does not

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

(b) Brokers have no responsibility with respect to any default or breach hereof by either Party. The liability (including
court costs and attomeys' fees), of any Broker with respect to any breach of duty, error or omission relating to this Lease shall not
exceed the fee received by such Broker pursuant to this Lease; provided, however, that the foregoing limitation on each Broker's
liability shall not be applicable to any gross negligence or willful misconduct of such Broker.

(c) Buyer and Seller agree to identify to Brokers as 'Confidential" any communication or information given Brokers that is

considered by such Party to be confidential.26. NoRight To Holdover. Lessee has no right to retain possession of the Premises or any part thereof beyond the expiration or
termination of this Lease. In the event that Lessee holds over, then the Base Rent shall be increased to 150% of the Base Rent
applicable immediately preceding the expiration or termination. Nothing contained herein shall be construed as consent by Lessor to

any holding over by Lessee.27. Cumulative Remedies. No remedy or election hereunder shall be deemed exclusive but shall, wherever possible, be

cumulative with all other remedies at law or in equity.
28. Covenants and Conditions; Construction of Agreement. All provisions of this Lease to be observed or performed by
Lessee are both covenants and conditions. In construing this Lease, all headings and titles are for the convenience of the Parties only
and shall 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 Parties, but rather according to its fair meaning as a whole, as if both

Parties had prepared it.29. Binding Effect; Choice of Law. This Lease shall be binding upon the parties, their personal representatives, successors and
assigns and be governed by the laws of the State in which the Premises are located. Any litigation between the Parties hereto
concerning this Lease shall be initiated in the county in which the Premises are located.
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30. Subordination; Attornment; Non-Disturbance.
30.1 SubordinatIon. This Lease and any Option granted hereby shall be subject and subordinate to any ground lease,

mortgage, deed of trust, or other hypothecation or security device (collectively, "Security Device"), now or hereafter placed upon the
Premises, to any and all advances made on tha security thereof, and to all renewals, modifications, and extensions thereof. Lessee
agrees that the holders of any such Security Device.s (in this Lease together referred to as "Lender") shall have no liability or obligation
to perform any of the obligations of Lessor under this Lease. Any Lender may elect to have this Lease and/or any Option granted
hereby superior to the lien of its Security Device by giving written notice thereof to Lessee, whereupon this Lease and such Options
shall be deemed prior to such Security Device, notwithstanding the relative dates of the documentation or recordation thereof.

30.2 Attornment. SUbject to the non-dlsturbance provisions of Paragraph 30.3, Lessee agrees to attorn to a Lender or
any other party who acquires ownership of the Premises by reason of a foredosure of a Security Device, and that in the event of such
foreclosure, such new owner shall not (a) be liable for any act or omission of any prior lessor or with respect to events occurring prior to
acquisition of ownership; (b) be subject to any offsets or defenses which Lessee might have against any prior lessor, (c) be bound by
prepayment of more than one month's rent, or (d) be liable for the return of any security deposit paid to any prior lessor.

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

Agreement.30.4 Self-executing. The agreements contained in this Paragraph 30 shall be effective without the execution or any
further documents; provided, however, that, upon written request from Lessor or a Lender in connection with a sale, financing or
refinancing of the Premises, Lessee and Lessor shall execute such further writings as may be reasonably required to separately
document any subordination, attornment and/or Non-Disturbance Agreement provided for herein.
31. Attorneys' Fees. If any Party or Broker brings an action or proceeding involving the Premises whether founded in tort,
contract or equity, or to declare rights hereunder, the Prevailing Party {as hereafter defined} in any such proceeding, action, or appeal
thereon, shall be entiUed to reasonable attomeys' fees. Such fees may be awarded in the same suit or recovered in a separate suit,
whether or not such action or proceeding is pursued to decision or judgment. The term, "Prevailing Party" shall indude, without
limitation, a Party or Broker who substantially obtains or defeats the relief sought, as the case may be, whether by compromise,
settiement, judgement, or the abandonment by the other Party or Broker of its claim or defense. The attorneys' fees award shall not be
computed in accordance with any court fee schedule, but shall be such as to fully reimburse all attomeys' fees reasonably incurred. In
addition, Lessor shall be entitied to attomeys' fees, costs and expenses incurred in the preparation and service of notices of Default and
consultations in connection therewith, whether or not a legal action is subsequenUy commenced in connection with such Default or
resulting Breach ($200 is a reasonable minimum per occurrence for such services and consultation). {see Exhibit C #15}
32. Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premises at any
time, in the case of an emergency, and otherwise at reasonable times for the purpose of showing the same to prospective purchasers,
lenders, or tenants, and making such alterations, repairs, improvements or additions to the Premises as Lessor may deem necessary.
All such activities shall be without abatement of rent or liability to Lessee. Lessor may at any time place on the Premises any Ordinary
"For Sale" signs and Lessor may during the last 6 months of the term hereof place on the Premises any ordinary "For Lease" 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 Premises without Lessor's prior written
consent. Lessor shall not be obligated to exercise any standard of reasonableness in determining whether to permit an auction.
34. Signs. Except for ordinary "For Sublease" signs which may be placed only on the Premises, Lessee shall not place any sign
upon the Project without Lessor's prior written consent. All signs must comply with all Applicable Requirements. {see Exhibit G}
35. TennlnaUon; Merger. Unless specifically stated otherwise in writing by Lessor, the voluntary or other surrender of this Lease
by Lessee, the mutual termination or cancellation hereof, or a termination hereof by Lessor for Breach by Lessee, shall automatically
terminate any sublease or lesser estate in the Premises; provided, however, that Lessor may elect to continue anyone or all existing
subtenancies. Lessor's failure within 10 days following any such event to elect to the contrary by written notice to the holder of any such
lesser interest shall constitute Lessor's election to have such event constitute the termination of such interest.
36. Consents. Except as otherwise provided herain, wherever in this Lease the consent of a Party is required to an act by or for
the other Party, such consent shall not be unreasonably withheld or delayed. Lessor's actual reasonable costs and expenses Oncluding
but not limited to architects', attorneys', engineers' and other consultants' fees) incurred in the consideration of, or response to, a
request by Lessee for any Lessor consent, induding but not limited to consents to an assignment, a subletting or the presence or use of
a Hazardous Substance, shall be paid by Lessee upon receipt of an invoice and supporting documentation therefor. Lessor's consent
to any act, assignment or subletting shall not constitute an acknowledgment that no Default or Breach by Lessee of this Lease exists,
nor shall such consent be deemed a waiver of any then existing Default or Breach, except as may be otherwise specifically stated in
writing by Lessor at the time of such consent. The failure to specify herein any particular condition to Lessor's consent shall not
preclude the imposition by Lessor at the time of consent of such further or other conditions as are then reasonable with reference to the
particular matter for which consent is being given. In the event that either Party disagrees with any determination made by the other
hereunder and reasonably requests the reasons for such determination, the determining party shall fumish its reasons in writing and in
reasonable detail within 10 business days following such request.
37. Guarantor.37.1 Execution. The Guarantors, if any, shall each execute a guaranty in the form most recently published by the
American Industrial Real Estate Association, and each such Guarantor shall have the same obligations as Lessee under this Lease.

37.2 Default. It shall constitute a Default of the Lessee if any Guarantor fails or refuses, upon request to provide: (a)
evidence of the execution of the guaranty, including the authority of the party signing on Guarantors behalf to obligate Guarantor, and in
the case of a corporate Guarantor, a certified copy of a resolution of its board of directors authorizing the making of such guaranty, (b)
current financial statements, (c) an Estoppel Certificate, or (d) written confirmation that the guaranty is still in effect.
38. Quiet Possession. Subject to payment by Lessee of the Rent and performance of all of the covenants, conditions and
provisions on Lessee's part to be observed and performed under this Lease, Lessee shall have quiet possession and quiet enjoyment

of the Premises during the term hereof.
39. Options. If Lessee is granted an option, as defined below, then the following provisions shall apply. (see Exhibit L, if any)

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

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

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

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

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

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

(c) M Option shall tenninate and be of no further force or effect, notwithstanding Lessee's due and timely
exercise of the Option, if, after such exercise and prior to the commencement of the extended term, (i) Lessee fails to pay Rent for a
period of 30 days after such Rent becomes due (without any necessity of Lessor to give notice thereof), (ii) Lessor gives to Lessee 3 or
more notices of separate Default during any 12 month period, whether or not the Defaults are cured, or (iii) if Lessee commits a Breach

of this Lease.40. Security Measures. Lessee hereby acknowledges that the Rent payable to Lessor hereunder does not include the cost of
guard service or other security measures. and that Lessor shall have no obligation whatsoever to provide same. Lessee assumes all
responsibility for the protection of the Premises, Lessee, its agents and invitees and their property from the acts of third parties.
41. Reservations. Lessor reserves the right, (i) to grant, without the consent or joinder of Lessee, such easements, rights and
dedications that Lessor deems necessary, (ii) to cause the recordation of parcel maps and restrictions, and (iii) to create and/or install
new utility raceways, so long as such easements, rights dedications, maps, restrictions, and utility raceways do not unreasonably
interfere with the use of the Premises by Lessee. Lessee agrees to sign any documents reasonably requested by Lessor to effectuate

such rights.42. Performance Under Protest If at any time a dispute shall arise as to any amount or sum of money to be paid by one Party to
the other under the provisions hereof, the Party against whom the obligation to pay the money is asserted shall have the right to make
Payment "under protest" and such payment shall not be regarded as a voluntary payment and there shall survive the right on the part of
said Party to institute suit for recovery of such sum. If it shall be adjudged that there was no legal obligation on the part of said Party to
pay such sum or any part thereof, said Party shall be entitled to recover such sum or so much thereof as it was not legally required to

pay.43. Authority. If either Party hereto is a corporation. trust, limited liability company. partnership, or similar entity, each individual
executing this Lease on behalf of such entity represents and warrants that he or she is duty authorized to execute and deliver this
Lease an its behalf. Each party shall, within 30 days after request, deliver to the other party satisfactory evidence of such authority.
44. Conflict. My conflict between the printed provisions of this Lease and the typewritten or handwritten provisions shall be
controlled by the typewritten or handwritten provisions. (see Exhibit C #13)
45. Offer. Preparation of this Lease by either party or their agent and submission of same to the other Party shall not be deemed
an offer to lease to the other Party. This Lease is not intended to be binding until executed and delivered by all Parties hereto.
46. Amendments. This Lease may be modified only in writing, signed by the Parties in interest at the time of the modification. As
long as they do not materially change Lessee's obligations hereunder, Lessee agrees to make such reasonable non-monetary
modifications to this Lease as may be reasonably required by a Lender in connection with the obtaining of normal financing or

refinancing of the Premises.47. Multiple Parties. If more than one person or entity is named herein as either Lessor or Lessee, such multiple Parties shall
have joint and several responsibility to comply with the terms of this Lease.
48. Waiver of Jury Trial. The Parties hereby waive their respective rights to trial by jury in any action or proceeding involVing the

Property or arising out of this Agreement
49. Mediation and Arbitration of Disputes. M 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 CONTAlNED
HEREIN, AND BY THE EXECUTION OF THIS LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE
PARTIES HEREBY AGREE THAT, AT THE TIME THIS LEASE IS EXECUTED, THE TERMS OF THIS LEASE ARE COMMERCIALLY
REASONABLE AND EFFECTUATE THE INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT TO THE PREMISES.

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE 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 PRESENCE OF HAZARDOUS SUBSTANCES,
THE ZONING OF THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING
SYSTEMS, COMPLIANCE WITH THE AMERICANS WITH DISABILITIES 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 hereto have executed this lease at the place and on the dates specified above their respective signatures.

~~~~I~.~C\~..
By LESSEE:

Aarrow Sign Spinners LLC

By:_.".....,-----,,-----------------Name Printed: _

Title: _--=-=-,.."....,....,...--:-=-:---:-=-=-:-----------
Address: 990 Highland Drive #200

Solana Beach. CA 92075

a California Limited Liabilit Com an

4625 Santa Cruz Avenue
San Diego CA 92107

Telephone: ( 858 )_..!.7;z,92~.7Li580!!!0 _
Facsimile: ( 858 ),_~72.92=_-:L.7~834=_ _
FederallD No., _

Telephone: (619) 325-9428
Facsimile: ( ) _
FederallD No. _

These forms are often modified to meet changing requirements of law and needs of the industry. Always write or call to make sure you
are utilizing the most current form: American Industrial Real Estate Association, 700 South Flower Street, Suite 600, Los Mgeles, CA

90017. (213) 687-8777.

©Copyright 199B-By American industrial Real Estate Association.
All rights reserved,

No part of these works may be reproduced in any form without permission in writing.
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TENANTS SHALL FURNISH:

1. Its personal and corporate (if applicable) financial statements.
2. Completed Landlord furnished credit information forms.
3. Letter of reference from Tenant's bank.
4. If a corporation. Its duly Authorlzed Corporate Resolution notifying the Lease.

(SEE Exhibit C Item #11)

PAGE 15
© 1995-Amel1can Industrial Real Estate Association



EXHIBIT A

LEGAL DESCRIPTION & SITE PLAN
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EXHIBIT A-1 TO LEASE (SUBLEASE)

MINIMUM STANDARD SUBLEASE CONDITIONS

(1) ASSIGNMENT AND SUBLEASING: Sublessee, shall not assign this lease or sublet the premises
or any part thereof without the prior written consent of Lessee and the City of San Diego,
hereinafter, ·City." An assignment by operation of law shall automatically terminate this lease.

(2) HOLD HARMLESS: Sublessee shall assume the defense of, indemnify and save harmless Lessee
and City 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 leased premises or from any act or
omission of Sublessee, its agents and invitees.

(3) INSURANCE: Sublessee shall be insured by an insurance carrier acceptable to the Lessee and
City against loss from public liability arising from the use or condition of or operation conducted on
the leased premises. Minimum coverage shall be as set forth in Section 8.2 of the body of the
sublease and Section 8 of Exhibit C to the sublease 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, altered or canceled without 30 days prior
written notice to the. City by the insurance company,

(4) LEGAL PROCEEDINGS: Should it become necessary to Lessee or City to commence legal
Proceedings to collect rent. to recover possessions or enforce any other provision of this lease,
Sublessee agrees that the prevailing party shall be entitled to all legal costs in connection
therewith, including a reasonable sum as attorney's fees

(5) SUBORDINATION: This agreement is in effect a sublease of a portion of the premises covered by
that Flat Rate Lease filed in the Office of the San Diego City Cieri< on October 25, 1978, as
Document No. 764812, as amended between the sublessor herein and the City of San Diego- This
sublease is subject and subordinated to the covenants and conditions of said Lease Agreement
notwithstanding any provision hereto contrary to or in conflict with said agreement.

(6) The property is subject to a City of San Diego ground lease mentioned hereinabove and lies with in
the recently formed North Bay Redevelopment Area. The property will be redeveloped sometime in
the future- Accordingly, Landlord 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 the city land lease agreements there under

LESSOR'S INITIAL LESSEE'S INITiAlS
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EXHIBITB

DEMISED PREMISES PLAN (IF AVAIlABLE)
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EXHIBITC
Page 1 of3

Addendum to Commercial/Industrial Multi-Tenant Lease

1. Early Possession: With early move-in of Lessee, Lessee may not interfere with any tenant improvements needed to be done by
Lessor. Additionally. M.C. Strauss Company is not responsible for loss, theft, or damage of any of Lessee's property should Lessee
desire to move-in prior to commencement of Lease Term.

2. Term Adjustment If the Commencement Date is other than the first day of a calendar month, the Term shall be deemed to
have commenced on the first day of the next succeeding month.

3. Modified Common Area Operating Expenses: Lessor shall pay Tenant's portion of common area maintenance, taxes,and

insurance.
a. "Operating Costs" means all costs reasonably incurred by Lessor in accordance with generally accepted accounting principles,

and fairly allocable to the applicable Calendar Year which relate to, or are fairly allocable to, the ownership and operation of
the Common Areas. Lessor shall pay tenant's portion of common area maintenance, taxes and Insurance.

b. Periodic painting of the building exterior and common areas shall be included as a common area 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.

c, The common area definition shall also include lighting facilities, sewer, water, gas, electric, phone and other utility lines, storm
drains, roads and approaches servicing the Center generally; and any other items that Lessor deems necessary and

appropriate.
d. Replacement costs, defined as that which cannot be repaired other than at a cost 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 sixtieth (~) of the cost each month of the Lease term and extension thereto.

4. Utilities: 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 its subtenants, licensees or
concessionaries, provided, however, if any such services or utilities shall be billed to Lessor and not separately metered to the Demised
Premises the mount thereof shall be prorated and Lessee shall pay to Lessor upon demand as additional rental hereunder an amount
equal to that proportion of the total charges therefore which the number of square feet of Gross Floor Area in the Demised Premises
bears to the total number of square feet of gross floor area of stores then rented as of the date of the utility bill served in the area and/or
buildings covered by such combined charges. With respect to gas and electric service, which is not separately metered, Lessor may, at
Lessor's option, in lieu of prorating on the fore-going basis, determine the amount of use of such services by Lessee on the basis of
Lessee's estimated usage as determined by the utility company servicing the Demised Premises, or, if such company ceases proViding
such service. by a qualified electrical contractor selected by Lessor. Water is furnished to the part of the Common Area via as is central
meter. Accordingly, Lessee will pay Lessor a flat charge of (per Section 1.7 (dll a month for its share of the water for its
premises. Water charges may be reevaluated and increased by Lessor based on the use of the premises especially due to the number
of patrons of and Lessee's business use. Lessor may require a high water user such as a restaurant or beauty parlor to install a
separate meter or if the cost is prohibitive, to install an inline meter at Lessee's expense to be able to determine Lessee's fair share for

any excess use.

5. Continuous Operations: Lessee shall keep the Demised Premises open for business during all hours customarily maintained by
business similar to Lessee's business in the trading area in which the Demised Premises are located. At all such times Lessee shall
have upon the Demised Premises a sufficient number of employees and a sufficient stock of merchandise to adequately serve the
patrons thereof or render the services offered. A business holiday of more than 30 days of consecutive closing in anyone year shall be

considered a default.

6. Locks: Should Lessee change the locks on their suite, Lessee must furnish Lessor with a copy of the new key which is for the
protection 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 painting necessary to restore Premises to a releasable condition. Additionally, Tenant will be charged for repainting rear access
doors, repairing store front doors, rekeying locks to the master system and removing alarm systems or personal property and/or debris,

etc, upon Lease termination,

8. Insurance: Lessor's appropriate liability insurance coverage is $3,000,000. Therefore, Paragraph 8.1 and/or Paragraph 8.2 is
amended to increase the ceiling to $3,000,000 and Lessee shall reimburse Lessor for its portion accordingly.

9. Assignment and Subletting:
(This is in addition to lease language and prevails in the event of conflict.)

a. Consent to Assignment or Subletting shall not be unreasonably withheld: Subject to a compatible and noncompetitive business
use with respect to the other businesses in the Center and sufficient financial statement and credit record of assignee and reasonable
experience in conducting the intended business, Lessor's consent to assign or sublet this Lease shall not be unreasonably withheld
provided however, that Lease shall not be in default and/or if Lessee shall have, previously breached or otherwise failed to perform
under this Lease since its inception, and Lessee did not cure that breach, Lessor, at its sole discretion, may declare this
SUb-paragraph null and void. Any increase in rents shall become the property of the Lessor. Any such assignment or subleasing even
with the approval of the Lessor, shall not relieve the Lessee from liabilily for payment of the rental herein provided or from the obligation
to keep and be bound by the terms, conditions and covenants of this Lease.

b. Assignment or Transfer to a Corporation: Notwithstanding anything to the contrary set forth herein, Lessee may assign this
Lease, without the consent of Lessor, to a corporation or other entity not less than fifty percent (50%) of the voting stock or controlling
interest of which is owned by Lessee; provided that Lessee shaD at all times remain liable for performance hereunder, and provided,
further, that any transfer by Lessee of the controlling stock or interest in such corporation or other entity shall be a prohibited

assignment hereunder.

c. Consent to be in writing: Lessee shall not assign, mortgage, pledge, hypothecate or encumber this lease or the leasehold
interest created hereby or any interest herein or sublet the Demised Premises or any portion thereof, or license the 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 available to the Lessor at the time of any proposed assignment or subletting, Lessor expressly reserves the right to adjust the
Guaranteed Minimum Monthly Rental to an amount derived by multiplying said guaranteed minimum monthly rental times a number
equal to the percentage by which the Bureau of Labor Statistics, United States Department of Labor for Los Angeles-Riverside-orange
County under the heading of "All Items" for "All Urban Consumers" for the month in which the date of such assignment or SUbletting
occurs has increased over the same Cost of Living Index figure for the month in which the Commencement Date under this Lease
occurs (i.e., if the percentage of such increase is thirty percent (30%), then the guaranteed minimum monthly rental will be multiplied
times 130%). Tenant agrees to pay Lessor an administrative fee of $500 and to reimburse Lessor for Lessor's reasonable attorney fees
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incurred in conjunction with the processing and documentation of any such requested transfer, assignment, subletting, licensing or
concession agreement

10. Broker's Fee:
a. All Broker's fees as referred to in the Lease and Lease addendums shall be by separate agreement pursuant to a schedule to

be agreed upon by Owner and Broker.
b. However, it is understood and agreed that no commissions shall be paid on option exercises, or renewals, or expansions that

unless at the Invitation of the Owner first had obtained in writing.

11. Lessee's Financial Information: Lessee will furnish financial statements which shall be subject to Lessor's approval and shall
reimburse Lessor $35 if Lessor obtains a credit report. Lessee also agrees to deliver to Lessor a resume of its business experience and
a completed Lessor's "Credit Information" form. The Lease is contingent upon Lessor's review and approval to its sale satisfaction of
Lessee's qualiflcations to 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 between the parties concerning the time of actual completion of Lessor's Work or
Lessee's Work or any claimed excuse for delay in performance or non-performance thereof or whether such work has been adequately
performed in a good and workmanlike 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. Deletion: Wherever in this Lease a Section or Subsection is preceded by the word "Deleted" or ··Deleted," such Section or
Subseclion is deleted from this Lease in its entirety and is of no force or effect.

14. Attorney's Fees: The Lessor is entitled to attorney's fees or costs for the enforcement of the lease regardless of whether an action
is filed, said fees and costs to be considered additional rent.

15. Lease Incentives: If Tenant is in default under this Lease at any time during the Term and without limiting the foregoing, if Landlord
has given Tenant any lease 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 leasing commissions
then the incentives will terminate and Landlord may recover from Tenant the value of all such Incentives received by Tenant in addition
to all other damages recoverable by Landlord pursuant to the provisions of this Lease.

16. Confidentiality: Lessee shall keep the content and all copies of this Lease 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 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 honor the confidentiality provisions hereto, except as may be required by Law or court proceedings.

17. Substitute Premises: Lessor shall have the right from time to time during the term of this lease to relocate the Premises within the
Project on the following terms and conditions: (i) the square footage of the substitute premise ("SUbstitute Premises") are equal to the
square footage of the Premises (SUbject to a variation of up to fifteen percent (15%) in the square footage of the Substitute Premises,
provided that the amount of rent payable under this lease is not thereby increased); (ii) Lessor shall pay the cost of providing Lessee
Improvements (defined below) in the Substitute Premises substantially comparable to the Tenant Improvements in the Premises; (iii)
Lessor shall pay the expenses directly related to and reasonably incurred by Lessee in connection with such relocation to the Substitute
Premises; and Ov) Lessor shall nol be liable for (a) any loss of business or good will, or (b) any damage to Lessee's Property or other
personal property relocated, unless caused by Lessor or irs employees gross negligence or willful misconduct. Lessor shall deliver to
Lessee written notices of Lessor's election to relocate the Premises specifying the new location at least thirty (30) days prior to the date
the relocation is to be effective. If the relocation of the Premises is unacceptable to Lessee, then Lessee may terminate this lease
during a period of thirty (30) days after receipt of Lessor's notice to relocate, by delivering written notice to Lessor within the thirty (30)
day period. Such notice of termination shall be effective upon receipl thereof by Lessor. If Lessee elects to terminate this Lease
pursuant to this section, then the parties shall be discharged from all obligations hereunder, other than those that have accrued prior to
the actual date of Lessee's termination of this Lease or which specifically survive the termination of this Lease and Lessee shall be
granted a reasonable period of tenancy in order to relocate to suitable premises.

[THIS PAGE INTENTIONALLY LEFT BLA.NK)
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A. Lessee is responsible for sending rent payments on the first of the month to:

MCS Sports Arena Business Park, LLC
Dba: M.C. Strauss Company
990 Highland Drive, Suite 200
Solana Beach. CA 92075

B. For any questions or building management problems, call:

MC Strauss Company
Attn: Lesley Jackson
990 Highland Drive. Suite 200
Solana Beach, CA 92075
Phone: 858-792·7500; Fax: 858-792-7834

C. Required Personal Data:/'ll t'\ S c: ,L r: I... A .,........" /.f1 a.d, , 01
Lessee's Home Address: -v'o 0' ~\..... '-'I ve \J-..':> ~ vr -I

Home PhonEC,,'\ 3P"S :3",,~e:;; Home Fax: _

In case of emergency: ~ ~'bu\-
Address:,,.....-_..,...,~_.,--= __ -rr- _

PhoneCi,O\ 3~<; ~\q<i Fax: _

Next of Kin (Name):, _
Address:. ---",..- _

Phone:. Fax: _

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

LESSOR'S INITIALS:

~ .....IA_L_S_:__
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EXHIBITD

TENANT IMPROVEMENTS AND ACCEPTANCE OF PREMISES

Scope of Lessor's Work

Lessor shall provide Lessee, at the sole cost and expense of Lessor, the following "standard" improvements as follows:

1. Lessor has completed construction of the Demised Premises and Lessee acknowledges that the Demised Premises are being
leased in "as is" condition and that Lessee has inspected same and the Demised Premises are in satisfactory condition.

Lessor shall make the following Improvements to the Premises:

a. Deliver possession of the space in a clean condition

b. Warrant the electrical, doors, plumbing, windows, and HVAC system and ensure that they are in good working condition prior
to Lease commencement

Scope of Lessee's Work

All improvements desired by Lessee, shall be considered "Non-standard" and shall be at the sole cost and expense of Lessee

including, but not limited to :

1. Permits, Plans, and supervision for any Tenant improvements.

2. Lessor grants permission to Lessee to install necessary and/or required improvements or modifications, subject to Lessor's prior
written approval, to accommodate Lessee's intended business use, at Lessee's sole cost and expense, and in accordance with any and
all govemmental requirements including the obtaining of any required permits for the Demised Premises and said business.
Perform any and all additional work required to complete the Premises to a condition customary and ready for the normal operation of
Lessee's business. Lessee shall be responsible to pay for any additional water, and/or sewer impact fees if imposed due to the nature

of Lessee's business or use of Premises.

Within thirty PO) days following the execution of the Lease, Lessee, at Lessee's sole cost and expense, shall deliver to Lessor
a fully dimensioned l4-inch scale set of plans. Said plans shall show all storefronts, interior partitions, fixtures, lighting, electrical
outlets, plumbing (including fixtures), floor coverings, ceiling and other improvements that Lessee wishes to construct and install upon
Premises. Said plans shall be subject to Lessor's approval prior to start of any work by Lessee or his contractors, which shall not be
unreasonably withheld, which shall thereafter be called "Lessee Plans Approved for Construction." Should Lessee fail to deliver 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 effect to Lessee, terminate this Lease.

No changes, modifications or alterations to Lessee Plans Approved for Construction may be made without the written consent
of Lessor. Any additional costs, including any increased fees which Lessor may be required to Pay for architectural, engineering and/or
other similar services arising by reason of any subsequent change to Lessee Plans Approved for Construction made at the request of
Lessee, shall be at the sole cost and expense of Lessee and shall be paid by Lessee to Lessor before the performance of the work

requested by Lessee.

All of Lessee's work and improvements shall be performed by Lessee, at Lessee's sole cost and expense except as outlined
above and pursuant to the plans and specifications approved by Lessor. It is understood that the approval of Lessor shall in no manner
relieve Lessee of Lessee's obligation to obtain, at Lessee's sole cost and expense, all necessary and appropriate permits from all
applicable governmental or public agencies for the construction of Lessee's improvements, installation of Lessee's personal property
and the operation of Lessee's business at Premises.

Upon delivery of Premises to the Lessee, Lessee shall immediately and diligently proceed to install Lessee's Work as
described in Lessee's Plans Approved for Construction at Lessee's sole cost and expense without interfering with other work being
done, if any, in the building or shopping center.

All work done by Lessee shall be done by a licensed contractor and in compliance with all rules and regulations required by
local building authorities, Lessor or his agents and in accordance with all uniform building codes as dictated by state, federal and local

requirements.

Upon final completion of Lessee's Work, Lessee shall fumish Lessor with all certificates, approvals and permits "signed off' by
local governmental bUilding inspector, that were required to complete Lessee's Work. Lessor shall not be responsible for any loss or
damage to Lessee's improvements/property that is installed or left on Premises.

Lessee's entry upon Premises prior to commencement of the Term of this Lease shall be subject to all provisions of this Lease
other than payment of rent, At all times after such entry, Lessee shall maintain an insurance policy that complies with the provisions of
this Lease. The inability of Lessee to complete Lessee's Work in a timely manner and to a condition acceptable for conducting
business, through no fault of Lessor, shall not delay the Term Commencement or payment of rent.

Lessee hereby indemnifies and holds Lessor free and harmless from and against any and all claims, demands and liabilities,
including, but not limited to attorney costs, expenses and court costs, arising from or relating to Lessee's Work and improvements. It is
the intent of the parties that this indemnification shall survive the expiration or sooner termination of this Lease.
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LESSEE'S INITIALS:®,-LESSOR'S INITIALS:
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EXHIBITF

RENTADJUSTMENT(S)
ADDENDUM TO

STANDARD LEASE

Dated dmzd~ 1~gqf
By and B~een (lesoT)MCS Sports Arena Business Park. LLC

dba: M.C. Strauss Company

(Lessee) Aarrow Sign Spinners. LLC

Property Address: 3780 Hancock Street. Suite A
San Diego. CA 92110

Paragraph 1.5

A.. RENT ADJUSTMENTS:

The monthly rent for each month of the adjustment period(s) specified below shall be Increased using the methodes) indicated

below:

e I. 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 forth below.

Effective on February 1, 2017, the new Base Rental shall be as follows:

Year Two: $1,656.00 per month, plus $75.00 per month water/sewer fees = $1,731.00 per month.

B. NOnCE: Unless specified otherwise herein, notice at any escalations other than Fixed Rental Adjustment(s) shall be made as

specified in paragraph 23 of the attached Lease.

C. BROKER'S FEE: The Real Estate Brokers specified in paragraph 1.10 of the attached Lease shall be paid a Brokerage Fee
for each adjustement specified above In accordance with paragraph 15 of the attached Lease.

LESSEE'S INITIAL:

~-
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EXHIBITG

CENTER SIGN CRITERIA

The purpose of this sign criteria has been established for the intent of assuring an outstanding shopping center and mutual
benefit of all Lessee's. Conformance will be strictly enforced. Any Installed non-conforming or unapproved signs will be brought into

conformance at the expense of the Lessee.

A. Lessee shall be entitled to signage above the Premises. Signage shall be subject to City of San Diego and
Lessors prior written approval. All costs associated with the design, construction, installation, as welt as removal, shall be borne by
Lessee. Lessee shalt be required to remove all Lessee signage at the condusion of Lessee's occupancy of the Premises. Ground level
Lessee's shall be entitled to signage on the Center's pole sign at its expense and subject to availability.

B. General Requirements:

1. Lessee shall submit to the Lessor the exact sign specifications, copy and colors desired for Lessor's

approval from a Itcensed and experienced sign company. <

2. All approvals or disapprovals of sign submittals based on esthetics and design shall remain sole right of the

Lessor and local governing authorities.

3. Selected sign company wilt be responsible for obtaining all permits and sign Installation.

4. No exposed lamp, raceways, crossovers, conduit, conductors, transformers or similar devices shalt be

permitted.

5. All maintenance of sign age shall be the responsibility of the Lessee.

6. All signs shall be individually illuminated.

7. No audible, flashing or animated 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. Lessee's signs shall be designed and installed in a manner compatible with and complimentary to adjacent

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

11. All penetrations of the building structure required for sign installation shalt be sealed in a watertight condition
and shall be patched to match adjacent finish. At termination of lease when sign is removed, Lessee or its sign company shall patch

and paint and restore to "as was" condition.

12. No advertising placards, banners, pennants, names, Insignias or other descriptive material shalt be affixed
or maintained upon the glass pane supports of the show windows and doors or upon the exterior walts of building without the prior

written approval of Lessor.

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

14. Letter height restrictions:

a. One line of copy with the letter and logo height not to exceed 24 inches or to be less than 10

inches. Allowable, sign fascia coverage not to exceed seventy-five percent (75) of store frontage.
b. Twe lines of copy will be allowed with the overall height of the two lines of letters not to exceed 30

inches with a maximum height of the letters not to exceed 18 inches or to be less than 16 inches.

15. Designs submitted for the City/County approval must follow the following guidelines:

a. Drawings of elevations and sign with all measurements to scale.
b. Plot plan and legal description (plans to scale).
c. Sections drawings of sign and fascia showing construction and electrical details.
d. Color of plastic faces and logos.
e. Color of neon, size and intensity.
f. Letter style selection

16. Lessee is granted permission by Lessor to instalt a temporary sign banner at its expense above the

premises while signs are being fabricated.

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

LESSEE'S INITIALS:

@;)I----LESSOR'S INITIALS:
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EXHIBITH

SPECIAL USE OF PREMISES CLAUSE

A. Uses Of Premises:

Lessee shall occupy and use the premises solely for the operation of general office use pertaining to a marketing/sign company, and for

no other purpose or use.

Lessee specifically acknowledges and agrees, by initialing below, that it will not at any time sell, store, use, grow or distribute in any
form, any form of Cannabis, including but not limited to marijuana, HEMP, or ditch weed, or any such variety of same or any new variety
of same or anything similar to same from or in the Premises or the Project. Lessee agrees that a violation of this paragraph will be a
default under the Lease for which there is no cure period and that, therefore, Lessor may immediately terminate this Lease with twenty
four (24) hours' notice to Lessee. Lessee further agrees that if Lessee violates this paragraph, Lessee shall pay to Lessor a fine of Five

~ ""'00.00) per day for .... "" or partial "" that the vlolation continues ... Lessor reg"M """"P,,," of the

LESSEE'S INITIALS:

~-
LESSOR'S INI I
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EXHIBIT J

GUARANTY OF LEASE

r-us GUARANlY 01' LEASE rG",~""" __ as of ~ et5 .zots •• executed by Aarrow,

Inc. ("Guarantor"), with reference to the following facts:

RECITALS

A. MCS Sports Arena Business Park, LLC dba: M.C. Strauss Company, ("Lessor"), and Aarrow Sign Spinners, LLC, ("Lessee")
have agreed to enter into that certain Lease ("Lease''), dated the same date as this Guaranty, covering Premises described therein,

located in the City of San Diego, County of San Diego, State of California.
B. Lessor requires, as a condition to its execution of the Lease, that Guarantor guarantee the full performance of the obligations

of Lessee thereunder.
C. Guarantor is willing to execute this Guaranty for the benefit of Lessor and as a material inducement to Lessor to enter Into the

Lease.

GUARANTY

NOW, THEREFORE, in order to induce Lessor to enter into the Lease, Guarantor agrees as follows:

1. Guarantor's Obligations. Guarantor hereby unconditional guarantees the full and timely performance of each and every
obligation to be kept and performed by the Lessee pursuant to the terms of the Lease ("Lease Obligations") in accordance with the
terms of and at the time and place specified therein, including, but not limited to, the payment of all rents and other charges accruing

pursuant thereto.2. Tenn. This Guaranty shall continue for the term of the Lease and any extension or renewal thereof. If the Lease terminates
and Lessor has any rights which Lessor may enforce against Lessee after termination, Lessor may also enforce such rights against

Guarantor.3. Primary Liability. The Lease Obligations guaranteed by Guarantor under this Guaranty shall be primary and independent of
the obligations of Lessee under the Lease. Lessor may bring a separate action or actions against Guarantor hereon and such actions
may be brought either in conjunction with actions against Lessee or against Lessee directly, regardless of whether Lessor has
commenced any action or obtained any judgment against Lessee. If Lessee defaults under the Lease, Lessor may proceed directly
against Guarantor, without having commenced any action or obtained any judgment against Lessee, and without applying any property
of Lessee (or any other person), if any; held by Lessor as security for the performance of the Lease Obligations. The liability of
Guarantor hereunder shall not be released, diminished, or extingUished by Lessor's failure or delay in enforcing any of its rights.
4. ContinuatIon; No Release. This Guaranty shall continue in favor of Lessor notwithstanding any modification, alteration,
extension or renewal of the Lease entered into by the parties thereto, or their successors or assigns, and notwithstanding any
assignment of the Lease, with or without the consent of Lessor. No such modification, alteration, extension, renewal or assignment shall
affect this Guaranty or in any way release, diminish, or extinguish the liability of Guarantor hereunder.
5. Assignment. Lessor may, with notice to Guarantor, assign this Guaranty In whole, or In part in connection with any transfer of
any interest in the Lease or the Premises, and no such assignment or transfer shall release, diminish, or extinguish or otherwise affect
the liability of Guarantor hereunder. In such event the benefits of this Guaranty shall inure to the benefit of Lessor's successors and

assigns.6. Security. Guarantor authorizes Lessor, without further notice or demand and without affecting the liability of Guarantor
hereunder, from time to time, to: (a) take and hold security (including the Security Deposit and any security filing consented to by
Lessee) (the 'Security") (if any) for performance of the Lease Obligations and exchange, enforce, waive or release any such Security;
(b) apply such Security in whole or in part and direct the order or manner of sale thereof as Lessor, in Lessor's discretion, may
determine; and (c) proceed against Lessee or proceed against and exhaust such Security held from Lessee; the provisions of this
paragraph shall constitute a waiver of Guarantor's right to claim exoneration from the Lease Obligations for the foregoing actions.

7. Events of Insolvency.
7.1. Defined. The term "Event of Insolvency" shall mean any of the following:

(a) Lessee becomes insolvent or is adjudicated a bankrupt;
(b) Lessee files a petition for reorganization, arrangement or similar relief under any present or future provisions

of the Federal Bankruptcy Code, or any other state or federal statute for tile relief of debtors or any similar law:
(c) A court approves a petition filed against Lessee by its creditors for reorganiZation, arrangement or similar

relief under any present or future provision of tile Federal Bankruptcy Code, or any other state or federal statute for the relief of debtors

or any other similar law;
(d) Lessee seeks a judicial readjustment of the rights of its creditors under any present or Mure federal or state

law; or (e) A receiver of all or part of Lessee's property and assets is appointed by any state or federal court.
7.2 Effect. This Guaranty shall in full force and effect, notwithstanding the occurrence of any Event of Insolvency

affecting Lessee, or any successor or assignee of Lessee, or in the event of any disaffirmance, or abandonment by a trustee of Lessee,
or in the event that the Lease is terminated, rejected or modified in the course of any proceeding relating to an Event of Insolvency. To
the extent necessary to effectuate the purpose of this Guaranty, Guarantor hereby assigns to Lessor any rights Guarantor may have to
file a claim and proof of daim in any bankruptcy or similar proceeding of Lessee any awards or payments thereon to which Guarantor
would otherwise be entitled. to the extent of any unsatisfied Lease Obligations.
8. Waiver of Defenses. Guarantor waives any defense Guarantor may acquire by reason of Lessor's
election of any remedy against Guarantor or Lessee, or both. In addition, Guarantor waives any defense arising by reason of any
disability or other defense of Lessee, inclUding, without limitation, any defense based upon: (a) invalidity of the Lease (b) any lack of
authority of the officers, directors, partners or agents acting or purporting to act on behalf of Lessee or any principal of Lessee; or (c) by
reason of the cessation from any cause whatsoever of the liability of Lessee other than full performance and discharge of the Lease

Obligations.
9. Waiver of Rights. Guarantor waives the right to require Lessor: (a) to proceed against Lessee or any successor of Lessee;
and (b) to pursue any other remedy in Lessor's power. Guarantor expressly waives the provisions of the Califomia and/or Arizona Civil
Code, which grants a surety certain rights to require a creditor to pursue altemative remedies before proceeding against a surety.
10. Subrogation. Until the Lease Obligations shall have been performed In full, Guarantor shall have no right of subrogation and
waive any right to enforce any remedy which Lessor now has or may hereafter have against Lessee. Guarantor waives any right to
participate in any security now or hereafter held by Lessor.
11. Successive Demands. Guarantor's liability shall extend to each and every payment to be made by Lessee and any additional
Lease Obligation to be performed or observed by Lessee. Successive demands may be made upon, and successive actions for the
enforcement of such demands may be brought against Guarantor upon successive defaults by Lessee and the enforcement of this
Guaranty against Guarantor with respect to any Lease Obligation shall not operate to exhaust this Guaranty or operate as a waiver of
the right to proceed under this Guaranty with respect to any future default or defaults.

12. General Provisions.
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12.1 Attorney's Fees. Guarantor agrees to pay all costs and other expenses, including reasonable attorneys' fees and
court costs, paid or incurred by lessor in enforcing or attempting to enforce this Guaranty or the obligations guaranteed hereby,
Guarantor Is obligated as to attorney's fees and costs pursuant to Paragraphs 31 and 37.1 of the lease, as to the obligations under the
lease and the Guaranty, and the provision in the Addendum as to attorneys fees made applicable here to the lease and the Guaranty.

12.2 Governing Law. This Guaranty shall be enforceable by lessor in accordance with the laws of the
State of California and shall be construed in accordance therewith.

12.3 InteresL Interest shall accrue on all accounts which are not paid by Guarantor when due under the lease, from the
date due until due date paid by Guarantor, at the interest rate specified in the lease, but not to exceed the maximum legal rate of

interest. 12.4 Joint and Several. If Guarantor is more than one person, each person's obligations hereunder are joint and several
and are independent of lessee's obligations. lessor may bring a separate action against any Guarantor whether the action is brought
against any other Guarantor, or whether any other Guarantor is joined in the action.

12.5 Modification. This Guaranty may not be amended, modified. released, or terminated except by a written instrument

executed by Guarantor and lessor,12.6 Severability. If any of Guarantor's obligations hereunder shall be held to be unenforceable, the remainder of this
Guaranty and its application to all obligations other than those with respect to which is held unenforceable shall not be affected thereby

and shall remain in full and effect.12.7 Successors. The terms and provisions of this Guaranty shall be binding upon and inure to the benefit of the

respective successors and assigns of the parties hereto.

IN WITNESS WHEREOF, the undersigned has executed this guaranty of lease as of tile date first written above.

GUARANTOR: AARROW, INC.
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EXHIBITK

MEMORANDUM
CERTIFICATE

This memorandum is made of ~~ ~i7?f ,2016, with reference to that certain Lease Agreement
(hereinafter referred to as the "Lease") dl\&!bY~II}(ii;eMCS Sports Arena Business Park, LLC (successor in interest to: Strauss
Family Trust UDT 6/5/92) dba: M.C. Strauss Company, as "Lessor" therein, and Aarrow Sign Spinners, LLC, a California Limited

Liability Company, as "Lessee."

The undersigned, as Lessee under said Lease, hereby confirms the following:

1. The Lessee accepted possession of the Demised Premises (as described in said Lease) on -..,...--..,...-;--:---:------
and acknowledges that the premises are as represented by Lessor and in good order, condition and repair; and that the improvements,
if any, required to be constructed for and/or furnished to Lessee by Lessor under said Lease have been so constructed and/or furnished
and are satisfactorily completed in all respects.

2. That all conditions of said Lease to be performed by Lessor prerequisite to the full effectiveness of said Lease have been
satisfied and that Lessor has fulfilled all of its duties of an inducement nature.

3. That in accordance with the provisions of Paragraph 4 of said Lease die Commencement Date (as the phrase
"Commencement Date" is defined in said Lease) of the term is and that, unless sooner terminated,
the original term thereof expires on _

4. That said Lease (as amended, if amended) is in full force and effect and that the same represents the entire agreement
between Lessor and Lessee concerning said Lease.

5. That there are no existing defenses which Lessee has against the enforcement of said Lease by Lessor, and no offsets or
credits against rentals except as may be expressly provided in said Lease.

6. That the minimum rental obligation of said Lease is presently in effect and that all rentals, charges and other obligations on
the part of Lessee undersaid Lease commenced to accrue on. _

7. That the undersigned Lessee has no notice of any prior assignment, hypothecation or pledge of said Lease or of the rents

thereunder.

LESSOR:
MCS SPORTS ARENA BUSINESS PARK, LLC
DBA: M.C. STRAUSS COMPANY

LESSEE:
AARROW SIGN SPINNERS, LLC
A CALIFORNIA LIMITED LIABILITY COMPANY

ITS: _

BY: _

This "Memorandum" is hereby approved in form and shall be completed (if necessary) pursuant with Paragraph 4-A of The Lease and
incorporated as part of The Lease.

LESSEE'S INITIALS:

~

LESSOR'S INITIALS:
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ExhibitN

SPORTS ARENA BUSINESS PARK

RULES AND REGULATIONS

J. Use of Prernises.

(a) All floor area, including vestibules, entrances and returns, doors, fixtures, windows and plate glass shall be

maintained in a safe, neat and clean condition.

(b) All trash, refuse and waste material shall be regularly removed from the premises of each occupant and
until removal shall be stored (i) in adequate containers, which containers shall be located so as not to be visible to the general public in
the Center; and (ii) so as not to constitute any health or fire hazard or nuisance to any occupant.

(c) No portion of the Premises or Center shall be used for lodging purposes.

(d) Neither sidewalks nor walkways shall be used to display, store or place any merchandise, equipment or

devices.

(e) No advertising medium, device, instrument or apparatus shall be utilized which can be heard or
experienced outside the Premises including, without limiting the generality of the foregoing, flashing lights, searchlights,
loudspeakers, phonographs, organs, radios, television or video monitors.

(f) No auction, fire, bankruptcy, or going-out-of-business sale shall be conducted in, at, or about the Center or
any portion or portions thereof, except pursuant to court order.

(g) No use shall be made of the Center or any portion or portions thereof which would (i) violate any law,
ordinance or regulation; (ii) constitute a nuisance; (iii) constitute a hazardous use; or (iv) violate, suspend; or void any policy or

policies of insurance.

(h) All occupants of the Center shall use their best efforts to cause all trucks servicing retail facilities within the
Center to load and unload prior to the hours of the Center opening for business to general public.

2. Conduct of Persons.

The following rules and regulations govern the use of roadways, walkways, the Center, parking areas and other cornmon

areas and facilities:

(a) No person shall use any roadway or walkway except as a means of egress from or ingress to any floor area
or parking area within the Center or adjacent public streets. Such use shall be in an orderly manner and in accordance with directional
or other signs or guides. Roadways shall not be used at a speed in excess often (lO) miles per hour or any lesser posted speed limit
and shall not be used for parking or stopping, except for the immediate loading or unloading of passengers. No walkways, hallways or
corridors shall be used for other than pedestrian travel.

(b) No person shall use any parking area, except for ingress and egress to and from the Center and for the
parking of motors vehicles during the period of time such person or the occupants of such vehicle are customers or business invitees of
the establishments within the Center. All motor vehicles shall be parked in an orderly manner within the painted lines defining the
individual parking places. During peak periods of business activity, limitations may be imposed as to the length of time for parking
use. Such limitations may be made in specified areas.

(c) No person shall use any utility area, truck court or other area reserved for use in connection with the
conduct of business, except for the specific purpose for which permission to use such area is given.

(d) No tenant, contractor, agent or employee of any business in the Center shall use any area for motor vehicle
parking, except the area or areas specifically designated by Landlord for employee parking and for the particular period of time such
use is to be made as determined, or as established by ordinance.

(e) Unless the following prohibitions are forbidden by law, no person shall, in or on any part of the common

areas:

(i) Vend, peddle, store, display, place or solicit orders for sales or distribution of any merchandise,
equipment, device, service, periodical, book, pamphlet or other matter whatsoever.

(ii) Exhibit any sign, placard, banner, notice or other written material; distribute any circular, booklet,
handbill, placard, or other material; solicit signatures or registration for membership in any organization, group or association or
contribution for any purpose; parade, rally, patrol, picket, demonstrate, or engage in any conduct that might tend to interfere with or
impede the use of any of the common areas by any person entitled to use the same, create a disturbance, attract attention or harass,
annoy, disparage or be detrimental to the interest of any of the retail establishments within the Center.

(iii) Throw, discard, or deposit any paper, glass or extraneous matter of any kind, except in designated

receptacles, or create litter or hazards of any kind.
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(iv) Use any sound-making device of any kind or create or produce in any manner noise or sound that

is annoying, unpleasant, or distasteful to occupants or invitees.

(vi) Deface, damage or demolish any sign, light standard or fixture, landscaping material or other
improvements within the Center, or the property of customers, business invitees or employees situated within the Center.

The listing of specific items as being prohibited is not intended to be exclusive, but to indicate in general the manner in which
the right to use the common areas solely as a means of access and convenience in shopping at the establishments in the Center is

limited and controIled.

3. Prohibited Operations and Nuisances.

No use or operation will be made, conducted or permitted on any part of the Center site, which use or operation is clearly
objectionable to the development or operation of the Center. Included among the uses or operations which are objectionable are uses
or operations which produce or are accompanied by the foIlowing characteristics, which list is not intended to be all inclusive:

(a) Any noise, litter, dust, dirt, odor or other activity which may constitute a public or private nuisance;

(b) Any unusual firing, explosive or other damaging or dangerous hazards (including the storage, display or

sale of explosives or fireworks);

(c) Any trailer court, mobile home park, labor camp,junkyard, stockyard or animal raising;

(d) The sale, distribution or growth of marijuana.

LESSEE'S INITIALS:

~-
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CITY OF SAN DIEGO

CONSENT TO SUBLEASE

THIS CONSENT TO SUBLEASE (Consent) is made by THE CITY OF SAN DIEGO, a
California municipal corporation (City), to be effective as of the later date that this Consent is
executed by City and approved by the San Diego City Attorney (Effective Date).

RECITALS

A. City and Kathryn Crake dba Triland Development Company were the original parties to that
certain Flat Rate Lease filed in the Office of the San Diego City Clerk on October 25, 1978,
as Document No. 764812 (Master Lease). Through a series of City-approved assignments,
MCS Sports Arena Business Park LLC (MCS) became the successor in interest to the Master
Lease and is the current lessee under the Master Lease (Lessee).

B. Lessee now desires to sublease a portion of its leasehold, consisting of approximately 2, I 00
rentable square feet of the premises located at 3770 Hancock Street, Suite A, to Wicked
Maine Lobster, LLC, a Maine Limited Liability Company (Sublessee).

C. Section IV.A.2 of the Master Lease requires that the Lessee obtain City's consent prior to
the sublease of any portion of Lessee's right, title or interest in the Master Lease.

NOW, THEREFORE, based on the foregoing recitals which are incorporated into this
Consent by this reference; City provides its consent subject to the following conditions:

1. In reliance upon Sublessee's written agreement to assume the rights and obligations
subleased and to keep and perform all covenants, conditions, and provisions of the Master
Lease which are applicable to the rights acquired, City hereby consents to Lessee's request
to sublease that certain portion, as set forth in Recital "B" above, of its right, title and interest
in and to the Master Lease to Sublessee in accordance with the permitted use stated in the
Master Lease .. By providing its Consent, City is merely consenting to Lessee's request to
sublease that certain portion of the Master Lease to the Sublessee, not approving the sublease
between Lessee and Sublessee. All terms and conditions of the Master Lease shall control
and supersede all provisions in any sublease executed between Lessee and Sublessee.

2. City does not release, discharge or modify Lessee's obligations to City under the Master
Lease.

3. This Consent does not constitute consent to any subsequent subleases.

4. Prior to the Effective Date of this Consent, Lessee must pay City any applicable processing
and or administrative fee(s) in the amount of Nine Hundred Ninety Dollars and No Cents
($990.00) for processing this Consent.
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5. City shall not be liable for any brokerage commission or finder's fee in connection with the
consummation of the sublease. Further, Lessee agrees to protect, defend, indemnify, and
hold City, its elected officials, officers, representatives, agents, and employees harmless from
and against any claim for any brokerage commission or finder's fee related to the
consummation of this Consent, and from and against any cost or expense (including without
limitation attorney fees) incurred by City in resisting any claim for any such brokerage
commission or finder's fee.

IN WITNESS WHEREOF, this Consent is executed by City acting by and through its Mayor,
or his designee.

Date: _6---.:.-d !v~/I(__

THE CITY OF SAN DIEGO, a California
municipal corporation

BY: Cyb,l, L~n, Directo<
Real Estate Assets Department

Environmental Analysis Section Environmental Clearance:

This Consent to Sublease is categorically exempt from CEQA pursuant to CEQA Guidelines
Section 15301 (Existing Facilities), ~

Date: ~ Signature: \ /\,~
Name: I\\'{'::> "- tv\\A-\o

\

Title:~~ 'i)iroAw P\"',"'<!iVlj DqJ"

Approved as to form this '?0 1\.- day

of Dc)rJber 2018.

MARA W. ELLIOT, City Attorney

BY: ~...-..--lL).
Marco A. Verdugo
Deputy City Attorney

H:lSharedlREADlFarstlStrauss Family TrustlConsent to Sublease-MCS Sports-WICKED LOBSTER /0.18.18
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·.fZ'[;jJJ CERTIFICATE OF LIABILITY INSURANCE r
DATILIMMIDDIYYYY)
0811712016

THlSeERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERllFlCATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POUCIES
BELOW. THIS CERTIRCATE OF .INSURANCE DOES NOT CONS'I1TUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZE!)
REPIWlENTATIVe OR PRODUCER, AND THE CERTIFICATE HOLDER.
IMPOltJ'ANT: If the certlfk:lIte holder Is sn ADDITIONAL INSURED, the poDcy(les) must hsve ADDITIONAL INSURED provisIons or be endorsed.
If SlJSROGATION IS WAIVED, sUbject to the terms and conditione Dr 1IIe policy, certain pollol.88 may require an endorsemenL A ellltament on
.......... do. "".""" .................. ,.. "'1_~""

PROPUCIlI AlYssa Wllc:ox
Heights Park Insurance Servloes , 'vI'. 619-432-2810 I r.'T.\ 0.1. 619·839·3684
3246 Adams Ave , a1vesal6lhelghtsDarklns.com
San DIego CA 92116 INSU""""" "FORDINGoove"GE! NAIC'

IINSURI!R".Scottsdale Insurance Company 41297
lr-.taURED W1c:ked Maine Lobster, LLC INSURERe: Technology Insurance Company 42376

51 Roaewood Dr INSUReR C I

Saoo ME 04072 INBU-I!IIp.
INSURllRB:

1''''uRI!II" ,
COVERAGES CER'I1FICATE NUMBER: REVISION NUMBER'

THIS III TO CERTIFY THAT TI-lE POUCIES OF INSURANCELISTED BELOW HAVE SEEN ISSUEDTO THE INBURED NAMED ABOVE FOR 'HE POUCY PERIOD
lNDlrAl'ED. NOTWITHSTANDING1'J'jYREQUIREMENT,TERM OR CONDITIONOF 1'J'jYCONTRACTOR OTHER DOCUMENTWITH RESPECTTO WHICH THIS
CERTll'lCATE MAY BE ISSUED OR MAY PERTAIN, THE INSURANCEAFFORDED BY THE POLICIES DESCRIBEDHEREIN IS SUBJECTTO ALL THE TERMS,
EXCLUBIONSAND CONDITIONSOF SUCHPOLICIfS, LIMITSSHOWNMAYHAilE BEENREDUCEDBYPAID CLIII~MS~';"""' ---1

'~~: 1Y~BOPlN.UIlANCB """LIllUB POUCTNUMBBR POll • ~ L1NI1B

A' ~ ~MMERClALGllNERALLlASILITY 1.1 CPS2350818 12111/2016 1211112016 ~CURIlEllCE ,.1,000.000
..... ~ etAlMS-MADS [Z] OCCUR ~ eel' 100,000

, MepEXP (l'.m/ Dn........ , • 6,000
peRSONAL&AOVINJURY s 1,000,000

~ fLAGG~~~ AP~ ~1iR:rz IIOUCV UJEOT ULOO
OT~ER:

EACH oocURRENoe

OENSRALAGGRPGATE .2,000,000
PRODUCTS.OOMPIOPAGG I 5 1,000,000

AIII1II4OBILEUASIWTV
r-- ANYAUTO
..... OWNED
'-- AUTOS 01>1.Y,-- ~EDr-- AUTOS Ollt. V

- SCIj!WLflO

- ~N-OWNED_ AUTOSONI. Y

BOOLYINJURY(per p"",") I
BOOIt.YINJURY(po, Dccklonl) I

UM.RELLAL~ IHocCUR

- exOesSI-lAB t C1.A1Ms-MAOE
DED I IRETEN110NS

I.AGGREGATE

B W_COMPBNBATION
ANDI!MPLOVERS'LIABIUTV
ANVPIlOPRIETORIPARTNflRIfXECUTWEOFFlCERIMEMBERElXCUJOeOO(_oyInNH) _
if_dosCt1b~under __ ...
OEsm'PTIONOFOPERAllONS"""'"

'--' TWC3543843
YIN ,~
[YJ NIA

0311812016 0311812017"",1'/,-'...II!~""""~IlIl!J.lU",:I--,I-,,,gJTtLHI_--+---'~~~--1
E,L.EACHACCIDeNT 11,000,000
E.L.DISEASE-EAEMPLOYEE$ 1,000,000
E.L,DISEASE-POtICYLlMIT 11,000,000

PIiSCRiIP11DNOF OPERAMNS J 1..00A'ncN8/ VSHIQLE8 {ACORD 101, AddlUonal Remarka 8<lhodult. may be attached If more .paa. Ie roqlllretQ

Location: 37'70 Hancock Sireot, Suite A, San Diego, CA 9211 0

Blanket AddllionBllnsured Endorsement applies to the Commercial General Uablllty Coverage, por the ettached.

CERTIFICATE HOLDER CANCELLATION

City of San Diego SHOULDANYOF THEABOVE DESCRIBEDPOUC1ESBli CANCIiLLEOBEFORE
Real Estate Department THE EXPIRATION DATE THEREOF, NOTICll WILL BE DELIVERED IN

1200 Third Ave #1700
ACCORD1'J'jCEWITHTHEPOLICYPROVISIONS.

San Diogo, CA 92101 AUTHORlZBDRBPRoSI!NTATIVE

I
~~. 17100547

ACORD 25 (21116103)
@1988-2015ACORO CORPORATION. All rlght6 reserved.

The ACORD name and logo are registered mBrkll of ACORD
Produaod lliill'l9 )'otms l:Ion Wvb Softwaro. www.t:onnllBoas.oom (G) Impronlv. PublhsJlblU801)-208·1$11



·~aJ~J;g
POLICY ENDORSEMENT

Name of Assured Producer

518656
Heights Park Insurance Services
3401 Adams Avenue
SteA-200
San Diego, CA 92116

(Wick~d Maine Lobster, LLC ")
51 Rosewood Dr.
Saco, ME 04072

POLICY NUMBER:
COMPANY:
POLICY EFF. DATE:
ENDORSEMENT EFF. DATE:

CPS3020254 ENDORSEMENT NUMBER: OD5
Scottsdale Insurance Company
12/11/2017 POLICY EXP. DATE: 1211112018
09/25/2018

Endorsement 005

Form GLS·150s Blanket Addilionallnsured is amended to include the following as additional Insured:

City of San Diego
Real Estate Department
1200 Third Ave #1700
San Diego. CA 92101

Blanket form applies.

ALL OTHER PROVISIONS AND CONDITIONS OF THIS POLICY REMAIN UNCHANGED.

1111111111 1111

This Endorsement is issued by
TAPCO Insurance Services
Post Office Box 286
BUrlington, NC 27216
800-334-5579

NUQPQ-C

Authorized Representative

CA License Number: OF54108
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Date of Notice: September 24, 2018

NOTICE OF RIGHT TO APPEAL
ENVIRONMENTAL DETERMINATION

PLANNING DEPARTMENT

PROJECT NAME/NUMBER: Consent to Sublease - Wicked Maine Lobster, LLC

COMMUNITY PLAN AREA:
COUNCIL DISTRICT:
LOCATION:

Midway-Pacific Highway
District 2
3770 Hancock Street, Suite A, San Diego, CA92110

PROJECT DESCRIPTION: Authorize the Mayor or his designee to sign a Consent to Sublease allowing
Sublessee, Wicked Maine Lobster, to use approximately 2,100 square feet of City-owned property, as
improved for general warehouse use pertaining to restaurant and retail business only and other
incidental and or no other purposes thereto.

ENTITY CONSIDERING PROJECT APPROVAL: City of San Diego

ENVIRONMENTAL DETERMINATION: Categorically exempt from CEQApursuant to State CEQAGuidelines
Section 15301 (Existing Facilities).

ENTITY MAKING ENVIRONMENTAL DETERMINATION: City of San Diego Mayor-Appointed Designee.

STATEMENT SUPPORTING REASON FOR ENVIRONMENTAL DETERMINATION:
The City of San Diego conducted an environmental review and determined the project is exempt from
CEQApursuant to State CEQAGuidelines Section 15301 (Existing Facilities), which permits the operation,
repair, maintenance, permitting, leasing, licensing, or minor alteration of existing public or private
structures, facilities, mechanical equipment. or topographical features, involving negligible or no
expansion of use beyond that existing at the time of the lead agency's determination. The exceptions listed
in CEQA Section 15300.2 would not apply in that no cumulative impacts were identified; no significant
effects on the environment were identified; the project is not adjacent to a scenic highway; no historical
resources would be affected by the action; and the project was not identified on a list of hazardous waste
sites pursuant to Section 65962.5 of the Government Code.

CITY CONTACT: Heide E.Farst, CSM
Real Estate Assets Department

MAILING ADDRESS: 1200 Third Avenue, Suite 1700, MS 51A
San Diego, CA 92101

PHONE NUMBER: ' (619) 236-6727



On September 24, 2018, the City of San Diego made the above-referenced environmental determination
pursuant to the California Environmental Quality Act (CEQA).This determination is appealable to the City
Council. If you have any questions about this determination, contact the City Contact listed above.

Applications to appeal CEQAdetermination to the City Council must be filed in the office of the City Clerk
within 10 business days from the date of the posting of this Notice (October 8, 2018). The appeal
application can be obtained from the City Clerk, 202 'C' Street, Second Floor, San Diego, CA 92101.

This information will be made available in alternative formats upon request.

POSTED: 6 PllscWlL

POSTED IN THE OFFICE OF DSD

POSTED: September 24 2018

REMOVED: October 9.2018
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TIDS AMENDMENT #1 TO SUBLEASE, made and entered into 2018,
by and between MCS Sports Arena Business Park LLC, a Californi Limited Liability Company
("Sublessor") and Wicked Maine Lobster, LLC, a Maine Limited Liability Company ("Sublessee"), does
hereby supplement, modify, and amend that certain Sublease Agreement made and entered into on August
IS, 2016, together with all modifications and amendments thereto (collectively, the "Sublease"), by and
between the above named parties for the premises located at 3770 Hancock Street, Suite A, San Diego,
CA 92110, consisting of approximately 2,100 rentable square feet, ("Premises'').

AMENDMENT 111TO SUBLEASE

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 interest to: Kathryn Crake dba: Triland Development Company)
(''Lessee'').

The parties hereto agree as follows:

I. ExmBIT A-I TO SUBLEASE. Exhibit A-t, 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-I, Item (2) of the Lease is hereby deleted in its entirety and replaced with the
following:

"(2) HOLD HARMLESS: 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 leased 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 Lease dated August
15, 2016, by and between MCS Sports Arena Business Park LLC, a California Limited
Liability Company ("Sublessor") and Wicked Maine Lobster, LLC, a Maine Limited
Liability Company ("Sublessee") for the demised Premises commonly known as 3770
Hancock Street, Suite A, San Diego, CA 9211 O. 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 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 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
from whom the Sublessor is required to obtain consent for the execution and

WickedMllincLobstcrUCl377O-AlAMEND.lISADP 7·1)·18



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 Suhlessee 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 a 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 hereby ratified and confirmed and shall
remain unchanged and in full force and effect throughout the Term.

7. ENTIRE AGREEMENT: BINDING. This Amendment represents the entire agreement
hetween Sublessor and Sublessee 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 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 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.

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 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.

Except as expressly modified by this Agreement, all of the terms set forth in the Sublease 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 to follow]
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IN WITNESS WHEREOF, the parties have signed this Amendment effective on the date set
forth above.

SUBLESSOR:
MCS SPORTS ARENA BUSINESS PARK LLC,
A CALIFORNIA LIMITED LIABILITY
COMPANY
BY: MCS GUARDIAN PROPERTIES LLC,
ADELA WARE LIMITED LIABILIlY
COMPANY

I", MANAGER ~

BY~/' M . Strauss ~

Its: CEO

WickedMnineLobsterLLCIl77o-NAMEND.IISABP 7-13-18

SUBLESSEE:
WICKED MAINE LOBSTER, LLC,
A MAINE LIMITED LIABILITY
COMPANY

By: _

Alex Howard

Its: :..cM:=a:..cna::;9"'ln..:.;9LM"'e=.:m"'b::.:e"'---r
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November 14, 2016
~.' ' ..

via USPS Priority Mail
The City of San Diego
Real Estate Assets Department
1200 Third Avenue, Suite 1700, MS 51A
San Diego, CA 92101-4199
Attn: Heide Farst

RE: SPORTS ARENA BUSINESS PARK
CONSENT TO SUBLEASE

Dear Heide,

Enclosed please find Check #1156 made payable to City Treasurer in the amount of $990.00.
This will serve as the processing fee for the Consent to Sublease for the following location:

3770 Hancock Street, Suite A

Also enclosed is a copy of the fully executed lease.

~7;L/~
Property Manager

Enclosures

990 HIGHl.AND DR.IVE #200 SOl.ANA BEACH, CALlFOR.NIA 92075
PI-lONE (858) 792-7500 FAX (858) 792-7834



By and Between

MCS Sports Arena Business Park LLC,
a Califonia Limited Liability Company

As: Lessor

And

Wicked Maine Lobster, LLC,
a Maine Limited Liability Company

As: Lessee

At 3770 Hancock Street, Suite A
San Diego, CA 92110

MSWordlSABPAIR98GrossLcasc
Revised 12.15.14
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STANDARD INDUSTRIAU COMMERCIAL
MULTI-TENANT LEASE-GROSS

AMERICAN INDUSTRIAL REAL ESTATE ASSOCIATION

1. Basic Provisions ("Basic Provisions"). / ~
1.1 Parties: This Lease ("Lease"), dated r.? /', .2016. is made by and between MCS

Sports Arena Business Park LLC. a Califomia Limited Liability C pany, ("Lessor") and Wicked Maine Lobster. LLC, a Maine Limited
Liability Company, ("Lessee"), (collectively the "Parties", or individually a "Party").

1.2(a) Premises: That certain portion of the Project (as defined below), Including all Improvements therein or to be provided
by Lessor under the terms of this Lease, commonly known by the street address of 3770 Hancock Street. Suite A. located In the City of
San Diego, County of San Diego. State of California, with zip code 92110. as outlined on Exhibit A & A-l attached hereto ("Premises")
and generally described as (describe briefly the nature of the Premises): Sport Arena Business Park. The demised premises consists
of approx, 2.100 square feet. The property is further described on Exhibit A & A.l.
In addition to Lessee's rights to use and occupy the Premises as hereinafter specified, Lessee shall have non-exclusive rights to the
Common Areas (as defined in Paragraph 2.7 below) as hereinafter specified. but shall not have any rights to the roof. exterior walls or
utility raceways of the building containing the Premises ("Building") or to any other buildings In the Project. The Premises, the
Building. the Common Areas. the land upon which they are located, along with all other buildings and improvements thereon. are herein
collectively referred to as the "ProJect." (See also Paragraph 2.)

1.2(b) Parking: zero (0) unreserved vehicle parking spaces ("Unreserved Parking Spaces"); and two (2) reserved vehicle
parking spacets), space #1 and space #2 ("Reserved Parking Spaces"). Reserved Parking Spaces are reserved Monday through
Friday. from 6 a.m. to 5 p.m. (See also Paragraph 2.6)

1.3 Term: Five (5) years ("Original Term") commencing September 1. 2016 ("Commencement Date") and ending
August 31, 2021 ("Expiration Date"). (See also Paragraph 3.) (see Exhibit K)

1.4 Early Possession:: upon mutual execution of this Lease. Lessor's receipt of certificate of liability insurance and
additional insured endorsement. and receipt of first months rent. water/sewer fees, and security deposit in certified funds. ("Early
Possession Date").
(See also Paragraphs 3.2 and 3.3.)

1.5 Base Rent: $$2,625.00 per month ("Base Rent"). payable on the First day of each month commencing September
1.2016. (See also Paragraph 4.)
9 If this box is checked. there are provisions in this Lease for the Base Rent to be adjusted. See Exhibit F.

1.6 Lessee's Share of Common Area Operating Expenses: (not applicable) percent (N/A%) ("Lessee's Share").
1.7 Base Rent and Other Monies paid Upon Execution:

(a) Base Rent: $2.625.00 for the first month's Rent.
(b) Common Area Operating Expenses: $ 'does not apply for the period 'does not apply.
(c) Security Deposit: $4,652.50 ("Security Deposit"). (See also Paragraph 5.)
(d) Water/Sewer Fees: $85.00 per month.
(e) Credit Report: $35.00.
(f) Total Due Upon Execution of this Lease: $ 7.397.50 (payment must be In certified funds).

1.8 Agreed Use: General warehouse use pertaining to restaurant and retail business only and for no other purpose or
use. See Exhibit H. (See also Paragraph 6.)

1.9 Insuring Party: Lessor is the "Insuring Party". (See also Paragraph 8.)
1.10 Real Estate Brokers: (See also Paragraph 5).

(a) Representation: The following real estate brokers (the "Brokers") and brokerage relationships exist in this
transition (check applicable boxes):
9 represents Lessor exclusively ("Lessor's Broker");
9 represents Lessee exclusively ("Lessee's Broker"); or
9 Frank Clark/ECP Commercial represents both Lessor and Lessee ("Dual Agency").

(b) Payment to Brokers: Upon execution and delivery of this Lease by both Parties. Lessor shall pay to the Brokers
the brokerage fee agreed to in a separate written agreement (or if there is no such agreement, the sum of (not applicable) or N/A % of
the total Base Rent for the brokerage services rendered by the Brokers).

1.11 Guarantor. The obligations of the Lessee under this Lease are to be guaranteed by Eric Howard. a single man and
Alex Howard. a single man. See Exhibit J ("Guarantor"). (See also Paragraph 37.)

1.12 Addenda and Exhibits: Attached hereto is an Addendum or Addenda consisting of Paragraphs -= through =
and Exhibits.Pi.. through 11.. all of which constitute a part of this lease.
2. Premises.

2.1 Letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises. for the term. at the
rental. and upon all of the terms. covenants and conditions set forth in this Lease. Unless otherwise provided herein. any statement of
size set forth in this Lease. or that may have been used 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.

2.2 Condition. Lessor shall deliver that portion of the Premises contained within the Building ("Unit") to Lessee broom
clean and free of debris on the Commencement Date or the Early Possession Date. whichever first occurs ("Start Date"), and. so long
as the required service contracts described in Paragraph 7.1(b) below are obtained by Lessee and in effect within thirty days following
the Start Date. warrants that the existing electrical, plumbing. fire sprinkler. lighting, heating, ventilating and air conditioning systems
("HVAC"). loading doors. if any. and all other such elements in the Unit. other than those constructed by Lessee. shall be in good
operating condition on said date and that the structural elements of the roof. bearing walls and foundation of the Unit shall be free of
material defects. If a non-compliance with such warranty exists as of the Start Date, or if one of such systems or elements should
malfunction or fail within the appropriate warranty period. Lessor shall. as Lessor's sole obligation with respect to such matter, except
as otherwise provided in this Lease. promptly after receipt of written notice from Lessee setting forth with specificity the nature and
extent of such non-compliance. malfunction or failure, rectify same at Lessor's expense. The warranty periods shall be as follows: (i) 6
months as to the HVAC systems, and (ii) 30 days as to the remaining systems and other elements of the Unit. If Lessee does not give
Lessor the required notice within the appropriate warranty period, correction of any such non-compliance. malfunction or failure shall be
the obligation of Lessee at Lessee's sole cost and expense (except for the repairs to the fire sprinkler systems, roof. foundations, and/or
bearing walls-see Paragraph 7).

2.3 Compliance. Lessor warrants that the Improvements on the Premises and the Common Areas comply with the
building codes that were in effect at the time that each such Improvement. or portion thereof and also with all applicable laws.
covenants or restrictions of record, regulations, and ordinances in effect on the Start Date ("Applicable ReqUirements"). The
Premises has not undergone an inspection by a Certified Access Specialist (CASp). Said warranty does not apply to the use of which
Lessee will put the Premises or to any Alterations or Utility Installations (as defined in Paragraph 7.3(a).) made or to be made by
Lessee. NOTE: Lessee Is responsible for determining whether or not the zoning Is appropriate for Lessee's Intended use, and
acknowledges that past uses of the Premises may no longer be allowed. If the Premises do not comply with said warranty; Lessor
shall, except as otherwise provided, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of
such non-compliance, rectify the same at Lessor's expense. If Lessee does not give Lessor written notice of a non-compliance with this
warranty within 6 months follOWingthe Start Date. correction of that non-compliance shall be the obligation of Lessee at Lessee's sole cost
and expense. If the Applicable Requirements are hereafter changed so as to require during the term of this Lease the construction of an
addition to or an alteration of the Unit, Premises and/or Building. the remediation of any Hazardous Substance, or the reinforcement or
other physical modification of the Unit. Premises and/or Building ("Capital Expenditure"), Lessor and Lessee shall allocate the cost of
such work as follows:
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(a) SUbject to Paragraph 2.3(c) below, if such Capital Expenditures are required as a result of the specific and unique
use of the Premises by Lessee as compared with uses by tenants in general, Lessee shall be fully responsible for the cost thereof,
provided, however, that if such Capital Expenditure is required during the last 2 years of this Lease and the cost thereof exceeds 6 months'
Base Rent, Lessee may instead terminate this Lease unless Lessor notifies Lessee, in writing, within 10 days after receipt of Lessee's
termination notice that Lessor has elected to pay the difference between the actual cost thereof and the amount equal to 6 months' Base
Rent. If Lessee elects termination, Lessee shall immediately cease the use of the Premises which requires such Capital Expenditure and
deliver to Lessor written notice specifying a termination date at least 90 days thereafter. Such termination date shall, however, in no event
be earlier than the last day that Lessee could legally utilize the Premises without commencing such Capital Expenditure.

(b) If such Capital Expenditure is not the result of the specific and unique use of the Premises by Lessee (such as,
govemmentally mandated seismic modifications), 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, however, that if such Capital
Expenditure is required during the last 2 years of this Lease or if Lessor reasonably determines that it is not economically feasible to pay its
share thereof, Lessor shall have the option to terminate this Lease upon 90 days prior written notice to Lessee unless Lessee notifies
Lessor, in writing, within 10 days after receipt of Lessor's termination notice that Lessee will pay for such Capital Expenditure. If Lessor
does not elect to terminate, and fails to tender its share of any such Capital Expenditure, Lessee may advance such funds and deduct
same, with Interest, from Rent until Lessor's share of such costs have been fully paid. If Lessee is unable to finance Lessor's share, or if
the balance of the Rent due and payable for the remainder of this Lease is not sufficient to fully reimburse Lessee on an offset basis,
Lessee shall have the right to terminate this Lease upon 30 days written notice to Lessor.

(c) Notwithstanding the above, the provisions conceming Capital Expenditures are intended to apply only to non-
voluntary, unexpected, and new Applicable Requirements. If the Capital Expenditures are instead triggered by Lessee as a result of an
actual or proposed change in use, change in intensity of use, or modification to the Premises then, and in that event, Lessee shall be fully'
responsible for the cost thereof, and Lessee shall not have any right to terminate this Lease.

2.4 Acknowledgements. Lessee acknowledges that: (a) it has been advised by Lessor and/or Brokers to satisfy itself with
respect to the condition of the Premises (including but not limited to the electrical, HVAC and fire sprinkler Systems, security, environmental
aspects, and compliance with Applicable Requirements and the Americans with Disabilities Act), and their SUitability for Lessee's intended
use, (b) Lessee has made such investigation as it deems necessary with reference to such matters and assumes all responsibility
therefore as the same relate to its occupancy of the Premises, and (c) neither Lessor, Lessor's Agents, nor Brokers have made any oral or
written representations or warranties with respect to said matters other than as set forth in this Lease. In addition, Lessor acknowledges
that: (i) Brokers have made no representations, promises or warranties concerning Lessee's ability to honor the Lease or suitability to
occupy the Premises, and (ii) it is Lessor's sole responsibility to investigate the financial capability and/or suitability of all proposed tenants.
(See Exhibit D)

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

2.6 Vehicle Parking. Lessee shall be entitled 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. Lessee
shall not use more parking spaces than said number. Said parking spaces shall be used for parking by vehicles no larger than full-size
passenger automobiles or pick-up trucks, herein called "Permitted Size Vehicles." Lessor may regulate the loading and unloading of
vehicles by adopting Rules and Regulations as provided in Paragraph 2.9. No vehicles other than Permitted Size Vehicles may be parked
in the Common Area without the prior written permission of Lessor.

(a) Lessee shall not permit or allow any vehicles that belong to or are controlled by Lessee or Lessee's employees,
suppliers, shippers, customers, contractors or invitees to be loaded, unloaded, or parked in areas other than those designated by Lessor
for such activities.

(b) Lessee shall not service or store any vehicles in the Common Areas.
(c) If Lessee permits or allows any of the prohibited activities described in this Paragraph 2.6, then Lessor shall have the

right, without notice, in addition to such other rights and remedies that it may have, to remove or tow away the vehicle involved and charge
the cost to Lessee, which cost shall be immediately payable upon demand by Lessor.

2.7 Common Areas-Definition. The term "Common Areas" is defined as all areas and facilities outside the Premises
and within the exterior boundary line of the Project and interior utility raceways and installations within the Unit that are provided and
designated by the Lessor from time to time for the general non-exclusive use of Lessor, Lessee and other tenants of the Project and their
respective employees, suppliers, shippers, customers, contractors and invitees, including parking areas, loading and unloading areas,
trash areas, roadways, walkways, driveways and landscaped areas.

2.8 Common Areas-lessee's Rights. Lessor grants to Lessee, for the benefit of Lessee and its employees, suppliers,
shippers, contractors, 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 Areas as they exist from time to time, subject to any rights, powers, and privileges reserved by Lessor under the
terms hereof or under the terms of any rules and requlatlons or restrictions governing the use of the Project. Under no circumstances shall
the right herein granted to use the Common Areas be deemed to include the right to store any property, temporarily or permanently, in the
Common Areas. Any such storage shall be permitted only by the prior 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 to such other rights and remedies that it may have, to remove the property and charge the cost to Lessee, which cost
shall be immediately payable upon demand by Lessor.

2.9 Common Areas-Rules and Regulations. Lessor or such other person(s) as Lessor may appoint shall have the
exclusive control and management of the Common Areas and shall have the right, from time to time, to establish, modify, amend and
enforce reasonable 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 Building and the Project and their invitees. Lessee agrees to abide by and conform to all such Rules and Regulations, and to cause its
employees, suppliers, shippers, customers, contractors and invitees to so abide and conform. Lessor shall not be responsible to Lessee for
the non-compliance with said Rules and Regulations by other tenants of the Project.

2.10 Common Areas-Changes. Lessor shall have the right, in Lessor's sole discretion, from time to time:
(a) To make changes to the Common Areas, including, without limitation, changes in the location, size, shape and number

of driveways, entrances, parking spaces, Parking areas, loading and unloading areas, ingress, egress, direction of traffic, landscaped
areas, walkways and utility raceways; .

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

(c) To designate other land outside the boundaries of the Project to be a part of the Common Areas;
(d) To add additional buildings and improvements to the Common Areas;
(e) To use the Common Areas while engaged in making additional improvements, repairs or alterations to the Project, or

any portion thereof; and
(f) To do and perform such other acts and make such other changes in, to or with respect to the Common Areas and

Project as Lessor may, in the exercise of sound business judgment, deem to be appropriate.
3. Term.

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

3.2 Early Possession. If Lessee totally or partially occupies the Premises prior to the Commencement Date, the obligation
to pay Base Rent shall be abated for the period of such early possession. All other terms of this Lease (including but not limited to the
obligations to pay Lessee's Share of Common Area Operating Expenses, Real Property taxes and insurance premiums and to maintain
the Premises) shall, however, be In effect durinq such period. Any such early possession shall not affect the Expiration Date. (See
Exhibit C # 1)
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3.3 Delay In Possession. Lessor agrees to use its best commercially reasonable efforts to deliver possession of the
Premises to Lessee by the Commencement Date. If, despite said efforts, Lessor is unable to deliver possession as agreed, Lessor shall
not be subject to any liability therefor, nor shall such failure affect the validity of this Lease. Lessee shall not, however, be obligated to
pay Rent or perform its other obligations until it receives possession of the Premises. If possession is not delivered within 60 days after
the Commencement Date, Lessee may, at its option, by notice in writing within 10 days after the end of such 60 day period, cancel this
Lease, in which event the Parties shall be discharged from all obligations hereunder. If such written notice is not received by Lessor
within said 10 day period, Lessee's right to cancel shall terminate. Except as otherwise provided, if possession is not tendered to
Lessee by the Start Date and Lessee does not terminate this Lease, as aforesaid, any period of rent abatement that Lessee would
otherwise have enjoyed shall run from the date of delivery of possession and continue for a period equal to what Lessee would
otherwise have enjoyed under the terms hereof, but minus any days of delay caused by the acts or omissions of Lessee. If possession
of the Premises is not delivered within 4 months after the Commencement Date, this Lease shall terminate, unless other agreements
are reached between Lessor and Lessee, in writing. (See Exhibit C #12)

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

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

4.2 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 limited to, the following:
(i) The operation, repair and maintenance, in neat, clean, good 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 areas, trash areas, roadways, parkways, walkways, driveways. landscaped areas, bumpers, irrigation systems, Common
Area lighting facilities, fences and gates, elevators, roots, and roof drainage systems.

(bb) Exterior signs and any tenant directories.
(cc) Any fire sprinkler systems.
The cost of water, gas, electricity and telephone to service the(ii)

separately metered.
(iii) Trash disposal, pest control services, property management, security services, and the costs of any

environmental inspections.
(iv) Reserves set 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" (as defined in Paragraph 8).
(vii) Any deductible portion of an insured loss conceming the Building or the Common Areas.
(Viii) The cost of any Capital Expenditure to the BUilding or the Project not covered under the provisions of

Paragraph 2.3 provided; however, that Lessor shall allocate the cost of any such Capital Expenditure over a 12 year period and Lessee
shall not be required to pay more than Lessee's Share of 1/144'" of the cost of such Capital Expenditure in any given month.

(ix) Any other services to be provided by Lessor that are stated elsewhere in this Lease to be a Common Area
Operating Expense.

(b) Any Common Area Operating Expenses and Real Properly Taxes that are specifically attributable to the Unit, the Building or to
any other building in the Projecl or to the operation, repair and maintenance thereof, shall be allocated entirely to such Unit, Building, or other
building. However, any Common Area Operating Expenses and Real Properly Taxes, that are not specifically attributable to the Building or to any
other building or to the operation, repair and maintenance thereof, shall be equitably allocated by Lessor to all buildings in the Projecl. (See
Exhibit C, Items 3 & 4.)

(c) The inclusion of the improvements, facilities and services set forth in Subparagraph 4.2(a) shall not be deemed to impose an
obligation upon Lessor to either have said improvements or facilities or to provide those services unless the Projecl already has the same, Lessor
already provides the services, or Lessor has agreed elsewhere in this Lease to provide the same or some of them.

(d) INTENTIONALLY DELETED
(e) When a capital component such as the roof, foundations, exterior walls or a Common Area capital improvement, such as the

parking lot paving, elevators, fences, etc. requires replacement, rather than repair or maintenance, Lessor shall, at Lessor's expense, be
responsible for such replacement Such expenses and/or costs are not Common Area Operating Expenses.

4.3 Payment Lessee shall cause payment of Rent to be received by Lessor in lawful money of the United States, without offset or
deduction (except as specifically permitted in this Lease), on or before the day on which it is due. Rent for any period during the term hereof which
is for less than one full calendar month shall be prorated based upon the actual number of days of said month. Payment of Rent shall be made to
Lessor at its address stated herein or to such other persons or place as Lessor may from time to time designate in writing. Acceptance of a
payment which is less than the amount then due shall not be a Waiver of Lessor's rights to the balance of such Rent, regardless of Lessor's
endorsement of any check so stating. In the event that any check, draft, or other instrument of payment given by Lessee to Lessor is dishonored
for any reason, Lessee agrees to pay to Lessor the sum of $25.
5. Security Deposit. Lessee shall deposit with Lessor upon execution hereof the Security Deposit as security for Lessee's faithful
performance of its obligations under this Lease. If Lessee fails to pay Rent, or otherwise Defaults under this Lease. Lessor may use, apply or retain
all or any portion of said Security Deposit for the payment of any amount due Lessor or to reimburse or compensate Lessor for any liability,
expense, loss or damage which Lessor may suffer or incur by reason thereof. If Lessor uses or applies all or any portion of the Security Deposit,
Lessee shall within 10 days after written request therefore deposit monies with Lessor sufficient to restore said Security Deposit to the full amount
required by this Lease. If the Base Rent increases during the term of this Lease, Lessee shall, upon written request from Lessor, deposit additional
monies with Lessor so that the total amount of the Security Deposit shall at all times bear the same proportion to the increased Base Rent as the
initial Security Deposit bore to the initial Base Renl. Should the Agreed Use be amended to accommodate a material change in the business of
Lessee or to accommodate a sub lessee or assignee, Lessor shall have the right to increase the Security Deposit to the extent necessary, In
Lessor's reasonable judgment, to account for any increased wear and tear that the Premises may suffer as a result thereof. If a change in control
of Lessee occurs during this Lease and following such change the financial condition of Lessee is, in Lessor's reasonable judgment, significantly
reduced, Lessee shall deposit such additional monies with Lessor as shall be sufficient to cause the Security Deposit to be at a commercially
reasonable level based on such change in financial condition. Lessor shall not be required to keep the Security Deposit separate from its general
accounts. Within 14 days after the expiration or termination of this Lease, if Lessor elects to apply the Security Deposit only to unpaid Rent, and
otherwise within 30 days after the Premises have been vacated pursuant to Paragraph 7A(c) below, Lessor shall return that portion of the Security
Deposit not used or applied by Lessor. No part of the Security Deposit shall be considered to be held in trust, to bear interest or to be prepayment
for any monies to be paid by Lessee under this Lease.
6. Use.

6.1 Use. Lessee shall use and occupy the Premises only for the Agreed Use and for no other purpose. Lessee shall not
use or permit the use of the Premises in a manner that is unlawful, creates damage, waste or a nuisance, or that disturbs occupants of
or causes damage to neighboring premises or properties. (See Exhibit C, Item 5.)

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

any product, substance, or waste whose presence, use, manufacture, disposal, transportation, or release, either by itself or in combination with
other materials expected to be on the Premises, is either; (i) potentially injurious to the public health, safety or welfare, the environment or the
Premises, (ii) regulated or monitored by any governmental authority, or (iii) a basis for potential liability of Lessor to any governmental agency

PAGE 3

Common Areas and any utilities not

© 199B-American Industrial Real Estate Association



,,
I
I

or third party under any applicable statute or common law theory. Hazardous Substances shall include, but not be limned to, hydrocarbons,
petroleum, gasoline, and/or crude oil or any producls, by-products or fractions thereof. Lessee' shall not engage in any activity in or on the
Premises which constitutes a Reportable Use of Hazardous Substances without the express prior written consent of Lessor and timely
compliance (at Lessee's expense) with all Applicable Requirements. "Reportable Use" shall mean (i) the installation or use of any above or
below ground storage tank, (i1) the generation, possession, storage, use, transportation, or disposal of a Hazardous Substance that requires a
permit from, or with respect to which a report, notice, registration or business plan is required I to be filed with, any govemmental authority,
and/or (iii) the presence at the Premises of a Hazardous Substance with respect to which any Applicable Requirements requires that a notice
be given to persons entering or occupying the Premises or neighboring properties. NotwithslSnding the foregoing, Lessee may use any
ordinary and customary materials reasonably required to be used in the normal course of !he Agreed Use, so long as such use is in
compliance with all Applicable Requirements, is not a Reportable Use, and does not expose 1/1ePremises or neighboring property to any
meaningful risk of contamination or damage or expose Lessor to any liability therefore. In addition, Lessor may condition its consent to any
Reportable Use upon receiving such additional assurances as Lessor reasonably deems necessary to protect itself, the public, the Premises
and/or the environment against damage, contamination, injury and/or liability; including, but notllimited to, the installation (and removal on or
before Lease expiration or termination) of protective modifications (such as concrete encasemenls) and/or increasing the Security Deposit.

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

(c) Lessee Remediation. Lessee shall not cause or permit any Hazardous Substance to be spilled or released in,
on, under, or about the Premises (including through the plumbing or sanitary sewer system) and shall promptly, at Lessee's expense, take all
investigatory and/or remedial action reasonably recommended, whether or not formally ordered or required, for the cleanup of any
contamination of, and for the maintenance, security and/or monitoring of the Premises or neightJ9ring properties, that was caused or materially
contributed to by Lessee, or pertaining to or involving any Hazardous Substance brought onto the Premises during the term of this Lease, by
or for Lessee, or any third party. I

(d) Lessee Indemnification. Lessee shall indemnify, defend and hol~ Lessor, its agents, employees, lenders and
ground lessor, if any, harmless from and against any and all loss of rents and/or damages, Iiab~ities,judgments, claims, expenses, penalties,
and attomeys' and consultants' fees arising out of or involving any Hazardous Substance brought onto the Premises by or for Lessee, or any
Third party (provided, however, that Lessee shall have no liability under this Lease wijh respect to underground migration of any Hazardous
Substance under the Premises from areas outside of the Project). Lessee's obligations shall lr~clUde,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 abatement, and shall survive the expiration or termination of this 'Lease. No termination, cancellation or release
agreement entered into by Lessor and Lessee shall release Lessee from its obligations Jnder this Lease with respect to Hazardous
Substances, unless specifically so agreed by Lessor in writing at the time of such agreement. II

(e) Lessor Indemnification. Lessor and its successors and assigns shall indemnify, defend, reimburse and hold
Lessee, its employees and lenders, harmless from and against any and all environmental damages, including the cost of remediation, which
existed as a result of Hazardous Substances on the Premises prior to the Start Date or which I are caused by the gross negligence or willful
misconduct of Lessor, its agents or employees. Lessor's obligations, as and when required by the Applicable Requirements, shall include, but
not be limited to, the cost of investigation, removal, remediation, restoration and/or abatement, and shall survive the expiration or termination of
this Lease.

(f) Investigations and Remediations. Lessor shall retain the responsibility and pay for any investigations 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 measure is required as a result of Lessee's use (inclUding "Alterations,· as defined in
Paragraph 7.3(a) below) of the Premises, in which event Lessee shall be responsible for such payment. Lessee shall cooperate fully in any
such activities at the request of Lessor, including allowing Lessor and Lessor's agents to have reasonable access to the Premises at
reasonable times in order to carry out Lessor's investigative and remedial responsibilities.

(g) Lessor Termination Option. If a Hazardous Substance Condition (see Paragraph 9.1(e» occurs during the term
of this Lease, unless Lessee is legally responsible therefor (in which case Lessee shall make the investigation and remediation thereof
required by the Applicable ReqUirements and this Lease shall continue in full force and effect, but subject to Lessor's rights under Paragraph
6.2(d) and Paragraph 13), Lessor may, at Lessor's option, ehher (i) investigate and remediate such Hazardous Substance Condition, if
required, as soon as reasonably possible at Lessor's expense, in which event this Lease shall oontinue in full force and affect, or (i1) if the
estimated oost to remediate such oondition exceeds 12 times the then monthly Base Rent or $100,000, whichever is greater, give written
notice to Lessee, within 30 days after receipt by Lessor of knowledge of the occurrence of such Hazardous Substance Condition, of Lessor's
desire to terminate this Lease as of the date 60 days following the date of such notice. In the event Lessor elects to give a termination notice,
Lessee may, within 10 days thereafter, give written notice to Lessor of Lessee's oommitment to pay the amount by which the cost of the
remediation of such Hazardous Substance Condition exceeds an amount equal to 12 times the then monthly Base Rent or $100.000,
whichever is greater. Lessee shall provide Lessor wijh said funds or satisfactory assurance thereof wijhin 30 days following such commitment,
In such event, this Lease shall oontinue in full force and effect, and Lessor shall proceed to make such remediation, as soon as reasonably
possible after the required funds are available. If Lessee does not give such notice and provide the required funds or assurance thereof wijhin
the time provided, this Lease shall terminate as of the date specified in Lessor's notice of termination.

6.3 Lessee's Compliance with Applicable Requirements. Except as otherwise provided in this Lease, Lessee shall, at
Lessee's sole expense, fully, diligently and in a timely manner, materially comply with all Applicable Requirements, the requirements of
any applicable fire insurance underwriter or rating bureau, and the recommendations of Lessor's engineers and/or consultants which
relate in any manner to the Premises, without regard to whether said requirements are now in effect or become effective after the Start
Date. Lessee shall, within 10 days after receipt of Lessor's written request, provide Lessor with copies of all permits and other
documents, and other information evidencing Lessee's compliance with any Applicable Requirements specified by Lessor, and shall
immediately upon receipt, notify Lessor in writing (With copies of any documents involved) of any threatened or actual claim, notice,
citation, warning, complaint or report pertaining to or involving the failure of Lessee or the Premises to comply with any Applicable
Requirements.

6.4 Inspection Compliance. Lessor and Lessor's "Lender" (as defined in Paragraph 30) and consultants shall have the
right to enter into Premises at any time, in the case of an emergency, and otherwise at reasonable times, for the purpose of inspecting the
condition of the Premises and for verifying compliance by Lessee with this Lease. The cost of any such inspections shall be paid by Lessor,
unless a violation of Applicable Requirements, or a contamination is found to exist or be imminent, or the inspection is requested or
ordered by a govemmental authority. In such case, Lessee shall upon request reimburse Lessor for the cost of such inspection, so long as
such inspection is reasonably related to the violation or contamination.
7. Maintenance; Repairs, Utility Installations; Trade Fixtures and Alterations.

7.1 Lessee's Obligations.
(a) In General. Subject to the provisions of Paragraph 2.2 (Condition), 2.3 (Compliance), 6.3 (Lessee's Compliance with

Applicable Requirements}, 7.2 (Lessor's Obligations), 9 (Damage or Destruction), and 14 (Condemnation), Lessee shall, at Lessee's sole
expense, keep the Premises, Utility Installations (intended for Lessee's exclusive use, no matter where located), and Alterations in good
order, condition and repair (whether or not the portion of the Premises requiring repairs, or the means or repairing the same, are
reasonably or readily accessible to Lessee, and whether or not the need for such repairs occurs as a result of Lessee's use, any prior use,
the elements or the age of such portion of the Premises), including, but not limited to, all equipment or facilities, such as plumbing, HVAC
equipment, electrical, lighting facilities, boilers, pressure vessels, fixtures, interior walls, interior surfaces of exterior walls, ceilings, floors,
windows, doors, plate 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 exercise and perform good maintenance practices, specifically
including the procurement and maintenance of the service contracts required by Paragraph 7.1(b) below. Lessee's obligations shall include
restorations, replacements or renewals when necessary to keep the Premises and all improvements thereon or a part thereof in good
order, condition and state of repair. (See Exhibit C, Item 6.)
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(b) Service Contracts. Lessee shall, at Lessee's sole expense, procure and maintain contracts, with copies to Lessor,
in customary form and substance for, and with contractors specializing and experienced in the maintenance of the following equipment and
improvements, if any, if and when installed on the Premises: (I) HVAC equipment, (ii) boiler and pressure vessels, (iii) clarifiers, and (iv)
any other equipment, if reasonably required by Lessor. However, Lessor reserves the right, upon notice to Lessee, to procure and maintain
any or all of such service contracls, and if Lessor so elects, Lessee shall reimburse Lessor, upon demand, for the cost thereof.

(c) Failure to Perform. If Lessee fails to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon
the Premises after 10 days' prior written notice to Lessee (except in the case of an emergency, in which case no notice shall be required),
perform such obligations on Lessee's behalf, and put the Premises in good order, condition and repair, and Lessee shall promptly
reimburse Lessor for the cost thereof.

(d) Replacement. Subject to Lessee's indemnification of Lessor as set forth in Paragraph 8.7 below, and without
relieving Lessee of liability resulting from Lessee's failure to exercise and perform good maintenance practices, if an item described in
Paragraph 7.1(b) cannot be repaired other than at a cost which is in excess of 50% of the cost of replacing such item, then such item shall
be replaced by Lessor, and the cost thereof shall be prorated between the Parties and Lessee shall only be obligated to pay, each month
during the remainder of the term of this Lease, on the date on which Base Rent is due, an amount equal to the product of mUltiplying the
cost of such replacement by a fraction, the numerator of which is one, and the denominator of which is 144 (ie. 1/144th of the cost per
month). Lessee shall pay interest on the unamortized balance at a rate that is commercially 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 Provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 4.2 (Common Area
Operating Expenses), 6 (Use), 7.1 (Lessee's Obligations), 9 (Damage or Destruction) and 14 (Condemnation), Lessor, subject to
reimbursement pursuant to Paragraph 4.2, shall keep in good order, condition and repair the foundations, exterior walls, structural
condition of interior bearing walls, exterior roof, fire sprinkler system, Common Area fire alarm and/or smoke detection systems, fire
hydrants, parking lots, walkways, parkways, driveways, landscaping, fences, signs and utility systems serving the Common Areas and all
parts thereof, 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 walls nor shall Lessor be obligated to maintain, repair or replace
windows, doors or plate glass of the Premises. Lessee expressly waives the benefit of any statute now or hereafter in effect to the extent it
is inconsistent with the terms of this Lease

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

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

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

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

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

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

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

(c) Surrender; Restoration. Lessee shall surrender the Premises by the Expiration Date or any earlier termination
date, with all of the improvements, parts and surfaces thereof broom clean and free of debris, and in good operating order. condition and state
of repair, ordinary wear and tear excepted. "Ordinary wear and tear" shall not include any damage or deterioration that would have been
prevented by good maintenance practice. Notwithstanding the foregoing, if this Lease is for 12 months or less, then Lessee shall surrender the
Premises in the same condition as delivered to Lessee on the Start Date with NO allowance for ordinary wear and tear. Lessee shall repair
any damage occasioned by the installation, maintenance or removal of Trade Fixtures. Lessee owned Alterations and/or Utility Installations,
furnishings, and equipment as well as the removal of any storage tank installed by or for Lessee. Lessee shall also completety remove from
the Premises any and all Hazardous Substances brought onto the Premises by or for Lessee, or any third party (except Hazardous
Substances which were deposited via underground migration from areas outside of the Project) even if such removal would require Lessee to
perform or pay for work that exceeds statutory requirements. Trade Fixtures shall remain the property of Lessee and shall be removed by
Lessee. The failure by Lessee to timely vacate the Premises pursuant to this Paragraph 7.4(c) without the express written consent of Lessor
shall constitute a holdover under the provisions of Paragraph 26 below. (See ExhiM C, Item 7.)
8. Insurance Indemnity.

8.1 Payment of Premium Increases.
(a) As used herein, the term "Insurance Cost Increase" is defined as any increase in the actual cost of the

insurance applicable to the Building and/or the Project and required to be carried by Lessor, pursuant to Paragraphs 8.2(b), 8.3(a) and 8.3(b)
("Required Insurance"), over and above the Base Premium, as hereinafter defined, calculated on an annual basis. Insurance Cost Increase
shall include, but not be limited to, requirements of the holder of a mortgage or deed of trust covering the Premises, Building and/or Project,
increased valuation of the Premises, Building andlor Project, and/or a general premium rate increase. The term Insurance Cost Increase shall
not, however, include any premium increases resulting from the nature of the occupancy of any other tenant of the Building. If the parties insert
a dollar amount in Paragraph 1.9, such amount shall be considered the "Base Premium." The Base Premium shall be the annual premium
applicable to the 12 month period immediately preceding the Start Date. If, however, the Project was not insured for the entirety of such 12
month period, then the Base Premium shall be the lowest annual premium reasonably obtainable for the Required Insurance as of the Start
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Date, assuming the most nominal use possible of the Building. In no event, however, shall Lessee be responsible for any portion of the
premium cost attributable to liability insurance coverage in excess of $2,000,000 procured under Paragraph 8.2(b).

(b) INTENTIONALLY DELETED
8.2 Liability Insurance.

(a) Carried by Lessee. Lessee shall obtain and keep in force a Commercial General Liability policy of insurance
protecting Lessee and Lessor as an additional insured against claims for bodily injury, personal injury and property damage based upon or
arising out of the ownership, use, occupancy or maintenance of the Premises and all areas appurtenant thereto. Such insurance shall be on an
occurrence basis providing single limit coverage in an amount not less than $1,000,000 per occurrence with an annual aggregate of not less
than $2,000,000, an "Additional Insured-Managers or Lessor's of Premises Endorsement" and contain the "Amendment of the Pollution
Exclusion Endorsement" for damage caused by heat, smoke or fumes from a hostile fire. The policy shall not contain any intra-insured
exclusions as between insured persons or organizations, but shall include coverage for liability assumed under this Lease as an "Insured
Contract" for the performance of Lessee's indemnity obligations under this Lease. The limits of said insurance shall not, however, limit the
liability of Lessee nor relieve Lessee of any obligation hereunder. All insurance carried by Lessee shall be primary to and not contributory with
any similar insurance carried by Lessor, whose insurance shall be considered excess insurance only. (See Exhibit C, Item 8.)

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

8.3 Property Insurance - Building, 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 Payable to Lessor, any ground-lessor, and to any Lender insuring loss or damage to the Premises. The amount of such
insurance shall be equal to the full replacement cost of the Premises, as the same shall exist from time to time, or the amount required by any
Lender, but in no event more than the commercially reasonable and available insurable value thereof. Lessee Owned Alterations and Utility
Installations, Trade Fixtures, and Lessee's personal property shall be insured by Lessee under Paragraph 8.4. If the coverage is available and
commercially appropriate, such policy or policies shall insure against all risks of direct physical loss or damage (except the perils of flood and/or
earthquake unless required by a Lender), including ooverage for debris removal and the enforcement of any Applicable Requirements
requiring the upgrading, demolition, reconstruction or replacement of any portion of the Premises as the result of a covered loss. Said policy or
policies shall also oontain an agreed valuation provision in lieu of any coinsurance clause, waiver of SUbrogation,and inflation guard protection
causing an increase in the annual property insurance ooverage amount by a factor of not less than the adjusted U.S. Department of Labor
Consumer Price Index for All Urban Consumers for the city nearest to where the Premises are located. If such insurance ooverage has a
deductible clause, the deductible amount shall not exceed $1,000 per occurrence.

(b) Rental Value. Lessor shall also obtain and keep in force a policy or policies in the name of Lessor with loss
payable to Lessor and any Lender, insuring the loss of the full Rent for one year with an extended period of indemnity for an additional 180
days ("Rental Value Insurance"). Said insurance shall oontain an agreed valuation provision, in lieu of any ooinsurance clause, and the amount
of coverage shall be adjusted annually to reflect the projected Rent otherwise payable by Lessee, 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 buildings in the Project if said increase is caused by Lessee's acts, 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 Alterations and Utility Installations unless the item in question has beoome the property of Lessor under the terms of this Lease.

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

Trade Fixtures, and Lessee Owned AKerations and Utility Installations. Such insurance shall be full replacement oost ooverage 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, Trade Fixtures and Lessee Owned Alterations and Utility Installations. Lessee shall provide Lessor with written evidence
that such insurance in force.

(b) Business Interruption. Lessee shall obtain and maintain loss of income and extra expense insurance in amounts
as will reimburse Lessee for direct or indirect loss of earnings attributable to all Perils oommonly insured against by prudent Lessee's in the
business of Lessee or attributable 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 limits or forms of ooverage
of insurance specified herein are adequate to cover Lessee's property, business operations or obligations under this Lease.

8.5 Insurance Policies. Insurance required herein shall be by companies duty licensed or admitted to transact business in the
state where the Premises are located, and maintaining 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 Guide: or such other rating as may be required by a Lender. Lessee shall not do or permit to be
done anything which invalidates the required Insurance policies. Lessee shall, prior to the Start Date, deliver to Lessor certified oopies of
policies of such insurance or certificates evidencing the existence and amounts of the required Insurance. No such policy shall be cancelable
or subject to modification except after 30 days prior written notice to Lessor. Lessee shall, at least 30 days prior to the expiration of such
policies, furnish Lessor with evidence of renewals or "insurance binders" evidencing renewal thereof. or Lessor may order such insurance and
charge the oost thereof to Lessee. which amount shall be payable by Lessee to Lessor upon demand. Such policies shall be for a term of at
least one year, or the length of the remaining term of this Lease, whichever is less. If either Party shall fail to procure and maintain the
insurance required to be carried by it, the other Party may, but shall not be required to, procure and maintain the same.

8.6 Waiver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each hereby release and
relieve the other, and waive their entire right to reoover damages against the other, for loss of or damage to its property arising out of or
incident to the perils required to be insured against herein. The effect of such releases and waivers is not limited by the amount of Insurance
carried or required. or by any deductibles applicable hereto. The Parties agree to have their respective property damage insurance carriers
waive any right to subrogation, that such oompanies may have against Lessor or Lessee, as the case may be, so long as the insurance is not
invalidated thereby.

8.7 Indemnity. Except for Lessor's gross negligence or willful misoonduct, Lessee shall indemnify, protect, defend and hold
harmless the Premises, Lessor and its agents, Lessor's master or ground lessor, partners and Lenders, from and against any and all claims,
loss of rents and/or damages, liens, judgments, penalties, attorneys' and oonsultants' fees, expenses and/or liabilities arising out of, involving,
or in oonnection with, the use and/or occupancy of the Premises by Lessee. If any action or proceeding is brought against Lessor by reason of
any of the foregoing matters, Lessee shall upon notice defend the same at Lessee's expense by oounsel reasonably satisfactory to Lessor and
Lessor shall cooperate with Lessee in such defense. Lessor need not have first paid any such claim in order to be defended or indemnified.

8.8 Exemption of Lessor from Liability. Lessor shall not be liable for injury or damage to the person or goods, wares,
merchandise or other property of Lessee, Lessee's employees, oontractors, invitees, customers, or any other person in or about the Premises,
whether such damage or injury is caused by or results from fire, steam, electricity, gas, water or rain, or from the breakage, leakage,
obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing, HVAC or lighting fixtures, or from any other cause, whether
the said injury or damage results from conditions arising upon the Premises or upon other portions of the Building, or from other sources or
places. Lessor shall not be liable for any damages arising from any act or neglect of any other tenant of Lessor nor from the failure of Lessor to
enforce the provisions of any other lease in the Project. Notwithstanding Lessor's negligence or breach of this Lease, Lessor shall under no
circumstances be liable for injury to Lessee's business or for any loss of inoome or profit there from.
9. Damage or Destruction.

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

Lessee Owned Alterations and Utility Installations, which can reasonably be repaired in 3 months or less from the date of the damage or
destruction, and the oost thereof does not exceed a sum equal to 6 month's Base Rent. Lessor shall notify Lessee in writing within 30 days
from the date of the damage or destruction as to whether or not the damage is Partial or Total.

(b) "Premises Total Destruction" shall mean damage or destruction to the improvements on the Premises, other
than Lessee Owned Alterations and Utility installations and Trade Fixtures, which cannot reasonably be repaired in 3 months or less from the
date of the damage or destruction and/or the cost thereof exceeds a sum equal to 6 month's Base Rent. Lessor shall notify Lessee in writing
within 30 days from the date of the damage or destruction as to whether or not the damage is Partial or Total.
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(c) "Insured Loss" shall mean damage or destruction to improvements on the Premises, other than Lessee Owned
Alterations and Utility Installations and Trade Fixtures, which was caused by an event required to be covered by the insurance described in
Paragraph 8.3(a), irrespective of any deductible amounts or coverage limits involved.

, (d) "Replacement Cost" shall mean the cost to repair or rebuild the improvements owned by Lessor at the time of
the occurrence to their condition existing immediately prior thereto, including demolition, debris removal and upgrading required by the
operation of Applicable Requirements, and without deduction for depreciation.

(e) "Hazardous Substance Condition" shall mean the occurrenoe or discovery of a condition involving the
presenoe of, or a contamination by, a Hazardous Substanoe as defined in Paragraph 6.2(a), in, on, or under the Premises.

9.2 Partial Damage - Insured Loss. If a Premises Partial Damage that is an Insured Loss occurs, then Lessor shall, at
Lessor's expense, repair such damage (but not Lessee's Trade Fixtures or Lessee Owned Alterations and Utility Installations) as soon as
reasonably possible and this Lease shall continue in full force end effect; provided, however, that Lessee shall, at Lessor's election, make the
repair of any damage or destruction the total cost to repair of which is $5,000 or less, and, in such event, Lessor shall make any applicable
insuranoe prooeeds available to Lessee on a reasonable basis for that purpose. Notwithstanding the foregoing, if the required insuranoe was
not in foroe or the insuranoe prooeeds are not sufficient to effect such repair, the Insuring Party shall promptly contribute the shortage in
proceeds as and when required to complete said repairs. In the event, however, such shortage was due to the fact that, by reason of the
unique nature of the improvements, full replacement cost insuranoe coverage was not commercially reasonable and available, Lessor shall
have no obligation to pay for the shortage in insuranoe prooeeds or to fully restore the unique aspects of the Premises unless Lessee provides
Lessor with the funds to cover same, or adequate assuranoe thereof, within 10 days following reoeipt of written notioe of such shortage and
request therefor. If Lessor receives said funds or adequate assuranoe thereof within said 10 day period, the party responsible for making the
repairs shall complete them as soon as reasonably possible and this Lease shall remain in full foroe and effect. If such funds or assuranoe are
not reoeived, Lessor may nevertheless elect by written notioe to Lessee within 10 days thereafter to: (i) make such restoration and repair as is
commercially reasonable with Lessor paying any shortage in prooeeds, in which case this Lease shall remain in full foroe and effect, or (iI)
have this Lease terminate 30 days thereafter. Lessee shall not be entitled to reimbursement of any funds contributed by Lessee to repair any
such damage or destruction. Premises Partial Damage due to flood or earthquake shall be subject to Paragraph 9.3, notwithstanding that there
may be some insuranoe coverage, but the net prooeeds of any such insuranoe shall be made available for the repairs if made by either Party.

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

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

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

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

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

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

9.7 Termination; Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.2(g) or Paragraph 9, an
equitable adjustment shall be made conoeming advanoe Base Rent and any other advanoe payments made by Lessee to Lessor. Lessor
shall, in addition, retum to Lessee so much of Lessee's Security Deposit as has not been, or is not then required to be, used by Lessor.

9.8 Waive 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 waive the provisions of any present or future
statute to the extent inconsistent herewith.
10. Real Property Taxes.

10.1 Definitions.
(a) "Real Property Taxes." As used herein, the term "Real Property Taxes" shall include a form of assessment;

real estate, general, special, ordinary or extraordinary, or rental levy or tax (other than inheritanoe, personal income or estate taxes);
improvement bond; and/or license fee imposed upon or levied against any legal or equitable interest of Lessor in the Project, Lessor's right to
other income there from, and/or Lessor's business of leasing, by any authority having the direct or indirect power to tax and where the funds
are generated with referenoe to the Project address and where the prooeeds so generated are to be applied by the city, county or other local
taxing authority of a jurisdiction within which the Project is located. The term "Real Property Taxes" shall also include any tax, fee, levy,
assessment or charge, or any increase therein, imposed by reason of events occurring during the term of this Lease, including but not limited
to, a change in the ownership of the Project or any portion thereof or a change in the improvements thereon.

(b) "Base Real Property Taxes." As used herein, the term "Base Real Property Taxes" shall be the amount of
Real Property Taxes, which are assessed against the Premises, Building, Project or Common Areas in the calendar year during which the
Lease is executed. In calculating Real Property Taxes for any calendar year, the Real Property Taxes for any real estate tax year shall be
included in the calculation of Real Property Taxes for such calendar year based upon the number of days which such calendar year and tax
year have in common.

10.2 Payment of Taxes. Lessor shall pay the Real Property Taxes applicable to the Project, and exoept as otherwise provided
in Paragraph 10.3, any increases in such amounts over the Base Real Property Taxes shall be included in the calculation of Common Area
Operating Expenses in accordanoe with the provisions of Paragraph 4.2.
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10.3 Additional Improvements. Common Area Operating Expenses shall not include Real Property Taxes specified in the tax
assessor's records and work sheets as being caused by additional improvements placed upon the Project by other Lessee's or by Lessor for
the exclusive enjoyment of such other lessees. Notwithstanding Paragraph 10.2 hereof, Lessee shall, however, pay to Lessor at the time
Common Area Operating Expenses are payable under Paragraph 4.2, the entirety of any increase in Real Property Taxes if assessed solely
by reason of Alterations, Trade Fixtures or Utility Installations placed upon the Premises by Lessee or at Lessee's request.

lOA Joint Assessmenllf the Building is not separately assessed, Real Property Taxes allocated to the Building shall be an
eqUitable proportion of the Real Property Taxes for all of the land and improvements included within the tax parcel assessed, such proportion
to be determined by Lessor from the respective valuations assigned in the assessor's work sheets or such other information as may be
reasonably available. Lessor's reasonable determination thereof, in good tatth, shall be conclusive.

10.5 Personal Property Taxes. Lessee shall pay prior to delinquency all taxes assessed against and levied upon Lessee
Owned Alterations and Utility Installations, Trade Fixtures, furnishings, equipment and all personal property of Lessee contained in the
Premises. When possible, Lessee shall cause its Lessee Owned Alterations and Utility Installations, Trade Fixtures, furnishings, equipment
and all other personal property to be assessed and billed separately from the real property of Lessor. If any of Lessee's said property shall be
assessed with Lessor's real property, Lessee shall pay Lessor the taxes attributable to Lessee's property within 10 days after receipt of a
written statement gelling forth the taxes applicable to Lessee's property.
11. Utilities. Lessee shall pay for all water, gas, heat, light, power, telephone, trash disposal and other utilities and services supplied to
the Premises, together with any taxes thereon. Notwithstanding the provisions of Paragraph 4.2, if at any time in Lessor's sole judgment,
Lessor determines that Lessee is using a disproportionate amount of water, electrictty or other commonly metered utilities, or that Lessee is
generating such a large volume of trash as to require an increase in the size of the dumpster and/or an increase in the number of times per
month that the dumpster is emptied, then Lessor may increase Lessee's Base Rent by an amount equal to such increased costs.
12. Assignment and Subletting. (see Exhibit C #9)

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

"assign or assignment") or sublet all or any part of Lessee's interest in this Lease or in the Premises without Lessor's prior written
consent.

(b) A change in the control of Lessee shall constitute an assignment reqUiring consent. The transfer, on a
cumulative basis, of 25% or more of the voting control of Lessee shall constitute a change in control for this purpose.

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

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

(e) Lessee's remedy for any breach of Paragraph 12.1 by Lessor shall be limited to compensatory damages
and/or injunctive relief.

12.2 Terms and Conditions Applicable to Assignment and Subletting.
(a) Regardless of Lessor's consent, any assignment or subletting shall not: (i) be effective without the express

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

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

(c) Lessor's consent to any assignment or subletting shall not constitute a consent to any subsequent
assignment or subletting.

(d) In the event of any Default or Breach by Lessee, Lessor may proceed directly against Lessee, any
Guarantors or anyone else responsible for the performance of Lessee's obligations under this Lease, including any assignee or
sublessee, without first exhausting Lessor's remedies against any other person or entity responsible therefore to Lessor, or any security
held by Lessor.

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

(f) Any assignee of, or sublessee under, this lease 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, condition
and obligation herein to be observed or performed by Lessee during the term of said assignment or sublease, other than such
obligations as are contrary to or inconsistent with provisions of an assignment or sublease to which Lessor has specifically consented to
in writing.

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

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

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

(c) Any matter requiring the consent of the sublessor under a sublease shall also require the consent of Lessor.
(d) No sublessee shall further assign or sublet all or any part of the Premises without Lessor's prior written

consent.
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(e) Lessor shall deliver a copy of any notice of Default or Breach by Lessee to the sublessee, who shall have
the right to cure the Default of Lessee within the grace period, if any, specified in such notice. The sublessee shall have a right of
reimbursement and offset from and against Lessee for any such Defaults cured by the sublessee.

13. Default; Breach; Remedies.
13.1 Default; Breach. A "Default" is defined as a failure by the Lessee to comply with or perform any of the terms,

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

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

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

(c) The failure by Lessee to provide (i) reasonable written evidence of compliance with Applicable
Requirements, (ii) the service contracts, (iii) the rescission of an unauthorized assignment or subletting, (iv) an Estoppel Certificate, (v)
a requested subordination, (vi) evidence concerning any guaranty and/or Guarantor, (vii) any document requested under Paragraph 41
(easements), or (viii) any other documentation or information which Lessor may reasonably require of Lessee under the terms of this
Lease, where any such failure continues for a period of 10 days following written notice to Lessee.

(d) A Default by Lessee as to the terms, covenants, conditions or provisions of this Lease, or of the rules
adopted under Paragraph 2.9 hereof, other than those described in SUbparagraphs 13.1(a), (b) or (c), above, where such Default
continues for a period of 30 days after written notice; provided, however, that if the nature of Lessee's Default is such that more than 30
days are reasonably required for its cure, then it shall not be deemed to be a Breach if Lessee commences such cure within said 30
day period and thereafter diligently prosecutes such cure to completion.

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

(f) The discovery that any financial statement of Lessee or of any Guarantor given to Lessor was
materially false.

(g) If the performance of Lessee's obligations under this Lease is guaranteed: (i) the death of a Guarantor, (ii)
the termination of a Guarantor's liability with respect to this Lease other than in accordance with the terms of such guaranty, (iii) a
Guarantor's becoming insolvent or the subject of a bankruptcy filing, (iv) a Guarantor's refusal to honor the guaranty, or (v) a
Guarantor's breach of its guaranty obligation on an anticipatory basis, and Lessee's failure, within 60 days following written notice of
any such event, to provide written alternative assurance or security, which, when coupled with the then existing resources of Lessee,
equals or exceeds the combined financial resources of Lessee and the Guarantors that existed at the time of execution of this Lease.

13.2 Remedies. If Lessee fails to perform any of its affirmative duties or obligations, within 10 days after written notice (or
in case of an emergency, without notice), Lessor may, at its option, perform such dUty or obligation on Lessee's behalf, inclUding but
not limited to the obtaining of reasonably required bonds, insurance policies, or governmental licenses, permits or approvals. The costs
and expenses of any such performance by Lessor shall be due and payable by Lessee upon receipt of invoice therefor. If any check
given to Lessor by Lessee shall not be honored by the bank upon which it is drawn, Lessor, at its option, may require all future
payments to be made by Lessee to be by cashier's. check. In the event of a Breach, Lessor may, with or without further notice or
demand, and without limiting Lessor in the exercise of any right or remedy which Lessor may have by reason of such Breach:

(a) Terminate Lessee's right to possession of the Premises by any lawful means, in which case this Lease shall
terminate and Lessee shall immediately surrender possession to Lessor. In such event Lessor shall be entitled to recover from Lessee:
(i) the unpaid Rent which had been earned at the time of termination; (ii) the worth at the time of award of the amount by which the
unpaid Rent which would have been earned after termination until the lime of award exceeds the amount of such rental loss that the
Lessee proves could have been reasonably avoided: (iii) the worth at the time of award of the amount by which the unpaid rent for the
balance of the term after the time of award exceeds the amount of such rental loss that the Lessee proves could be reasonably
avoided; and (iv) any other amount necessary to compensate Lessor for all the detriment proximately caused by the Lessee's failure to
perform its obligations under this Lease or which in the ordinary course of things would be likely to result there from, inclUding but not
limited to the cost of recovering possession of the Premises, expenses of reletting, inclUding necessary renovation and alteration of the
Premises, reasonable attorneys' fees, and that portion of any leasing commission paid by Lessor in connection with this Lease
applicable to the unexpired term of this Lease. The worth at the time of award of the amount referred to in provision (iii) of the
immediately preceding sentence shall be computed by discounting such amount at the discount rate of the Federal Reserve Bank of the
District within which the Premises are located at the time of award plus one percent. Efforts by Lessor to mitigate damages caused by
Lessee's Breach of this Lease shall not waive Lessor's right to recover damages under Paragraph 12. If termination of this Lease is
obtained through the provisional remedy of unlawful detainer, Lessor shall have the right to recover in such proceeding any unpaid Rent
and damages as are recoverable therein, or Lessor may reserve the right to recover all or any part thereof in a separate suit. If a notice
and grace period required under Paragraph 13.1 was not previously given, a notice to pay rent or quit, or to perform or quit given to
Lessee under the unlawful detainer statute shall also constitute the notice required by Paragraph 13.1. In such case, the applicable
grace period required by Paragraph 13.1 and the unlawful detainer statute shall run concurrently, and the failure of Lessee to cure the
Default within the greater of the two such grace periods shall constitute both an unlawful detainer and a Breach of this Lease entitling
Lessor to the remedies provided for in this Lease and/or by said statute.

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

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

13.3 Inducement Recapture. Any agreement for free or abated rent or other charges, or for the giving or paying by
Lessor to or for Lessee of any cash or other bonus, inducement or consideration for Lessee's entering into this Lease, all of which
concessions are hereinafter referred to as "Inducement Provisions," shall be deemed conditioned upon Lessee's full and faithful
performance of all of the terms, covenants and condition, of this Lease. Upon Breach of this Lease by Lessee, any such Inducement
Provision shall automatically be deemed deleted from this Lease and of no further force or effect, and any rent, other charge, bonus,
inducement or consideration theretofore abated, given or paid by Lessor under such an Inducement Provision shall be immediately due
and payable by Lessee to Lessor, notwithstanding any SUbsequent cure of said Breach by Lessee. The acceptance by Lessor of rent or
the cure of the Breach which initiated the operation of this paragraph shall not be deemed a waiver by Lessor of the provisions of this
paragraph unless specifically so stated in writing by Lessor at the time of such acceptance. (See Exhibit C #16)

13.4 Late Charges. Lessee hereby acknowledges that late payment by Lessee of Rent will cause Lessor to incur costs
not contemplated by this Lease, the exact amount of which will be extremely difficult to ascertain. Such costs include, but are not limited
to, processing and accounting charges, and late charges which may be imposed upon Lessor by any Lender. Accordingly, if any Rent
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shall not be received by Lessor within 5 days after such amount shall be due, then, without any requirement for notice to Lessee,
Lessee shall pay to Lessor a one-time late charge equal to 10% of each such overdue amount or $100, whichever is greater. The
parties hereby agree that such late charge represents a fair and reasonable estimate of the costs Lessor will incur by reason of such
late payment, acceptance of such late charge by Lessor shall in no event constitute a waiver of Lessee's Default or Breach with respect
to such overdue amount, nor prevent the exercise of any of the other rights and remedies granted hereunder. In the event that a late
charge is payable hereunder, whether or not collected, for 3 consecutive installments of Base Rent. then notwithstanding any provision
of this Lease to the contrary, Base Rent shall. at Lessor's option, become due and payable quarterly in advance.

13.5 Interest. Any monetary payment due Lessor hereunder, other than late charges, not received by Lessor, when due
as to scheduled payments (such as Base Rent) or within 30 days following the date on which it was due for non-scheduled payment,
shall bear interest from the date when due, as to scheduled payments, or the 31$t day after it was due as to non-scheduled payments.
The interest ("Interest") charged shall be equal to the prime rate reported in the Wall Street Joumal as published closest prior to the
date when due plus 4%, but shall not exceed the maximum rate allowed by law. Interest is payable in addition to the potential late
charge provided for in Paragraph 13.4.

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

reasonable time to perform an obligation required to be performed by Lessor. For purposes of this Paragraph, a reasonable time shall
in no event be less than 30 days after receipt by Lessor, and any Lender whose name and address shall have been furnished Lessee in
writing for such Purpose, of written notice specifying wherein such obligation of Lessor has not been performed; provided, however, that
if the nature of Lessor's obligation is such that more than 30 days are reasonably required for its Performance, then Lessor shall not be
in breach of Performance is commenced within such 30 day period and thereafter diligently pursued to 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 said notice, or if having commenced said cure they do not diligently pursue it to completion, then
Lessee may elect to cure said breach at Lessee's expense and offset from Rent an amount equal to the greater of one Base Rent of
the Security Deposit, and to pay an excess of such expense under protest. reserving Lessee's right to reimbursement from Lessor.
Lessee shall document the cost of said cure and supply said documentation to Lessor.
14. Condemnation. If the Premises or any portion thereof are taken under the power of eminent domain or sold under the threat
of the exercise of said power (collectively "Condemnation") this Lease shall terminate as to the part taken as of the date the
condemning authority takes title or possession, whichever first occurs first. If more than 10% of the floor area of the Unit, or more then
25% of Lessee's Reserved Parking Spaces, is taken by Condemnation, Lessee may, at Lessee's option, to be exercised in writing
within 10 days after Lessor shall have given Lessee written notice of such taking (or in the absence of such notice, within 10 days after
the condemning authority shall have taken possession) terminate this Lease as of the date the condemning authority takes such
possession. If Lessee does not terminate this Lease in accordance with the foregoing, this Lease shall remain in full force and effect as
to the portion of the Premises remaining, except that the Base Rent shall be reduced in proportion to the reduction in utility of the
Premises caused by such Condemnation. Condemnation awards and/or payments shall be the property of Lessor, whether such award
shall be made as compensation for diminution in value of the leasehold, the value of the part taken, or for severance damages;
provided however, that Lessee shall be entitled to any compensation for Lessee's relocation 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 Utility Installations made to the Premises by Lessee. for purposes of Condemnation only, shall be considered the property of the
Lessee and Lessee shall be entitled to any and all compensation which is payable therefore. In the event that this Lease is not
terminated by reason of the Condemnation, Lessor shall repair any damage to the Premises caused by such Condemnation.
15. Brokerage Fees. (see Exhibit C #10)

15.1 Additional Commission. In addition to the payments owed pursuant to Paragraph 1.10 above, and unless Lessor
and the Brokers Otherwise agree in writing, Lessor agrees that: (a) if Lessee exercises any Option, (b) if Lessee acquires from Lessor
any rights to the Premises or other premises owned by Lessor and located within the Project, (c) if Lessee remains in Possession of the
Premises, with the consent of Lessor, after the expiration of this Lease or (d) if Base Rent is increased, whether by agreement or
operation of an escalation clause herein, then, Lessor shall pay Brokers a fee in accordance with the schedule of the Brokers in effect
at the time of the execution of this Lease.

15.2 Assumption of Obligations. Any buyer or transferee of Lessor's interest in this Lease shall be deemed to have
assumed Lessor's obligation hereunder. Brokers shall be third party beneficiaries of the provisions of Paragraphs 1.10. 15, 22 and 31. If
Lessor fails to pay to Brokers any amounts due as and for brokerage fees pertaining to this Lease when due. then such amounts shall
accrue Interest. In addition, if Lessor fails to pay any amounts to Lessee's Broker when due, Lessee's Broker may send written notice to
Lessor and Lessee of such failure and if Lessor fails to pay such amounts within 10 days after said notice, Lessee shall pay said
monies to its Broker and offset such amounts against Rent. In addition, Lessee's Broker shall be deemed to be a third party beneficiary
of any commission agreement entered into by and/or between Lessor and Lessor's Broker for the limited purpose of collecting any
brokerage fee owed.

15.3 Representations and Indemnities of Broker Relationships. Lessee and Lessor each represent and warrant to the
other that it has had no dealings with any person, firm, broker or finder (other than the Brokers, if any) in connection with this Lease,
and that no one other than said named Brokers is entitled to any commission or finder's fee in connection herewith. Lessee and Lessor
do each hereby agree to indemnify, protect, defend and hold the other harmless from and against liability for compensation or charges
which may be claimed by any such unnamed broker, finder or other similar party by reason of any dealings or actions of the
indemnifying Party including any costs, expenses, attorneys' fees reasonably incurred with respect thereto.
16. Estoppel Certificates.

(a) Each Party (as "Responding Party") shall within 10 days after written notice from the other Party (the
"Requesting Party") execute, acknowledge and deliver to the Requesting Party a statement in writing in form similar to the then most
current "Estoppel Certificate" form published by the American Industrial Real Estate Association, plus such additional information,
confirmation and/or statements as may be reasonably requested by the Requesting Party.

(b) It the Responding Party shall fail to execute or deliver the Estoppel Certificate within such 10 day period, the
Requesting Party may execute an Estoppel Certificate stating that: (i) the Lease is in full force and effect without modification except as
may be represented by the Requesting Party, (ii) there are no uncured defaults in the Requesting Party's performance, and (iii) if
Lessor is the Requesting Party, not more than one month's rent has been paid in advance. Prospective purchasers and encumbrancers
may rely upon the Requesting Party's Estoppel Certificate, and the Responding Party shall be estopped from denying the truth of the
facts contained in said Certificate.

(c) If Lessor desires to finance, refinance, or sell the Premises, or any part thereof, Lessee and all Guarantors
shall deliver to any potential lender or purchaser designated by Lessor such financial statements as may be reasonably required by
such lender or purchaser, inclUding but not limited to Lessee's financial statements for the past 3 years. All such financial statements
shall be received by Lessor and such lender or purchaser in confidence and shall be used only for the purposes herein set forth.
17. Definition of Lessor. The term "Lessor" as used herein shall mean the owner or owners at the time in question of the fee
title to the Premises, or, if this is a sublease, of the Lessee's interest in the prior lease. In the event of a transfer of Lessor's title or
interest in the Premises or this Lease, Lessor shall deliver to the transferee or assignee (in cash or by credit) any unused Security
Deposit held by Lessor. Except as provided in Paragraph 15, upon such transfer or assignment and delivery of the Security Deposit, as
aforesaid, the prior Lessor shall be relieved of all liability with respect to the obligations and/or covenants under this Lease thereafter to
be performed by the Lessor. Subject to the foregoing, the obligations and/or covenants in this Lease to be performed by the Lessor
shall be binding only upon the Lessor as hereinabove defined. Notwithstanding the above, and SUbject to the provisions of
Paragraph 20 below, the original Lessor under this Lease, and all subsequent holders of the Lessor's interest in this Lease shall remain
liable and responsible with regard to the potential duties and liabilities of Lessor pertaining to Hazardous Substances as outlined in
Paragraph 6.2 above.
18. Severability. The invalidity of any provision of this Lease, as determined by a court of competent jurisdiction, shall in no way
affect the validity of any other provision hereof.
19. Days. Unless otherwise specifically indicated to the contrary, the word "days" as used in this Lease shall mean and refer to
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calendar days.
20. Limitation on Liability. Subject to the provisions of Paragraph 17 above, the obligations of Lessor under this Lease shall not
constitute personal obligations of Lessor, the individual partners of Lessor or its or their individual partners, directors, officers or
shareholders, and Lessee shall look to the Premises, and to no other assets of Lessor, for the satisfaction of any liability of Lessor with
respect to this Lease, and shall not seek recourse against the individual partners of Lessor, or its or their individual partners, directors,
officers or shareholders, or any of their personal assets for such satisfaction. '
21. Time of Essence. Time is of the essence with respect to the performance of all obligations to be performed or observed by
the Parties under this Lease.
22. No Prior or Other Agreements; Broker Disclaimer. This Lease contains all agreements between the Parties with respect to
any matter mentioned herein, and no other prior or contemporaneous agreement or understanding shall be effective. Lessor and
Lessee each represents and warrants to the Brokers that it has made, and is relying solely upon, its own investigation as to the nature,
quality, character and financial responsibility of the other Party to this Lease and as to the use, nature, quality and character of the
Premises. Brokers have no responsibility with respect thereto or with respect to any default or breach hereof by either Party. The
liability (including court costs and attorneys' fees), of any Broker with respect to negotiation, execution, delivery or performance by
either Lessor or Lessee under this Lease or any amendment or modification hereto shall be limited to an amount up to the fee received
by such Broker pursuant to this Lease; provided, however, that the foregoing limitation on each Broker's liability shall not be applicable
to any gross negligence or willful misconduct of such Broker.
23. Notices.

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

23.2 Date of Notice. Any notice sent by registered or certified mail, return receipt requested, shall be deemed given on
the date of delivery shown on the receipt card, or if no delivery dale is shown, the postmark thereon. If sent by regular mail the notice
shall be deemed given 48 hours after the same is addressed as required herein and mailed with postage prepaid.' Notices delivered by
United States Express Mail or overnight courier that guarantee next day delivery shall be deemed given 24 hours after delivery of the
same to the Postal Service or courier. Notices transmitted by facsimile transmission or similar means shall be deemed delivered upon
telephone confirmation of receipt (confirmation report from fax machine is sufficient), provided a copy is also delivered via delivery or
mail. If notice is received on a Saturday, Sunday or legal holiday, it shall be deemed received on the next business'day.
24. Waivers. No waiver by Lessor of the Default or Breach of any term, covenant or condition hereof by Lessee, shall be deemed
a waiver of any other term, covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any other
term, covenant or condition hereof. Lessor's consent to, or approval of, any act shall not be deemed to render unnecessary the
obtaining of Lessor's consent to, or approval of, any subsequent or similar act by Lessee, or be construed as the basis of an estoppel to
enforce the provision or provisions of this Lease requiring such consent. The acceptance of Rent by Lessor shall not be a waiver of any
Default or Breach by Lessee. Any payment by Lessee may be accepted by Lessor on account of monies or damages due Lessor,
notwithstanding any qualifying statements or conditions made by Lessee in connection therewith, which such statements and/or
conditions shall be of no force or effect whatsoever unless specifically agreed to in writing by Lessor at or before the time of deposit of
such payment.
25. Disclosures Regarding The Nature of a Real Estate Agency Relationship.

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

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

(ii) Lessee's Agent. An agent can agree to act asaqent for the Lessee only. In these 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 acting only for a Lessee has the following affirmative obligations. To the Lessee: A fiduciary duty of utmost care,
integrity, honesty, and loyalty in dealings with the Lessee. To the Lessee and the Lessor: a. Diligent exercise of reasonable skills and
care in performance of the agent's duties. b. A duty of honest and fair dealing and good faith. c. A duty to disclose all facts known to the
agent materially affecting the value or desirability of the property that not known to, or within the diligent attention and observation of the
Parties. An agent is not obligated to reveal to either Party any confidential information obtained from the other Party which does not
Involve the affirmative duties set forth above.

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

(b) Brokers have no responsibility with respect to any default or breach hereof by either Party. The liability (including
court costs and attorneys' fees), of any Broker with respect to any breach of duty, error or omission relating to this Lease shall not
exceed the fee received by such Broker pursuant to this Lease; provided, however, that the foregoing limitation on each Broker's
liability shall not be applicable to any gross negligence or willful misconduct of such Broker.

(c) Buyer and Seller agree to identify to Brokers as "Confidential" any communication or information given Brokers that is
considered by such Party to be confidential.
26. No Right To Holdover. Lessee has no right to retain possession of the Premises or any part thereof beyond the expiration or
termination of this Lease. In the event that Lessee holds over, then the Base Rent shall be increased to 150% of the Base Rent
applicable immediately preceding the expiration or termination. Nothing contained herein shall be construed as consent by Lessor to
any holding over by Lessee.
27. Cumulative Remedies. No remedy or election hereunder shall be deemed exclusive but shall, wherever possible, be
cumulative with all other remedies at law or in equity,
28. Covenants and Conditions; Construction of Agreement. All provisions of this Lease to be observed or performed by
Lessee are both covenants and conditions. In construing this Lease, all headings and titles are for the convenience of the Parties only
and shall 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 Parties, but rather according to its fair meaning as a whole, as if both
Parties had prepared it.
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29. Binding Effect; Choice of Law. This Lease shall be binding upon the parties, their personal representatives, successors and
assigns and be governed by the laws of the State in which the Premises are located. Any litigation between the Parties hereto
concerning this Lease shall be initiated in the county in which the Premises are located.
30. Subordination; Attornment; Non-Disturbance.

30.1 Subordination. This Lease and any Option granted hereby shall be subject and subordinate to any ground lease,
mortgage, deed of trust, or other hypothecation or security device (collectively, "Security Device"), now or hereafter placed upon the
Premises, to any and all advances made on the security thereof, and to all renewals, modifications, and extensions thereof. Lessee
agrees that the holders of any such Security Devices (in this Lease together referred to as "Lender") shall have no liability or obligation
to perform any of the obligations of Lessor under this Lease. Any Lender may elect to have this Lease and/or any Option granted
hereby superior to the lien of its Security Device by giving written notice thereof to Lessee, whereupon this Lease and such Options
shall be deemed prior to such Security Device, notWithstanding the relative dates of the documentation or recordation thereof.

30.2 Attornment. Subject to the non-disturbance provisions of Paragraph 30.3, Lessee agrees to attorn to a Lender or
any other party who acquires ownership of the Premises by reason of a foreclosure of a Security Device, and that in the event of such
foreclosure, such new owner shall not: (a) be liable for any act or omission of any prior lessor or with respect to events occurring prior to
acquisition of ownership; (b) be subject to any offsets or defenses which Lessee might have against any prior lessor, (c) be bound by
prepayment of more than one month's rent, or (d) be liable for the return of any security deposit paid to any prior lessor.

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

30.4 Self-Executing. The agreements contained in this Paragraph 30 shall be effective without the execution or any
further documents; provided, however, that, upon written request from Lessor or a Lender in connection with a sale, financing or
refinancing of the Premises, Lessee and Lessor shall execute such further writings as may be reasonably required to separately
document any subordination, attornment and/or Non-Disturbance Agreement provided for herein.
31. Attorneys' Fees. If any Party or Broker brings an action or proceeding involving the Premises whether founded in tort,
contract or equity, or to declare rights hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal
thereon, shall be entitled to reasonable attorneys' fees. Such fees may be awarded in the same suit or recovered in a separate suit,
whether or not such action or proceeding is pursued to decision or judgment. The term, "Prevailing Party" shall include, without
limitation, a Party or Broker who SUbstantially obtains or defeats the relief sought, as the case may be, whether by compromise,
settlement, judgement, or the abandonment by the other Party or Broker of its claim or defense. The attorneys' fees award shall not be
computed in accordance with any court fee schedule, but shall be such as to fully reimburse all attorneys' fees reasonably incurred. In
addition, Lessor shall be entitled to attorneys' fees, costs and expenses incurred in the preparation and service of notices of Default and
consultations in connection therewith, whether or not a legal action is subsequently commenced in connection with such Default or
resulting Breach ($200 is a reasonable minimum per occurrence for such services and consultation). (see Exhibit C #15)
32. Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premises at any
time, in the case of an emergency, and otherwise at reasonable times for the purpose of showing the same to prospective purchasers,
lenders, or tenants, and making such alterations, repairs, improvements or additions to the Premises as Lessor may deem necessary.
All such activities shall be without abatement of rent or liability to Lessee. Lessor may at any time place on the Premises any Ordinary
"For Sale" signs and Lessor may during the last 6 months of the term hereof place on the Premises any ordinary "For Lease" 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 Premises without Lessor's prior written
consent. Lessor shall not be obligated to exercise any standard of reasonableness in determining whether to permit an auction.
34. Signs. Except for ordinary "For Sublease" signs which may be placed only on the Premises, Lessee shall not place any sign
upon the Project without Lessor's prior written consent. All signs must comply with all Applicable Requirements. (see Exhibit G)
35. Termination; Merger. Unless specifically stated otherwise in writing by Lessor, the voluntary or other surrender of this Lease
by Lessee, the mutual termination or cancellation hereof, or a termination hereof by Lessor for Breach by Lessee, shall automatically
terminate any sublease or lesser estate in the Premises; provided, however, that Lessor may elect to continue anyone or all existing
subtenancies. Lessor's failure within 10 days following any such event to elect to the contrary by written notice to the holder of any such
lesser interest shall constitute Lessor's election to have such event constitute the termination of such interest.
36. Consents. Except as otherwise provided herein, wherever in this Lease the consent of a Party is required to an act by or for
the other Party, such consent shall not be unreasonably withheld or delayed. Lessor's actual reasonable costs and expenses (including
but not limited to architects', attomeys', engineers' and other consultants' fees) incurred in the consideration of, or response to, a
request by Lessee for any Lessor consent, including but not limited to consents to an assignment, a subletting or the presence or use of
a Hazardous Substance, shall be paid by Lessee upon receipt of an Invoice and supporting documentation therefor. Lessor's consent
to any act, assignment or subletting shall not constitute an acknowledgment that no Default or Breach by Lessee of this Lease exists,
nor shall such consent be deemed a waiver of any then existing Default or Breach, except as may be otherwise specifically stated in
writing by Lessor at the time of such consent. The failure to specify herein any particular condition to Lessor's consent shall not
preclude the imposition by Lessor at the time of consent of such further or other conditions as are then reasonable with reference to the
particular matter for which consent is being given. In the event that either Party disagrees with any determination made by the other
hereunder and reasonably requests the reasons for such determination, the determining party shall furnish its reasons in writing and in
reasonable detail within 10 business days following such request.
37. Guarantor.

37.1 Execution. The Guarantors, if any, shall each execute a guaranty in the form most recently published by the
American Industrial Real Estate Association. and each such Guarantor shall have the same obligations as Lessee under this Lease.

37.2 Default. It shall constitute a Default of the Lessee if any Guarantor fails or refuses, upon request to provide: (a)
evidence of the execution of the guaranty, including the authority of the party signing on Guarantors behalf to obligate Guarantor, and in
the case of a corporate Guarantor, a certified copy of a resolution of its board of directors authorizing the making of such guaranty, (b)
current financial statements, (c) an Estoppel Certificate, or (d) written confirmation that the guaranty is still in effect.
38. Quiet Possession. Subject to payment by Lessee of the Rent and performance of all of the covenants, conditions and
provisions on Lessee's part to be observed and performed under this Lease, Lessee shall have quiet possession and quiet enjoyment
of the Premises during the term hereof.
39. Options. If Lessee is granted an option, as defined below, then the follOWing provisions shall apply. (see Exhibit L, if any)

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

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

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

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

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

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

(c) An Option shall terminate and be of no further force or effect, notwithstanding Lessee's due and timely
exercise of the Option, if, after such exercise and prior to the commencement of the extended term, (i) Lessee fails to pay Rent for a
period of 30 days after such Rent becomes due (without any necessity of Lessor to give notice thereof), (ii) Lessor gives to Lessee 3 or
more notices of separate Default during any 12 month period, whether or not the Defaults are cured, or (iii) if Lessee commits a Breach
of this Lease.
40. Security Measures. Lessee hereby acknowledges that the Rent payable to Lessor hereunder does not include the cost of
guard service or other security measures, and that Lessor shall have no obligation whatsoever to provide same. Lessee assumes all
responsibility for the protection of the Premises, Lessee, its agents and invitees and their property from the acts of third parties.
41. Reservations. Lessor reserves the right, (i) to grant, without the consent or joinder of Lessee, such easements, rights and
dedications that Lessor deems necessary, (ii) to cause the recordation of parcel maps and restrictions, and (iii) to create and/or install
new utility raceways, so long as such easements, rights dedications, maps, restrictions, and utility raceways do not unreasonably
interfere with the use of the Premises by Lessee. Lessee agrees to sign any documents reasonably requested by Lessor to effectuate
such rights.
42. Performance Under Protest. If at any time a dispute shall arise as to any amount or sum of money to be paid by one Party to
the other under the provisions hereof, the Party against whom the obligation to pay the money is asserted shall have the right to make
Payment "under protest" and such payment shall not be regarded as a voluntary payment and there shall survive the right on the part of
said Party to institute suit for recovery of such sum. If it shall be adjudged that there was no legal obligation on the part of said Party to
pay such sum or any part thereof, said Party shall be entitled to recover such sum or so much thereof as it was not legally required to
pay.
43. Authority. If either Party hereto is a corporation, trust, limited liability company, partnership, or similar entity, each individual
executing this Lease on behalf of such entity represents and warrants that he or she is duty authorized to execute and deliver this
Lease an its behalf. Each party shall, within 30 days after request, deliver to the other party satisfactory evidence of such authority.
44. Conflict. Any conflict between the printed provisions of this Lease and the typewritten or handwritten provisions shall be
controlled by the typewritten or handwritten provisions, (see Exhibit C #13)
45. Offer. Preparation of this Lease by either party or their agent and submission of same to the other Party shall not be deemed
an offer to lease to the other Party. This Lease is not intended to be binding until executed and delivered by all Parties hereto.
46. Amendments. This Lease may be modified only in writing, signed by the Parties in interest at the time of the modification. As
long as they do not materially change Lessee's obligations hereunder, Lessee agrees to make such reasonable non-monetary
modifications to this Lease as may be reasonably required by a Lender in connection with the obtaining of normal financing or
refinancing of the Premises.
47. Multiple Parties. If more than one person or entity is named herein as either Lessor or Lessee, such multiple Parties shall
have joint and several responsibility to comply with the terms of this Lease.
48. Waiver of Jury Trial. The Parties hereby waive their respective rights to trial by jury in any action or proceeding involving the
Property or arising out of this Agreement.
49. Mediation 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 INFORMED AND VOLUNTARY CONSENT THERETO. THE
PARTIES HEREBY AGREE THAT, AT THE TIME THIS LEASE IS EXECUTED, THE TERMS OF THIS LEASE ARE COMMERCIALLY
REASONABLE AND EFFECTUATE THE INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT TO THE PREMISES.

ATIENTION: 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 PRESENCE OF HAZARDOUS SUBSTANCES,
THE ZONING OF THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING
SYSTEMS, COMPLIANCE WITH THE AMERICANS WITH DISABILITIES 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 hereto have executed this lease at the place and on the dates specified above their respective signatures.

Execuk!d at: I[f'!1 DeJo~CJt~ _
on: lb -1/- 10 fJ~~~cut~W'~~,

By LESSO :
MCS Sorts Arena Business ark LLC
a Califomia Limited Liabilit om

By:_",....,.._,....- _
Name Printed: _
Title: _----==:--:-::-...,-.,.----,:-=-.,....-..."..,.."..". _
Address: 990 Highland Drive #200

Solana Beach. CA 92075

Telephone: ( 858 )_..!.7.>!.9"'2-:..<.7~50"'0"__ _
Facsimile: (858 ),_---..!-7-"'92~-:L7~83~4!....... _
FederallD No. _

Facsimile: ( ) _
FederallD No. _

These forms are often modified to meet changing requirements of law and needs of the industry. Always write or call to make sure you
are utilizing the most current form: American Industrial Real Estate Association, 700 South Flower Street, Suite 600, Los Angeles, CA
90017. (213) 687-8777.
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©Copyright 1998-By American Industrial Real Estate Association.
All rights reserved,

No part of these works may be reproduced in any form without permission In writing.

TENANTS SHALL FURNISH:

1. Its personal and corporate (if applicable) financial statements.
2. Completed Landlord furnished credit information forms.
3. Letter of reference from Tenant's bank.
4. If a corporation, its duly Authorized Corporate Resolution notifying the Lease.

(SEE Exhibit C Item #11)
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EXHIBIT A-1 TO LEASE (SUBLEASE)

MINIMUM STANDARD SUBLEASE CONDITIONS

(1) ASSIGNMENT AND SUBLEASING: Sublessee, shall not assign this lease or sublet the premises
or any part thereof without the prior written consent of Lessee and the City of San Diego.
hereinafter, "City." An assignment by operation of law shall automatically terminate this lease.

(2) HOLD HARMLESS: Sublessee shall assume the defense of, indemnify and save harmless Lessee
and City 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 leased premises or from any act or
omission of Sublessee, its agents and invitees.

(3) INSURANCE: Sublessee shall be insured by an insurance carrier acceptable to the Lessee and
City against loss from public liability arising from the use or condition of or operation conducted on
the leased premises. Minimum coverage shall be as set forth in Section 8.2 of the body of the
sublease and Section 8 of Exhibit C to the sublease 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, altered or canceled without 30 days prior
written notice to the. City by the insurance company,

(4) LEGAL PROCEEDINGS: Should it become necessary to Lessee or City to commence legal
Proceedings to collect rent, to recover possessions or enforce any other provision of this lease,
Sublessee agrees that the prevailing party shall be entitled to all legal costs in connection
therewith, inclUding a reasonable sum as attorney's fees

(5) SUBORDINATION: This agreement is in effect a sublease of a portion of the premises covered by
that Flat Rate Lease filed in the Office of the San Diego City Clerk on October 25, 1978, as
Document No. 764812, as amended between the sublessor herein and the City of San Diego- This
sublease is subject and subordinated to the covenants and conditions of said Lease Agreement
notwithstanding any provision hereto contrary to or in conflict with said agreement.

(6) The property is subject to a City of San Diego ground lease mentioned hereinabove and lies with in
the recently formed North Bay Redevelopment Area. The property will be redeveloped sometime in
the future- Accordingly. Landlord 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 the city land lease agreements there under

LESSOR'S INITIALS
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DEMISED PREMISES PLAN (IF AVAILABLE)
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EXHIBITC
Page 1 of 3

Addendum to Commercial/Industrial Multi-Tenant Lease

1. Early Possession: With early move-in of Lessee, Lessee may not interfere with any tenant improvements needed to be done by
Lessor. Additionally, M.C. Strauss Company is not responsible for loss, theft, or damage of any of Lessee's property should Lessee
desire to move-in prior to commencement of Lease Term.

2. Term Adjustment: If the Commencement Date is other than the first day of a calendar month, the Tenm shall be deemed to
have commenced on the first day of the next succeeding month.

3. Modified Common Area Operating Expenses: Lessor shall pay Tenant's portion of common area maintenance, taxes,and
insurance.
a. "Operating Costs" means all costs reasonably incurred by Lessor in accordance with generally accepted accounting principles,

and fairly allocable to the applicable Calendar Year which relate to, or are fairly allocable to, the ownership and operation of
the Common Areas. Lessor shall pay tenant's portion of common area maintenance, taxes and insurance.

b. Periodic painting of the building exterior and common areas shall be included as a common area 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.

c, The common area definition shall also include lighting facilities, sewer, water, gas, electric, phone and other utility lines, stonm
drains, roads and approaches servicing the Center generally; and any other items that Lessor deems necessary and
appropriate.

d. Replacement costs, defined as that which cannot be repaired other than at a cost 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 sixtieth ('leo) of the cost each month of the Lease term and extension thereto.

4. Utilities: 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 its subtenants, licensees or
concessionaries, provided, however, if any such services or utilities shall be billed to Lessor and not separately metered to the Demised
Premises the mount thereof shall be prorated and Lessee shall pay to Lessor upon demand as additional rental hereunder an amount
equal to that proportion of the total charges therefore which the number of square feet of Gross Floor Area in the Demised Premises
bears to the total number of square feet of gross floor area of stores then rented as of the date of the utility bill served in the area and/or
buildings covered by such combined charges. With respect to gas and electric service, which is not separately metered, Lessor may, at
Lessor's option, in lieu of prorating on the fore-going basis, detenmine the amount of use of such services by Lessee on the basis of
Lessee's estimated usage as detenmined by the utility company servicing the Demised Premises, or, if such company ceases proViding
such service, by a qualified electrical contractor selected by Lessor. Water is furnished to the part of the Common Area via as is central
meter. Accordingly, Lessee will pay Lessor a flat charge of (per Section 1.7 (d)) a month for its share of the water for its premises.
Water charges may be reevaluated and increased by Lessor based on the use of the premises especially due to the number of patrons
of and Lessee's business use. Lessor may require a high water user such as a restaurant or beauty parlor to install a separate meter or
if the cost is prohibitive, to install an inline meter at Lessee's expense to be able to determine Lessee's fair share for any excess use.

5. Continuous Operations: Lessee shall keep the Demised Premises open for business during all hours customarily maintained by
business similar to Lessee's business in the trading area in which the Demised Premises are located. At all such times Lessee shall
have upon the Demised Premises a sufficient number of employees and a sufficient stock of merchandise to adequately serve the
patrons thereof or render the services offered. A business holiday of more than 30 days of consecutive closing in anyone year shall be
considered a default.

6. Locks: Should Lessee change the locks on their suite, Lessee must furnish Lessor with a copy of the new key which is for the
protection 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 painting necessary to restore Premises to a releasable condition. Additionally, Tenant will be charged for repainting rear access
doors, repairing store front doors, rekeying locks to the master system and removing alarm systems or personal property and/or debris,
etc, upon Lease termination,

8. Insurance: Lessor's appropriate liability insurance coverage is $3,000,000. Therefore, Paragraph 8.1 and/or Paragraph 8.2 is
amended to increase the ceiling to $3,000,000 and Lessee shall reimburse Lessor for its portion accordingly.

9. Assignment and Subletting:
(This is in addition to lease language and prevails in the event of conflict.)

a. Consent to Assignment or Subletting shall not be unreasonably withheld: Subject to a compatible and noncompetitive business
use with respect to the other businesses in the Center and sufficient financial statement and credit record of assignee and reasonable
experience in conducting the intended business, Lessor's consent to assign or sublet this Lease shall not be unreasonably withheld
provided however, that Lease shall not be in default and/or if Lessee shall have, previously breached or otherwise failed to perform
under this Lease since its inception, and Lessee did not cure that breach, Lessor, at its sole discretion, may declare this
Sub-paragraph null and void. Any increase in rents shall become the property of the Lessor. Any such assignment or subleasing even
with the approval of the Lessor, shall not relieve the Lessee from liability for payment of the rental herein provided or from the obligation
to keep and be bound by the terms, conditions and covenants of this Lease.

b. Assignment or Transfer to a Corporation: Notwithstanding anything to the contrary set forth herein, Lessee may assign this
Lease, without the consent of Lessor, to a corporation or other entity not less than fifty percent (50%) of the voting stock or controlling
interest of which is owned by Lessee; provided that Lessee shall at all times remain liable for performance hereunder; and provided,
further, that any transfer by Lessee of the controlling stock or interest in such corporation or other entity shall be a prohibited
assignment hereunder.

c. Consent to be in writing: Lessee shall not assign, mortgage, pledge, hypothecate or encumber this lease or the leasehold
interest created hereby or any interest herein or sublet the Demised Premises or any portion thereof, or license the 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 available to the Lessor at the time of any proposed assignment or subletting, Lessor expressly reserves the right to adjust the
Guaranteed Minimum Monthly Rental to an amount derived by multiplying said guaranteed minimum monthly rental times a number
equal to the percentage by which the Bureau of Labor Statistics, United States Department of Labor for Los Angeles-Riverside-Orange
County under the heading of "All Items" for "All Urban Consumers" for the month in which the date of such assignment or subletting
occurs has increased over the same Cost of Living Index figure for the month in which the Commencement Date under this Lease
occurs (i.e., if the percentage of such increase is thirty percent (30%), then the guaranteed minimum monthly rental will be multiplied
times 130%). Tenant agrees to pay Lessor an administrative fee of $500 and to reimburse Lessor for Lessor's reasonable attorney fees
incurred in conjunction with the processing and documentation of any such requested transfer, assignment, subletting, licensing or
concession agreement
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10. Broker's Fee:
a. All Broker's fees as referred to in the Lease and Lease addend urns shall be by separate agreement pursuant to a schedule to

be agreed upon by Owner and Broker.
b. However, it is understood and agreed that no commissions shall be paid on option exercises, or renewals, or expansions that

unless at the invitation of the Owner first had obtained in writing.

11. Lessee's Financial Information: Lessee will furnish financial statements which shall be subject to Lessor's approval and shall
reimburse Lessor $35 if Lessor obtains a credit report. Lessee also agrees to deliver to Lessor a resume of its business experience and
a completed Lessor's "Credit Information" form. The Lease is contingent upon Lessor's review and approval to its sole satisfaction of
Lessee's qualifications to 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 between the parties concerning the time of actual completion of Lessor's Work or
Lessee's Work or any claimed excuse for delay in performance or non-performance thereof or whether such work has been adequately
performed in a good and workmanlike 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. Deletion: Wherever in this Lease a Section or Subsection is preceded by the word "Deleted" or "Deleted." such Section or
Subsection is deleted from this Lease in its entirety and is of no force or effect.

14. Attorney's Fees: The Lessor is entitled to attorney's fees or costs for the enforcement of the lease regardless of whether an action
is filed, said fees and costs to be considered additional rent.

15. Lease Incentives: If Tenant is in default under this Lease at any time during the Term and without limiting the foregoing, if Landlord
has given Tenant any lease 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 leasing commissions
then the incentives will terminate and Landlord may recover from Tenant the value of all such Incentives received by Tenant in addition
to all other damages recoverable by Landlord pursuant to the provisions of this Lease.

16. Confidentiality: Lessee shall keep the content and all copies of this Lease 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 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 honor the confidentiality provisions hereto, except as may be required by Law or court proceedings.

17. Substitute Premises: Lessor shall have the right from time to time during the term of this lease to relocate the Premises within the
Project on the following terms and conditions: (i) the square footage of the substitute premise ("SUbstitute Premises") are equal to the
square footage of the Premises (subject to a variation of up to fifteen percent (15%) in the square footage of the Substitute Premises,
provided that the amount of rent payable under this lease is not thereby increased); (ii) Lessor shall pay the cost of provldlnq Lessee
Improvements (defined below) in the Substitute Premises substantially comparable to the Tenant Improvements in the Premises; (iii)
Lessor shall pay the expenses directly related to and reasonably incurred by Lessee in connection with such relocation to the Substitute
Premises; and (iv) Lessor shall not be liable for (a) any loss of business or good will, or (b) any damage to Lessee's Property or other
personal property relocated, unless caused by Lessor or it's employees gross negligence or willful misconduct. Lessor shall deliver to
Lessee written notices of Lessor's election to relocate the Premises specifying the new location at least thirty (30) days prior to the date
the relocation is to be effective. If the relocation of the Premises is unacceptable to Lessee, then Lessee may terminate this lease
during a period of thirty (30) days after receipt of Lessor's notice to relocate, by delivering written notice to Lessor within the thirty (30)
day period. Such notice of termination shall be effective upon receipt thereof by Lessor. If Lessee elects to terminate this Lease
pursuant to this Section, then the parties shall be discharged from all obligations hereunder, other than those that have accrued prior to
the actual date of Lessee's termination of this Lease or which specifically survive the termination of this Lease and Lessee shall be
granted a reasonable period of tenancy in order to relocate to suitable premises.

[THIS PORTION INTENTIONALLY LEFT BLANK]
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A. Lessee is responsible for sending rent payments on the first of the month to:

MCS Sports Arena Business Park LLC,
a Califomia Limited Liability Company
990 Highland Drive, Suite 200
Solana Beach, CA 92075

B. For any questions or building management problems, call:

Lesley Jackson
MC Strauss Company
990 Highland Drive, Suite 200
Solana Beach, CA 92075
Phone: 858-792-7500; Fax: 858-792-7834

In case of emergency: _
Address: -::- _

Phone: Fax: _

Next of Kin (Name): _
Address: -::- _

Phone: Fax: _

((1 1)/oG

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

TENANT IMPROVEMENTS AND ACCEPTANCE OF PREMISES

Scope of Lessor's Work

Lessor shall provide Lessee, at the sole cost and expense of Lessor, the following "standard" improvements as follows:

1. Lessor has completed construction of the Demised Premises and Lessee acknowledges that the Demised Premises are being
leased in "as is" condition and that Lessee has inspected same and the Demised Premises are in satisfactory condition.

(a) Lessor shall deliver the Premises in clean condition with electrical, doors, plumbing, windows, and HVAC in good working
condition. Other than the mentioned requirements, Lessee shall accept the Premises in its "as is" condition.

Scope of Lessee's Work

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

1. Permits, Plans, and supervision for any Tenant improvements.

2. Lessor grants permission to Lessee to install necessary and/or required improvements or modifications, subject to Lessor's prior
written approval, to accommodate Lessee's intended business use, at Lessee's sole cost and expense, and in accordance with any and
all govemmental requirements including the obtaining of any required permits for the Demised Premises and said business.

Perform any and all additional work required to complete the Premises to a condition customary and ready for the normal operation of
Lessee's business. Lessee shall be responsible to pay for any additional water, and/or sewer impact fees if imposed due to the nature
of Lessee's business or use of Premises.

Within thirty (30) days following the execution of the Lease, Lessee, at Lessee's sole cost and expense, shall deliver to Lessor
a fully dimensioned '/4-inch scale set of plans. Said plans shall show all storefronts, interior partitions, fixtures, lighting, electrical
outlets, plumbing (including fixtures), floor coverings, ceiling and other improvements that Lessee wishes to construct and install upon
Premises. Said plans shall be subject to Lessor's approval prior to start of any work by Lessee or his contractors, which shall not be
unreasonably withheld, which shall thereafter be called "Lessee Plans Approved for Construction." Should Lessee fail to deliver 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 effect to Lessee, terminate this Lease.

No changes, modifications or alterations to Lessee Plans Approved for Construction may be made without the written consent
of Lessor. Any additional costs, including any increased fees which Lessor may be required to Pay for architectural, engineering and/or
other similar services arising by reason of any subsequent change to Lessee Plans Approved for Construction made at the request of
Lessee, shall be at the sole cost and expense of Lessee and shall be paid by Lessee to Lessor before the performance of the work
requested by Lessee.

All of Lessee's work and improvements shall be performed by Lessee, at Lessee's sole cost and expense except as outlined
above and pursuant to the plans and specifications approved by Lessor. It is understood that the approval of Lessor shall in no manner
relieve Lessee of Lessee's obligation to obtain, at Lessee's sole cost and expense, all necessary and appropriate permits from all
applicable govemmental or public agencies for the construction of Lessee's improvements, installation of Lessee's personal property
and the operation of Lessee's business at Premises.

Upon delivery of Premises to the Lessee, Lessee shall immediately and diligently proceed to install Lessee's Work as
described in Lessee's Plans Approved for Construction at Lessee's sole cost and expense without interfering with other work being
done, if any, in the building or shopping center.

All work done by Lessee shall be done by a licensed contractor and in compliance with all rules and regulations required by
local building authorities, Lessor or his agents and in accordance with all uniform building 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 permits "signed off" by
local governmental building inspector, that were required to complete Lessee's Work. Lessor shall not be responsible for any loss or
damage to Lessee's improvements/property that is installed or left on Premises.

Lessee's entry upon Premises prior to commencement of the Term of this Lease shall be subject to all provisions of this Lease
other than payment of rent, At all times after such entry, Lessee shall maintain an insurance policy that complies with the provisions of
this Lease. The inability of Lessee to complete Lessee's Work in a timely manner and to a condition acceptable for conducting
business, through no fault of Lessor, shall not delay the Term Commencement or payment of rent.

Lessee hereby indemnifies and holds Lessor free and harmless from and against any and all claims, demands and liabilities,
including, but not limited to attorney costs, expenses and court costs, arising from or relating to Lessee's Work and improvements, It is
the intent of the parties that this indemnification shall survive the expiration or sooner termination of this Lease.

LESSOR'S INITI
~ESS~NITIAl
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EXHIBIT F

RENT ADJUSTMENT(S)
ADDENDUM TO

STANDARD LEASE

Dated ,2016
I

By and Between (Lessor) MC Sports Arena Business Park LLC,

a California Limited Liability Company

(Lessee) Wicked Maine Lobster, LLC, a Maine Limited Liability Co.

Property Address: 3770 Hancock Street, Suite A, San Diego, CA 92110
!

Paragraph 1&

A. RENT ADJUSTMENTS:

The monthly rent for each month of the adjustment period(s) specified below shall be Increased using the method(s) indicated
below: I

e III.
I

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 forth below. I

I

On September 1, 2017, The New Base Rental shall be as follows:

9/1/17 - 8/31/18: $2,730.00 per month plus $85.00 per month water/sewer fees = $2,815.00 per month.
9/1/18 - 8/31/19: $2,835.00 per month plus $85.00 per month water/sewer fees = $2,920.00 per month.
9/1/19 - 8/31/20: $2,940.00 per month plus $85.00 per month water/sewer fees = $3,025.00 per month.
911/20 - 8/31/21: $3,045.00 per month plus $85.00 per month water/sewer fees = $3,130.00 per month.

B. NOTICE: Unless specified otherwise herein, notice at any escalations other than Fixed Rental Adjustment(s) shall be made as
specified in paragraph 23 of th~ attached Lease.

I

C. BROKER'S FEE: Th~ Real Estate Brokers specified in paragraph 1.10 of the attached Lease shall be paid a Brokerage Fee
for each adjustement specified above in accordance with paragraph 15 of the attached Lease.
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EXHIBITG

CENTER SIGN CRITERIA

The purpose of this sign criteria has been established for the intent of assuring an outstanding shopping center and mutual
benefit of all Lessee's. Conformance will be strictly enforced. Any Installed non-eonforming or unapproved signs will be brought into
conformance at the expense of the Lessee.

A. Lessee shall be entitled to signage above the Premises. Signage shall be subject to City of San Diego and Lessors
prior written approval. All costs associated with the design, construction, installation, as well as removal, shall be borne by Lessee.
Lessee shall be required to remove all Lessee signage at the conclusion of Lessee's occupancy of the Premises. Ground level
Lessee's shall be entitled to signage on the Center's pole sign at its expense and subject to availability.

B. General Requirements:

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

2. All approvals or disapprovals of sign submittals based on esthetics and design shall remain sole right of the
Lessor and local governing authorities.

3. Selected sign company will be responsible for obtaining all permits and sign Installation.

4. No exposed lamp, raceways, crossovers, conduit, conductors, transformers or similar devices shall be
permitted.

5. All maintenance of signage shall be the responsibility of the Lessee.

6. All signs shall be individually illuminated.

7. No audible, flashing or animated 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. Lessee's signs shall be designed and installed in a manner compatible with and complimentary to adjacent
and facing storefronts and the overall design concept of the center.

11. All penetrations of the building structure required for sign installation shall be sealed in a watertight condition
and shall be patched to match adjacent finish. At termination of lease when sign is removed, Lessee or its sign company shall patch
and paint and restore to "as was" condition.

12. No advertising placards, banners, pennants, names, insignias or other descriptive material shall be affixed
or maintained upon the glass pane supports of the show windows and doors or upon the exterior walls of building without the prior
written approval of Lessor.

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

14. Letter height restrictions:

a. One line of copy with the letter and logo height not to exceed 24 inches or to be less than 10
inches. Allowable, sign fascia coverage not to exceed seventy-five percent (75) of store frontage.

b. Two lines of copy will be allowed with the overall height of the two lines of letters not to exceed 30
inches with a maximum height of the letters not to exceed 18 inches or to be less than 16 inches.

15. Designs submitted for the City/County approval must follow the following guidelines:

a. Drawings of elevations and sign with all measurements to scale.
b. Plot plan and legal description (plans to scale).
c. Sections drawings of sign and fascia showing construction and electrical details.
d. Color of plastic faces and logos.
e. Color of neon, size and intensity.
f. Letter style selection

16. Lessee is granted permission by Lessor to install a temporary sign banner at its expense above the
premises while signs are being fabricated.

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

LESSOR'S INITIALS:
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EXHIBIT H

SPECIAL USE OF PREMISES CLAUSE

A. Uses Of Premises:

Lessee shall occupy and use the premises solely for the operation of a general warehouse use pertaining to restaurant and retail
business only and for no other purpose or use.

Lessee specifically acknowledges and agrees, by initialing below, that it will not at any lime sell, store, use, grow or distribute in any
form, any form of Cannabis, including but not limited to marijuana, HEMP, or ditch weed, or any such variety of same or any new variety
of same or anything similar to same from or in the Premises or the Project. Lessee agrees that a violation of this paragraph will be a
default under the Lease for which there is no cure period and that, therefore, Lessor may immediately terminate this Lease with twenty
four (24) hours' notice to Lessee. Lessee further agrees that if Lessee violates this paragraph, Lessee shall pay to Lessor a fine of Five
Thousand Dollars ($5,000.00) per day for each day or partial day that the violation continues until Lessor regains possession of the

P~

LESSEE'S INITIALS:

~f'A-
I
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EXHIBIT J

GUARANTY OF LEASE

THIS GUARANTY OF LEASE ("Guaranty"), effective as of ...f::::~~~~~-;;--,4-=2;~,
a single man and Alex Howard, a single man, as ("Guarantors"), with refer

RECITALS

A. MCS Sports Arena Business Park LLC, a California Limited Liability Company, ("Lessor"), and Wicked Maine Lobster,
LLC, a Maine limited Liability Company, ("Lessee") have agreed to enter into that certain Lease ("Lease"), dated the same date as this
Guaranty, covering Premises decrlbed therein, located in the City of San Diego, County of San Diego, State of California.
B. Lessor requires, as a condition to its execution of the Lease, that Guarantor guarantee the full performance of the obligations
of Lessee thereunder.
C. Guarantor is willing to execute this Guaranty for the benefit of Lessor and as a material inducement to Lessor to enter into the
Lease.

GUARANTY

NOW, THEREFORE, in order to induce Lessor to enter into the Lease, Guarantor agrees as follows:

1. Guarantor's Obligations. Guarantor hereby unconditional guarantees the full and timely performance of each and every
obligation to be kept and performed by the Lessee pursuant to the terms of the Lease ("Lease Obligations") in accordance with the
terms of and at the time and place specified therein, including, but not limited to, the payment of all rents and other charges accruing
pursuant thereto.
2. Term. This Guaranty shall continue for the term of the Lease and any extension or renewal thereof. If the Lease terminates
and Lessor has any rights which Lessor may enforce against Lessee after termination, Lessor may also enforce such rights against
Guarantor.
3. Primary Liability. The Lease Obligations guaranteed by Guarantor under this Guaranty shall be primary and Independent of
the obligations of Lessee under the Lease. Lessor may bring a separate action or actions against Guarantor hereon and such actions
may be brought either in conjunction with actions against Lessee or against Lessee directly, regardless of whether Lessor has
commenced any action or obtained any jUdgment against Lessee. If Lessee defaults under the Lease, Lessor may proceed directly
against Guarantor, without having commenced any action or obtained any judgment against Lessee, and without applying any property
of Lessee (or any other person), if any; held by Lessor as security for the performance of the Lease Obligations. The liability of
Guarantor hereunder shall not be released, diminished, or extinguished by Lessor's failure or delay in enforcing any of its rights.
4. Continuation; No Release. This Guaranty shall continue in favor of Lessor notwithstanding any modification, alteration,
extension or renewal of the Lease entered into by the parties thereto, or their successors or assigns, and notwithstanding any
assignment of the Lease, with or without the consent of Lessor. No such modification, alteration, extension, renewal or assignment shall
affect this Guaranty or in any way release, diminish, or extinguish the liability of Guarantor hereunder.
5. Assignment. Lessor may, with notice to Guarantor, assign this Guaranty in whole, or in part in connection with any transfer of
any interest in the Lease or the Premises, and no such assignment or transfer shall release, diminish, or extinguish or otherwise affect
the liability of Guarantor hereunder. In such event the benefits of this Guaranty shall inure to the benefit of Lessor's successors and
assigns.
6. Security. Guarantor authorizes Lessor, without further notice or demand and without affecting the liability of Guarantor
hereunder, from time to time, to: (a) take and hold security (inclUding the Security Deposit and any security filing consented to by
Lessee) (the "Security") (if any) for performance of the Lease Obligations and exchange, enforce, waive or release any such Security;
(b) apply such Security in whole or in part and direct the order or manner of sale thereof as Lessor, in Lessor's discretion, may
determine; and (c) proceed against Lessee or proceed against and exhaust such Security held from Lessee; the provisions of this
paragraph shall constitute a waiver of Guarantor's right to claim exoneration from the Lease Obligations for the foregoing actions.
7. Events of Insolvency.

7.1. Defined. The term "Event of Insolvency" shall mean any of the following:
(a) Lessee becomes insolvent or is adjudicated a bankrupt;
(b) Lessee files a petition for reorganization. arrangement or similar relief under any present or future provisions

of the Federal Bankruptcy Code, or any other state or federal statute for tile relief of debtors or any similar law:
(c) A court approves a petition filed against Lessee by its creditors for reorganization. arrangement or similar

relief under any present or future provision of tile Federal Bankruptcy Code, or any other state or federal statute for the relief of debtors
or any other similar law;

(d) Lessee seeks a judicial readjustment of the rights of its creditors under any present or future federal or state
law; or

(e) A receiver of all or part of Lessee's property and assets is appointed by any state or federal court.
7.2 Effect. This Guaranty shall in full force and effect, notwithstanding the occurrence of any Event of Insolvency

affecting Lessee, or any successor or assignee of Lessee. or in the event of any disaffirmance, or abandonment by a trustee of Lessee,
or in the event that the Lease is terminated, rejected or modified in the course of any proceeding relating to an Event of Insolvency. To
the extent necessary to effectuate the purpose of this Guaranty, Guarantor hereby assigns to Lessor any rights Guarantor may have to
file a claim and proof of claim in any bankruptcy or similar proceeding of Lessee any awards or payments thereon to which Guarantor
would otherwise be entitled. to the extent of any unsatisfied Lease Obligations.
8. Waiver of Defenses. Guarantor waives any defense Guarantor may acquire by reason of Lessor's
election of any remedy against Guarantor or Lessee, or both. In addition, Guarantor waives any defense arising by reason of any
disability or other defense of Lessee, including, without limitation, any defense based upon: (a) invalidity of the Lease (b) any lack of
authority of the officers, directors, partners or agents acting or purporting to act on behalf of Lessee or any principal of Lessee; or (c) by
reason of the cessation from any cause whatsoever of the liability of Lessee other than full performance and discharge of the Lease
Obligations.
9. Waiver of Rights. Guarantor waives the right to require Lessor: (a) to proceed against Lessee or any successor of Lessee;
and (b) to pursue any other remedy in Lessor's power. Guarantor expressly waives the provisions of the California and/or Arizona Civil
Code, which grants a surety certain rights to require a creditor to pursue altemative remedies before proceeding against a surety.
10. Subrogation. Until the Lease Obligations shall have been performed in full, Guarantor shall have no right of subrogation and
waive any right to enforce any remedy which Lessor now has or may hereafter have against Lessee. Guarantor waives any right to
participate in any security now or hereafter held by Lessor.
11. Successive Demands. Guarantor's liability shall extend to each and every payment to be made by Lessee and any additional
Lease Obligation to be performed or observed by Lessee. Successive demands may be made upon, and successive actions for the
enforcement of such demands may be brought against Guarantor upon successive defaults by Lessee and the enforcement of this
Guaranty against Guarantor with respect to any Lease Obligation shall not operate to exhaust this Guaranty or operate as a waiver of
the right to proceed under this Guaranty with respect to any future default or defaults.
12. General Provisions.

12.1 Attorney's Fees. Guarantor agrees to pay all costs and other expenses, including reasonable attorneys' fees and
court costs, paid or incurred by Lessor in enforcing or attempting to enforce this Guaranty or the obligations guaranteed hereby,
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Guarantor is obligated as to attorney's fees and costs pursuant to Paragraphs 31 and 37,1 of the Lease, as to the obligations under the
Lease and the Guaranty, and the provision in the Addendum as to attorneys fees made applicable here to the Lease and the Guaranty.

12.2 Governing Law. This Guaranty shall be enforceable by Lessor in accordance with the laws of the
State of California and shall be construed in accordance therewith.

12.3 Interest. Interest shall accrue on all accounts which are not paid by Guarantor when due under the Lease, from the
date due until due date paid by Guarantor, at the interest rate specified in the Lease, but not to exceed the maximum legal rate of
interest.

12.4 Joint and Several. If Guarantor is more than one person, each person's obligations hereunder are joint and several
and are independent of Lessee's obligations. Lessor may bring a separate action against any Guarantor whether the action is brought
against any other Guarantor, or whether any other Guarantor is joined in the action.

12.5 Modification. This Guaranty may not be amended, modified, released, or terminated except by a written instrument
executed by Guarantor and Lessor,

12.6 Severability. If any of Guarantor's obligations hereunder shall be held to be unenforceable, the remainder of this
Guaranty and its application to all obligations other than those with respect to which is held unenforceable shall not be affected thereby
and shall remain in full and effect.

12.7 Successors. The terms and provisions of this Guaranty shall be binding upon and inure to the benefit of the
respective successors and assigns of the parties hereto.

IN WITNESS WHEREOF, the undersigned has executed this guaranty of lease as of tile date first written above.

Res. Address: _
Phone:
Soc Sec#:

Res. Address: _
Phone:
Soc SeC#:
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EXHIBITK

MEMORANDUM
CERTIFICATE

This memorandum is made of ,2016, with reference to that certain Lease Agreement
(hereinafter referred to as the "Lease") dated, ~as-t 2&1, 2016, by and between MCS Sports Arena Business Park LLC,
a Califomia Limited Liability Company, as "Lessor" t rein, and as "Lessee."

The undersigned, as Lessee under said Lease, hereby confirms the following:

1. The Lessee accepted possession of the Demised Premises (as described in said Lease) on -...,----;-:;---c:-:;--,------;-
and acknowledges that the premises are as represented by Lessor and in good order, condition and repair; and that the improvements,
if any, required to be constructed for and/or fumished to Lessee by Lessor under said Lease have been so constructed and/or fumished
and are satisfactorily completed in all respects.

2. That all conditions of said Lease to be performed by Lessor prerequisite to the full effectiveness of said Lease have been
satisfied and that Lessor has fulfilled all of its duties of an inducement nature.

3. That in accordance with the provisions of Paragraph 4 of said Lease the Commencement Date (as the phrase
"Commencement Date" is defined in said Lease) of the term is and that, unless sooner terminated,
the original term thereof expires on _

4. That said Lease (as amended, if amended) is in full force and effect and that the same represents the entire agreement
between Lessor and Lessee conceming said Lease.

5. That there are no existing defenses which Lessee has against the enforcement of said Lease by Lessor, and no offsets or
credits against rentals except as may be expressly provided in said Lease.

6. That the minimum rental obligation of said Lease is presently in effect and that all rentals, charges and other obligations on the
part of Lessee undersaid Lease commenced to accrue on _

7. That the undersigned Lessee has no notice of any prior assignment, hypothecation or pledge of said Lease or of the rents
thereunder.

LESSOR:
MCS SPORTS ARENA BUSINESS PARK LLC,
A CALIFORNIA LIMITED LIABILITY COMPANY

LESSEE:
WICKED MAINE LOBSTER, LLC,
A MAINE LIMITED LIABILITY COMPANY

BY: _ BY: _

ITS: _ ITS: _

This "Memorandum" is hereby approved in form and shall be completed (if necessary) pursuant with Paragraph 4.A of The Lease and
incorporated as part of The Lease.

LESSOR'S INITIALS: LESSEE'S INITIALS:
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EXHIBITK

MEMORANDUM
CERTIFICATE

This memorandum is made of ,2016, with reference to that certain Lease Agreement
(hereinafter referred to as the "Lease") datQ16' by and between MCS Sports Arena Business Park LLC, a California Limited
Liability Company, as "Lessor" therein, and "essee."

The undersigned, as Lessee under said Lease, hereby confirms the following:

1. The Lessee accepted possession of the Demised Premises (as described in said Lease) on _
and acknowledges that the premises are as represented by Lessor and in good order, condition and repair; and that the improvements,
if any, required to be constructed for and/or furnished to Lessee by Lessor under said Lease have been so constructed and/or furnished
and are satisfactorily completed in all respects.

2. That all conditions of said Lease to be performed by Lessor prerequisite to the full effectiveness of said Lease have been
satisfied and that Lessor has fulfilled all of its duties of an inducement nature.

3. That in accordance with the provisions of Paragraph 4 of said Leas~ommencement Date (as the phrase
"Commencement Date" is defined in said Lease) of the term is. t.:/-==- __ and that, unless sooner terminated,
the original term thereof expires on _

4. That said Lease (as amended, if amended) is in full force and effect and that the same represents the entire agreement
between Lessor and Lessee concerning said Lease.

5. That there are no existing defenses which Lessee has against the enforcement of said Lease by Lessor, and no offsets or
credits against rentals except as may be expressly provided in said Lease.

6. That the minimum rental obligation of said Lease is presently in effect and that all rentals, charges and other obligations on the
part of Lessee undersaid Lease commenced to accrue on _

7. That the undersigned Lessee has no notice of any prior assignment, hypothecation or pledge of said Lease or of the rents
thereunder.

BY: _

LESSEE:
WICKED MAINE LOBSTER, LLC,

:~'77irCOMPAN

'

LESSOR:
MCS SPORTS ARENA BUSINESS PARK LLC,
A CALIFORNIA LIMITED LIABILITY COMPANY

ITS: _ ITS: _

This "Memorandum" is hereby approved in form and shall be completed (if necessary) pursuant with Paragraph 4.A of The Lease and
incorporated as part of The Lease.

~SSEE'S INIT:lSLESSOR'S INITIALS:
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EXHIBIT L

OPTION(S) TO EXTEND
ADDENDUM TO

STANDARD LEASE

Daled ¥ ,({1/7 .2016
By and Between (Lessor) M Sports Arena Business Park LLC,

a California Limited Liability Company

(Lessee) Wicked Maine Lobster, LLC, a Maine Limited Liability Co,

Property Address: 3770 Hancock Street, Suite A, San Diego, CA 92110

Paragraph 39

A. OPTION(S) TO EXTEND:

Lessor hereby grants to Lessee the option to extend the term of this Lease for one (1) additional five (5) year period(s)
commencing when the prior term expires upon each and all of the following terms and conditions:

(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 exercised) by at least 120 days and not more than 180 days, a written notice of the exercise of the optlon(s) to extend
this Lease for said additional term(s), time being of essence. If said notification of the exercise of said option(s) is (are) not so given and
received, the option(s) shall automatically expire; said option(s) may (if more than one) only be exercised consecutively;

(ii) The provisions of paragraph 39, inciuding the provision relating to default of Lessee set forth in paragraph 39.4 of this Lease
are conditions of this Option;

(iii) All of the terms and conditions of this Lease except where specifically modified by this option shall apply;

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

e II, Market Rental Value AdJustment(s) (MRV)

(a) On September 1, 2021, the monthly rent payable under paragraph 1.5 ("Base Rent") of the attached Lease shall be
adjusted to the "Market Rental Value" of the property as follows:

1 ) Four months prior to the Market Rental Value (MRV) Adjustment Date(s) described above, Lessor and
Lessee shall meet to establish an agreed upon new MRV for the specified term. If agreement cannot be reached, then:

i) Lessor and Lessee shall immediately appoint a mutually acceptable appraiser or broker to establish the new
MRV within the next 30 days. Any associated costs will be split equally between the parties, or

i1) Both Lessor and Lessee shall each immediately select and pay the appraiser or broker of their choice to
establish a MRV within the next 30 days. If, for any reason, either one of the appraisals is not completed within the next 30 days, as
stipulated, then the appraisal that is completed at that time shall automatically become the new MRV. If both appraisals are completed
and the two appraisers/brokers cannot agree on a reasonable average MRV then they shall Immediately select a third mutually
acceptable appraiser/broker to establish a third MRV within the next 30 days. The average of the two appraisals ciosest in value shall
then become the new MRV. The costs of the third appraisal will be split equally between the parties.

2) In any event, the now MRV shall not be less than the rent payable for the month Immediately preceding the
date for rent adjustment plus five percent (5%, rounded up) and five percent (5%, rounded up) each succeeding option year.

(b) Upon the establishment of each New Market Rental Value as described In paragraph All:

1) the monthly rental sum so calculated for each term as specified in paragraph AII(a) will become the new
"Base Rent" for the purpose of calculating any further Cost of Living Adjustments as specified in paragraph AII(a) above and

2) the first month at each Market Rental Value term as specified in paragraph AII(a) shall become the new
"Base Month" for the purpose of calculating any further Cost of Living Adjustments as specified In paragraph A/(b).

LESSOR'S INITIAL:
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EXHIBITM

SPECIAL ADDENDUM

This Addendum to Lease ("Addendum") is made a part of the Lease dated (5,2016, by and between MCS Sports
Arena Business Park LLC. a California Limited Liability Company. ("Lessor") an icked Maine Lobster, LLC. a Maine Limited Liability
Company, ("Lessee") for the Demised Premises commonly known as 3770 Hancock Street. Suite A, San Diego, CA 92110. Should
there be any conflicts between the terms and conditions of this Addendum and the Lease, this Addendum shall prevail.

1. LEASE CONTINGENCY:

This Lease is contingent upon Lessor obtaining approval by the City of San Diego of Lessee and its use.
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ExhibitN

SPORTS ARENA BUSINESS PARK

RULES AND REGULATIONS

I. Use of Premises.

(a) All floor area, including vestibules, entrances and returns, doors, fixtures, windows and plate glass shall be
maintained in a safe, neat and clean condition. .

(b) All trash, refuse and waste material shall be regularly removed from the premises of each occupant and
until removal shall be stored (i) in adequate containers, which containers shall be located so as not to be visible to the general public in
the Center; and (ii) so as not to constitute any health or fire hazard or nuisance to any occupant.

(c) No portion of the Premises or Center shall be used for lodging purposes.

(d) Neither sidewalks nor walkways shall be used to display, store or place any merchandise, equipment or
devices.

(e) No advertising medium, device, instrument or apparatus shall be utilized which can be heard or
experienced outside the Premises including, without limiting the generality of the foregoing, flashing lights, searchlights,
loudspeakers, phonographs, organs, radios, television or video monitors.

(I) No auction, fire, bankruptcy, or going-out-of-business sale shall be conducted in, at, or about the Center or
any portion or portions thereof, except pursuant to court order.

(g) No use shall be made of the Center or any portion or portions thereof which would (i) violate any law,
ordinance or regulation; (ii) constitute a nuisance; (iii) constitute a hazardous use; or (iv) violate, suspend; or void any policy or
policies of insurance.

(h) All occupants of the Center shall use their best efforts to cause all trucks servicing retail facilities within the
Center to load and unload prior to the hours of the Center opening for business to general public.

2. Conduct of Persons.

The following rules and regulations govern the use of roadways, walkways, the Center, parking areas and other common
areas and facilities:

(a) No person shall use any roadway or walkway except as a means of egress from or ingress to any floor area
or parking area within the Center or adjacent public streets. Such use shall be in an orderly manner and in accordance with directional
or other signs or guides. Roadways shall not be used at a speed in excess of ten (10) miles per hour or any lesser posted speed limit
and shall not be used for parking or stopping, except for the immediate loading or unloading of passengers. No walkways, hallways or
corridors shall be used for other than pedestrian travel.

(b) No person shall use any parking area, except for ingress and egress to and from the Center and for the
parking of motors vehicles during the period of time such person or the occupants of such vehicle are customers or business invitees of
the establishments within the Center. All motor vehicles shall be parked in an orderly manner within the painted lines defining the
individual parking places. During peak periods of business activity, limitations may be imposed as to the length of time for parking
use. Such limitations may be made in specified areas.

(c) No person shall use any utility area, tnlck court or other area reserved for use in connection with the
conduct of business, except for the specific purpose for which permission to use such area is given.

(d) No tenant, contractor, agent or employee of any business in the Center shall use any area for motor vehicle
parking, except the area or areas specifically designated by Landlord for employee parking and for the particular period of time such
use is to be made as determined, or as established by ordinance.

(e) Unless the following prohibitions are forbidden by law, no person shall, in or on any part of the common
areas:

(i) Vend, peddle, store, display, place or solicit orders for sales or distribution of any merchandise,
equipment, device, service, periodical, book, pamphlet or other mailer whatsoever.

(ii) Exhibit any sign, placard, banner, notice or other written material; distribute any circular, booklet,
handbill, placard, or other material; solicit signatures or registration for membership in any organization, group or association or
contribution for any purpose; parade, rally, patrol, picket, demonstrate, or engage in any conduct that might tend to interfere with or
impede the use of any of the common areas by any person entitled to use the same, create a disturbance, attract attention or harass,
annoy, disparage or be detrimental to the interest of any of the retail establishments within the Center.

(iii) Throw, discard, or deposit any paper, glass or extraneous matter of any kind, except in designated
receptacles, or create litter or hazards of any kind.

(iv) Use any sound-making device of any kind or create or produce in any manner noise or sound that
is annoying. unpleasant, or distasteful to occupants or invitees.

(vi) Deface, damage or demolish any sign, light standard or fixture, landscaping material or other
improvements within the Center, or the property of customers, business invitees or employees situated within the Center.
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The listing of specific items as being prohibited is not intended to be exclusive, but to indicate in general the manner in which
the right to use the common areas solely as a means of access and convenience in shopping at the establishments in the Center is
limited and controlled.

3. Prohibited Operations and Nuisances.

No use or operation will be made, conducted or permitted on any part of the Center site, which use or operation is clearly
objectionable to the development or operation of the Center. Included among the uses or operations which are objectionable are uses
or operations which produce or are accompanied by the following characteristics, which list is not intended to be all inclusive:

(a) Any noise, litter, dust, dirt, odor or other activity which may constitute a public or private nuisance;

(b) Any unusual firing, explosive or other damaging or dangerous hazards (including the storage, display or
sale of explosives or fireworks);

(c) Any trailer court, mobile home park, labor camp, junkyard, stockyard or animal raising;

(d) The sale, distribution or growth of marijuana.
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CITY OF SAN DIEGO

CONSENT TO SUBLEASE

THIS CONSENT TO SUBLEASE (Consent) is made by THE CITY OF SAN DIEGO, a
California municipal corporation (City), to be effective as of the later date that this Consent is
executed by City and approved by the San Diego City Attorney (Effective Date).

RECITALS

A. City and Kathryn Crake dba Triland Development Company were the original parties to that
certain Flat Rate Lease filed in the Office of the San Diego City Clerk on October 25, 1978,
as Document No. 764812 (Master Lease). Through a series of City-approved assignments,
MCS Sports Arena Business Park LLC (MCS) became the successor in interest to the Master
Lease and is the current lessee under the Master Lease (Lessee).

B. Lessee now desires to sublease a portion of its leasehold, consisting of approximately 1,200
rentable square feet of the premises located at 3780 Hancock Street, Suite B, to Kyle
Kitzmiller, a single man (Sublessee).

C. Section IV.A.2 of the Master Lease requires that the Lessee obtain the City's consent prior
to the sublease of any portion of Lessee's right, title or interest in the Master Lease.

NOW, THEREFORE, based on the foregoing recitals which are incorporated into this
Consent by this reference, City provides its consent subject to the following:

1. In reliance upon Sublessee's written agreement to assume the rights and obligations
subleased and to keep and perform all covenants, conditions, and provisions of the Master
Lease which are applicable to the rights acquired, City hereby consents to Lessee's request
to sublease that certain portion, as set forth in Recital "B" above, of its right, title and interest
in and to the Master Lease to Sublessee in accordance with the permitted use stated in the
Master Lease. By providing its Consent, City is merely consenting to Lessee's request to
sublease that certain portion of the Master Lease to the Sublessee, not approving the sublease
between Lessee and Sublessee. All terms and conditions of the Master Lease shall control
and supersede all provisions in any sublease executed between Lessee and Sublessee.

2. City does not release, discharge or modify Lessee's obligations to City under the Master
Lease.

3. This Consent does not constitute consent to any subsequent subleases.

4. Prior to the Effective Date of this Consent, Lessee agrees to pay City any applicable
processing and or administrative fee(s) in the amount of Nine Hundred Ninety Dollars and
No Cents ($990.00) for processing this Consent.
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5. City shall not be liable for any brokerage commission or finder's fee in connection with the
consummation of the sublease. Further, Lessee agrees to protect, defend, indemnify, and
hold City, its elected officials, officers, representatives, agents, and employees harmless from
and against any claim for any brokerage commission or finder's fee related to the
consummation ofthis Consent, and from and against any cost or expense (including without
limitation attorney fees) incurred by City in resisting any claim for any such brokerage
commission or finder's fee.

IN WITNESS WHEREOF, this Consent is executed by City acting by and through its Mayor,
or his designee.

THE CITY OF SAN DIEGO, a California
municipal corporation

Date: -----,l-bl--!-.L...<:--'--JL--"<----- BY: ...,.,--:,----:-----:H'=:------,::-:-------
Cybele . Thompson, Director
Real Estate Assets Department

Environmental Analysis Section Environmental Clearance:

This Consent to Sublease is categorically exempt from CEQA pursuant to CEQA Section 15301
(Existing Facilities).

Date:~

Approved as to form this ~ 1-t\-
of Od-b\?ey 2018.

day

MARA W. ELLIOT, City Attorney

BY: ~\J=--1'
Marco A. Verdugo
Deputy City Attorney

H:ISharedIREAD\FarstIMCS Sports Arena Business ParklConsent to Sublease-Kyle Kitzmiller 10.12.18
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5. City shall not be liable for any brokerage commission or finder's fee in connection with the
consummation of the sublease. Further, Lessee agrees to protect, defend, indemnify, and
hold City, its elected officials, officers, representatives, agents, and employees harmless from
and against any claim for any brokerage commissioo. or finder's fee related to the
consummation of this Consent, and from and against anycost or expense (including without
limitation attorney fees) incurred by City in resisting any claim for any such brokerage
commission or finder's fee.

IN WITNESS WHEREOF, this Consent is executed by City acting by and through its Mayor,
or his designee.

THE CITY OF SAN DIEGO, a California
municipal corporation

Date: --t--Ql'--'-'~-'--l.--..>L._-- BY: -=-:---=--ff-=-----=-:-------
Cybele . Thompson, Director
Real Estate Assets Department

Environmental Analysis Section Environmental Clearance:

This Consent to Sublease is categorically exempt from CEQApursuant to CEQA Section 15301
(Existing Facilities).

Date:~

Approved as to form this ~ 1i\-
of Od-obey 2018.

day

n.u-s,n.a. W. ELLIOT, City Attorney

BY: \J=-1'
Marco A. Verdugo
Deputy City Attorney

H:lSharedlREADlFarsllMCS Sports Arena Business ParklConsenllo Sublease-Kyle Kitzm/ler 10.12.18

Page 2 of2



SHRED·1 OPID' BF
ACORD' CERTIFICATE OF LIABILITY INSURANCE I OATE(MMIDDIYYYY)

~ 09/2512018
THIS CERTIFICATE IS ISSUED AS A MAnER OF INFORMATION 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 certlftcete holder Is an ADDITIONAL INSURED, the pollcy(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 conler rights to the
certificate holder In lieu of such endorsement/sl:

PRODUCER ~T North County Insurance~~g~~~J¥Insurance ~vt\.760-745·9511 . Ir~No):760·745·9157
Escondido, CA 82033-0907 , itb";l~ss: bfarkas@northcounMnsurance.com
Rosalie De aney

INSURERrS)AFFORDINOCDVERAOE NAIC#

INSURERA :Ohlo Security Ins. Co. 24082
INSURED Kyle Kltzm Iller dba: INSURERB:

Shredllfe,lnc.Dba:Shredlights INSURERC:3780 Hancock St., Ste. B
San Diego, CA 92110 INSUReRD:

INSUReRE:
INSURERF:

COVERAGES CERTIFICATE NUMBER' REVISION NUMBER'
THIS IS TO CERTIFY THAT THE POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD
INDICATED. NOTWITHSTANDINGAroN 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,
EXCLUSIONSAND CONDITIONSOF SUCH POLICIES.LIMITSSHOWN MAYHAVEBEEN REDUCED BY PAIDCLAIMS,

'~~: TYPEOFINSURANCE I'NAnIwvn POI.ICYNUMBER ~ I'O\,I<YEXP LIMITS
A ~ COMMERCIALGENERALLIAEILITY EACHOCCURRENCE S 1,000,001bCLAIMS-MADE[!J OCCUR BKS58857988 0310612018 0310612019 I PREMiSEs't&';;~;encel S SOO,OOII--
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POLICY NUMBER: COMMERCIAL GENERAL LIABILITY
CO 20 11 0413

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

Designated Part of Premises Leased:
3780 Hancock SL Ste B, SAN DIEGO, CA 92110

Name Of Person(s) Or Organization(s) (Additional Insured):
City of San Diego Real Estate
Development
1200 Third Ave 1700

SAN DIEGO, CA 92101
Information required to complete this Schedule, if not shown above, will be shown in the Declarations.

A. Section II - Who 15 An Insured is amended to
include as an additional insured the person(s)
or organization(s) shown in the Scheduie, but
only with respect to liability arising out of the
ownership, maintenance or use of that part of
the premises leased to you and shown in the
Schedule and subject to the following addi-
tional exclusions:
This insurance does not apply to:
1. Any "occurrence" which takes place after

you cease to be a tenant in that premises.
2. Structural alterations, new construction

or demolition operations performed by or
on behalf of the person(s) or organiza-
tion(s) shown in the Schedule.

However:
1. The Insurance afforded to such additional

insured only applies to the extent permit-
ted by law; and

2. If coverage provided to the additional in-
sured Is required by a contract or agree-
ment; the insurance afforded to such
additional insured will not be broader
than that which you are required by the
contract or agreement to provide for such
additional insured.

B. With respect to the insurance afforded to
these additional insureds, the following is
added to Section III • Limits Of insurance:
If coverage provided to the additional Insured
Is required by a contract or agreement, the
most we will pay on behalf of the additional
insured Is the amount of insurance:
1. Required by the contract or agreement;

or
2. Available under the applicable limits of

Insurance shown In the Declarations;
whichever is less.
This endorsement shall not Increase the ap-
plicable Limits of Insurance shown in the Dec-
larations.

CG 20 11 0413 e Insurance Services Office, Inc., 2012 Page 1 of 1



Date of Notice: September 25, 2018

NOTICE OF RIGHT TO APPEAL
ENVIRONMENTAL DETERMINATION

PLANNING DEPARTMENT

PROJECT NAME/NUMBER: Consent to Sublease to Kyle Kitzmiller

COMMUNITY PLAN AREA:
COUNCIL DISTRICT:
LOCATION:

Midway-Pacific Highway
District 2
3780 Hancock Street, Suite B, San Diego, CA92110

PROJECT DESCRIPTION: Authorize the Mayor or his designee to sign a Consent to Sublease allowing
Sublessee, Kyle Kitzmiller, to use approximately 1,200 square feet of City-owned property, as improved for
general office use pertaining to a skateboard lighting company and other incid.ental uses thereto.

ENTITY CONSIDERING PROJECT APPROVAL: City of San Diego

ENVIRONMENTAL DETERMINATION: Categorically exempt from CEQApursuant to State CEQAGuidelines
Section 15301 (Existing Facilities).

ENTITY MAKING ENVIRONMENTAL DETERMINATION: City of San Diego Mayor-Appointed Designee.

STATEMENT SUPPORTING REASON FOR ENVIRONMENTAL DETERMINATION:
The City of San Diego conducted an environmental review and determined the project is exempt from
CEQApursuant to State CEQAGuidelines Section 15301 (Existing Facilities), which permits the operation,
repair, maintenance, permitting, leasing, licensing, or minor alteration of existing public or private
structures, facilities, mechanical equipment, or topographical features, involving negligible or no
expansion of use beyond that existing at the time ofthe lead agency's determination. The exceptions listed
in CEQASection 15300.2 would not apply in that no cumulative impacts were identified; no significant
effects on the environment were identified; the project is not adjacent to a scenic highway; no historical
resources would be affected by the action; and the project was not identified on a list of hazardous waste
sites pursuant to Section 65962.5 ofthe Government Code.

CITY CONTACT: Heide E.Farst, CSM
Real Estate Assets Department

MAILING ADDRESS: 1200 Third Avenue, Suite 1700, MS 51A
San Diego, CA92101

PHONE NUMBER: (619) 236-6727



On September 25, 2018, the City of San Diego made the above-referenced environmental determination
pursuant to the California Environmental Quality Act (CEQA).This determination is appealable to the City
Council. If you have any questions about this determination, contact the City Contact listed above.

Applications to appeal CEQAdetermination to the City Council must be filed in the office of the City Clerk
within 10 business days from the date of the posting of this Notice (October 9. 2018). The appeal
application can be obtained from the City Clerk, 202 'C' Street, Second Floor, San Diego, CA92101.

This information will be made available in alternative formats upon request.

POSTED IN THE OFFICE OF DSD

POSTED: September 25. 2018

REMOVED: October 11. 2018

POSTED: 6 pascWllk



Farst, Heide

To:
Cc:
Subject:

Ables, Melissa
McCusker, April
MCS Sports Arena Business Park

Good morning Melissa,

Attached is an lSR for the review of a Consent to Sublease with MCS Sports Arena Business Park. Marco has worked on
these consents in the past. Marco had requested changes to the sublease agreement which our lessee has incorporated
or amended into their agreements.

Attached are the following documents:

1) Copy ofthe lSR;
2) Copy of the Consent to Sublease;
3) Copy of the Assignment from Strauss Family Trust to MCS Sports Arena Business Park;
4) Copy of the lease agreement with Strauss Family Trust; and,
5) Copy of the sublease agreement with Kyle Kitzmiller.

Thank you for your time and review.

Heide E. Farst, CSM
Property Agent
City of San Diego
Real Estate Assets Department
1200 Third Avenue
Suite 1700 - MS51
San Diego, CA 921 01

T (619) 236-6727
F (619) 236-6706
sandiego.gov

CONFIDENTIAL COMMUNICATION
This electronic mail message and any attachments are intended only for the use of the addressee(s) named above and may contain information
that is privileged. confidential and exempt from disclosure under applicable law. If you are not an intended recipient, or the employee or agent
responsible for delivering this e-mail to the intended recipient. you are hereby notified that any dissemination. distribution or copying ofthis
communication is strictly prohibited. If you received this e-mail message in error, please immediately this communication is strictly prohibited. If
you received this e-mail message notify the sender by replying to this message or by telephone. Thank you.

1



READ/P&R1P&C No 0,.--,---- __ ----,- ' _----:::_,....--,-----", __ ' _----",_,....--,-----",_
(Original Request) (Resubmitted) (Resubmitted)

City Atty. ProLaw No. _

OFFICE OF THE CITY ATTORNEY
Legal Services Request (LSR) Form

To: City Attorney (MS-59

(
Attention: Melissa Ables, Deputy City Attorney

From:
Signature of Supervisor uthorizing Legal Request

8/8/18
Date of Original Request

Re: 3780 Hancock Street, Suite B, San Diego, CA 92110
LocationlIdentification of Property/Subject Matter for Request

MCS Sports Arena Business Park - sublessee is Kyle Kitzmiller
Name of LesseelPennitteelThird Party/BidderlProposer/Contractor

Consent to Sublease
Type of Legal Document (e.g., Lease/Amendment/ROE Permit/Easement/MOA, etc.)

This is a request for legal services. Please establish an assignment based upon the following information:

A. Property/Purchasing Agent (Please print): .,-'H":-"",ei"",de"-.E",,.,-,F,-,!ar..,s,-,-t=-----=-_-:-:- _
Telephone: 236-6727 Email Address: hfarst@sandieog.gov

B. Requested Response Date: ,Jaevz (Ifresponse needed in
less than 30 working days from ihe date of your request, please state
specific reasons, including reference to any legal deadlines)

C. Requested form of response (please check one): [ ] Written [] Oral [] Attend Mtg./Hearing
[ ] Edit Document [] Sign as to Form and Legality [ x ] Other:

[ x ] Please provide an e-mail response acknowledging receipt of this Request for Legal Services.

(PLEASE SEE PAGE 2 FOR DESCRIPTION OF LEGAL REQUEST)
ATTORNEY TRANSMISSION RECORD

Date Received: [ ] Sent Acknowledgment Email on --------

[ ] Returned for additional information on Information needed: ----

[ ] Returned for further drafting on [ ] PLEASE RETURN FOR FURTHER REVIEW

[ ] Assignment completed and returned on _

[ ] Signed as to form and legality on _



Description of Legal Request: (Please provide a detailed statement of the question or issue,
including all necessary background information. Hard copies of background documents
should be attached to this LSR and electronic copies emailed to the Deputy City Attorney.)

Per Section IV.A.2 of the lease agreement with MCS Sports Arena Business Park the
City's consent is required when the Lessee subleases the property. Attached for review are
the following items:

I) Copy ofthe LSR;
2) Copy of the Consent to Sublease;
3) Copy ofthe Consent to Assignment from Strauss Family Trust to MCS Sports Arena

Business Park;
4) Copy ofthe lease agreement with Strauss Family Trust; and,
5) Copy of the sublease agreement with Kyle Kitzmiller.

Attorney Notes/Response: _

j

2
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By and Between

MCS Sports Arena Business Park LLC,
a Califonia Umited Liability Company

As: Sublessor

and

Kyle Kitzmiller, a single man

As: Sublessee

At Sports Arena Business Park
3780 Hancock Street, Suite B

San Diego, CA 92110

MSWordlSABPAlR98GrossSub1ease
Revised 12.15.14
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Table of Contents

1. Basic Provisions
2. Premises
3. Term
4. Rent
5. Security Deposit
6. Use
7. Maintenance; Repairs-, Utility Installations; Trade Fixtures

and Alterations
8. Insurance; Indemnity
9. Damage or Destruction

10. Real Property Taxes
11. Utilities
12. Assignment and Subletting
13. Default; Breach; Remedies
14. Condemnation
15. Broker's Fees
16. Estoppel Certificates
17. Definition of Sublessor
18. Severability
19. Days
20. Limitation on Liability
.21. Time of Essence
22. No Prior or Other Agreements; Broker Disclaimer
23. Notices
24. Waivers
25. Disclosures Regarding The Nature Of a Real Estate

Agency Relationship
26. No Right To Holdover
27. Cumulative Remedies
28. Covenants and Conditions
29. Binding Effects; Choice of Law
30. Subordination; Attornment; Non-Disturbance
31. Attorney's Fees
32. Sublessor's Access; Showing Premises; Repairs
33. Auctions
34. Signs
35. Termination; Merger
36. Consents
37. Guarantor
38. Quiet Possession
39. Options
40. Security Measures
41. Reservations
42. Performance Under Protest
43. Authority
44. Conflict
45. Offer
46. Amendments
47. Multiple Parties
48. Waiver of Jury Trial
49. Mediation and Arbitration of Disputes

Signature page

Page
1
1
3
3
3
4

5
6
7
8
8
8
9

10
11
11
11
11
11
11
11
11
11
11

12
12
12
12
12
12
12
13
12
13
13
13
13
13
13
13
13
13
13
13
13
13
14
14
14

19



Exhibit A & A-I:
Exhibit B:
Exhibit C:
ExhibitD:
ExhibitE:
ExhibitF:
Exhibit G & G-I G-2 G-3:
ExhibitH:
Exhibit I:
Exhibit I:
Exhibit J:
ExhibitK:

Standard Commercial Multi-Tenant Sublease

Exhibit Table of Contents

Legal Description & Site Plan
Building & Demised Premises Plan
Addendum to CommerciallIndustrial Multi-Tenant Sublease
Tenant Improvements and Acceptance of Premises
Estimated Operating Expenses
Rent Adjustments
Sign Criteria
Special Use of Premises
Credit Information Form
Memorandum Certificate
Special Addendum
Rules and Regulations



STANDARD INDUSTRIAU COMMERCIAL
MULTI-TENANT SUBLEASE-GROSS

AMERICAN INDUSTRIAL REAL ESTATE ASSOCIATION

1. Basic Provisions ("Basic Provisions").
1.1 Parties: This Sublease ("SUblease"), dated.-:-:...,...,,,..;-,q.~~L..,.,!:,....£-=-_--=_~ 2018, is made by and between

MCS Sports Arena Business Park LLC, a California Limited Liabir pany, ("Sublessor") and Kyle Kitzmiller. a single man,
("SUblessee"), (collectively the "Parties", or individually a "Party").

WHEREAS, There exists a Master Lease dated June 23, 1997 ("Master Lease") by and between The City of san Diego ("Lessor") and
MCS Sports Arena Business Park LLC, a california Limited Liability Company (successor In interest to: Kathryn Crake dba: Triland
Development Company) ("Lessee").

1.2{a) PremIses: That certain portion of the Project (as defined below), Including all Improvements therein or to be provided
by Sublessor under the terms of this Sublease, commonly known by the street address of 3780 Hancock Street, Suite B, located In the
City of San Diego, County of San Diego. State of California, with zip code 92110, as outlined on Exhibit A & A-1 attached hereto
("Premises") and generally described as (describe briefly the nature of the Premises): Sport Arena Business Park. The demised
premises consists of approxamatelly, 1,200 rentable square feet The property is further described on Exhibit A & A. 1.

In addition to Sublessee's rights to use and occupy the Premises as hereinafter specified. Sublessee shall have non-exclusive rights to
the Common Areas (as defined in Paragraph 2.7 below) as hereinafter specified. but shall not have any rights to the roof, exterior walls
or utility raceways of the building containing the Premises ("BUilding") or to any other buildings In the Project. The Premises, the
Building, the Common Areas, the land upon which they are located, along with all other buildings and improvements thereon, are herein
collectively referred to as the "Project." (See also Paragraph 2.)

1.2(b) Parking: zero {OJ unreserved vehicle parking spaces ("Unreserved Parking Spaces"); and two (2) reserved vehicle
parking space(s), space #62 and space #63 ("Reserved Parking Spaces"). Reserved Parking Spaces are reserved Monday through
Friday, from 6 a.m. to 5 p.m. (See also Paragraph 2.6)

1.3 Term: two (2) years ("Original Term") commencing August 1,2018 ("Commencement Date") and ending July 31,
2020 ("Expiration Date"). (See also Paragraph 3.) (see Exhibit K)

1.4 Early Possession:: Sublessee shall be granted Early Possession upon mutual execution of this SUblease, and
Sublessors receipt of (i) Pre-Paid Rent and water/sewer fees via certified Funds, (Ii) certificate of Liability Insurance and Additional
Insured Endorsement, (iii) Security Deposit, and upon Sublessor gaining possession of the Premises from the current sublessee
("Early Possession Date"). (See also Paragraphs 3.2 and 3.3.)

1.5 Base Rent: $1,680.00 per month ("Base Rent"), payable on the First day of each month commencing August 1,
2018. (See also Paragraph 4.) Base Rent shall be abated for one (1) month, to be taken in month 2 of the initial Term.

9 If this box is checked. there are provisions in this Sublease for the Base Rent to be adjusted. See Exhibit F.

Sublessee's Share of Common Area Operating Expenses: (not applicable) percent (NlA%) ("Sublessee's1.6
Share").

1.7 Base Rent and Other Monies paid Upon Execution:
(a) Base Rent $1 680.00 for the first month's Rent.
(b) Common Area Operating Expenses: $ "does not apply for the period "does not applv.
(c) Security Deposit $3650.00 ("Security Deposlf'). (See also Paragraph 5.)
(d) Water/Sewer Fees: $85.00 applicable to the first month of the Original Term (see Exhibit C, item #4).
(e) Credit Report: $~
(f) City Fee: $<150.00
(g) Total Due Upon Execution of this Sublease: $5 900.00.

1.8 Agreed Use: General office use pertaining to a skateboard lighting company and for no other purpose or use.
Exhibit H. (See also Paragraph 6.)

See

1.9 Insuring Party: Sublessor is the "Insuring Party". (See also Paragraph 8.)

1.10 Real Estate Brokers: (See also Paragraph 5).
(a) Representation: The following real estate brokers (the "Brokers") and brokerage relationships exist in this

transition (check applicable boxes):
_________________________ represents Sublessor exclusively ("Sublessor's Broker");
--=_.,...--,:---::::-::-::-- -----Jrepresents Sublessee exclusively ("Sublessee'S Broker"); or

9 Frank ClarkiECP represents both Sublessor and Sublessee ("Dual
Agency").

(b) Payment to Brokers: Upon execution and delivery of this Sublease by both Parties. Sublessor shall pay to the
Brokers the brokerage fee agreed to in a separate written agreement (or if there is no such agreement, the sum of not applicable or N/A
% of the total Base Rent for the brokerage services rendered by the Brokers).

1.11 Guarantor. Sublessee by signing as an individual is also acting as a guarantor ("Guarantor').

1.12 Addenda and Exhibits: Attached hereto is an Addendum or Addenda consisting of Paragraphs -= through =
and Exhibits A through ~ all of which constitute a part of this Sublease.

2. Premises.
2.1 Letting. Sublessor hereby Subleases to Sublessee, and Sublessee hereby Subleases from SUblessor. the Premises,

for the term. at the rental, and upon all of the terms, covenants and conditions set forth in this Sublease. Unless otherwise provided
herein, any statement of size set forth in this Sublease, or that may have been used 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.

2.2 Condition. Sublessor shall deliver that portion of the Premises contained within the Building ("Unlf') to Sublessee
broom clean and free of debris on the Commencement Date or the Early Possession Date, whichever first occurs ("Start Date"), and,
so long as the required service contracts described in Paragraph 7.1{b) below are obtained by Sublessee and in effect within thirty days
following the Start Date, warrants that the existing electrical. plumbing, fire sprinkler, lighting, heating, ventilating and air conditioning
systems ("HVAC"). loading doors. if any, and all other such elements in the Premises, other than those constructed by Sublessee,
shall be in good operating condition on said date and that the structural elements of the roof, bearing walls and foundation of the
Premises shall be free of material defects. If a non-compliance with such warranty exists as of the Start Date, or if one of such systems
or elements should malfunction or fail within the appropriate warranty period, Sublessor shall. as Sublessor's sole obligation with

PAGE 4
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respect to such matter, except as otherwise provided in this Sublease, promptly after receipt of written notice from Sublessee setting
forth with specificity the nature and extent of such non-compliance, malfunction or failure, rectify same at Sublessor's expense. The
warranty periods shall be as follows: (i) 6 months as to the HVAC systems, and (ii) 30 days as to the remaining systems and other
elements of the Unit If Sublessee does not give SUblessor the required notice within the appropriate warranty period, comsetion of any
such non-compliance, malfunction or failure shall be the obligation of Sublessee at Sublessee's sole cost and expense (except for the
repairs to the fire sprinkler systems, roof, foundations, and/or bearing walls-see Paragraph 7).

2.3 Compliance. Sublessor warrants that the Improvements on the Premises and the Common Areas comply with the
building codes that were in effect at the time that each such Improvement, or portion thereof and also with all applicable laws,
covenants or restrictions of record, regulations, and ordinances in effect on the Commencement Date ("Applicable Requirements").
The Premises has not undergone an inspection by a Certified Access Specialist (CASp). Said warranty does not apply to the use of
which Sublessee will put the Premises or to any Alterations or Utility Installations (as defined in Paragraph 7.3(a).) made or to be made
by Sublessee. NOTE: Sublessee Is responsIble for determining whether or not the zoning Is appropriate for Sublessee's
intended use, and acknowledges that past uses of the Premises may no longer be allowed. If the Premises do not comply with said
warranty; Sublessor shall, except as otherwise provided, promptly after receipt of written notice from Sublessee setting forth with specificity
the nature and extent of such non-compliance, rectify the same at Sublessor's expense. If Sublessee does not give Sublessor written
notice of a non-compliance with this warranty within 6 months following the start Date, comsction of that non-compliance shall be the
obligation of Sublessee at Sublessee's sole cost and expense. If the Applicable ReqUirements are hereafter changed so as to require
during the term of this Sublease the construction of an addition to or an afteration of the Unit, Premises and/or Building, the remediation of
any Hazardous Substance, or the reinforcement or other physical modification of the Unit, Premises and/or Building ("Capital
Expenditure"), Sublessor and Sublessee shall allocate the cost of such work as follows:

(a) SUbject to Paragraph 2.3{c) below, if such Capital Expenditures are required as a result of the specific and unique
use of the Premises by Sublessee as compared with uses by tenants in general, Sublessee shall be fully responsible for the cost thereof,
provided, however, that if such Capital Expenditure is required dUring the last 2 years of this Sublease and the cost thereof exceeds 6
months' Base Rent, Sublessee may instead terminate this Sublease unless Sublessor notifies Sublessee, in writing, within 10 days after
receipt of Sublessee's termination notice that Sublessor has elected to pay the difference between the actual cost thereof and the amount
equal to 6 months' Base Rent If Sublessee elects termination, Sublessee shall immediately cease the use of the Premises which requires
such Capital Expenditure and deliver to Sublessor written notice specifying a termination date at least 90 days thereafter. Such termination
date shall, however, in no event be earlier than the last day that Sublessee could legally utilize the Premises without commencing such
Capital Expenditure.

(b) If such Capital Expenditure is not the result of the specific and unique use of the Premises by Sublessee (such as,
govemmentally mandated seismic modifications), then Sublessor and Sublessee 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, however, that if such Capital
Expenditure is required during the last 2 years of this Sublease or if Sublessor reasonably determines that it is not economically feasible to
pay its share thereof, Sublessor shall have the option to terminate this Sublease upon 90 days prior written notice to Sublessee unless
Sublessee notifies Sublessor, in writing, within 10 days after receipt of Sublessor's termination notice that Sublessee will pay for such
Capital Expenditure. If Sublessor does not elect to terminate, and fails to tender its share of any such Capital Expenditure, Sublessee may
advance such funds and deduct same, with Interest, from Rent until Sublessor's share of such costs have been fully paid. If Sublessee is
unable to finance Sublessor's share, or if the balance of the Rent due and payable for the remainder of this Sublease is not sufficient to
fully reimburse Sublessee on an offset basis, Sublessee shall have the right to terminate this Sublease upon 30 days written notice to
Sublessor.

(c) Notwithstanding the above, the provisions concerning Capital Expenditures are intended to apply only to non-
voluntary, unexpected, and new Applicable Requirements. If the Capital Expenditures are instead triggered by Sublessee 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, Sublessee shall be
fully responsible for the cost thereof, and Sublessee shall not have any right to terminate this Sublease.

2.4 Acknowledgements. Sublessee acknowledges that (a) it has been advised by Sublessor and/or Brokers to satisfy
itself with respect to the condition of the Premises (induding but not limited to the electrical, HVAC and fire sprinkler Systems, security,
environmental aspects, and compliance with Applicable Requirements and the Americans with Disabilities Act), and their suitability for
Sublessee's intended use, (b) Sublessee has made such investigation as it deems necessary with reference to such matters and assumes
all responsibility therefore as the same relate to its occupancy of the Premises, and (c) neither Sublessor, Sublessor's Agents, nor Brokers
have made any oral or written representations or warranties with respect to said matters other than as set forth in this Sublease. In
addition, Sublessor acknowledges that (i) Brokers have made no representations, promises or warranties conceming Sublessee's ability to
honor the Sublease or suitability to occupy the Premises, and (ii) it is Sublessor's sole responsibility to investigate the financial capability
and/or suitability of all proposed tenants. (See Exhibit D)

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

2.6 Vehicle Parking. Sublessee shall be entitled to use the number of Unreserved Parl<ing Spaces and Reserved Parl<ing
Spaces specified in Paragraph 1.2(b} on those portions of the Common Areas designated from time to time by Sublessor for parking.
Sublessee shall not use more parking spaces than said number. Said parking spaces shall be used for parl<ing by vehidas no larger than
full-size passenger automobiles or pick-Up trucks, herein called "Permitted Size Vehicles." Sublessor may regulate the loading and
unloading of vehicles by adopting Rules and Regulations as provided in Paragraph 2.9. No vehides other than Permitted Size Vehicles
may be parl<edin the Common Area without the prior written permission of Sublessor.

(a) Sublessee shall not permit or allow any vehides that belong to or are controlled by SUblessee or Sublessee's
employees, suppliers, shippers, customers, contractors or invitees to be loaded, unloaded, or parked in areas other than those designated
by Sublessor for such activities.

{b} Sublessee shall not service or store any vehides in the Common Areas.
(c) If Sublessee permits or allows any of the prohibited activities described in this Paragraph 2.6, then Sublessor shall have

the right, without notice, in addition to such other rights and remedies that it may have, to remove or tow away the vehicle involved and
charge the cost to Sublessee, which cost shall be immediately payable upon demand by Sublessor.

2.7 Common Areas-Definition. The term "Common Areas" is defined as all areas and facilities outside the Premises
and within the exterior boundary line of the Project and interior utility raceways and installations within the Unit that are provided and
designated by the Sublessor from time to time for the general non-exdusive use of Sublessor, Sublessee and other tenants of the Project
and their respective employees, suppliers, shippers, customers, contractors and invitees, induding parl<ing areas, loading and unloading
areas, trash areas, roadways, walkways, driVeways and landscaped areas.

2.8 Common Areas-Sublessee's Rights. Sublessor grants to Sublessee, for the benefit of SUblessee and its employees,
suppliers, shippers, contractors. customers and invitees, during the term of this Sublease, the non-exdusive right to use, in common with
others entitled to such use, the Common Areas as they exist from time to time, subject to any rights, powers, and privileges reserved by
Sublessor under the terms hereof or under the terms of any rules and regUlations or restrictions governing the use of the Project Under no
circumstances shall the right herein granted to use the Common Areas be deemed to inciude the right to store any property, temporarily or
permanently, in the Common Areas. Any such storage shall be permitted only by the prior written consent of Sublessor or Sublessor's
designated agent, which consent may be revoked at any time. In the event that any unauthorized storage shall occur, then Sublessor shall
have the right, without notice, in addition to such other rights and remedies that it may have, to remove the property and charge the cost to
Sublessee, which cost shall be immediately payable upon demand by Sublessor.
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2.9 Common Areas-Rules and Regulations. Sublessor or such other person(s) as Sublessor may appoint shall have the
exclusive control and management of the Common Areas and shall have the right, from time to time, to establish, modify, amend and
enforce reasonable 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 Building and the Project and their invitees. Sublessee agrees to abide by and conform to all such Rules and Regulations, and to cause
its employees, suppliers, shippers, customers, contractors and invitees to so abide and conform. Sublessor shall not be responsible to
Sublessee for the non-compliance with said Rules and Regulations by other tenants of the Project.

2.10 Common Areas-Changes. Sublessor shall have the right, in Sublessor's sole discretion, from time to time:
(a) To make changes to the Common Areas, including, without limitation, changes in the location, size. shape and number

of driveways, entrances, parking spaces, PaJking areas, loading and unloading areas, ingress. egress, direction of traffic, landscaped
areas, walkways and utility raceways;

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

(c) To designate other land outside the boundaries of the Project to be a part of the Common Areas;
(d) To add additional buildings and improvements to the Common Areas;
(e) To use the Common Areas while engaged in making additional improvements, repairs or alterations to the Project, or

any portion thereof; and
(f) To do and perform such other acts and make such other changes in. to or with respect to the Common Areas and

Project as Sublessor may, in the exercise of sound business judgment, deem to be appropriate.

3. Term.
3.1 Term. The Commencement Date, Expiration Date and Original Term of this Sublease are as specified in Paragraph

1.3. (see Exhibit C #2)

3.2 Early PossessIon. If Sublessee totally or partially occupies the Premises prior to the Commencement Date, the
obligation to pay Base Rent shall be abated for the period of such ear1ypossession. All other terms of this Sublease (including but not
limited to the obligations to pay SUblessee's Share of Common Area Operating Expenses, Real Property taxes and insurance premiums
and to maintain the Premises) shall, however, be In effect during such period. Any such early possession shall not affect the Expiration
Date. (See Exhibit C # 1)

3.3 Delay In Possession. Sublessor agrees to use its best commercially reasonable efforts to deliver possession of the
Premises to Sublessee by the Commencement Date. If, despite said efforts, Sublessor is unable to deliver possession as agreed,
Sublessor shall not be subject to any liability therefor, nor shall such failure affect the validity of this Sublease. Sublessee shall not,
however. be obligated to pay Rent or perform its other obligations until it receives possession of the Premises. If possession is not
delivered within 60 days after the Commencement Date. Sublessee may, at its option, by notice in writing within 10 days after the end
of such 60 day period, cancel this Sublease, in which event the Parties shall be discharged from all obligations hereunder. If such
written notice is not received by Sublessor within said 10 day period, Sublessee's right to cancel shall terminate. Except as otherwise
provided, if possession is not tendered to Sublessee by the Start Date and Sublessee does not terminate this Sublease, as aforesaid,
any period of rent abatement that Sublessee would otherwise have enjoyed shall run from the date of delivery of possession and
continue for a period equal to what Sublessee would otherwise have enjoyed under the terms hereof, but minus any days of delay
caused by the acts or omissions of Sublessee. If possession of the Premises is not delivered within 4 months after the Commencement
Date, this Sublease shall terminate. unless other agreements are reached between Sublessor and Sublessee, in writing. (See Exhibit C
#12)

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

4. Rent
4.1 Rent Dennet!. All monetary obligations of Sublessee to Sublessor under the terms of this Sublease (except for the

Security Deposit) are deemed to be rent ("Renf').

4.2 Common Area Operating Expenses. INTENTIONALLY DELETED
(a) "Common Area operatIng Expenses" are defined, for purposes of this Sublease, as all costs incurred by Sublessor

relating to the ownership and operation of the Project, including. but not limited to, the following:
(i) The operation, repair and maintenance. in neat, clean, good order and condition, but not the replacement

(see subparagraph (ej), of the following:
(aa) The Common Areas and Common Area improvements, including parking areas, loading and

unloading areas. trash areas, roadways, parkways, walkways, driveways. landscaped areas, bumpers, irrigation systems, Common
Area lighting facilities, fences and gates, elevators, roots. and roof drainage systems.

(bb) Exterior signs and any tenant directories.
(ee) Any fire sprinkler systems.

(ii) The cost of water, gas, electricity and telephone to service the Common Areas and any utilities not
separately metered.

(iii) Trash disposal, pest control services, property management. security services, and the costs of any
environmental inspections.

(iv) Reserves set 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" (as defined in Paragraph 8).
(vii) Any deductible portion of an insured loss concerning the Building or the Common Areas.
(viii) The cost of any Capital Expenditure to the Building or the Project not covered under the provisions of

Paragraph 2.3 provided; however, that Sublessor shall allocate the cost of an¥.such Capital Expenditure over a 12 year period and
Sublessee shall not be required to pay more than Sublessee's Share of 1/144 of the cost of such Capital Expenditure in any given
month.

(ix) Any other services to be provided by Sublessor that are stated elsewhere in this Sublease to be a Common
Area OperatingExpense. .

(b) Any Common Area Operating Expensesand Real PropertyTaxes that are specificallyattributable to the Unit, the Buildingor to
any other bu~ding in the Project or to the operation, repair and maintenance thereof, shall be aIlocatecI entirely to such Unit, Building, or other
building.However, any Common Area OperatingExpensesand Real PropertyTaxes, that are not specificallyattributableto the Buildingor to any
other bu~djngor to the operation, repair and maintenance thereof, shall be equitably allocated by Sublessor to all buildings in the Project (See
Exhibit C, Items 3 & 4.)

(c) The inclusion of the improvements, facilitiesand services set forth in Subparagraph4.2(a) shall not be deemed to impose an
obligation upon Sublessor to either have said improvements or facilities or to provide those services unless the Project already has the same,
Sublessoralready providesthe services,or Sublessor has agreed eIsewl1erein this Sublease to providethe same or some of them.
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(d) INTENTIONALLY DELETED
(e) 1Mlen a capital component such as the roof, foundations, exterior walls or a Common Area capital improvement, such as the

parking lot paving, elevators, fences, etc. requires replacement, rather than repair or maintenance, Sublessor shall, at Sublessor's expense, be
!e5poflSlble for such replacement Such expenses and/or costs are not Common Area Operating Expenses.

4.3 Payment Sublessee shall cause payment of Rent to be received by Sublessor in lawful money of the United States, without
offset or deduction (except as specifically permitted in this Sublease), on or before the day on which it is due. Rent for any period during the term
hereof which is for less than one full calendar month shall be prorated based upon the actual number of days of said month. Payment of Rent shall
be made to Sublessor at its address stated herein or to such other persons or place as Sublessor may from time to time designate in writing.
Acceptance of a payment which is less than the amount then due shall not be a waiver of Sublessor's rights to the balance of such Rent,
regardless of Sublessor's endorsement of any check so stating. In the event that any check, draft, or other instrument of payment given by
Sublessee to Sublessor is dishonored for any reason, Sublessee agrees to pay to Sublessor the sum of $25.

5. security Deposit. Sublessee shall deposit with Sublessor upon execution hereof the Security Deposit as seaJrity for Sublessee's faithful
performance of its obligations under this Sublease. If Sublessee fails to pay Rent, or otherwise Defaults under this Sublease. Sublessor may use,
apply or retain all or any portion of said Security Deposit for the payment of any amount due Sublessor or to reimburse or compensate Sublessor
for any liability, expense, loss or damage which Sublessor may suffer or incur by reason thereof. If Sublessor uses or applies all or any portion of
the Security Deposit, Sublessee shall within 10 days after written request therefore deposit monies with Sublessor sufficient to restore said
Security Deposit to the full amount required by this Sublease. If the Base Rent inaeases during the term of this Sublease, Sublessee shall, upon
written request from Sublessor, deposit additional monies with Sublessor so that the lola! amount of the Security Deposit shall at all times bear the
sarne proportion to the inaeased Base Rent as the initial Security Deposit bore to the initial Base Rent Should the Agreed Use be amended to
aooommodate a material change in the business of Sublessee or to accommodate a sub Sublessee or assignee, Sublessor shall have the right to
increase the Security Deposit to the extent necessary, In Sublessor's reasonable judgment, to account for any increased \Milar and tear that the
Premises may suffer as a result !hereof. If a change in control of Sublessee occurs during this Sublease and following such change the financial
cxmdition of Sublessee is, in Sublessor's reasonable judgment, significantly reduced, Sublessee shall deposit such additional monies with
Sublessor as shall be sufficient to cause the Security Deposit to be at a commercially reasonable level based on such change in financiaI
condition. Sublessor shall not be required to keep the Security Deposit separate from its general accounts. VWhin 14 days after the expiration or
termination of this Sublease, if Sublessor eleds to apply the Security Deposit only to unpaid Rent, and otherwise within 30 days alter the Premises
have been vacated pursuant to Paragraph 7.4{c) beloW, Sublessor shall return that portion of the Security Deposit not used or applied by
Sublessor. No part of the Security Deposit shall be considered to be held in trust, to bear interest or to be prepayment for any monies to be paid by
Sublessee under this Sublease. Provided Sublessee is not in default of the Sublease through month twelve (12), one half of the Security Deposit
shall be applied toward the (thirteenth) 131h month of Base Rent

6. Use.
6.1 Use. Sublessee shall use and occupy the Premises only for the Agreed Use and for no other purpose. Sublessee

shall not use or permit the use of the Premises in a manner that is unlawful, creates damage, waste or a nuisance, or that disturbs
occupants of or causes damage to neighboring premises or properties. (see Exhibit C, Item 5.)

6.2 Hazardous SUbstances,
(a) Reportable Uses Require Consent. The term "Hazardous Substance" as used in this Sublease shall

mean any product, substance, or waste whose presence, use, manufacture, disposal, transportation, or release, either by itself or in
combination with other materials expected to be on the Premises, is either; (i) potentially injurious to the pubDc heal1ll, safety or welfare, the
environment or the Premises, (ii) regulated or monitored by any govemmental authority, or {iiOa basis for potential liability of Subllessor to any
govemmental agency or third party under any applicable statute or common law theory. Hazardous Substances shall include, but not be
limited to, hydrocarbons, petroleum, gasoline, and/or crude oil or any products, by-prodUcts or fractions thereof. Sublessee shall not engage in
any activity in or on the Premises which constitutes a Reportable Use of Hazardous Substances without the express prior written consent of
Sublessor and timely compliance (at Sub1essee's expense) with all Applicable Requirements. "Reportable Use" shall mean (i) the installation
or use of any above or below ground storage tank, (ii) the generation, possession, storage, use, transportation, or disposal of a Hazardous
Substance that requires a permit from, or with respect to which a report, notice, registration or business plan is required to be filed with, any
governmental authority, and/or (iii) the presence at the Premises of a HazardOUS Substance with respect to which any Applicable
Requirements requires that a notice be given to persons entering or occupying the Premises or neighboring properties. Notwithstanding the
foregoing, Sublessee may use any ordinary and customary materials reasonably required to be used in the normal course of the Agreed Use,
so long as such use is in compliance with all Applicable Requirements, is not a Reportable Use, and does not expose the Premises or
neighboring property to any meaningful risk of contamination or damage or expose Sublessor to any liability therefore. In addition, Sublessor
may condition its consent to any Reportable Use upon receiving such additional assurances as Sublessor reasonably deems necessary to
protect itself, the public, the Premises and/or the environment against damage, contamination, injury and/or liability; including, but not limited
to, the installation (and removal on or before Sublease expiration or termination) of protective modifications (such as concrete encasements)
and/or increasing the Security Deposit.

(b) Duty to Infann Sublessor. If Sub1essee knows, or has reasonable cause to believe, that a Hazardous Substance
has come to be located in, on, under or about the Premises, other than as previously consented to by Sublessor, Sublessee shall immediately
give written notice of such fact to Sublessor, and provide Sublessor with a copy of any report, notice, claim or other documentation which it has
conceming the presence of such Hazardous Substance.

(c) Sublessee Remediation. Sublessee shall not cause or pennit any Hazardous Substance to be spilled or
reSubleased in, on, under, or about the Premises (including through the plumbing or sanitary sewer system) and shall promptly, at
Sublessee's expense, take all investigatory and/or remedial action reasonably recommended, whether or not fonnally ordered or reqUired, for
the cleanup of any contamination of, and for the maintenance, security and/or monitoring of the Premises or neighboring properties, that was
caused or materially contnbuted to by Sublessee, or pertaining to or involving any Hazardous Substance brought onto the Premises during the
term of this Sublease, by or for Sublessee, or any third party.

(d) Sublessee Indemnification. Sub1essee shall indemnify, defend and hold Sublessor, its agents, employees,
lenders and ground Sublessor, if any, harmless from and against any and all loss of rents and/or damages, liabilities, judgments, claims,
expenses, penalties, and attorneys' and consultants' fees arising out of or involving any Hazardous Substance brought onto the Premises by
or for Sublessee, or any Third party (provided, however, that Sublessee shall have no liability under this Sublease with respect to undeJllround
migration of any Hazardous Substance under the Premises from areas outside of the Project). Sublessee's obligations shall Include, but not be
limited to, the effects of any cxmtamination or injury to person, property or the environment created or suffered by Sublessee and the cost of
investigation, removal, remediation, restoration and/or abatement, and shall survive the expiration or termination of this Sublease. No
termination, cancellation or release agreement entered into by Sublessor and Sublessee shall reIease Sublessee from its obligations under
this Sublease with respect to Hazardous Substances, unless specifically so agreed by Sublessor in writing at the time of such agreement

(e) Sublessor Indemnification. Sublessor and its successors and assigns shall indemnify, defend, reimburse and
hold Sublessee, its employees and lenders, harmless from and against any and all environmental damages, inciuding the cost of remediation,
which existed as a result of Hazardous Substances on the Premises prior to the Commencement Date or which are caused by the gross
negligence or willful misconduct of Sublessor, its agents or employees. Sublessor's obligations, as and when required by the Applicable
Requirements, shall include, but not be limited to, the cost of investigation, removal, remediation, restoration and/or abatement, and shall
survive the expiration or tennination of this Sublease. .

(f) Investigations and Remediatlons. Sublessor shall retain the responsibility and pay for any investigations 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 measure is reqUired as a result of Sublessee's use (including "Alterations; as
defined in Paragraph 7.3(a) below) of the Premises, in which event Sublessee shall be responsible for such payment Sublessee shall
cooperate fully in any such activities at the request of Sublessor, including allowing Sublessor and Sublessor's agents to have reasonable
access to the Premises at reasonable times in order to carry out Sublessor's investigative and remedial responsibilities.
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(g) Sublessor Tennination Option. If a Hazardous Substance Condition (see Parngraph 9.1(e) occurs during the
term of this Sublease, unless Sublessee is legally responsible therefor (in which case Sublessee shall make the investigation and remediation
thereof required by the Applicable Requirements and this Sublease shall continue in full force and effect, but subject to Sublessor's rights
under Paragraph 6.2(d) and Paragraph 13), Sublessor may, at Sublessor's option, either (Q investigate and remediate such Hazardous
Substance Condition, if required, as soon as reasonably possible at Sublessor's expense, in which event this Sublease shall continue in full
force and affect:,or (ii) if the estimated cost to remediate such condition exceeds 12 times the then monthly Base Rent or $100,000, whichever
is greater, give written notice to Sublessee, within 30 days after receipt by Sublessor of knowledge of the occurrence of such Hazardous
Substance Condition, of Sublessor's desire to terminate this Sublease as of the date 60 days following the date of such notice. In the event
Sublessor ejects to give a termination notice, Sublessee may, within 10 days thereafter, give written notice to Sublessor of Sublessee's
commilment to pay the amount by which the cost of the remediation of such Hazardous Substance Condition exceeds an amount equal to 12
times the then monthly Base Rent or $100.000, whichever is greater. Sublessee shall provide Sublessor with said funds or satisfactory
assurance thereof within 30 days following such commilmenl In such event, this Sublease shall continue in full force and effect:,and Sublessor
shall proceed to make such remediation, as soon as reasonably possible after the required funds are available. If Sublessee does not give
such notice and provide the required funds or assurance thereof within the time provided, this Sublease shall terminate as of the date specified
in Sublessor's notice of termination.

6.3 SUblessee's Compliance with Applicable Requirements. Except as otherwise provided in this SUblease,
Sublessee shall, at Sublessee's sole expense, fully, diligently and in a timely manner, materially comply with all Applicable
Requirements, the requirements of any applicable fire insurance underwriter or rating bureau, and the recommendations of SUblessor's
engineers and/or consultants which relate in any manner to the Premises, without regard to whether said requirements are now in effect
or become effeclive after the Start Date. Sublessee shall, within 10 days after receipt of Sublessor's written request, provide Sublessor
with copies of all permits and other documents, and other information evidencing SUblessee's compliance with any Applicable
Requirements specified by Sublessor, and shall immediately upon receipt, notify Sublessor in writing (with copies of any documents
involved) of any threatened or actual claim, notice, citation, warning, complaint or report pertaining to or involving the failure of
Sublessee or the Premises to comply with any Applicable Requirements.

6.4 Inspection Compliance. SUblessor and Sublessor's "Lender" (as defined in Paragraph 30) and consultants shall have
the right to enter into Premises at any time, in the case of an emergency, and otherwise at reasonable times, for the purpose of inspecting
the condition of the Premises and for verifying compliance by Sublessee with this Sublease. The cost of any such inspections shall be paid
by Sublessor, unless a violation of Applicable Requirements, or a contamination is found to exist or be imminent, or the inspection is .
requested or ordered by a governmental authority. In such case, Sublessee shall upon request reimburse Sublessor for the cost of such
inspection. so long as such inspection is reasonably related to the violation or contamination.

7. Maintenance; Repairs, Utility Installations; Trade Fixtures and Alterations.
7.1 Sublessee's Obligations.

(a) In General. Subject to the provisions of Paragraph 2.2 (Condition), 2.3 (Compliance), 6.3 (SUblessee's Compliance
with Applicable Requirements), 7.2 (Sublessor's Obligations), g (Damage or Destruction), and 14 (Condemnation), Sublessee shall, at
Sublessee's sole expense, keep the Premises, Utility Installations (intended for Sublessee's exclusive use, no matter where located), and
Alterations in good order, condition and repair (whether or not the portion of the Premises reqUiring repairs, or the means or repairing the
same, are reasonably or readily accessible to Sublessee, and whether or not the need for such repairs occurs as a result of Sublessee's
use, any prior use, the elements or the age of such portion of the Premises), including, but not limited to, all equipment or facilities, such as
plumbing, HVAC equipment, electrical, lighting facilities, boilers, pressure vessels, fixtures, interior walls, interior surfaces of exterior walls,
ceilings, floors, windows, doors, plate glass, and skylights but excluding any items which are the responsibility of Sublessor pursuant to
Paragraph 7.2. Sublessee, in keeping the Premises in good order, condition and repair, shall exercise and perform good maintenance
practices, specifically inclUding the procurement and maintenance of the service contracts required by Paragraph 7.1(b) below.
SUblessee's obligations shall inclUde restorations, replacements or renewals when necessary to keep the Premises and all improvements
thereon or a part thereof in good order, condition and state of repair. (See Exhibit C, Item 6.)

(b) Service Contracts. Sublessee shall, at SUblessee's sole expense, procure and maintain contracts, with copies to
Sublessor, in customary form and substance for, and with contractors specializing and experienced in the maintenance of the following
eqUipment and improvements, if any, if and when installed on the Premises: (I) HVAC equipment, Oi) boiler and pressure vessels, (iii)
clarifiers, and (iv) any other equipment, if reasonably required by Sublessor. However, Sublessor reserves the right, upon notice to
SUblessee, to procure and maintain any or all of such service contracts, and if Sublessor so elects, Sublessee shall reimburse Sublessor,
upon demand, for the cost thereof.

(c) Failure to Perfonn. If Sublessee fails to perform Sublessee's obligations under this Paragraph 7.1, Sublessor may
enter upon the Premises after 10 days' prior written notice to Sublessee (except in the case of an emergency, in which case no notice shall
be required), perform such obligations on Sublessee's behalf, and put the Premises in good order, condition and repair, and Sublessee
shall promptily reimburse Sublessor for the cost thereof.

(d) Replacement. Subject to Sublessee's indemnification of Sublessor as set forth in Paragraph 8.7 below, and without
relieving Sublessee of liability resulting from Sublessee's failure to exercise and perform good maintenance practices, if an item described
in Paragraph 7.1(b) cannot be repaired other than at a cost which is in excess of 50% of the cost of replacing such item, then such item
shall be replaced by Sublessor, and the coslthereof shall be prorated between the Parties and SUblessee shall only be obligated to pay,
each month during the remainder of the term of this Sublease, on the date on which Base Rent is due, an amount equal to the product of
multiplying the cost of such replacement by a fraction, the numerator of which is one, and the denominator of which is 144 (ie. 1/144lh of
the cost per month). Sublessee shall pay interest on the unamortized balance at a rate that is commercially reasonable in the judgment of
Sublessor's accountants. Sublessee may, however, prepay its obligation at any time.

7.2 Sublessor's Obligations. Subject to the Provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 4.2 (Common
Area Operating Expenses), 6 (Use), 7.1 (Sublessee's Obligations), 9 (Damage or Destruction) and 14 (Condemnation), Sublessor, subject
to reimbursement pursuant to Paragraph 4.2, shall keep in good order, condition and repair the foundations, exterior walls, structural
condition of interior bearing walls, exterior roof. fire sprinkler system, Common Area fire alarm and/or smoke detection systems, fire
hydrants, parking lots, walkways, parkways, driveways, landscaping, fences, signs and utility systems serving the Common Areas and all
parts thereof, as well as providing the services for which there is a Common Area Operating Expense pursuant to Paragraph 4.2.
Sublessor shall not be obligated to paint the exterior or interior surfaces of exterior walls nor shall Sublessor be obligated to maintain, repair
or replace windows, doors or plate glass of the Premises. Sublessee expressly waives the benefit of any statute now or hereafter in elfecl
to the extent it is inconsistent with the terms of this Sublease.

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

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

(b) Consent. Sublessee shall not make any Alterations or Utility Installations to the Premises without Sublessor's prior
written consent Sublessee may, however, make non-structural Utility Installations to the interior of the Premises (exclUding the roof)
without such consent but upon notice to Sublessor, as long as they are not visible from the outside, do not involve puncturing, relocating or
removing the roof or any existing walls, and the cumulative cost thereof during this Sublease as extended does not exceed a sum equal to
3 month's Base Rent in the aggregate or a sum equal to one month's Base Rent in anyone year. Notwithstanding the foregoing,
Sublessee shall not make or permit any roof penetrations and/or install anything on the roof without the prior written approval of Sublessor.
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Sublessor may, as a precondition to granting such approval, require Sublessee to utilize a contractor chosen and/or approved by
Sublessor. Any Alterations or Utility Installations that Sublessee shall desire to make and which require the consent of the Sublessor shall
be presented to Sublessor in written form with detailed plans. Consent shall be deemed lXlnditioned upon Sublessee's: 0) acquiring all
applicable govemmental permits, (ii) furnishing Sublessor with copies of both the permits and the plans and specifications prior to
commencement of the work, and (ili) compliance with all conditions of said permits and other Applicable Requiremenls in a prompt and
expeditious manner. Any Alterations or Utility Installations shall be performed in a workmanlike manner with good and sufficient materials.
Sublessee shall promptly upon completion furnish Sublessor with as-built plans and specifications. For work which costs an amount in
excess of one month's Base Rent, Sublessor may condition its consent upon Sublessee providing a lien and completion bond in an
amount equal to 150% of the estimated cost of such Alteration or Utility Installation and/or upon Sublessee's posting an additional Security
Deposit with Sublessor.

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

7.4 Ownership; Removal; Sunrender; and Restoration.
(a) Ownership. Subject to Sublessor's right to require removal or elect ownership as hereinalter provided, all

Alterations and Utility Installations made by Sublessee shall be the property of SUblessee, but considered a part of the Premises. Sublessor
may, at any time, elect in writing to be the owner of all or any specified part of the Sublessee Owned Alterations and Utility InstaJlations. Unless
otherwise instructed per paragraph 7.4(b) hereof, all Sublessee Owned Alterations and Utility Installations shall, at the expiration or termination
of this Sublease. belXlme the property of Sublessor and be surrendered by Sublessee with the Premises.

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

(c) Surrender; Restoration. Sublessee shall surrender the Premises by the Expiration Date or any earlier
termination date, with all of the improvements, parts and surfaces thereof broom clean and free of debris, and in good operating order.
condition and state of repair, ordinary wear and tear excepted. 'Ordinary wear and tear" shall not include any damage or deterioration that
would have been prevented by good maintenance practice. Notwithstanding the foregoing, if this Sublease is for 12 months or less, then
Sublessee shall surrender the Premises in the same lXlndilion as deflvered to Sublessee on the start Date with NO allowance for ordinary
wear and tear. Sublessee shall repair any damage occasioned by the installation, maintenance or removal of Trade Fixtures. Sublessee
owned Alterations and/or Utility Installations, fumishings, and equipment as well as the removal of any storage tank installed by or for
Sublessee. Sublessee shall also completely remove from the Premises any and all Hazardous Substances brought onto the Premises by or
for Sublessee, or any third party (except Hazardous Substances which were deposited via underground migration from areas outside of the
Project) even if such removal would require Sublessee to perform or pay for work that exceeds staMory requirements. Trade Fixtures shall
remain the property of Sublessee and shall be removed by Sublessee. The failure by Sublessee to timely vacate the Premises pursuant to this
Paragraph 7.4(c) without the express written consent of Sublessor shall constitute a holdover under the provisions of Paragraph 26 below.
(See Exhibit C, Item 7.)

8. Insurance Indemnity.
6.1 Payment of Premium Increases.

(a) As used herein, the term "Insurance Cost Increase" is defined as any increase in the actual cost of the
insurance applicable to the Building and/or the Project and required to be carried by SUblessor, pursuant to Paragraphs 6.2(b), 6.3(a) and
6.3(b} ("RequIred Insurance''), over and above the Base Premium, as hereinafter defined, calculated on an annual basis. Insurance Cost
Increase shall include, but not be limited to, reqUirements of the holder of a mortgage or deed of 1nJst covering the Premises, Building and/or
Project, increased valuation of the Premises, Building and/or Project, and/or a general premium rate increase. The term Insurance Cost
Increase shall not, however, include any premium increases resulting from the nature of the occupancy of any other tenant of the BUilding. If
the parties insert a dollar amount in Paragraph 1.9, such amount shall be considered the "Base Premium." The Base Premium shall be the
annual premium applicable to the 12 month period immediately preceding the start Date. If, however, the Project was not insured for the
entirety of such 12 month period, then the Base Premium shall be the lowest annual premium reasonably obtainable for the Required
Insurance as of the start Date, assuming the most nominal use possible of the BUilding. In no event, however, shall Sublessee be responsible
for any portion of the premium cost attributable to liability insurance coverage in excess of $3,000,000 procured under Paragraph 6.2(b).

(b) INTENTIONALLY DELETED

6.2 Liability Insurance.
(a) Carried by Sublessee. Sublessee shall obtain and keep in force a Commercial General Liability policy of

insurance protecting Sublessee and Sublessor as an additional insured against claims for bodily injury, personal injUry and property damage
based upon or arising out of the ownership, use, occupancy or maintenance of the Premises and all areas appurtenant thereto. Such
insurance shall be on an occurrence basis providing single limit coverage in an amount not less than $1,000,000 per occurrence with an
annual aggregate of not less than $3,000,000, an 'Additionallnsured-Managers or Sublessor's of Premises Endorsement" and contain the
'Amendment of the Pollution Exclusion Endorsement" for damage caused by heat, smoke or fumes from a hostile fire. The policy shall not
contain any intra-insured exclusions as between insured persons or organizations, but shall indude lXlverage for liability assumed under this
Sublease as an 'Insured Contract' for the performance of Sublessee's indemnity obligations under this Sublease. The limits of said insurance
shall not, however, limit the liability of Sublessee nor relieve Sublessee of any obligation hereunder. All insurance carried by Sublessee shall
be primary to and not contributory with any similar insurance carried by Sublessor, whose insurance shall be eonsldered excess insurance
only. (See Exhibit C, Item 8.)

(b) eanied by Sublessor. Sublessor shall maintain liability insurance as desaibed in Paragraph 8.2(a), in addition to, and
not in lieu of, the insurance required to be maintained by Sublessee. Sublessee shall not be named as an additional insured therein.

8.3 Property Insurance - Building, Improvements and Rental Value.
(a) Building and Improvements. Sublessor shall obtain and keep in force a policy or policies of insurance in the

name of Sublessor, with loss Payable to Sublessor, any ground-Sublessor, and to any Lender insuring loss or damage to the 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 more than the commercially reasonable and available insurable value thereof. Sublessee Owned
Alterations and Utility Installations, Trade Fixtures, and Sublessee's personal property shall be insured by Sublessee under Paragraph 8.4. If
the coverage is available and lXlmmerciaily appropriate, such policy or policies shall insure against all risks of direct physical loss or damage
(except the perils of flood and/or earthquake unless required by a Lender), including lXlverage for debris removal and the enforcement of any
Applicable Requirements requiring the upgrading, demolition, reconstruction or replacement of any portion of the Premises as the result of a
covered loss. said policy or policies shall also contain an agreed valuation provision in lieu of any lXlinsurance dause, waiver of subrogation,
and inflation guard protection causing an increase in the annual property insurance lXlverage amount by a factor of not less than the adjusted
U.S. Department of Labor Consumer Price Index for All Urban Consumers for the city nearest to where the Premises are located. If such
insurance lXlverage has a deductible clause, the deductible amount shall not exceed $1,000 per occurrence.

(b) Rental Value. Sublessor shall also obtain and keep in force a policy or policies in the name of Sublessor with loss
payable to Sublessor and any Lender, insuring the loss of the full Rent for one year with an extended period of indemnity for an additional 160
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days ("Rental Value Insurance"). Said insurance shall contain an agreed valuation provision, in lieu of any coinsuranoa clause, and the amount
of coverage shall be adjusted annually to reflect the projected Rent othE!lWise payable by Sublessee, for the nexl12 month peria d.

(c) Adjacent Premises. Sublessee shall pay for any increase in the premiums for the property insuranoa of the
Building and for the Common Areas or other buildings in the Project if said increase is caused by Sublessee's acts, omissions, use or
occupancy of the Premises.

(d) Sublessee's Improvements. Since Sublessor is the Insuring Party, Sublessor shall not be required to insure
Sublessee Owned Alterations and Utility Installations unless the item in question has become the property of Sublessor under the terms of this
Sublease.

8.4 Sublessee's Property; Business Interruption Insurance.
(a) Property Damage. Sublessee shall obtain and maintain insurance coverage on all of Sublessee's personal

property, Trade Fixtures, and Sublessee Owned Alterations and Utility Installations. Such insurance shall be full replacement cost coverage
with a deductible of not to exceed $1,000 per occurrenoa. The proceeds from any such insurance shall be used by Sublessee for the
replacement of Personal Property, Trade Fixtures and Sublessee Owned Alterations and Utility Installations. Sublessee shall provide
Sublessor with written evidence that such insuranoa in force.

(b) Business Interruption. Sublessee shall obtain and maintain loss of income and extra expense insurance in
amounts as will reimburse Sublessee for direct or indirect loss of eamings attributable to all Perils commonly insured against by prudent
Sublessee's in the business of Sublessee or atlJibutable to prevention of access to the Premises as a result of such perils.

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

8.5 Insurance Policies. Insurance required herein shall be by companies duty licensed or admitted to transact business in the
state where the Premises are located, and maintaining during the policy term a "General Policyholders Rating" of at least B+, V, as set forth in
the most current issue of "Bast's Insurance Guide," or such other rating as may be required by a Lender. Sublessee shall not do orpennitto be
done anything which invalidates the required Insurance poncies. Sublessee shall, prior to the Start Date, deliver to Sublessor certified copies of
policies of such insurance or certificates evidencing the existence and amounts of the required Insuranoa. No such policy shall be cancelable
or subject to modification except after 30 days prior written notice to Sublessor. Sublessee shall, at least 30 days prior to the expiration of such
policies, fumish Sublessor with evidence of renewals or "insurance binders" evidencing renewal thereof, or Sublessor may 0ltIer such
insurance and charge the cost thereof to Sublessee, which amount shall be payable by Sublessee to Sublessor upon demand. Such paficies
shall be for a term of at least one year, or the length of the remaining term of this Sublease, whichever is less. If either Party shall fall to procure
and maintain the insurance reqUired to be carried by it, the other Party may, but shall not be required to, procure and maintain the same.

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

8.7 Indemnity. Except for Sublessor's gross negligence or willful misconduct, Sublessee shall indemnify, protect, defend and
hold harmless the Premises, Sublessor and i15 agents, Sublessor's master or ground Sublessor, partners and Lenders, from and against any
and all daims, loss of rents and/or damages, liens, judgments, penalties, attomeys' and consultants' fees, expenses and/or liabilities arising
out of, invoMng, or in connection with, the use and/or occupancy of the Premises by Sublessee. If any action or proceeding is brought against
Sublessor by reason of any of the foregoing matters, Sublessee shall upon notice defend the same at Sublessee's expense by counsel
reasonably satisfactory to Sublessor and Sublessor shall cooperate with Sublessee in such defense. Sublessor need not have first paid any
such claim in order to be defended or indemnified.

8.8 Exemption of Sublessor from Liability. Sublessor shall not be liable for injUry or damage to the person or goods, wares,
merchandise or other property of Sublessee, Sublessee's employees, contractors, invitees, customers, or any other person in or about the
Premises, whether such damage or injury is caused by or results from fire, steam, electricity, gas, water or rain, or from the breakage, leakage,
obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing, HVAC or lighting fixtures, or from any other cause, whether
the said injury or damage results from conditions arising upon the Premises or upon other portions of the Building, or from other sources or
places. Sublessor shall not be liable for any damages arising from any act or neglect of any other tenant of Sublessor nor from the failure of
Sublessor to enforce the provisions of any other Sublease in the Project. Notwithstanding Sublessor's negligence or breach of this SubJease,
Sublessor shall under no circumstances be liable for injUry to Sublessee's business or for artf loss of income or profit there from.

9. Damage or Destruction.
9.1 Definitions.

(a) "Premises Partial Damage" shall mean damage or destruction to the improvements on the PremiseS, other than
Sublessee Owned Alterations and Utility Installations, which can reasonably be repaired in 3 months or less from the date of the damage or
destruction, and the cost thereof does not exceed a sum equal to 6 month's Base Rent Sublessor shall notify Sublessee in writing within 30
days from the date of the damage or destruction as to whether or not the damage is Partial or Total.

(b) "Premises Total Destruction" shall mean damage or destruction to the improvements on the Premises, other
than Sublessee Owned Alterations and Utility installations and Trade Fixtures, which cannot reasonably be repaired in 3 months or less from
the date of the damage or destruction and/or the cost thereof exceeds a stun equal to 6 month's Base Rent Sublessor shall notify Sublessee
in writing within 30 days from the date of the damage or destruction as to whether or not the damage is Partial or T ota!.

(c) "Insured Loss" shall mean damage or destruction to improvemen15 on the Premises, other than SUblessee
Owned Alterations and Utility Installations and Trade FIXtures, which was caused by an event required to be covered by the insurance
descnbed in Paragraph 8.3(a), irrespective of any deductible amounts or coverage limits involved.

(d) "Replacement Cosf' shall mean the cost to repair or rebuild the improvements owned by Sublessor at the time
of the occurrence to their condition existing immediately prior thereto, including demolition, debris removal and upgrading required by the
operation of Applicable Requirements, and without deduction for depreciation.

(e) "Hazartlous SUbstance Condition" shall mean the occurrence or discovery of a condition invoMng the
presence of, or a contamination by, a Hazardous Substance as defined in Paragraph 6.2(a), in, on, or under the Premises.

9.2 Partial Damage - Insured Loss. If a Premises Partial Damage that is an Insured Loss occurs, then Sublessor shall, at
Sublessor's expense, repair such damage (but not Sublessee's Trade Fixtures or Sublessee Owned Alterations and Utility Installations) as
soon as reasonably possible and this Sublease shall continue in full force end effect; provided, however, that Sublessee shall, at Sublessor's
election, make the repair of any damage or destruction the total cost to repair of which is $5,000 or less, and, in such event, Sublessor shall
make any applicable insurance proceeds available to Sublessee on a reasonable basis for that purpose. Notwithstanding the foregoing, if the
required insurance was not in force or the insurance proceeds are not sufficient to effect such repair, the Insuring Party shall promptly
contribute the shortage in proceeds as and when required to complete said repairs. In the event, however, such shortage was due to the fact
that, by reason of the unique nature of the improvements, full replacement cost insurance coverage was not commercially reasonable and
available, Sublessor shall have no obligation to pay for the shortage in insurance proceeds or to fully restore the unique aspects of the
Premises unless Sublessee provides Sublessor with the funds to cover same, or adequate assurance !hereof, within 10 days following receipt
of written notice of such shortage and request therefor. If Sublessor receives said funds or adequate assurance thereof within said 10 day
period, the party responsible for making the repairs shall complete them as soon as reasonably possible and this Sublease shall remain in full
force and effect. If such funds or assurance are not received, Sublessor may nevertheless elect by written notice to Sublessee within 10 days
thereafter to: (0 make such restoration and repair as is commercially reasonable with Sublessor paying any shortage in proceeds, in which
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case this Sublease shall remain in full force and effect, or (ii) have this Sublease terminate 30 days thereafter. Sublessee shall not be entitled
to reimbursement of any funds contributed by Sublessee to repair any such damage or destruction. Premises Partial Damage due to flood or
ear1hqua1<eshall be subject to Paragraph 9.3, notwi1hstandingthat there may be some insurance coverage, but the net proceeds of any such
insurance shall be made available for the repairs if made by either Party.

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

9.4 Total Destruction. Notwithstanding any other provision hereof, if a Premises Total DestnJclion occurs, this Sublease shall
terminate 60 days following such Destruction. If the damage or destruction was caused by the gross negligence or willful misconduct of
SUblessee, Sublessor shall have the right to recover Sublessor's damages from Sublessee, except as provided in Paragraph 8.6.

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

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

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

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

9.7 Tennination; Advance Payments. Upon termination of this Sublease pursuant to Paragraph 6.2(g) or Paragraph 9, an
equitable adjustment shall be made conceming adllance Base Rent and any other advance payments made by Sublessee to Sublessor.
Sublessor shall. in addition, return to Sublessee so much of Sublessee's Security Deposit as has not been, or is not then required to be, used
by Sublessor.

9.8 Waive Statutes. Sublessor and Sublessee agree that the terms of this Sublease shall govern the effect of any
damage to or destruction of the Premises with respect to the termination of this Sublease and hereby waive the provisions of any
present or future statute to the extent inconsistent herewith.

10. Real Property Taxes.
10.1 Definitions.

(a) ''Real Property Taxes." As used herein, the term "Real Property Taxes" shall include a form of assessment;
real estate, general. special, ordinary or extraordinary, or rental levy or tax (other than inheritance, personal income or estate taxes);
improvement bond; and/or license fee imposed upon or levied against any legal or equitable interest of Sublessor in the Project, Sublessor's
ri9ht to other income there from, and/or Sublessor's business of leasing, by any authority having the direct or indirect power to tax and where
the funds are generated with reference to the Project address and where the proceeds so generated are to be app6ed by the city, county or
other local taxing authority of a jurisdiction within which the Project is located. The term "Real Property Taxes" shall also include any tax, fee,
levy, assessment or charge, or any increase therein, imposed by reason of events ocaJrring during the term of this Sublease, including but not
limited to, a change in the ownership of the Project or any portion thereof or a change in the improvements thereon.

(b) "Base Real Property Taxes." As used herein, the term "Base Real Property Taxes" shall be the amount of
Real Property Taxes, which are assessed against the Premises, Building, Project or Cornmon Areas in the calendar year during which the
Sublease is executed. In calculating Real Property Taxes for any calendar year, the Real Property Taxes for any real estate tax year shall be
included in the calculation of Real Property Taxes for such calendar year based upon the number of days which such calendar year and tax
year have in common.

10.2 Payment of Taxes. Sublessor shall pay the Real Property Taxes applicable to the Project, and except as otherwise
provided in Paragraph 10.3, any inceases in such amounts over the Base Real Property Taxes shall be included in the calculation of
Common Area Operating Expenses in accordance with the provisions of Paragraph 4.2.

10.3 Additional Improvements. Common Area Operating Expenses shall not include Real Property Taxes specified in the tax
assessor'S records and work sheets as being caused by additional improvements placed upon the Project by other Sublessee's or by
Sublessor for the exclusive enjoyment of such other Sublessees. Notwi1hstanding Paragraph 10.2 hereof, Sublessee shall, however, pay to
Sublessor at the time Common Area Operating Expenses are payable under Paragraph 42, the entirety of any increase in Real Property
Taxes if assessed solely by reason of Alterations, Trade Fixtures or Utility Installations placed upon the Premises by Sublessee or at
Sublessee's request

10.4 Joint Assessment If the Building is not separately assessed, Real Property Taxes allocated to the Building shall be an
equitable proportion of the Real Property Taxes for all of the land and improvements included within the tax parcel assessed, such proportion
to be determined by Sublessor from the respective valuations assigned in the assessor's work sheets or such other information as may be
reasonably available. Sublessor's reasonable determination thereof, in good faith, shall be conclusive.
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10.5 Personal Property Taxes. Sublessee shall pay prior to delinquency all taxes assessed against and levied upon Sublessee
Owned Alterations and Utility Installations, Trade Fixtures, fumishings, equipment and all personal property of Sublessee contained in the
Premises. When possible, Sublessee shall cause its Sublessee Owned Alterations and Utility Installations, Trade FlXIures, fumishings,
equipment and all other personal property to be assessed and billed separately from the real property of Sublessor. If any of Sublessee's said
property shall be assessed with Sublessor's real property, Sublessee shall pay Sublessor the taxes atbibulable to SUblessee's property within
10 days after receipt of a written statement getting forth the taxes applicable to Sublessee's property.

11. Utilities. Sublessee shall pay for all water, gas, heat, light. power, telephone, trash DISposal and other utilities and services supplied
to the Premises, together with any taxes thereon. Notwithstanding the provisions of Paragraph 4.2, if at any time in Sublessor's sole judgment,
Sublessor determines that Sublessee is using a disproportionate amount of water, electricity or other commonly metered utilities, or that
Sublessee is generating such a large volume of trash as to require an increase in the size of the dumpster anellor an increase in the number of
times per month that the dumpster is emptied, then Sublessor may increase Sublessee's Base Rent by an amount equal to such increased
costs.

12. Assignment and Subletting. (see Exhibit C #9)
12.1 Sublessor's Consent Required.

(a) Sublessee shall not voluntarily or by operation of law assign, transfer, mortgage or encumber (collectively,
"assign or assignmenf') or sublet all or any part of SUblessee's interest in this Sublease or in the Premises without Sublessor's prior
written consent

(b) A change in the control of Sublessee shall constitute an assignment requiring consent. The transfer, on a
cumulative basis, of 25% or more of the voting control of Sublessee shall constitute a change in control for this purpose.

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

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

(e) Sublessee's remedy for any breach of Paragraph 12.1 by Sublessor shall be limited to compensatory damages
and/or injunctive relief.

12.2 Tenns and Conditions Applicable to Assignment and Subletting.
(a) Regardless of Sublessor's consent, any assignment or subletting shall not: (i) be effective without the

express written assumption by such assignee or subsublessee of the obligations of Sublessee under this Sublease, (ii) release
Sublessee of any obligations hereunder, or (iii) alter the primary liability of Sublessee for the payment of Rent or for the performance of
any other obligations to be performed by Sublessee.

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

(c) Sublessor's consent to any assignment or subletting shall not constitute a consent to any subsequent
assignment or subletting.

(d) In the event of any Default or Breach by Sublessee, Sublessor may prooeed directly against SUblessee, any
Guarantors or anyone else responsible for the performance of Sublessee's obligations under this Sublease, including any assignee or
subsublessee, without first exhausting Sublessor's remedies against any other person or entity responsible therefore to Sublessor, or
any security held by Sublessor.

(e) Each request for consent to an assignment or subletting shall be in writing, aocompanied by information
relevant to Sublessor's determination as to the financial and operational responsibility and appropriateness of the proposed assignee or
subsublessee, including but not limited to the intended use anellor required modification of the Premises, if any, together 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 subsublease, whichever is greater, as consideration for Sublessor's considering and processing said request. Sublessee
agrees to provide Sublessor with such other or additional information anellor documentation as may be reasonably requested.

(f) Any assignee of, or subsublessee under, this lease shall, by reason of accepting such assignment or
entering into such subsublease, be deemed to have assumed and agreed to conform and comply with each and every term, covenant,
condition and obligation herein to be observed or performed by Sublessee during the term of said assignment or subsublease, other
than such obligations as are contrary to or inconsistent with provisions of an assignment or subsublease to which Sublessor has
specifically consented to in writing.

12.3 Additional Tenns and Conditions Applicable to Subletting. The following terms and conditions shall apply to any
subletting by Sublessee of all or any part of the Premises and shall be deemed inclUded in all subsubleases under this Sublease
whether or not expressly incorporated therein:

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

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

(c) Any matter requiring the consent of the subsublessor under a subsublease shall also require the consent of
Sublessor.

(d) No subsublessee shall further assign or sublet all or any part of the Premises without Sublessor's prior
written consent.

(e) Sublessor shall deliver a copy of any notice of Default or Breach by Sublessee to the subsublessee, who
shall have the right to cure the Default of Sublessee within the grace period, if any, specified in such notice. The subsublessee shall
have a right of reimbursement and offset from and against Sublessee for any such Defaults cured by the sUbsublessee.
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13. Default; Breach; Remedies.
13.1 Default; Breach. A "Default' is defined as a failure by the Sublessee to comply with or perform any of the terms,

covenants, conditions or Rules and Regulations under this Sublease. A "Breach" is defined as the occurrence of one or more of the
following Defaults, and the failure of Sublessee to cure such Default within any applicable grace period:

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

(b) The failure of Sublessee to make any payment of Rent or any Security Deposit required to be made by
Sublessee hereunder, whether to Sublessor or to a third party, when due, to provide reasonable evidence of insurance or surety bond,
or to fulfill any obligation under this Sublease which endangers or threatens life or Property, where such failure continues for a period of
3 business days following written notice to Sublessee.

(c) The failure by Sublessee to provide (i) reasonable written evidence of compliance with Applicable
Requirements, (ii) the service contracts, (iii) the rescission of an unauthorized assignment or subletting, (iv) an Estoppel Certificate, (v)
a requested subordination, (vi) evidence concerning any guaranty and/or Guarantor, (Vii) any document requested under Paragraph 41
(easements), or (viii) any other documentation or information which Sublessor may reasonably require of Sublessee under the terms of
this Sublease, where any such failure continues for a period of 10 days following written notice to Sublessee.

(d) A Default by Sublessee as to the terms, covenants, conditions or provisions of this Sublease, or of the rules
adopted under Paragraph 2.9 hereof, other than those described in subparagraphs 13.1(a), (b) or (c), above, where such Default
continues for a period of 30 days after written notice; provided, however, that if the nature of Sublessee's Default is such that more than
30 days are reasonably required for its cure, then it shall not be deemed to be a Breach if Sublessee 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: (i) the making of any general arrangement or assignment for
the benefit of creditors; (i1) becoming a "debtor" as defined in 11 U.S.C. § 101 or any successor statute thereto (unless, in the case of
a petition filed against Sublessee, the same is dismissed within 60 days); (iii) the appointment of a trustee or receiver to take
possession of substantially all of Sublessee's assets located at the Premises or of Sublessee's interest in this Sublease, where
possession is not restored to Sublessee within 30 days; or (iv) the attachment, execution or other judicial seizure of substantially all of
Sublessee's assets located at the Premises or of Sublessee's interest in this Sublease, where such seizure is not discharged within 30
days; provided, however, in the event that any provision of this subparagraph (e) is contrary to any applicable law, such provision shall
be of no force or effect, and not affect the validity of the remaining provisions.

(f) The discovery that any financial statement of Sublessee or of any Guarantor given to Sublessor was
materially false.

(g) If the performance of Sublessee's obligations under this Sublease is guaranteed: (i) the death of a
Guarantor, (ii) the termination of a Guarantor's liability with respect to this Sublease other than in accordance with the terms of such
guaranty, (iii) a Guarantor's becoming insolvent or the subject of a bankruptcy filing, (iv) a Guarantor's refusal to honor the guaranty, or
(v) a Guarantor's breach of its guaranty obligation on an anticipatory basis, and Sublessee's failure, within 60 days following written
notice of any such event, to provide written altemative assurance or security, which, when coupled with the then existing resources of
Sublessee, equals or exceeds the combined financial resources of Sublessee and the Guarantors that existed at the time of execution
of this Sublease.

13.2 Remedies. If Sublessee fails to perform any of its affirmative duties or obligations, within 10 days after written notice
(or in case of an emergency, without notice), Sublessor may, at its option, perform such duty or obligation on Sublessee's behalf,
induding but not limited to the obtaining of reasonably required bonds, insurance policies, or governmental licenses, permits or
approvals. The costs and expenses of any such performance by Sublessor shall be due and payable by Sublessee upon receipt of
invoice therefor. If any check given to Sublessor by Sublessee shall not be honored by the bank upon which it is drawn, Sublessor, at
its option, may require all future payments to be made by Sublessee to be by cashier's check. In the event of a Breach, Sublessor may,
with or without further notice or demand, and without limiting Sublessor in the exercise of any right or remedy which Sublessor may
have by reason of such Breach:

(a) Terminate Sublessee's right to possession of the Premises by any lawful means, in which case this
Sublease shall terminate and Sublessee shall immediately surrender possession to Sublessor. In such event Sublessor shall be entitled
to recover from Sublessee: (i) the unpaid Rent which had been eamed at the time of termination; (ii) the worth at the time of award of
the amount by which the unpaid Rent which would have been earned after termination until the time of award exceeds the amount of
such rental loss that the Sublessee proves could have been reasonably avoided; (iii) the worth at the time of award of the amount by
which the unpaid rent for the balance of the term after the time of award exceeds the amount of such rental loss that the Sublessee
proves could be reasonably avoided; and (iv) any other amount necessary to compensate Sublessor for all the detriment proximately
caused by the Sublessee's failure to perform its obligations under this Sublease or which in the ordinary course of things would be likely
to result there from, inclUding but not limited to the cost of recovering possession of the Premises, expenses of reletting, including
necessary renovation and alteration of the Premises, reasonable attorneys' fees, and that portion of any leasing commission paid by
Sublessor in connection with this Sublease applicable to the unexpired term of this Sublease. The worth at the time of award of the
amount referred to in provision (iii) of the immediately preceding sentence shall be computed by discounting such amount at the
discount rate of the Federal Reserve Bank of the District within which the Premises are located at the time of award plus one percent.
Efforts by Sublessor to mitigate damages caused by Sublessee's Breach of this Sublease shall not waive Sublessor's right to recover
damages under Paragraph 12. If termination of this Sublease is obtained through the provisional remedy of unlawful detainer,
Sublessor shall have the right to recover in such proceeding any unpaid Rent and damages as are recoverable therein, or Sublessor
may reserve the right to recover all or any part thereof in a separate suit. If a notice and grace period required under Paragraph 13.1
was not previously given, a notice to pay rent or quit, or to perform or quit given to Sublessee under the unlawful detainer statute shall
also constitute the notice required by Paragraph 13.1. In such case, the applicable grace period required by Paragraph 13.1 and the
unlawful detainer statute shall run concurrently, and the failure of Sublessee to cure the Default within the greater of the two such grace
periods shall constitute both an unlawful detainer and a Breach of this Sublease entitling Sublessor to the remedIes provided for in this
Sublease and/or by said statute.

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

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

13.3 Inducement Recapture. Any agreement for free or abated rent or other charges, or for the giving or paying by
Sublessor to or for Sublessee of any cash or other bonus, inducement or consideration for Sublessee's entering into this Sublease, all
of which concessions are hereinafter referred to as "Inducement Provisions," shall be deemed conditioned upon Sublessee's full and
faithful performance of all of the terms, covenants and condition, of this Sublease. Upon Breach of this Sublease by Sublessee, any
such Inducement Provision shall automatically be deemed deleted from this Sublease and of no further force or effect, and any rent,
other charge, bonus, inducement or consideration theretofore abated, given or paid by Sublessor under such an Inducement Provision
shall be immediately due and payable by Sublessee to SUblessor, notwithstanding any SUbsequent cure of said Breach by Sublessee.
The acceptance by Sublessor of rent or the cure of the Breach which initiated the operation of this paragraph shall not be deemed a
waiver by Sublessor of the provisions of this paragraph unless specifically so stated in writing by Sublessor at the time of such
acceptance. (See Exhibit C #16)
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13.4 late Charges. Sublessee hereby acknowledges that late payment by Sublessee of Rent will cause Sublessor to
incur costs not contemplated by this SUblease, 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 Sublessor by any Lender.
Accordingly, if any Rent shall not be received by Sublessor within 5 days after such amount shall be due, then, without any requirement
for notice to Sublessee, Sublessee shall pay to Sublessor a one-time late charge equal to 10% of each such overdue amount or $100,
whichever is greater. The parties hereby agree that such late charge represents a fair and reasonable estimate of the costs Sublessor
will incur by reason of such late payment, acceptance of such late charge by Sublessor shall in no event constitute a waiver of
Sublessee's Default or Breach with respect to such overdue amount, nor prevent the exercise of any of the other rights and remedies
granted hereunder. In the event that a late charge is payable hereunder, whether or not collected, for 3 consecutive installments of
Base Rent, then notwithstanding any provision of this Sublease to the contrary, Base Rent shall, at Sublessor's option, become due
and payable quarterly in advance.

13.5 Interest Any monetary payment due Sublessor hereunder, other than late charges, not received by Sublessor, when
due as to scheduled payments (such as Base Rent) or within 30 days following the date on which it was due for non-scheduled
payment, shall bear interest from the date when due, as to schedUled payments, or the 3151 day after it was due as to non-schedUled
payments. The interest ("Interesf') charged shall be equal to the prime rate reported in the Wall Street Journal as pUblished closest
prior to the date when due plus 4%, but shall not exceed the maximum rate allowed by law. Interest is payable in addition to the
potential late charge provided for in Paragraph 13.4.

13.6 Breach by Sublessor.
(a) Notice of Breach. Sublessor shall not be deemed in breach of this Sublease unless Sublessor fails within a

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

(b) Performance by Sublessee on Behalf of Sublessor. In the event that neither Sublessor nor Lender cures
said breach within 30 days after receipt of said notice, or if having commenced said cure they do not diligently pursue it to completion,
then Sublessee may elect to cure said breach at Sublessee's expense and offset from Rent an amount equal to the greater of one Base
Rent of the Security Deposit, and to pay an excess of such expense under protest, reserving Sublessee's right to reimbursement from
Sublessor. Sublessee shall document the cost of said cure and supply said documentation to Sublessor.

14. Condemnation. If the Premises or any portion thereof are taken under the power of eminent domain or sold under the threat
of the exercise of said power (collectively "Condemnation") this Sublease shall terminate as to the part taken as of the date the
condemning authority takes title or possession, whichever first occurs first. If more than 10% of the floor area of the Unit, or more then
25% of Sublessee's Reserved Parking Spaces, is taken by Condemnation, Sublessee may, at Sublessee's option, to be exercised in
writing within 10 days after Sublessor shall have given Sublessee written notice of such taking (or in the absence of such notice, within
10 days after the condemning authority shall have taken possession) terminate this Sublease as of the date the condemning authority
takes such possession. If Sublessee does not terminate this Sublease in accordance with the foregoing, this Sublease shall remain in
fUll force and effect as to the portion of the Premises remaining, except that the Base Rent shall be reduced in proportion to the
reduction in utility of the Premises caused by such Condemnation. Condemnation awards and/or payments shall be the property of
SUblessor, whether such award shall be made as compensation for diminution in value of the leasehold, the value of the part taken, or
for severance damages; provided however, that Sublessee shall be entitled to any compensation for Sublessee's relocation expenses,
loss of business goodwill and/or Trade Fixtures, without regard to whether or not this Sublease is terminated pursuant to the provisions
of this Paragraph. All Alterations and Utility Installations made to the Premises by Sublessee, for purposes of Condemnation only, shall
be considered the property of the Sublessee and Sublessee shall be entitled to any and all compensation which is payable therefore. In
the event that this Sublease is not terminated by reason of the Condemnation, Sublessor shall repair any damage to the Premises
caused by such Condemnation.

15. Brokerage Fees. (see Exhibit C #10)
15.1 Additional Commission. INTENTIONALLY DELETED.

15.2 Assumption of Obligations. Any buyer or transferee of Sublessor's interest in this Sublease shall be deemed to
have assumed Sublessor's obligation hereunder. Brokers shall be third party beneficiaries of the provisions of Paragraphs 1.10, 15, 22
and 31. If Sublessor fails to pay to Brokers any amounts due as and for brokerage fees pertaining to this Sublease when due, then such
amounts shall accrue Interest.

15.3 Representations and Indemnities of Broker Relationships. Sublessee and Sublessor each represent and warrant
to the other that it has had no dealings with any person, firm, broker or finder (other than the Brokers, if any) in connection with this
Sublease, and that no one other than said named Brokers is entitled to any commission or finder's fee in connection herewith.
Sublessee and Sublessor do each hereby agree to indemnify, protect, defend and hold the other harmless from and against liability for
compensation or charges which may be claimed by any such unnamed broker, finder or other similar party by reason of any dealings or
actions of the indemnifying Party inclUding any costs, expenses, attomeys' fees naasonably incurred with respect thereto.

16. Estoppel Certificates.
(a) Each Party (as "Responding Party") shall within 10 days after written notice from the other Party (the

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

(b) It the Responding Party shall fail to execute or deliver the Estoppel Certificate within such 10 day period, the
Requesting Party may execute an Estoppel Certificate stating that: (i) the Sublease is in fUll force and effect without modification except
as may be repnasented by the Requesting Party, (ii) thena ana no uncured defaults in the Requesting Party's performance, and (iii) if
Sublessor is the Requesting Party, not mona than one month's rent has been paid in advance. Prospective purchasers and
encumbrancers may rely upon the Requesting Party's Estoppel Certificate, and the Responding Party shall be estopped from denying
the truth of the facts contained in said Certificate.

(c) If Sublessor desires to finance, refinance, or sell the Premises, or any part thereof, Sublessee and all
Guarantors shall deliver to any potential lender or purchaser designated by Sublessor such financial statements as may be reasonably
required by such lender or purchaser, including but not limited to Sublessee's financial statements for the past 3 years. All such
financial statements shall be received by Sublessor and such lender or purchaser in confidence and shall be used only for the purposes
herein set forth.

17. Definition of Sublessor. The term "Sublessor" as used herein shall mean the owner or owners at the time in question of the
fee title to the Premises, or, if this is a subsublease, of the Sublessee's interest in the prior Sublease. In the event of a transfer of
Sublessor's title or interest in the Premises or this Sublease, Sublessor shall deliver to the transferee or assignee (in cash or by credit)
any unused Security Deposit held by Sublessor. Except as provtded in Paragraph 15. upon such transfer or assignment and delivery of
the Security Deposit, as aforesaid, the prior Sublessor shall be relieved of all liability with respect to the obligations and/or covenants
under this Sublease thenaafter to be performed by the Sublessor. Subject to the foregoing, the obligations and/or covenants in this
Sublease to be performed by the Sublessor shall be binding only upon the Sublessor as henainabove defined. Notwithstanding the
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above, and subject to the provisions of Paragraph 20 below. the original Sublessor under this Sublease, and all subsequent holders of
the SUblessor's interest in this Sublease shall remain liable and responsible with regard to the potential duties and liabilities of
Sublessor pertaining to Hazardous Substances as outlined in Paragraph 6.2 above.

18. Severability. The invalidity of any provision of this SUblease, as determined by a court of competent jurisdiction, shall in no
way affect the validity of any other provision hereof.

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

20. Limitation on Liability. Subject to the provisions of Paragraph 17 above, the obligations of Sublessor under this Sublease
shall not constitute personal obligations of Sublessor, the individual partners of Sublessor or its or their individual partners, directors,
officers or shareholders, and Sublessee shall look to the Premises, and to no other assets of Sublessor, for the satisfaction of any
liability of Sublessor with respect to this Sublease, and shall not seek recourse against the individual partners of SUblessor, or its or
their individual partners, directors, officers or shareholders, or any of their personal assets for such satisfaction.

21. Time of Essence. Time is of the essence with respect to the performance of all obligations to be performed or observed by
the Parties under this Sublease.

22. No Prior or Other Agreements; Broker Disclaimer. This Sublease contains all agreements between the Parties with respect
to any matter mentioned herein, and no other prior or contemporaneous agreement or understanding shall be effective. Sublessor and
Sublessee each represents and warrants to the Brokers that it has made, and is relying solely upon, its own investigation as to the
nature, quality, character and financial responsibility of the other Party to this SUblease and as to the use, nature, quality and character
of the Premises. Brokers have no responsibility with respect thereto or with respect to any default or breach hereof by either Party. The
liability (including court costs and attorneys' fees), of any Broker with respect to negotiation, execution, delivery or performance by
either Sublessor or Sublessee under this Sublease or any amendment or modification hereto shall be limited to an amount up to the fee
received by such Broker pursuant to this Sublease; provided, however, that the foregoing limitation on each Broker's liability shall not
be applicable to any gross negligence or willful misconduct of such Broker.

23. Notices.
23.1 Notice Requirements. All notices required or permitted by this Sublease or applicable law shall be in writing and

may be delivered in person (by hand or by courier) or may be sent by regUlar, certified or registered mail or U.S. Postal Service Express
Mail, with postage prepaid, or by facsimile transmission, and shall be deemed sufficiently given if served in a manner specified in this
Paragraph 23. The addresses noted adjacent to a Party's signature on this Sublease shall be that Party's address for delivery or
mailing of notices. Either Party may, by written notice to the other, specify a different address for notice, except that upon Sublessee's
taking possession of the Premises, the Premises shall constitute Sublessee's address for notice. A copy of all notices to Sublessor shall
be concurrently transmitted to such party or parties at such addresses as Sublessor may from time to time hereafter designate in
writing.

23.2 Date of Notice. Any notice sent by registered or certified mail, return receipt requested. shall be deemed given on
the date of delivery shown on the receipt card. or if no delivery dale is shown. the postmark thereon. If sent by regular mail the notice
shall be deemed given 48 hours after the same is addressed as required herein and mailed with postage prepaid. Notices delivered by
United States Express Mail or overnight courier that guarantee next day delivery shall be deemed given 24 hours after delivery of the
same to the Postal Service or courier. Notices transmitted by facsimile transmission or similar means shall be deemed delivered upon
telephone confirmation of receipt (confirmation report from fax machine is sufficient). provided a copy is also delivered via delivery or
mail. If notice is received on a Saturday, Sunday or legal holiday, it shall be deemed received on the next business day.

24. Waivers. No waiver by Sublessor of the Default or Breach of any term. covenant or condition hereof by Sublessee, shall be
deemed a waiver of any other term. covenant or condition hereof, or of any suosequent Default or Breach by Sublessee of the same or
of any other term, covenant or condition hereof. Sublessor's consent to, or approval of, any act shall not be deemed to render
unnecessary the obtaining of Sublessor's consent to. or approval of. any subsequent or similar act by Sublessee. or be construed as
the basis of an estoppel to enforce the provision or provisions of this Sublease reqUiring such consent. The acceptance of Rent by
Sublessor shall not be a waiver of any Default or Breach by Sublessee. Any payment by Sublessee may be accepted by Sublessor on
account of monies or damages due Sublessor, notwithstanding any qualifying statements or conditions made by Sublessee in
connection therewith. which such statements and/or conditions shall be of no force or effect whatsoever unless specifically agreed to in
writing by Sublessor at or before the time of deposit of such payment .

25. Disclosures Regarding The Nature of a Real Estate Agency Relationship.
(a) When entering into a discussion with a real estate agent regarding a real estate transaction. a Sublessor or

Sublessee should from the outset understand what type of agency relationship or representation it has with the agent or agents in the
transaction. Sublessor and Sublessee acknowledge being advised by the Brokers in this transaction, as follows:

(i) Sublessor's Agent. A Sublessor's agent under a listing agreement with the Sublessor acts as the agent for
the Sublessor only. A Sublessor's agent or subagent has the following affirmative obligations: To the Sublessor: A fiduciary duty of
utmost care. integrity, honesty, and loyalty in dealings with the Sublessor. To the Sublessee and the Sublessor. a. Diligent exercise of
reasonable skills and care in performance of the agent's duties. b. A duty of honest and fair dealing and good faith. c. A duty to disclose
all facts known to the agent materially affecting the value or desirability of the property that are not known to. or within the diligent
attention and observation of the Parties. An agent is not obligated to reveal to either Party any confidential information obtained from
the other Party Which does not involve the affirmative duties set forth above.

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

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

(b) Brokers have no responsibility with respect to any default or breach hereof by either Party. The liability (including
court costs and attorneys' fees), of any Broker with respect to any breach of duty. error or omission relating to this Sublease shall not
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exceed the fee received by such Broker pursuant to this Sublease; provided, however, that the foregoing limitation on each Broker's
liability shall not be applicable to any gross negligence or willful misconduct of such Broker.

(c) Buyer and Seller agree to identify to Brokers as 'Confidential' any communication or infonnation given Brokers that is
considered by such Party to be confidential.

26. No Right To Holdover, Sublessee has no right to retain possession of the Premises or any part thereof beyond the expiration
or tennination of this Sublease. In the event that Sublessee holds over, then the Base Rent shall be increased to 150% of the Base
Rent applicable immediately preceding the expiration or tennination. Nothing contained herein shall be construed as consent by
Sublessor to any holding over by Sublessee.

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

28. Covenants and Conditions; Construction of Agreement. All provisions of this Sublease to be observed or perfonned by
Sublessee are both covenants and conditions. In construing this Sublease, all headings and titles are for the convenience of the Parties
only and shall not be considered a part of this Sublease. Whenever required by the context, the singular shall include the plural and
vice versa. This Sublease shall not be construed as if prepared by one of the Parties, but rather according to its fair meaning as a
whole, as if both Parties had prepared it

29. Binding Effect; Choice of Law. This Sublease shall be binding upon the parties, their personal representatives, successors
and assigns and be governed by the laws of the Slate in which the Premises are located. Any litigation between the Parties hereto
concerning this Sublease shall be initiated in the county in which the Premises are located.

30. Subordination; Attornment; Non-Olsturtlance.
30.1 Subordination. This Sublease and any Option granted hereby shall be SUbject and subordinate to any ground

Sublease, mortgage, deed of trust, or other hypothecation or security device (collectively, "Security Device"), now or hereafter placed
upon the Premises, to any and all advances made on the security thereof, and to all renewals, modifications, and extensions thereof.
Sublessee agrees that the holders of any such Security Devices (in this Sublease together refemed to as "Lende''') shall have no
liability or obligation to perfonn any of the obligations of Sublessor under this Sublease. Any Lender may elect to have this Sublease
and/or any Option granted hereby superior to the lien of its Security Device by giving written notice thereof to Sublessee, whereupon
this Sublease and such Options shall be deemed prior to such Security Device. notwithstanding the relative dates of the documentation
or recordation thereof.

30.2 Attornment. Subject to the non-disturbance provisions of Paragraph 30.3, Sublessee agrees to attorn to a Lender or
any other party who acquires ownership of the Premises by reason of a foreclosure of a Security Device, and that in the event of such
foreclosure, such new owner shall not (a) be liable for any act or omission of any prior Sublessor or with respect to events occurring
prior to acquisition of ownership; (b) be subject to any offsets or defenses which SUblessee might have against any prior Sublessor, (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
Sublessor.

30.3 Non·Olsturtlance. With respect to Security Devices entered into by Sublessor after the execution of this SUblease,
Sublessee's subordination of this Sublease shall be SUbject to receiving a commercially reasonable non-disturbance agreement (a
"Non-Disturbance Agreemenf') from the Lender which Non-Disturbance Agreement provides that Sublessee's possession of the
Premises, and this SUblease, including any options to extend the tenn hereof, will not be disturbed so long as Sublessee is not in
Breach hereof and attoms to the record owner of the Premises. Further, within 60 days after the execution of this Sublease, SUblessor
shall use its commercially reasonable efforts to obtain a Non-Disturbance Agreement from the holder of any pre-existing Security
Device which is secured by the Premises. In the event that Sublessor is unable to prOVide the Non-Disturbance Agreement within said
60 days, then Sublessee may, at Sublessee's option, directly contact Lender and attempt to negotiate for the execution and delivery of
a Non-Disturbance Agreement

30.4 Self-Executing. The agreements contained in this Paragraph 30 shall be effective without the execution or any
further documents; provided, however, thaI, upon written request from Sublessor or a Lender in connection with a sale, financing or
refinancing of the Premises, Sublessee and Sublessor shall execute such further writings as may be reasonably required to separately
document any subordination, attornment andlor Non-Disturbance Agreement provided for herein.

31. Attorneys' Fees. If any Party or Broker brings an action or proceeding involving the Premises whether founded in tort,
contract or equity, or to declare rights hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal
thereon, shall be entitled to reasonable attorneys' fees. Such fees may be awarded in the same suit or recovered in a separate suit,
Whether or not such action or proceeding is pursued to decision or judgment. The term, "Prevailing Party" shall include, without
limitation, a Party or Broker who SUbstantially obtains or defeats the relief sought, as the case may be, whether by compromise,
settlement, jUdgement, or the abandonment by the other Party or Broker of its claim or defense. The attorneys' fees award shall not be
computed in accordance with any court fee schedule, but shall be such as to fully reimburse all attorneys' fees reasonably incumed. In
addition, Sublessor shall be entitled to attomeys' fees, costs and expenses incurred in the preparation and service of notices of Default
and consultations in connection therewith, whether or not a legal action is subsequently commenced in connection with such Default or
resulting Breach ($200 is a reasonable minimum per occurrence for such services and consultation). (see Exhibit C #15)

32. Sublessor's Access; Showing Premises; Repairs. Sublessor and Sublessor's agents shall have the right to enter the
Premises at any time, 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 alterations, repairs, improvements or additions to the Premises as
Sublessor may deem necessary. All such activities shall be without abatement of rent or liability to Sublessee. Sublessor may at any
time place on the Premises any Ordinary "For Sale" signs and Sublessor may during the last 6 months of the tenn hereof place on the
Premises any ordinary "For Sublease" signs. Sublessee may at any time place on the Premises any ordinary "For subsublease"
sign.

33. AuctIons. Sublessee shall not conduct, nor penn it to be conducted, any auction upon the Premises without Sublessor's prior
written consent Sublessor shall not be obligated to exercise any standard of reasonableness in detennining whether to permit an
auction.

34. Signs. Except for ordinary "For subsublease' signs which may be placed only on the Premises, Sublessee shall not place any
sign upon the Project without Sublessor's prior written consent All signs must comply with all Applicable ReqUirements. (see Exhibit G)

35. Termination; Merger. Unless specifically stated otherwise in writing by Sublessor, the voluntary or other surrender of this
Sublease by Sublessee, the mutual tennination or cancellation hereof, or a tennination hereof by Sublessor for Breach by Sublessee,
shall automatically tenninate any subsublease or lesser estate in the Premises; provided. however, that Sublessor may elect to
continue anyone or all existing subtenancies. Sublessor's failure within 10 days following any such event to elect to the contrary by
written notice to the holder of any such lesser interest shall constitute Sublessor's election to have such event constitute the tennination
of such interest.
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36. Consents. Except as otherwise provided herein, wherever in this Sublease the consent of a Party is required to an act by or
for the other Party, such consent shall not be unreasonably withheld or delayed. Sublessor's actual reasonable costs and expenses
(including but not limited to architects', attorneys', engineers' and other consultants' fees) incunred in the consideration of, or response
to. a request by Sublessee for any SUblessor consent, including but not limited to consents to an assignment, a subletting or the
presence or use of a Hazardous Substance, shall be paid by Sublessee upon receipt of an Invoice and supporting documentation
therefor. Sublessor's consent to any act, assignment or subletting shall not constitute an acknowledgment that no Default or Breach by
Sublessee of this Sublease exists, nor shall such consent be deemed a waiver of any then existing Default or Breach, except as may
be otherwise specifically stated in writing by Sublessor at the time of such consent The failure to specify herein any particular condition
to Sublessor's consent shall not preclude the imposition by SUblessor at the time of consent of such further or other conditions as are
then reasonable with reference to the particular matter for which consent is being given. In the event that either Party disagrees with
any determination made by the other hereunder and reasonably requests the reasons for such determination, the determining party
shall furnish its reasons in writing and in reasonable detail within 10 business days following such request.

37. Guarantor.
37.1 Execution. The Guarantors, if any, shall each execute a guaranty in the form most recentiy published by the

American Industrial Real Estate Association, and each such Guarantor shall have the same obligations as Sublessee under this
Sublease.

37.2 Default. It shall constitute a Default of the Sublessee if any Guarantor fails or refuses, upon request to provide: (a)
evidence of the execution of the guaranty, including the authority of the party signing on Guarantors behalf to obligate Guarantor, and in
the case of a corporate Guarantor, a certified copy of a resolution of its board of directors authorizing the making of such guaranty, (b)
current financial statements, (c) an Estoppel Certificate. or (d) written confirmation that the guaranty is still in effect.

38. Quiet Possession. SUbject to payment by Sublessee of the Rent and performance of all of the covenants, conditions and
provisions on Sublessee's part to be observed and performed under this Sublease, Sublessee shall have quiet possession and quiet
enjoyment of the Premises during the term hereof.

39. Options. If Sublessee is granted an option, as defined below, then the following provisions shall apply. (see Exhibit L, if any)
39.1 Definition. "Option" shall mean: (a) the right to extend the term of or renew this Sublease or to extend or renew any

Sublease that SUblessee has on other property of Sublessor; (b) the right of first refusal or first offer to Sublease either the Promises or
other property of Sublessor; (c) the right to purchase or the right of first refusal to purchase the Premises or other property of Sublessor.

39.2 Options Personal To Original Sublessee. Any Option granted to Sublessee in this Sublease is personal to the
original Sublessee, and cannot be assigned or exercised by anyone other than said original Sublessee and only while the original
Sublessee is in full possession of the Premises and, if requested by Sublessor, with Sublessee certifying that Sublessee has no
intention of thereafter assigning or SUbletting.

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

39.4 Effect of Default on Options.
(a) Sublessee shall have no right to exercise an Option; (i) during the period commencing with the giving of any

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

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

(c) An Option shall terminate and be of no further force or effect, notwithstanding Sublessee's due and timely
exercise of the Option, if, after such exercise and prior to the commencement of the extended term, (i) Sublessee fails to pay Rent for a
period of 30 days after such Rent becomes due (without any necessity of Sublessor to give notice thereof), (ii) Sublessor gives to
Sublessee 3 or more notices of separate Default during any 12 month period. whether or not the Defaults are cured, or (iii) if SUblessee
commits a Breach of this Sublease.

40. Security Measures. Sublessee hereby acknowledges that the Rent payable to Sublessor hereunder does not include the cost
of guard service or other security measures, and that Sublessor shall have no obligation whatsoever to provide same. Sublessee
assumes all responsibility for the protection of the Premises, Sublessee, its agents and invitees and their property from the acts of third
parties.

41. Reservations. Sublessor reserves the right, (i) to grant, without the consent or joinder of Sublessee. such easements, rights
and dedications that Sublessor deems necessary, (ii) to cause the recordation of parcel maps and restrictions, and ~ii) to create and/or
install new utility raceways, so long as such easements, rights dedications. maps, restrictions, and utility raceways do not unreasonably
interfere with the use of the Premises by Sublessee. Sublessee agrees to sign any documents reasonably requested by Sublessor to
effectuate such rights.

42. Performance Under Protest. If at any time a dispute shall arise as to any amount or sum of money to be paid by one Party to
the other under the provisions hereof, the Party against whom the obligation to pay the money is asserted shall have the right to make
Payment 'under protesf and such payment shall not be regarded as a voluntary payment and there shall survive the right on the part of
said Party to institute suit for recovery of such sum. If it shall be adjudged that there was no legal obligation on the part of said Party to
pay such sum or any part thereof. said Party shall be entitled to recover such sum or so much thereof as it was not legally required to
pay.

43. Authority. If either Party hereto is a corporation, trust, limited liability company, partnership, or similar entity, each individual
executing this SUblease on behalf of such entity represents and warrants that he or she is duty authorized to execute and deliver this
Sublease an its behalf. Each party shall. within 30 days after request, deliver to the other party satisfactory evidence of such authority.

44. Conflict. Any conflict between the printed provisions of this Sublease and the typewritten or handwritten provlslons shall be
controlled by the typewritten or handwritten provisions. (see Exhibit C #13)

45. Offer. Preparation of this Sublease by either party or their agent and submission of same to the other Party shall not be
deemed an offer to Sublease to the other Party. This Sublease is not intended to be binding until executed and delivered by all Parties
hereto.

46. Amendments. This Sublease may be modified only in writing, signed by the Parties in interest at the time of the modification.
As long as they do not materially change Sublessee's obligations hereunder, Sublessee agrees to make such reasonable non-
monetary modifications to this Sublease as may be reasonably required by a Lender in connection with the obtaining of normal
financing or refinancing of the Premises.
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47. Multiple Parties. If more than one person or entity is named herein as either Sublessor or Sublessee, such multiple Parties
shall have joint and several responsibility to comply with the terms of this Sublease.

48. Waiver of Jury Trial. The Parties hereby waive their respective rights to trial by jury in any aelion or proceeding involving the
Property or arising out of this Agreement.

49. Mediation 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 Sublease is not attached to this Sublease.

50. Approval of Lessor. Kyle Kltzmiller, a single man, acknowledges that the Property is on a Master lease between MCS
Sports Arena Business Pari<llC, a california Limited Liability COmpanyand The City of san Diego ("Lessor").

a. This Sublease is subject to the approval of the Lessor and the parties hereto agree to modify this Sublease so as
to conform to any reasonable requests of the Lessor as a condition of its approval.

b. In the event that Lessor does not approve of this Sublease, this Sublease shall become null and void effective
immediately following notification of rejection of this Sublease by the Lessor.

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

51. City of San Diego Sublease Fee. Lessor requires a review fee in the amount of $900.00 in amnection with this Sublease.
The cost of such review fee shall be split equally between Sublessor and Sublessee. Sublessee shall submit a cashier's check in the
amount of Four Hundred Rfty and 00/100 Dollars ($450.00) to Sublessor's office address, such fee which will be split by Sublessor and
Sublessee equally. Sublessee shall make the certified funds payable to the City Treasurer/Real Estate Assets Department.

SUBLESSOR AND SUBLESSEE HAVE CAREFULLY READ AND REVIEWED THIS SUBLEASE AND EACH TERM AND PROVISION
CONTAINED HEREIN, AND BY THE EXECUTION OF THIS SUBLEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT
THERETO. THE PARTIES HEREBY AGREE THAT, AT THE TIME THIS SUBLEASE IS EXECUTED, THE TERMS OF THIS
SUBLEASE ARE COMMERCIALLY REASONABLE AND EFFECTUATE THE INTENT AND PURPOSE OF SUBLESSOR AND
SUBLESSEE WITH RESPECT TO THE PREMISES.

ATIENTION: NO REPRESENTATION OR RECOMMENDATlON 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
SUBLEASE OR THE TRANSACTION TO WHICH IT RELATES. THE PARTlES ARE URGED TO:

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

2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTlGATE THE CONDITION OF THE PREMISES. SAID
INVESTIGATION SHOULD INCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES,
THE ZONING OF THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATlNG
SYSTEMS, COMPLIANCE WITH THE AMERICANS WITH DISABILITlES ACT AND THE SUITABILITY OF THE PREMISES FOR
SUBLESSEE'S INTENDED USE.

CONSENTOF LESSOR: The underslqned Is the Lessor in the Master Lease desaibed in this Sublease and hereby consent to such
Sublease by and between MCSSports Arena Business Pari<llC, a california Limited Uability COmpanyand Kyle Kltzmlller, a sIngle man,
waiving none of its rights under the Master Lease as to the Lessor. This consent shall apply only to this Sublease Agreement.

DATE:, _ LESSOR:
The City of san D[ego

By: ----------

Its:

[SIGNATURE PAGE TO FOLLOW)
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WARNING: IF THE PREMISES ARE LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THE
SUBLEASE MAY NEED TO BE REVISED TO COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PREMISES ARE
LOCATED.
The parties hereto have executed this Sublease at the place and on the dates specified above their respective signatures.

ExecuteQ at $C{ '" \) ;('-"'t> (\)
on: .3\2\y (3:. :2Q\f)
By SUBLESSEE:
Kyle Kitzmiller a single man

Title: CEO

By:
Nam-e---=P""'"rint-oed-:-:-----------------

TItle:
Addre-ss-:--:g:-=9"'0-:-H""ig-;"h-:-la-n-:d-=D'""nv:-'-e7.#2"'O::":O,....----------

Solana Beach CA 92075

Telephone: (858 ),_~7~92~-~750~0----------
Facsimile: ( 858 ),_--!..79~2==-7.!.!82_"34!:!_ _
Federal 10 No. _

By: --:::-:-,.......,. _
Name Printed: _
Title:Address-:--------------

Telephone: ( ) 85 B 611 0""1 I.:{-=£'!--_
Facsimile: ( ) _
FederallD No. _

These forms are often modified to meet changing requirements of law and needs of the industry. Always write or call to make sure you
are utilizing the most current form: American Industrial Real Estate Association, 700 South Flower Street, Suite 600, Los Angeles, CA
90017. (213) 687-8777.

©Copyright 1998-By American Industrial Real Estate Association.
All rights reserved,

No part of these worto:s may be reproduced In any fonn without pennlsslon In writing.

TENANTS SHALL FURNISH:

1. Its personal and corporate (if applicable) financial statements.
2. Completed landlord furnished credit information forms.
3. Letter of reference from Tenant's bank.
4. If a corporation, its duly Authorized Corporate Resolution notifying the Sublease.

(SEE Exhibit C Item #11)
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EXHIBIT A

LEGAL DESCRIPTION & SITE PLAN
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EXHIBIT A-1 TO SUBLEASE

MINIMUM STANDARD SUBLEASE CONDITIONS

(1) ASSIGNMENT AND SUBLEASING: Sublessee, shall not assign this Sublease or sublet the
premises or any part thereof without the prior written consent of Sublessor and the City of San
Diego, hereinafter, ·City." An assignment by operation of law shall automatically terminate this
Sublease.

Approval of any assignment or Sublease shall be conditioned upon Assignee or Sublessee
agreeing in writing that they will assume the rights and ocligations 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.

(2) HOLD HARMLESS: Sublessee shall assume the defense of, indemnify and save harmless
Sublessee 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 Subleased premises or from any act or omission of Sublessee, its agents and
invitees.

(3) INSURANCE: Sublessee shall be insured by an insurance carrier acceptable to the Sublessor and
City against loss from public liability arising from the use or condition of or operation conducted on
the subleased Premises. Minimum coverage shall be as set forth in Section 8.2 of the body of the
Sublease and Section 8 of Exhibit C to the sublease 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, altered or canceled without 30 days prior
written notice to the. City by the insurance company,

(4) LEGAL PROCEEDINGS: Should it become necessary to Sublessor or City to commence legal
Proceedings to collect rent. to recover possessions or enforce any other provision of this SUblease,
Sublessee agrees that the prevailing party shall be entitled to all legal costs in connection
therewith. including a reasonable sum as attorney's fees

(5) SUBORDINATION: This agreement is in effect a Sublease of a portion of the premises covered by
the Master Lease (as amended between the Sublessor herein and the City of San Diego), this
Sublease is subject and subordinated to the covenants and conditions of said Master Lease
Agreement notwithstanding any provision hereto contrary to or in conflict with said agreement

(6) The property is subject to a City of San Diego ground Lease mentioned hereinabove and lies with
in the recently formed North Bay Redevelopment Area The property will be redeveloped sometime
in the future- Accordingly, SUblessor and or City at its sole option may terminate this Sublease 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 Sublease or the Master Lease agreements
there under.

SUBLESSOR'S INI1lALS SUBLESSEE'S INITIALS

K.Wic:.
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EXHIBITB

DEMISED PREMISES PLAN (IF AVAILABLE)

SPORTS ARENA SUSINESS PARK
3780 Hancock Street
Suite 8 /. 1.200 SF
/O/~'//'I

© 1998-Amerlcan Industrial Real es- Association
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EXHIBITC
Page 1 of3

Addendum to Commercialllndustrial Multi-Tenant Sublease

1. Early Possession: \Nith early move-in of Sublessee, Sublessee may not interfere with any tenant improvements needed to be
done by Sublessor. Additionally, MCS Sports Arena Business Park LLC, is not responsible for loss, theft, or damage of any of
Sublessee's property should Sublessee desire to move-in prior to commencement of Sublease Term.

2. Term Adjustment If the Commencement Date is other than the first day of a calendar month, the Term shall be deemed to
have commenced on the first day of the next succeeding month.

3. Modified Common Area Operating Expenses: Sublessor shall pay Tenanfs portion of common area maintenance, taxes,and
insurance.
a. 'Operating Costs" means all costs reasonably incurred by Sublessor in accordance with generally accepted accounting

principles, and fairly allocable to the applicable Calendar Year which relate to, or are fairly allocable to, the ownership and
operation of the Common Areas. Sublessor shall pay tenant's portion of common area maintenance, taxes and insurance.

b. Periodic painting of the building exterior and common areas shall be included as a common area operating expense. If
Sublessor 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.

c, The common area definition shall also include lighting facilities, sewer, water, gas, electric, phone and other utility lines, storm
drains, roads and approaches servicing the Center generally; and any other items that Sublessor deems necessary and
appropriate.

d. Replacement costs, defined as that which cannot be repaired other than at a cost 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 (50) months and Tenant shall
pay one sixtieth (~) of the cost each month of the Sublease term and extension thereto.

4. Utilities: Sublessee 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 Premises by Sublessee or any of its subtenants, licensees or
concessionaries, provided, however, if any such services or utilities shall be billed to Sublessor and not separately metered to the
Premises the mount thereof shall be prorated and Sublessee shall pay to Sublessor upon demand as additional rental hereunder an
amount equal to that proportion of the total charges therefore which the number of square feet of Gross Floor Area in the Premises
bears to the total number of square feet of gross floor area of stores then rented as of the date of the utility bill served in the area and/or
buildings covered by such combined charges. With respect to gas and electric service, which is not separately metered, Sublessor may,
at Sublessor's option, in lieu of prorating on the fore-going basis, determine the amount of use of such services by Sublessee on the
basis of Sublessee's estimated usage as determined by the utility company servicing the Demised Premises, or, if such company
ceases providing such service, by a qualified electrical contractor selected by Sublessor. Water is fumished to the part of the Common
Area via as is central meter. Accordingly, Sublessee will pay Sublessor a flat charge of (per Section 1.7 (d» a month for its share
of the water for its premises. Water charges may be reevaluated and increased by Sublessor based on the use of the premises
especially due to the number of patrons of and Sublessee's business use. Sublessor may require a high water user such as a
restaurant or beauty parlor to install a separate meter or if the cost is prohibitive, to install an inline meter at Sublessee's expense to be
able to determine Sublessee's fair share for any excess use.

5. Continuous Operations: Sublessee shall keep the Premises open for business during all hours customarily maintained by business
similar to Sublessee's business in the trading area in which the Premises are located. At all such times Sublessee shall have upon the
Premises a sufficient number of employees and a sufficient stock of merchandise to adequately serve the patrons thereof or render the
services offered. A business holiday of more than 30 days of consecutive closing in anyone year shall be considered a default

6. Locks: Should Sublessee change the locks on their suite, Sublessee must furnish Sublessor with a copy of the new key which is for
the protection of the Sublessee and per the Sublease.

7. Vacating Premises: The definition 'ordinary wear and tear" shall NOT include such items as carpet cleaning, cleaning, patching
and painting necessary to restore Premises to a releasable condition. Additionally, Tenant will be charged for repainting rear access
doors, repairing store front doors, rekeying locks to the master system and removing alarm systems or personal property and/or debris,
etc, upon Sublease termination,

8. Insurance: Sublessor's appropriate liability insurance coverage is $3,000,000. Therefore, Paragraph 8.1 and/or Paragraph 8.2 is
amended to increase the ceiling to $3,000,000 and Sublessee shall reimburse Sublessor for its portion accordingly.

9. Assignment and Subletting:
(This is in addition to sublease language and prevails in the event of conflict.)

a. Consent to Assignment or Subletting shall not be unreasonably withheld: Subject to a compatible and noncompetitive business
use with respect to the other businesses located at the property, and sufficient financial statement and credit record of assignee and
reasonable experience in conducting the intended business, Sublessor's consent to assign or sublet this Sublease shall not be
unreasonably withheld or delayed provided however, that Sublessee shall not be in default and/or if Sublessee shall have, previously
breached or otherwise failed to perform under this Sublease since its inception, and Sublessee did not cure that breach, Sublessor, at
its sole discretion, may declare this sub-paragraph null and void. Any increase in rents shall become the property of the Sublessor. Any
such assignment or subleasing even with the approval of the Sublessor, shall not relieve the Sublessee from liability for payment of the
rental herein provided or from the obligation to keep and be bound by the terms, conditions and covenants of this Sublease.

b. Assignment or Transfer to a Corporation: Notwithstanding anything to the contrary set forth herein, Sublessee may assign this
Sublease, without the consent of Sublessor, to a corporation or other entity not less than fifty percent (50%) of the voting stock or
controlling interest of which is owned by Sublessee; provided that Sublessee shall at all times remain liable for performance hereunder;
and provided, further, that any transfer by Sublessee of the controlling stock or interest in such corporation or other entity shall be a
prohibited assignment hereunder.

c. Consent to be in writing: Sublessee shall not assign, mortgage, pledge, hypothecate or encumber this Sublease or the
leasehold interest created hereby or any interest herein or sublet the Premises or any portion thereof, or license the use of all or any
portion of the Premises, without the written consent of Sublessor first had and obtained. Without in any way limiting any other rights
available to the Sublessor at the time of any proposed assignment or subletting, Sublessor expressly reserves the right to adjust the
Base Rent to an amount derived by multiplying said Base Rent a number equal to the percentage by which the Bureau of Labor
Statistics, United States Department of Labor for Los Angeles-Riverside-Orange County under the heading of "All Items" for "All Urban
Consumers" for the month in which the date of such assignment or subletting occurs has increased over the same Cost of Uving Index
figure for the month in which the Commencement Date under this Sublease occurs (i.e., if the percentage of such increase is thirty
percent (30%), then the Base Rent will be multiplied times 130%). Sublessee agrees to pay Sublessor an administrative fee of $500
and to reimburse Sublessor for Sublessor's reasonable attomey fees incurred in conjunction with the processing and documentation of
any such requested transfer, assignment, SUbletting, licensing or concession agreement
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10. Broker's Fee:
a. All Broker's fees as referred to in the Sublease and Sublease addendums shall be by separate agreement pursuant to a

schedule to be agreed upon by Sublessor and Broker.
b. However, it is understood and agreed that no commissions shall be paid on option exercises, or renewals, or expansions that

unless at the invitation of the Sublessor first had obtained in writing.

11. Sublessee's Financial Information: Sublessee will furnish financial statements which shall be subject to Sublessor's approval and
shall reimburse Sublessor $35 if Sublessor obtains a credit report. Sublessee also agrees to deliver to Sublessor a resume of its
business experience and a completed Sublessor's "Credit Information" form. The Sublease is contingent upon Sublessor's review and
approval to its sole satisfaction of Sublessee's qualificetions to Sublease. 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 between the parties concerning the time of actual completion of Sublessor's Work or
Sublessee's Work or any claimed excuse for delay in performance or non-performance thereof or whether such work has been
adequately performed in a good and workmanlike manner and is satisfactory for the use intended, such dispute shall be referred to
Sublessor's architect whose determination with regard thereto shall be final and conclusive upon the parties.

13. Deletion: Wherever in this Sublease a Section or Subsection is preceded by the word "Deleted" or "Deleted " such Section or
Subsection is deleted from this Sublease in its entirety and is of no force or effect.

14. Attorney's Fees: The Sublessor is entitied to attomey's fees or costs for the enforcement of the Sublease regardless of whether an
action is filed, said fees and costs to be considered additional rent

15. Sublease Incentives: If Sublessee is in default under this Sublease at any time during the Term and without limiting the foregoing,
if Sublessor has given Sublessee any incentives or other inducements or consideration in connection with this Sublease ("Incentives"),
including Without limitation, any abatement of rent, the unamortized portion of any Improvement Allowance and/or leasing commissions
then the incentives will terminate and Sublessor may recover from Sublessee the value of all such Incentives received by Sublessee in
addition to all other damages recoverable by Sublessor pursuant to the provisions of this Sublease.

16. Confidentialitv: Sublessee shall keep the content and all copies of this Sublease 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 business purposes by
Sublessee's attomeys, 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 court proceedings.

17. SubstiMe Premises: Sublessor shall have the right from time to time during the term of this Sublease to relocate the Premises
within the Project on the following terms and conditions: (i) the square footage of the substitute premise C'SubstiMe Premises") are
equal to the square footage of the Premises (SUbjectto a variation of up to fifteen percent (15%) in the square footage of the Substitute
Premises, provided that the amount of rent payable under this Sublease is not thereby increased); (ii) Sublessor shall pay the cost of
providing Improvements (defined in Exhibit D) in the Substitute Premises substantially comparable to the Improvements in the
Premises; (iii) Sublessor shall pay the expenses directly related to and reasonably incurred by Sublessee in connection with such
relocation to the Substitute Premises; and (Iv) Sublessor shall not be liable for (a) any loss of business or good will, or (b) any damage
to Sublessee's Property or other personal property relocated, unless caused by Sublessor or irs employees gross negligence or willful
misconduct. Sublessor shall deliver to Sublessee written notices of Sublessor's election to relocate the Premises specifying the new
location at least thirty (30) days prior to the date the relocation is to be effective. If the relocation of the Premises is unacceptable to
Sublessee, then Sublessee may terminate this Sublease during a period of thirty (30) days after receipt of Sublessor's notice to
relocate, by delivering written notice to Sublessor within the thirty (30) day period. Such notice of termination shall be effective upon
receipt thereof by Sublessor. If Sublessee elects to terminate this Sublease pursuant to this section, then the parties shall be
discharged from all obligations hereunder, other than those that have accrued prior to the actual date of Sublessee's termination of this
Sublease or which specifically survive the termination of this Sublease and Sublessee shall be granted a reasonable period of tenancy
in order to relocate to suitable premises.

!THIS PAGE INTENTIONALLY LEFT BLANK]
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A. Sublessee is responsible for sending rent payments on the first of the month to:

MCS Sports Arena Business Pari< LLC,
a California Umited Uability Company
990 Highland Drive, Suite 200
Solana Beach. CA 92075

B. For any questions or building management problems, call:

Noreen Kaster
MC Strauss Company
990 Highland Drive, Suite 200
Solana Beach. CA 92075
Phone: 858-792-7500; Fax: 858-792-7834

C. Required Personal Data: \' -
Sublessee's Home Address: 050 ~l2iv\e("l:-\. U1"we '50.1'\ \)'~i?

Home Phone:~S~~Qlqc. Home Fax: _

In case of emergency: \), <'\'1\1'\", CcvJerr.
Address:.JSOt'\ ilN"V~ l).e

Phone:@86;;5 "'{ill Fax: _

Next of Kin (Name):~~~. \~, +~"";,ll::.-
Address:--'pQ.2L \)Q-,-UoYL ~::L- '-'1) At\~.(.'f&..s

Phone:' 00 \{"i~ Fax: _

D. Other. Sublessor reserves the right to change the management company and the address to Which rent payments shall be made by
delivering notice to Sublessee in accordance with this Sublease.

SUBLESSOR'S INITIALS:

,£{/
SUBLESSEE'S INITIALS:

PAGE 25

e 199B-American Industrial Real Estate Association



EXHIBITD

IMPROVEMENTS AND ACCEPTANCE OF PREMISES

Scope of Sublessor's Work

Sublessor shall provide Sublessee, at the sole cost and expense of Sublessor, the following "standard" improvements as follows:

1. Sublessor has completed construction of the Premises and Sublessee acknowledges that the Premises are being Subleased in
"as-is, where-is' condition and that Sublessee has inspected same and the Premises are in satisfactory condition.

2. Sublessor shall deliver the Premises with HVAC, electrical and plumbing in good working condition.

Scope of Sublessee's Work

All improvements desired by Sublessee, shall be considered "Non-standard" and shall be at the sole cost and expense of Sublessee
includinq, but not limited to :

1. Permits, Plans, and supervision for any improvements.

2. Sublessor grants permission to Sublessee to install necessary and/or required improvements or modifications, subject to
Sublessor's prior written approval, to accommodate SUblessee's intended business use, at Sublessee's sole cost and expense, and in
accordance with any and all governmental requirements including the obtaining of any required permits for the Demised Premises and
said business.

Perform any and all additional work required to complete the Premises to a condition customary and ready for the normal operation of
Sublessee's business. Sublessee shall be responsible to pay for any additional water, and/or sewer impact fees if imposed due to the
nature of SUblessee's business or use of Premises.

Within thirty (30) days following the execution of the Sublease, Sublessee, at Sublessee's sole cost and expense, shall deliver
to Sublessor a fully dimensioned 1/4-inch scale set of plans. Said plans shall show all storefronts, interior partitions, fixtures, lighting,
electrical outlets, plumbing (including fixtures), floor coverings, ceiling and other improvements that Sublessee wishes to construct and
install upon Premises. Said plans shall be subject to Sublessor's approval prior to start of any work by Sublessee or his contractors,
which shall not be unreasonably withheld, which shall thereafter be called "Sublessee Plans Approved for Construction." Should
Sublessee fail to deliver to Sublessor plans for 'Sublessee's Work" within thirty (30) days following execution of the SUblease,
Sublessor may, at his option and with written notification to that effect to SUblessee, terminate this Sublease.

No changes, modifications or alterations to Sublessee Plans Approved for Construction may be made without the written
consent of Sublessor. Any additional costs, including any increased fees which Sublessor may be required to Pay for architectural,
engineering and/or other similar services arising by reason of any subsequent change to Sublessee Plans Approved for Construction
made at the request of Sublessee, shall be at the sole cost and expense of Sublessee and shall be paid by Sublessee to SUblessor
before the performance of the work requested by Sublessee.

All of Sublessee's work and improvements shall be performed by SUblessee, at Sublessee's sole cost and expense except as
outlined above and pursuant to the plans and specifications approved by Sublessor. It is understood that the approval of Sublessor
shall in no manner relieve Sublessee of Sublessee's obligation to obtain, at Sublessee's sole cost and expense, all necessary and
appropriate permits from all applicable governmental or public agencies for the construction of Sublessee's improvements, installation
of Sublessee's personal property and the operation of Sublessee's business at Premises.

Upon delivery of Premises to the Sublessee, Sublessee shall immediately and diligently proceed to install Sublessee's Work
as described in Sublessee's Plans Approved for Construction at Sublessee's sole cost and expense without interfering with other work
being done, jf any, in the building or shopping center.

All work done by Sublessee shall be done by a licensed contractor and in compliance with all rules and regulations reqused by
local building authorities, Sublessor or his agents and in accordance with all uniform building codes as dictated by state, federal and
local requirements.

Upon final completion of Sublessee'S Work, SUblessee shall furnish Sublessor with all certificates, approvals and permits
"signed off' by local governmental bUilding inspector, that were required to complete Sublessee's Work. Sublessor shall not be
responsible for any loss or damage to Sublessee's improvements/property that is installed or left on Premises.

Sublessee's entry upon Premises prior to commencement of the Term of this Sublease shall be subject to all provisions of this
Sublease other than payment of rent, At all times after such entry, Sublessee shall maintain an insurance policy that complies with the
provisions of this Sublease. The inability of Sublessee to complete Sublessee's Work in a timely manner and to a condition acoeptable
for conducting business, through no fault of Sublessor, shall not delay the Commencement Date or payment of rent

Sublessee hereby indemnifies and holds Sublessor free and harmless from and against any and all claims, demands and
liabilities, including, but not limited to attorney costs, expenses and court costs, arising from or relating to Sublessee's Work and
improvements. It is the intent of the parties that this indemnification shall survive the expiration or sooner termination of this Sublease.

SUBLESSOR'S INITIALS:

~

SUBLESSEE'S INmALS:
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EXHIBITF

RENT ADJUSTMENT(S)
ADDENDUM TO

STANDARD SUBLEASE

Dated__ """'7:#~~"""(9"!W'I'-.L-t6.L-~_'-#I_"2018

By and Between (Sublessor) MCS Sports Arena Business Park LLC,

a California Limited Liability Company

(Sublessee) Kyle Kitzmiller, a single man

Property Address: 3780 Hancock Street. Suite B, San Diego, CA 92110

Paragraph 1.5

A. RENT ADJUSTMENTS:

The monthly rent for each month of the adjustment period(s} specified below shall be Increased using the method(s) indicated
below:

e I. Fixed Rental Adjuslment(s) (FRA)

The monthly rent payable under paragraph 1.5 ("Base Renr) of the attached Sublease shall be increased to the following amounts on
the dates set forth below.

On August 1, 2019 the New Base Rental shall be as follows:

$1.45psfx 1,200sf= $1,740.00, plus $85.00 water/Sewer fee = $1,825.00 per month

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

SUBLESSOR'S INITIAL: SUBLESSEE'S INITIAL:
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EXHIBITG

CENTER SIGN CRITERIA

The purpose of this sign aiteria has been established for the intent of assuring an outstanding shopping center and mutual
benefit of all Sublessee's. Conformance will be strictly enforced. Any Installed non-conforming or unapproved signs will be brought into
conformance at the expense of the Sublessee.

A. Sublessee shall be entitled to signage above the Premises. Signage shall be subject to City of San Diego and
Sublessors prior written approval. All costs associated with the design, construction, installation. as well as removal, shall be bome by
SUblessee. Sublessee shall be required to remove all Sublessee signage at the conclusion of Sublessee's occupancy of the Premises.
Ground level Sublessee's shall be entitled to signage on the Center's pole sign at its expense and SUbject to availability.

B. General Requirements:

1. Sublessee shall submit to the Sublessor the exact sign specifications, copy and colors desired for
Sublessor's approval from a licensed and experienced sign company.

2. All approvals or disapprovals of sign submittals based on esthetics and design shall remain sole right of the
Sublessor and local governing authorities.

3. Selected sign company will be responsible for obtaining all permits and sign Installation.

4. No exposed lamp, raceways, crossovers, conduit, conductors, transformers or similar devices shall be
permitted.

5. All maintenance of signage shall be the responsibility of the Sublessee.

6. All signs shall be individually illuminated.

7. No audible, flashing or animated 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 Sublessee's meter.

10. Sublessee's signs shall be designed and installed in a manner compatible with and complimentary to
adjacent and facing storefronts and the overall design concept of the center.

11. All penetrations of the building structure required for sign installation shall be sealed in a watertight condition
and shall be patched to match adjacent finish. At termination of Sublease when sign is removed, SUblessee or its sign company shall
patch and paint and restore to "as was" condition.

12. No advertising placards. banners. pennants, names, insignias or other desaiptive material shall be affiXed
or maintained upon the glass pane supports of the show windows and doors or upon the exterior walls of building without the prior
written approval of Sublessor.

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

14. Letter height restrictions:

a. One line of copy with the letter and logo height not to exceed 24 inches or to be less than 10
inches. Allowable, sign fascia coverage not to exceed seventy-five percent (75) of store frontage.

b. Two lines of copy will be allowed with the overall height of the two lines of letters not to exceed 30
inches with a maximum height of the letters not to exceed 18 inches or to be less than 16 inches.

15. Designs submitted for the CityfCounty approval must follow the following guidelines:

a. Drawings of elevations and sign with all measurements to scale.
b. Plot plan and legal description (plans to scale).
c. Sections drawings of sign and fascia showing construction and electrical details.
d. Color of plastic faces and logos.
e. Color of neon, size and intensity.
f. Letter style selection

16. Sublessee is granted permission by Sublessor to install a temporary sign banner at its expense above the
premises while signs are being fabricated.

17. Sublessee shall indemnify and hold harmless Sublessor against any loss, cost, damages or liability caused
to persons, property or otherwise caused by Sublessee's sign Installations.
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EXHIBITH

SPECIAL USE OF PREMISES CLAUSE

A. Uses Of Premises:

Sublessee shall occupy and use the premises solely for the operation of a skateboard lighting company, and for no other purpose or
use.

Sublessee specifically acknowledges and agrees, by initialing below, that it will not at any time sell, store, use, grow or distribute in any
form, any form of Cannabis, including but not limited to marijuana, HEMP, or ditch weed, or any such variety of same or any new variety
of same or anything similar to same from or in the Premises or the Project. Sublessee agrees that a violation of this paragraph will be a
default under the Sublease for which there is no cure period and that, therefore, Sublessor may immediately terminate this Sublease
with twenty four (24) hours' notice to Sublessee. Sublessee further agrees that if Sublessee violates this paragraph, Sublessee shall
pay to Sublessor a fine of Five Thousand Dollars ($5,000.00) per day for each day or partial day that the violation continues until
Sublessor regains possession of the Premises.

1{I.AJ \<..
Sublessee's initials

SUBLESSEE'S INITIALS:
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EXHIBIT I

MEMORANDUM
CERTIFICATE

This memorandum is made of , 2018, with reference to that certain Sublease
Agreement (hereinafter referred to as the "S~Ub~l~ea~se~')lcd~at~ed~~~~~~~?:~~, 2018, by and between MCS Sports Arena
Business Park LLC, a California Limited Liability Company, as" therein, and Kyle Ki1zmiller, a single man, as "Sublessee."

The undersigned, as Sublessee under said Sublease, hereby confirms the following:

1. The Sublessee accepted possession of the Demised Premises (as described in said Sublease) on
_-,-_-,-_-:-::--:--:-....,... and acknowledges that the premises are as represented by Sublessor and in good order, condition
and repair; and that the improvements, if any, required to be constructed for and/or furnished to Sublessee by Sublessor under said
Sublease have been so constructed and/or furnished and are satisfactorily completed in all respects.

2. That all conditions of said Sublease to be performed by Sublessor prereqUisite to the full effectiveness of said Sublease have
been satisfied and that Sublessor has fulfilled all of its duties of an inducement nature.

3. That in accordance with the provisions of Paragraph 4 of said Sublease die Commencement Date (as the phrase
'Commencement Date" is defined in said SUblease) of the term is and that, unless sooner terminated,
the original term thereof expires on _

4. That said Sublease (as amended, if amended) is in full force and effect and that the same represents the entire agreement
between Sublessor and Sublessee concerning said Sublease.

5. That there are no existing defenses which Sublessee has against the enforcement of said Sublease by Sublessor, and no
offsets or credits against rentals except as may be expressly provided in said Sublease.

6. That the minimum rental obligation of said Sublease is presently in effect and that all rentals, charges and other obligations on
the part of Sublessee undersaid Sublease commenced to accrue on _

7. That the undersigned Sublessee has no notice of any prior assignment, hypothecation or pledge of said Sublease or of the
rents thereunder.

SUBLESSOR:
MCS SPORTS ARENA BUSINESS PARK LLC,
A CALIFORNIA LIMITED LIABiliTY COMPANY
BY: MCS GUARDIAN PROPERTIES LLC,
A DELAWARE LIMITED LIABILITY COMPANY

SUBLESSEE:
KYLE KITZMILLER,
A SINGLE MAN

ITS: MANAGER

BY:
:-M;-a7.tth;-e-w-=C:-.~St""r-a-uss-

By: _

ITS: CEO

This "Memorandum" is hereby approved in form and shall be completed (if necessary) pursuant with Paragraph 4.A of The Sublease
and incorporated as part of The Sublease.

SUBLESSOR'S INITIALS: SUBLESSEE'S INITIALS:
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EXHIBIT J

SPECIAL ADDENDUM

This Addendum to Sublease ("Addendum") is made a part of the Sublease dated ' , 2018, by and between MCS
Sports Arena Business Park LLC, a Califomia Limited Liability Company, ("Subl or" nd Kyle Kitzmiller, a single man ("Sublessee")
for the Demised Premises commonly known as 3780 Hancock Street, Suite B, 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 Tenant's obligation to its subsublessee under this Section.

1. SUBLEASE CONTINGENCY:

This Sublease is contingent upon (i) Sublessor obtaining consent from the City of San Diego for this Sublease; and (ii) Sublessor
gaining possession back from the current SUblessee, Dena Redhead.

SUBLESSOR:
MCS SPORTS ARENA BUSINESS PARK LLC,
A CALIFORNIA LIMITED LIABILITY COMPANY
BY: MCS GUARDIAN PROPERTIES LLC,
A DELAWARE LIMITED LIABILITY COMPANY

SUBLESSEE:
KYLE KITZMILLER,
A SINGLE MAN

ITS~

BY:M~
By:~fo:::;;~
/

ITS: CEO
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ExhibitK

SPORTS ARENA BUSINESS PARK

RULES AND REGULATIONS

I. Use of Premises.

(a) All floor area, including vestibules, entrances and returns, doors, fixtures, windows and plate glass shall be
maintained in a safe, neat and clean condition.

(b) All trash, refuse and waste material shall be regularly removed from the premises of each occupant and
until removal shall be stored (i) in adequate containers, which containers shall be located so as not to be visible to the general public in
the Center; and (ii) so as not to constitute any health or fire hazard or nuisance to any occupant.

(c) No portion of the Premises or Center shall be used for lodging purposes.

devices.
(d) Neither sidewalks nor walkways shall be used to display, store or place any merchandise, equipment or

(e) No advertising medium, device, instrument or apparatus shall be utilized which can be heard or
experienced outside the Premises including, without limiting the generality of the foregoing, flashing lights, searchlights,
loudspeakers, phonographs, organs, radios, television or video monitors.

(f) No auction, fire, bankruptcy, or going-out-of-business sale shall be conducted in, at, or about the Center or
any portion or portions thereof, except pursuant to court order.

(g) No use shall be made of the Center or any portion or portions thereof which would (i) violate any law,
ordinance or regulation; (ii) constitute a nuisance; (iii) constitute a hazardous use; or (iv) violate, suspend; or void any policy or
policies of insurance.

(h) All occupants of the Center shall use their best efforts to cause all trucks servicing retail facilities within the
Center to load and unload prior to the hours of the Center opening for business to general public.

2. Conduct of Persons.

The following rules and regulations govern the use of roadways, walkways, the Center, paning areas and other common
areas and facilities:

(a) No person shall use any roadway or walkway except as a means of egress from or ingress to any floor area
or parking area within the Center or adjacent public streets. Such use shall be in an orderly manner and in accordance with directional
or other signs or guides. Roadways shall not be used at a speed in excess of ten (10) miles per hour or any lesser posted speed limit
and shall not be used for parking or stopping, except for the immediate loading or unloading of passengers. No walkways, hallways or
corridors shall be used for other than pedestrian travel.

(b) No person shall use any parking area, except for ingress and egress to and from the Center and for the
parking of motors vehicles during the period of time such person or the occupants of such vehicle are customers or business invitees of
the establishments within the Center. All motor vehicles shall be parked in an orderly manner within the painted lines defining the
individual parking places. During peak periods of business activity, limitations may be imposed as to the length of time for parking
use. Such limitations may be made in specified areas.

(c) No person shall use any utility area, truck court or other area reserved for use in connection with the
conduct of business, except for the specific purpose for which permission to use such area is given.

(d) No tenant, contractor, agent or employee of any business in the Center shall use any area for motor vehicle
parking, except the area or areas specifically designated by Landlord for employee parking and for the particular period of time such
use is to be made as determined, or as established by ordinance.

(e) Unless the following prohibitions are forbidden by law, no person shall, in or on any part of the common
areas:

(i) Vend, peddle, store, display, place or solicit orders for sales or distribution of any merchandise,
equipment, device, service, periodical, book, pamphlet or other matter whatsoever.

(ii) Exhibit any sign, placard, banner, notice or other written material; distribute any circular, booklet,
handbill, placard, or other material; solicit signatures or registration for membership in any organization, group or association or
contribution for any purpose; parade, rally, patrol, picket, demonstrate, or engage in any conduct that might tend to interfere with or
impede the use of any of the common areas by any person entitled to use the same, create a disturbance, attract attention or harass,
annoy, disparage or be detrimental to the interest of any of the retail establislunents within the Center.

(iii) Throw, discard, or deposit any paper, glass or extraneous matter of any kind, except in designated
receptacles, or create litter or hazards of any kind.

(iv) Use any sound-making device of any kind or create or produce in any manner noise or sound that
is annoying, unpleasant, or distasteful to occupants or invitees.
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,

(vi) Deface, damage or demolish any sign, light standard or fixture, landscaping material or other
improvements within the Center, or the property of customers, business invitees or employees situated within the Center.

The listing of specific items as being prohibited is not intended to be exclusive, but to indicate in general the manner in which
the right to use the common areas solely as a means of access and convenience in shopping at the establishments in the Center is
limited and controlled.

3. Prohibited Operations and Nuisances.

No use or operation will be made, conducted or permitted on any part of the Center site, which use or operation is clearly
objectionable to the development or operation of the Center. Included among the uses or operations which are objectionable are uses
or operations which produce or are accompanied by the following characteristics, which list is not intended to be all inclusive:

(a) Any noise, litter, dust, dirt, odor or other activity which may constitute a public or private nuisance;

(b) Any unusual firing, explosive or other damaging or dangerous hazards (including the storage, display or
sale of explosives or fireworks);

(c) Any trailer court, mobile home park, labor camp, junkyard, stockyard or animal raising;

(d) The sale, distribution or growth of marijuana.

SUBLESSOR'S INITIALS:

dr/
SUBLESSEE'S INITIALS:
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