
CITY OF SAN DIEGO
CONSENT TO SUBLEASE

THIS CITY OF SAN DIEGO CONSENT TO SUBLEASE ("Consent") is made by THE CITY
OF SAN DIEGO, a California municipal corporation ("CITY"), to be effective as of
December 21, 2010 (the "Effective Date"), as follows:

CITY as lessor, and AEG MANAGEMENT SD, LLC, a Delaware limited liability company
("AMSD"), successor-in-interest to KATHRYN CRAKE HUNTINGTON, as lessee, are parties
to that certain CITY OF SAN DIEGO PERCENT AGE LEASE filed in the Office of the San
Diego City Clerk as Document No. 00-18261 on February 20, 1996 (the "Master Lease").

AMSD, as sublessor, and MARK LANGFORD AND DARLENE LANGFORD, husband and
wife as individuals, dba Rock and Roll, San Diego (Rock and Roll San Diego) as sublessee, are
parties to that certain SHOPPING CENTER LEASE (the "Sublease") dated September 30, 2010
relating to certain portions of the Master Lease premises.

CITY hereby consents to AMSD subleasing a portion of the Master Lease premises to Sublessee,
provided all of the following conditions are and remain true throughout the term of the Sublease:

(a) The Sublease is subject and subordinate to the Master Lease, as may be amended from time
to time, and this Consent; and

(b) CITY is not bound by any term or condition in the Sublease which in any way conflicts with
CITY'S rights or would otherwise result in increasing CITY'S obligations under the Master
Lease.

If at any time the foregoing provisions are not true, this Consent shall automatically and
retroactively become null and void as of the Effective Date.

This Consent does not amend or otherwise modify the Master Lease.

THE CITY OF SAN DIEGO, a California municipal
corporation

BY: ~(!~;~
l{ilie{F. Barwick, CCIM
Real Estate Assets Director
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DAle November 11, 2010 VIA:

TO: Ms. Patti Phillips and Mr. Robert Zolezzi DMAIL
READ Asset Management Group

D MESSENGER1200 Third Avenue, 1ih Floor
San Diego, CA 92101 D YOUR PICKUP

PROPERTY: AEG Management - Sports Arena Square
~ FEDERAL EXPRESS

OUR FILE NO.: 208
D HAND DELIVERY

D OTHER:

RE: Lease Agreement - Rock and Roll

~ FOR YOUR INFORMATION / FILES

D PURSUANT TO YOUR REQUEST

D PLEASE SIGN AND RETURN

D PLEASE ACKNOWLEDGE RECEIPT

D PLEASE RETURN CONFORMED
COPIES TO THIS OFFICE

D PLEASE REVIEW AND COMMENT IN WRITING

D PLEASE HAVE SIGNATURE NOTARIZED

D MAKE CORRECTIONS NOTED

D PRE-PAID ADDRESSED ENVELOPE ENCLOSED

D CHECKS ENCLOSED

COMMENTS:

Enclosed for your review and approval is a copy of the tenant executed Lease Agreement
for Mark and Darlene Langford, dba Rock and Roll for the Sports Arena Square
Shopping Center.

This Lease is the back-up documentation for the $600.00 processing check that you
previously received.

If you have any questions, please call Travis Jaedtke at 619-819-8725.

Thank you.

1241 State SII eel. S.1Il Diego, CA 9210 1 I Office 619 2.19-1 i8R I hlx 619 239-1 i.\.\ I PRE LIl. #0093092.1 I www.heritagerea.com
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AIR COMMERCIAL REAL ESTATE ASSOCIATION
STANDARD INDUSTRIAL/COMMERCIAL

MULTI-TENANT LEASE - GROSS

1. Basic Provisions ("Basic Provisions").
1.1 Parties: This Lease ("Lease"). dated for reference purposes only :=S~e:J:p,-,t:ce~m~b::ce~r--==3~0'.L,~2:.:0~1::.:0~ _

is made by and between AEG Management SD, LLC, a Delaware limited liability company

("Lessor")

and Mark Langford and Darlene Langford, Husband and Wife, as individuals, dba Rock and

Roll, San Diego
("Lessee"). (collectively the "Parties". or Individually a "Party").

1.2(a) Premises: That certain portion of the Project (as defined below), inciuding all improvements therein or to be provided by Lessor
under the terms of this Lease. commonly known by the street address of 3360 Sports Arena Blvd, Suites A,B, and C
located in the City of San Diego , County of "SC':a'..!.n'----'D"'~::.:·e~g~o _
State of Cali fornia •with zip code 92110 • as outlined on Exhibit A attached
hereto ("Premises") and generally described as (describe briefly the nature of the Premises) approximately 6, 300 square feet of
office space located in a multi-tenant and multi-building center which totals
approximately 77,068 sguare feet.
In addition to Lessee's rights to use ar.d occupy the Premises as hereinafter specified, Lessee shall have non-exclusive rights to any utility raceways of
the building containing the Premises ("Bulldlng")and to the Common Areas (as defined in Paragraph 2.7 below), but shall not have any rights to the
roof, or exterior walls of the 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 buildmgs and improvements thereon. are herein collectively referred to as the "ProJect." (See also Paragraph 2)

1.2(b) Parking: Prorated Share unreserved vehicle parking spaces. (See also Paragraph 2.6)
1.3 Term: N/A years and N/A months ("Original Term") commencing November 1, 2010

("Commencement Date") and ending Month-to-Month Basis ("Expiration Date"). (See also Paragraph 3)
1.4 Early Possession: If the Premises are available Lessee may have non-exclusive possession of the Premises commencing

NIA ("Early Possession Date"). (See also Paragraphs 3.2 and 3.3)
1.5 Base Rent: $ 2,500.00 per month ("Base Rent"). payable on the.:oF..:::i",r:..os,-,t=---.L(l=s..=tL) _

day of each month commencing November 1, 2010 . (See also Paragraph 4)

o If this box is checked, there are provisions in this Lease for the Base Rent to be adjusted. See Paragraph....,.,-"7:""------,-,--,
1.6 Lessee's Share of Common Area Operating Expenses: NIA percent ( NIA %) ("Lessee's Share").

In the event that the size of the Premises and/or the Project are modified during the term of this Lease, Lessor shall recalculate Lessee's Share to
reflect such modification.

1.7 Base Rent and Other Monies Paid Upon Execution:
(a) BaseRent:$2,SOO.00 fortheperiodNovember 1, 2010 - November 30,2010

(b) Common Area Operating Expenses: $ N/A for the period ,.,N.!...I'-'A'--- _

(c) Security Deposit: $ 5,000.00 ("Security Deposit"). (See also Paragraph 5)
(d) Other: $ N/A for "NCLI.!...A'---- _

(e) Total Due Upon Execution of this Lease: $ .:.7../.,...::5'-'0'-'0"-'-.0=0 _
1.8 Agreed Use: As a rehearsal Stud~o, as a performing arts school, teaching music,

jazz, rock, blues, classical, flamenco, and for the retail of miscellaneous music

products.
. (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 15)

(a) Representation: The following real estate brokers (the "Brokers") and brokerage relationships exist in this transaction (check
applicable boxes):

B FepFeseAlsbesseFe)(elusively("bessoFs-BrokeF'f,
B ,ep,eseAls bessee ell.lusi ,ely ("bessee's Brol,e,"); e,

o Heritage Real Estate Advisors, Inc. 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 for the

brokerage services rendered by the Brokers the fee agreed to In the attached separate written agreement or If no such agreement is attached. the sum

of $2,500.00 or N/A % of the total Base Rent payable for the Original Term, the sum of N/A 6r N/A of the total
Base Rent payable during any period of time that the Lessee occupies the Premises subsequent to the Original Term, and/or the sum of

NIA or NIA '% of the purchase price in the event that the Lessee or anyone affiliated with Lessee acquires from Lessor any

rights to the Premises.
1.11 Guarantor. The obligations of the Lessee under thts Lease are to be guaranteed by Mark Langford and Darlene

Langford, Husband and Wife, as individuals ("Guarantor") (See also Paragraph 37)

1.12 Attachments. Attached hereto are the following, all of which constitute a part of trus Lease:

o an Addendum consisting of Paragraphs one through .:::e..:::i:..ogl.:.h'-'t=---__
B-a-5\te plaA ~epieliAglhe PFemises;
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Ii'! a site plan depicting the Project; EXHI81T"A"
Ii'! a current set of the Rules and Regulations for the Project; EXHI81T"8"
a a e~FfeRIsel ef IReR~les eRdRegwlalieRsede~led Ill' IRee,me,s' asseslatlsR,
a a We,l, belle,; -
Ii'! other (specify):Exhibit "c" - COPy of the Ground Lease between AEG Management, LLC and The
City of San Diego

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

upon all of the terms, covenants and conditions set forth In this Lease. While the approximate square footage of the Premises may have been used in
the marketing of the Premises for purposes of comparison, the Base Rent stated herein Is NOT tied to square footage and is not subject to adjustment
should the actual size be determined to be different. NOTE: Lessee Is advised to verify the actual size prior to executing this Lease.

2.2 Condition. Lessor shall deliver 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, sump pumps, 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, that the structural elements of the
roof, bearing walls and foundation of the Unit shall be free of material defects, and that the Unit does not contain hazardous levels of any mold or fungi
defined as toxic under applicable state or federal law. If a non-compliance with such warranty exists as of the Start Date, or if one of such systems or
elements should malfunction or fall 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 speclflcity 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, andlor bearing walls - see Paragraph 7).

2.3 Compliance. Lessor warrants that to the best of its knowledge 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, was constructed, and also with all applicable laws,
covenants or restrictions of record, regulations, and ordinances in effect on the Start Date ("Applicable Requirements"). Said warranty does not apply
to the use to which Lessee will put the Premises, modifications which may be required by the Americans with Disabilities Act or any similar laws as a
result of Lessee's use (see Paragraph 49), or to any Alterations or Utility Installations (as defined in Paragraph 7.3(a)) made or to be made by Lessee.
NOTE: Lessee is responsible for determining whether or not the Applicable Requirements, and especially the %oning are appropriate for
Lessee's intended use, and acknowledges that past uses of the Premises may no longer be allowed. If the Premises do not comply with said
warranty, Lessor shall, except as otherwise provided, 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 following the Start Date, correction of that non-compliance shall be the obligation of Lessee at Lessee's sole cost and
expense. If the Applicable Requirements are hereafter 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:

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

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

2.4 Acknowledgements. Lessee acknowledges that: (a) it has been given an opportunity to inspect and measure the Premises, (b) it
has been advised by Lessor andlor Brokers to satisfy itself with respect to the size and condition of the Premises (including but not limited to the
electrical, HVAC and fire sprinkler systems, security, environmental aspects, and compliance with Applicable Requirements and the Americans with
Disabilities Act), and their suitability for Lessee's Intended use, (c) Lessee has made such investigation as It deems necessary with reference to such
matters and assumes all responsibility therefor as the same relate to its occupancy of the Premises, (d) it is not relying on any representation as to the
size of the Premises made by Brokers or Lessor, (e) the square footage of the Premises was not material to Lessee's decision to lease the Premises
and pay the Rent stated herein, and (I) 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

'::tr~ the financial capability andlor suitability of all proposed tenants. 't1 I
/ I 1'1 PAGE 2 OF 17 J1#==::-

INITIALSINITIALS

©1998. AIR COMMERCIAL REAL ESTATE ASSOCIATION FORM MTG-11·03/10E



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 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. In addition:

(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 Lesscr 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 regulations or restrictions govemlng the use of the Project. Under no circumstances shall the right herein granted to use the

Common Areas be deemed to lncluce 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 shall use its best efforts 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)

(d)

(e)
thereof; and

(I) 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.

To designate other land outside the boundaries of the Project to be a part of the Common Areas;

To add additional buildings and improvements to the Common Areas;

To use the Common Areas while engaged In making additional improvements. repairs or alterations to the Project. or any portion

3.1 Term. The Commencement Date. Expiration Date and Original Term of this Lease are as specified In Paragraph 1.3

3.2 Early Possession. Any provision herein granting Lessee Early Possession of the Premises is subject to and conditioned upon the

Premises being available for such possession prior to the Commencement Date. Any grant of Earty Possession only conveys a non-exclusive right to

occupy the Premises. If Lessee totally or partially occupies the Premises prior to the Commencement Date, the obligation to pay Base Rent shall be

abated for the period of such Early Possession. All other terms of this Lease (inclUding but not limited to the obligations to pay Lessee's Share of

Common Area Operating Expenses, Real Property Taxes and insurance premiums and to maintain the Premises) shall be in effect during such period.

Any such Early Possession shall not affect the Expiration Date.

3.3 Delay In Possession. Lessor agrees 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 by such date, Lessor shall not be subject to any

liability therefor. nor shall such failure affect the validity of this Lease or change the Expiration Date. Lessee shall not, however, be obligated to pay Rent

or perform Its other obligations until Lessor delivers possession of the Premises and any period of rent abatement that Lessee would otherwise have

enjoyed shall run from the date of delivery of possession and continue for a period equal to what Lessee would otherwise have enjoyed under the terms
hereof, but minus any days of delay caused by the acts or ornlssrons of Lessee. If possession Is not delivered within 60 days after the Commencement

Date. as the same may be extended under the terms of any Work Letter executed be Parties, Lessee may, at its option, by notice in writing within 10

days after the end of such 60 day period, cancel this Lease, in which event the Parties shall be discharged from all obligations hereunder. If such

written notice is not received by Lessor within said 10 day period. Lessee's right to cancel shall terminate. If possession of the Premises is not

delivered within 120 days after the Commencement Date, this Lease shall terminate unless other agreements are reached between Lessor and Lessee,

in writing.

3.4 Lessee Compliance. Lessor shall not be required to 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 Lesser'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.

deemed to be rent ("Rent").

/fl,~j I

All monetary obligations of Lessee to Lessor under the terms of this Lease (except for the Security Deposit) are
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4.~ CemmeA Mea Ope.aUAl! EllpeAses". bessee sAall pay Ie besser S~AAg IAe lerm Aereel, IA assltieA Ie IAe Base ReAl, bessee's

SAara (as speeifles IA ParagrapA 1.6) el all CemmeR Area OperaliAg EllpeAses, as AereiAaller seflAes, S~AAg eaeA ealeAsar year ellAe lerm ellAls

bease, iA aeeersaAee "AlA lAe lelle ..YiAg prevlsieAs:
(a) TAe IeliewiAg eesls relallAg Ie IAe e'HRersAlp aAs eperalleA ellAe Prejeel are seflAes as "CemmeA Mea Ol'leraliAl! Elll'leAses" : ..

(I) Cesls relaliAlIle IAe eperalieA, repelr eAs mslAleAaAee, IA Aeal, eleaA, lIees erser aAs eeAdilieA, ~"l AeliAe replaeemeAI

(see s~~parallrapA (ell, ellAe Ielle,.AAlI:
(aa) TAe Cam meA Areas aAS CemmeA llraa ImprevemeAls, IAel~slAg parlliAlI areas, laasiAlI aAS ~AleaslAg areas,

lrasA areas, reasways, paAlways, wa'lI~ways, sA'/eways, laAsseaped areas, ~~mpers, IrrlgallaA syslems, CemmeA Area II§AIIA§ laellilles, leAees aAs

gales, elevalers, reels, exteAer walls ellAe ~~lIdIA§s, ~~ilsIA§ syslems aAs reel sraiAage syslems.

(~~) EldeAer Si§AS aAs aAy leAaAI slreeleries.

(ee) AAy flre spAAkler syslems.
(ss) All elAer areas aAS ImprevemeAls IAal are 'vilAIA IAe exterier ~e~Asarles el IAe PrSjeel ~"l e~lslse el IAe

Premises aAs/ar aAy elAer spaee eea~pies ~y a leAaAI.
(iI) TAe aesl el waler, gas, elealrlaily aAs lelepAaAe la serviao IAe CemmeA Areas aAs aAy ~lliities Ael separalely

meleres.
(iii) TAe easl ellrasA sispasal, pesl aeAlrel se,,'laes, preperty maAagemeAl, sea~rily servlses, a'HRer's assealallaA

s~es aAs lees, IAe eeslla repaiAllAe exterlar el aAy slrusl~res aAs IAe eesl al aAy eAvlraAmeAlallAspealleAs.

(1'/) Reserves sel aslse ler maiAleAaAae aAs repair el CemmeA Areas aAs CemmaA Area e~~ipmeAI.

(v) PAy iAerease a~e'/e IAe Base Real Preperly Talles (as seflAes IA ParagrapA 1Q).

(vi) AAy 'IAs~raAee CesllAsrease" (as seflAes IA Paragraph-a),

(vii) AAy ses~sll~'e pertleA el aA IAs~res less eOAsemiAg lAO B~i1sIRg er IAe Cam meA Areas.

(,'iii) A~sllers', aees~AlaAls' aAs allemeys' lees aAs sesls reiales Ie IAe eperalieA, maiAleAaAse, repair aAs
rel'llaaemeAI ellAe Prejeal.

(Ill) TAe eesl el aA) aapilal imprevemeAI Ie IAe B"ilsIA§ er IAe Preleal Ael eeveres ~Aser IAe previsieAs el

Para§rapA ~.3 previses; Aewever, IAal besser sAal1 alleeale IAe eesl el aAy s"eA eapilal ImprevemeAI ever a 1~ year perles aAs bessee sAall Aal ~e

re~~lresle pay mera IAaA bessee's SAare el1l144lA allAe eesl el s~eA eepilal imprevemeAI IA aAy §lveA meAIA.
(ll) TAe eesl al aAy elAer se"'iaes Ie ~e previses ~y besser IAal are slales else'. mere IA IAIS bease Ie ~e a

CemmeA Area OperallAg EllpeAse.
(~) AAy CemmeA ,"rea OperallAg EllpeAses aAS Real Preperty Talles IAal are speelfleally allrl~~la~le Ie IAe YAII, IAe B~llsIA§ er Ie aAy

elAer ~~i1SIA§ iA IAe PreJeel er Ie IAe eperalleA, repair aAs maiAleAaAee IAereel, sAall ~e alleaales eAllrely Ie s~eA YAII, B~llsIA§, er elAer ~~ilsiA§.

I-Iewever, aAy CemmeA Area OperallAg EllpeAses aAs Real Preperty Talles IAal are nal speailleally allA~~la~le Ie IAe B~i1siAg er la aAy alAer ~~ilsiAg

ar la IAe aperallaA, repair aAs malAleAaAae IAereel, sAall ~e eq~ila~ly alleaales ~y bessar te all ~~i1aiRgs IA IAe Prejeal.

(a) TAe iAel~siaA ellAe ImprevemeAls, faailitles aAs servlees sellertA iA S~~para§rapA 4.~(a) sAall Ael ~e aeemes Ie Impese aA

e~ligaliaA ~peA besser Ie ellAer Aa'/e sals imprevemeAls er laaililies er Ie prevlse IAese servlaes ~Aless tAe Prejeal alreasy Aas IAe same, besser

alreasy prevlses tAe se,,'laes, er besser Aas agrees else'NAere iA IAls bease Ie previae IAe same ar seme allAem.

(s) bessee's SAare ef CammaA Area OperallAlI EllpeAses is paya~le maAIAly eA IAe same say as IAe Base ReAl Is s~e Aere~Aser.

TAe ame~AI ef S~SA paymeAls sAall ~e ~ases eA besse(s eslimale ef IAe aAA~al CemmaA !'.rea OperatlA§ EllpeAses. 'NIIAiA 6Q says aller wrilleA

req~esl (~~I Aal mere IAaA eAse easA year) besser sAall seli'ler Ie bessee a reaseAa~ly setailes slalemeAI sAevAAlI bessee's SAare ef IAe asl~al

CemmeA Area OperaliA§ EllpeAses fer IAe preeesiAlI year. II bessee's paymeAls S~AAg s~eA year elleees bessee's SAare, besser sAal1 sresll IAe

ame~AI els"eA ever paymeAI agalAsl bessee's ful~re pa)'meAls. II bessee's paymeAls s~riAg S~SA year .....ere less IAaA bessee's SAare, bessee sAall

pay Ie besser IAe ame~AI ellAe seflaleAey V;IAIA 1Q says aller selivery ~)' bessar Ie bessee ef IAe slalemeAI.

(e) CemmeA Area OperallAg EllpeAses sAall Ael IAal~se IAe eesl el replaslAg e~~lpmeAI ar aapilal aempaAeAls s~aA as IAe raef,

la~AsallaAs, ellieriar walls ar CammaA Area aapilal ImpravemeAls, s~aA as IAe parldAg lal paviAg, elevalers, feAaes IAal Aa'/e a ~seful Iile ler

aaaa~AIIAg p~Fjlases ale years ar mere.

(!) CemmeA Area OperaliAg EllpeAses sAall Ael IAsl~se aAy ellpeAses paia ~y aAy leAaAI slreetly Ie IAira parties, er as Ie 'NAlaA besser

Is alAe"vlse reim~~rses ~y aAy lAirs party, elAer leAaAI, er iAs~raAae preaeass.

4.3 PaymeAt. bessee sAall ea~se paymeAI ef ReAIla ~e reaeives ~y besser iA la...lftll meAey ef IAe URlles Stales, 'NiIAe~1 ellsel er

ses~ellaA (ellaepl as speelfleally perm Illes IA IAis bease), eA ar ~efare IAe say aA wAieA Ills s~e. All maAelary ama~Als sAall ~e ra~Ases la IAe Aearesl

'Imele sellar. IA IAe eveAIIAal aAy slalemeAI er iAvelae prepares ~y bessar Is IAaea~rale s~eA IAaae~rasy sAall Ael aeAstiMe a waiver aAS bessee sAall

~e a~li§ales la pay IAe ama~AIsellertA iA IAls bease. ReAl far aAy perles s~rlAlIlAe lerm Aereal wlRleA Is lar less IAaA aAe f~1I ealeAsar meAIA sAall ~e

prerales ~ases ~paA IAe aal~al A~m~er ef says ef sals meAIA. PaymeAI al ReAl sAall ~e mase la besser al lIs aasress slales AerelA ar la s~eA alAer

perseAs er plaae as besser may fram lime Ie lime seslgAale IA wrlllAg. AeaeplaAee al a paymeAI 'NAleA is less IAaA IAe ame~AIIAeA s~e sAall Aal ~e a

waiver al besser's AgAls Ie IAe ~alaAee el S~SA ReAl, regarsless el besser's eAsarsemeAI el aAy aAeal~ Sa slallAg. IA IAe eveAIIAal aAy sAeak, srall, er

elAer IAsirumeAI ef paymeAI §iveA ~y bessee la besser Is slSAaAeras fer aAy reasaA, bessee e§rees Ie pay Ie bessar IAa s~m ef $~e IA assilleA Ie aAy

bale CAaF!je aAs besser, allIs eplieA, may re~~lre all M~re ReAl ~e pais ~)' easAler's sAeell. PaymeAIs will ~e applies firslla aesrues lale sAar§es aAs

allemey's lees, seseAs Ie aesrues iAleresl, IAeA Ie Base ReAl aAs CammeA ,"rea OperallAlI EllpeAses, aAs aAy remalAiA§ ame~AI Ie aAy elAer

e~lslaAsiAg sAarges er eesls.

5. Security Deposit. Lessee shall deposit with Lessor upon execution hereof the Security Deposll 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 already due Lessor, for Rents which will be due In tha future, and! 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 ail or any

portion of the Security Deposit, Lessee shall within 10 days after written request therefor deposit monies with Lessor sufficient to restore said Security

Deposit to the full amount required by this Lease. If the Base Rent increases during the term of this Leasa, Lessee shall, upon written request from

Lessor, deposit additional monies with Lessor so that the total amount of the Security Deposit shall at ail times bear the same proportion to the

Increased Base Rent as the Initial Security Deposit bore to the Initial Base Rent. Should the Agreed Use be amended to accommodate a material

change In the business of Lessee or to accommodate a sublessee or 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 montes with Lessor as shall be sufficient to cause the Security Deposit to be at a

commercially reasonable level based on such change In financial condition. Lessor shall not be required to keep the Security Deposit separate from Its

general accounts. Within 90 days after the expiration or termination of this Lease, Lessor shall return that portion of the Security Deposit not used or

applied by Lessor. 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"ir'7J' under thls 'OO~ .n \
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6. Use.
6.1 Use. Lessee shall use and occupy the Premises only for the Agreed Use, or any other legal use which is reasonably comparable

thereto, and for no other purpose. Lessee shall not use or permit the use of the Premises in a manner that is unlawful, creates damage, waste or a

nuisance, or that disturbs occupants of or causes damage to neighboring premises or properties. Other than guide, signal and seeing eye dogs, Lessee
shall not keep or allow In the Premises any pets, animals, birds. fish, or reptiles. Lessor shall not unreasonably withhold or delay its consent to any
written request for a modification of the Agreed Use, so long as the same will not impair the structural Integrity of the Building or the mechanical or
electrical systems therein, and/or is not significantly more burdensome to the Project. If Lessor elects to withhold consent, Lessor shall within 7 days

after such request give written notification of same, which notice shall Include an explanation of Lessor's objections to the change In the Agreed Use.

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

substance, or waste whose presence, use, manufacture, disposal, transportation, or release, either by Itself or in combination with other materials

expected to be on the Premises, is either: (i) potentially injurious to the public health. safety or welfare, the environment or the Premises, (Ii) regulated

or monitored by any governmental authority, or (iii) a basis for potential liability of Lessor to any governmental agency or third party under any applicable

statute or common law theory. Hazardous Substances shall include, but not be limited to, hydrocarbons, petroleum, gasoline, and/or crude oil or any

products, by-products or fractions thereof. Lessee shall not engage in any activity in or on the Premises which constitutes a Reportable Use of

Hazardous Substances WIthout the express prior written consent of Lessor and timely compliance (at Lessee's expense) with all Applicable

Requirements. "Reportable Use" shall mean (i) the instaliation or use of any above or below ground storage tank, (Ii) the generation, possession,

storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, or with respect to which a report, notice, registration or

business plan is required to be filed with, any governmental authority, and/or (iii) the presence at the Premises of a Hazardous Substance with respect

to which any Applicable Requirements requires that a notice be given to persons entering or occupying the Premises or neighbOring properties.

Notwithstanding the foregoing, Lessee may use any ordinary and customary materials reasonabiy required to be used in the normal course of the

Agreed Use, ordinary office supplies (copier toner, liquid paper, glue, etc.) and common household cleaning materials, so long as such use is in

compliance with all Applicable Requirements, is not a Reportable Use, and does not expose tho Premises or neighboring property to any meaningful

risk of contamination or damage or expose Lessor to any liability therefor. In addition, Lessor may condition its consent to any Reportable Use upon

receiving such additional assurances as Lessor reasonably deems necessary to protect Itself, the public, the Premises and/or the environment against

damage, contamination, injury and/or liability, including, but not limited to, the installation (and removal on or before Lease expiration or termination) of

protective modifications (such as concrete encasements) and/or increasing the Security Deposit.

(b) Duty to Inform Lessor. If Lessee knows, or has reasonable cause to believe, that a Hazardous Substance has come to

be located in, on, under or about the Premises, other than as previously consented to by Lessor, Lessee shall immediately give written notice of such

fact to Lessor, and provide Lessor with a copy of any report, notice, claim or other documentation which it has concerning the presence of such

Hazardous Substance.

(c) Lessee Remediation. Lessee shall not cause or permit any Hazardous Substance to be spilled or released in, on,

under, or about the Premises (including through the plumbing or sanitary sewer system) and shall promptly, at Lessee's expense,comply with all

Applicable Requirements and take ali investigatory and/or remedial action reasonably recommended, whether or not formally ordered or required, for

the cleanup of any contamination of, and for the maintenance, security and/or monitoring of the Premises or neighboring properties, that was caused or

materialiy contributed to by Lessee, or pertaining to or involving any Hazardous Substance brought onto the Premises during the term of this Lease, by

or for Lessee, or any third party.
(d) Lessee Indemnification. Lessee shall indemnify, defend and hold Lessor, its agents, employees, lenders and ground

lessor, if any, harmless from and against any and ali loss of rents and/or damages, liabilities, judgments, claims, expenses, penalties, and attorneys'

and consultants' fees arising out of or involving any Hazardous Substance brought onto the Premises by or for Lessee, or any third party (provided,

however, that Lessee shall have no liability under this Lease with respect to underground migration of any Hazardous Substance under the Premises

from areas outside of the Project not caused or contributed to by Lessee). Lessee's obligations shall include, but not be limited to, the effects of any

contamination or injury to person, property or the environment created or suffered by Lessee, and 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 under this Lease with respect to Hazardous Substances, unless specifically so

agreed by Lessor in writing at the time of such agreement.

(e) Lessor Indemnification. Lessor and its successors and assigns shall indemnify, defend, reimburse and hold Lessee, its

employees and lenders, harmless from and against any and all environmentai damages, Including the cost of remediation, which suffered as a direct

result of Hazardous Substances on the Premises prior to Lessee taking possession or which are caused by the gross negligence or willful misconduct

of Lessor, its agents or employees. Lessor's obligations, as and when required by the Applicable Requirements, shall Include, but not be limited to, the

cost of investigation, removal, remediation, restoration and/or abatement, and shali survive the expiration or termination of this Lease.

(I) Investigations and Remedlatlons. Lessor shall retain the responsibility and pay for any Investigations or remediation

measures required by governmental entities having jurisdiction WIth respect to the existence of Hazardous Substances on the Premises prior to Lessee

taking possession, 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, either (i) investigate and remediate such Hazardous Substance Condition, if required, as soon as reasonabiy possible at

Lessor's expense, in which event this Lease shall continue in full force and effect, or (ii) if the estimated cost to remediate such condition exceeds 12

times the then monthly Base Rent or $100,000, whichever is greater, give written notice to Lessee, within 30 days after receipt by Lessor of knowledge

of the occurrence 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 Hazardous Substance Condition exceeds an amount equal to 12 times the

then monthly Base Rent or $100,000, whichever is greater. Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30

days following such commitment. In such event, this Lease shall continue in full force and effect, and Lessor shall proceed to make such remediation

as soon as reasonably possible after the required funds are available. If Lessee does not give such notice and provide the required 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

soie expense, fully, diligently and in a tlmeiy 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 mann~~ T such
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(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 become the property of Lessor under the terms of this Lease.

8.4 Lessee's Property; Business Interruption Insurance; Worker's Compensation Insurance,

(a) Property Damage. Lessee shall obtain and maintain Insurance coverage on all of Lessee's personal property, Trade Fixtures,

and Lessee Owned Alterations and Utility Installations, Such Insurance shall be full replacement cost coverage with a deductible of not to exceed

$1,000 per occurrence, The proceeds from any such Insurance shall be used by Lessee for the replacement of personal property, Trade Fixtures and

Lessee Owned Alterations and Utility Installations. Lessee shall provide Lessor with written evidence that such Insurance Is 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 lessees In the business of Lessee

or attributable to prevention of access to the Premises as a result of such perils.

(c) Worker's Compensation Insurance, Lessee shall obtain and maintain Worker's Compensation Insurance In such amount as

may be required by Applicabie Requirements.

(d) No Representation of Adequate Coverage. Lessor makes no representation that the limits or forms of coverage of Insurance

specified herein are adequate to cover Lessee's property, business operations or obligations under this Lease.

8.5 Insurance Policies. Insurance required herein shall be by companies maintalninq during the policy term a "General Policyholders

Rating" of at least A-, VII, as set forth in the most current issue of "Best's Insurance Guide", or such other rating as may be required by a Lender.

Lessee shall not do or permit to be done anything which invalidates the required insurance policies. Lessee shall, prior to the Start Date, deliver to

Lessor certified caples of policies of such Insurance or certificates with copies of the required endorsements evidencing the existence and amounts of

the requirec insurance. No such policy shall be cancelable or subject to modification except after 30 days prior written notice to Lessor. Lessee shall,

at least 10 days 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 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 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, llens, 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 satisfactory to Lessor and Lessor shall cooperate with Lessee In such

defense. Lessor need not have first paid any such claim In order to be defended or indemnified.

8.8 Exemption of Lessor and Its Agents from Liability, Notwithstanding the negligence or breach of this Lease by Lessor or Its

agents, neither Lessor nor Its agents shall be liable under any circumstances for: (i) injury or damage to the person or goods, wares, merchandise or

other property of Lessee, Lessee's employees, contractors, invitees, customers, or any other person In or about the Premises, whether such damage or

injury is caused by or results from fire, steam, electricity, gas, water or rain, Indoor air quality, the presence of mold or from the breakage, leakage,

obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing, HVAC or lighting fixtures, or from any other cause, 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, (i1) any

damages arising from any act or neglect of any other tenant of Lessor or from the failure of Lessor or its agents to enforce the provisions of any other

lease In the Project, or (iii) injury to Lessee's business or for any loss of income or profit therefrom. Instead, it is Intended that Lessee's sale recourse in

the event of such damages or Injury be to file a claim on the Insurance pollcy(ies) that Lessee is required to maintain pursuant to the provisions of

paragraph 8.

8.9 Failure to Provide Insurance. Lessee acknowledges that any failure on Its part to obtain or maintain the insurance required

herein will expose Lessor to risks and potentially cause Lessor to incur costs not contemplated by this Lease, the extent of which will be extremely

difficult to ascertain. Accordingly, for any month or portion thereof that Lessee does not maintain the required insurance and/or does not provide Lessor

with the requtred binders or certificates evidencing the existence of the required insurance, the Base Rent shall be automatically increased, without any

requirement for notice to Lessee, by an amount equal to 10% of the then eXisting Base Rent or $100, whichever Is greater. The parties agree that such

increase in Base Rent represents fair and reasonable compensation for the additional risk/costs that Lessor will incur by reason of Lessee's failure to

maintain the required insurance. Such increase in Base Rent shall In no event constitute a waiver of Lessee's Default or Breach with respect to the

failure to maintain such insurance, prevent the exercise of any of the other rights and remedies granted hereunder, nor relieve Lessee of its obligation to

maintain the Insurance specified in this Lease.

g. 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

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. Notwithstanding the foregoing, Premises Partial Damage shail not include damage to

windows, doors, and/or other similar items which Lessee has the responsibility to repair or replace pursuant to the provisions of Paragraph 7.1.

(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 shail notify Lessee In writing within 30 days from the date of

the damage or destruction as to whether or not the damage Is Partial or Total.

(c) "Insured Loss" shail mean damage or destruction to Improvements on the Premises, other than Lessee Owned Aiteratlons and
Utility Instailatlons 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.
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(e) "Hazardous Substance Condition" shall mean the occurrence or discovery of a condition involving the presence of, or a

contamination by, a Hazardous Substance, in, on, or under the Premises which requires restoration,

9.2 Partial Damage· Insured Loss. If a Premises Partial Damage that is an Insured Loss occurs, then Lessor shall, at Lessor's

expense, repair such damage (but not Lessee's Trade Fixtures or Lessee Owned Alterations and Utility Installations) as soon as reasonably possible

and this Lease shall continue In full force and effect; provided, however, that Lessee shall, at Lessor's election, make the repair of any damage or
destruction the total cost to repair of which Is $10,000 or less, and, in such event, Lessor shall make any.appllcable 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 wrth the funds to cover same, or adequate assurance thereof, within 10 days

folloWlng 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 tenminate 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 fiood 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 (ll) tenminate this Lease by giving

written notice to Lessee within 30 days after receipt by Lessor of knowiedge 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 withln 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, ttus Lease shall terminate as of the date specified in the tenmination 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, 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 tenmination 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 tenminate 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 perfonmed by Lessee, and Lessor shall have no liability for any such

damage, destruction, remediation, repair or restoration except as provided herein.

(b) Remedies. If Lessor Is obligated to repair or restore the Premises and does not commence, in a substantial and meaningful

way, such repair or restoration within 90 days after such obligation shall accrue, Lessee may, at any time prior to the commencement of such repair or

restoration, give written notice to Lessor and to any Lenders of which Lessee has actual notice, of Lessee's election to terminate this Lease on a date

not less than 60 days following the giving of such notice. II 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 tenmination of this Lease pursuant to Paragraph 6.2(g) or Paragraph 9, an equitable

adjustment shall be made concerning advance Base Rent and any other advance payments made by Lessee to Lessor. Lessor shall, in addition, return

to Lessee so much of Lessee's Security Deposit as has not been, or is not then required to be, used by Lessor.

10. Real Property Taxes.

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

general, special, ordinary or extraordinary, or rental levy or tax (other than Inheritance, personal Income or estate taxes); improvement bond; and/or

license fee Imposed upon or levied against any legal or equitabie interest of Lessor in the Project, Lessor's right to other income therefrom, and/or

Lessor's business of leasing, by any authority having the direct or indirect power to tax and where the funds are generated with reference to the 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 tenm "Real Property Taxes" shall also include any tax, fee, levy, assessment or charge, or any Increase therein: (i) Imposed by

reason of events occurring during the tenm of this Lease, Including but not limited to, a change in the ownership of the Project, (Ii) a change in the

improvements thereon, and/or (iii) levied or assessed on machinery or equipment provided by Lessor to Lessee pursuant to this Lease.

(Il) "Base Real PrepeFly Tallee." 0,5 IIsee ReFeIA, tRe term "Base Real PrepeFly Talles" sRall Ile IRe amellAt ef Real Preperty

Talles, wRisR are assessee a§alAst IRe Premises, SIIileiA§, Prejesl eF CemmeA Areas IA IRe ealeAear year ellriA§ 'NAlsR IRe bease is elleslltee. IA

salslllatiA§ Real PFepeFly Talles fer aAy ealeAear yeaF, IRe Real PFeperty Talles fer aAI' Feai estale lall year sRaii Ile iAsllleee IA tRe salslllatieA ef Real

Pmperty Talles fer SIISRealeAeaF yeaF Ilasee IIpeA IRe Allmller ef eays wRieR SileR ealeAear yeaF aAe tall year Rave iA semmeA.
10.2 Payment of Taxes. Except as otherwise provided In Paragraph 10.3, Lessor shall pay the Real Property Taxes applicable to the

Prolec and satd payments shal b. lnclu ded ln ,he calculation of common A,~ 0 per"'" Expenses ln accordance ~ ••• '""';0''' 0' 'fob
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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 tenants or by Lessor for the

exclusive enjoyment of such other Tenants. 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 lnstallattons placed upon the Premises by Lessee or at Lessee's request or by reason of any alterations or Improvements to the

Premises made by Lessor subsequent to the execution of this Lease by the Parties.

10.4 Joint Assessment. If the Building Is not separately assessed, Reai 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 dehnquency 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 Instaliations, 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 af.ter receipt of a written statement setting forth the taxes

applicable to Lessee's property.

11. Utilities and Services. 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, electricity or other commonly metered utihtles, or that Lessee is generating

such a large volume of trash as to require an increase in the size of the trash receptacle and/or an increase In the number of times per month that it is

emptied, then Lessor may increase Lessee's Base Rent by an amount equal to such Increased costs. There shall be no abatement of Rent and Lessor

shall not be liable in any respect whatsoever for the inadequacy, stoppage, Interruption or discontinuance of any utility or service due to riot, strike, labor

dispute, breakdown, accident, repair or other cause beyond Lessor's reasonable control or In cooperation with governmental request or directions.

12. Assignment and Subletting.

12.1 Lessor's Consent Required.

(a) Lessee shall not voluntarily or by operation of law assign, transfer, mortgage or encumber (collectively, "assign or

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

(b) Unless Lessee Is a corporation and Its stock Is publicly traded on a national stock exchange, a change in the control of Lessee

shall constitute an assignment requiring consent. The transfer, on a cumulative basis, of 25% or more 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 penod. 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 wntten 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 iimited to compensatory damages and/or injunctive relief.

(I) Lessor may reasonably withhold consent to a proposed assignment or subletting If Lessee is in Default at the time consent is

requested.

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

party vendor in connection with the Installation of a vending machine or payphone shall not constitute a subletting.

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

such assignee or sublessee of the obligations of Lessee under this Lease, (ii) release Lessee of any obligations hereunder, or (iii) alter the primary

liability of Lessee for the payment of Rent or 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 therefor to Lessor, or any security held by Lessor

(e) Each request for consent to an assignment or subietting shall be In writing, accompanied by information relevant to Lessor's

determination as to the financial and operational responsibility and appropriateness of the proposed assignee or sublessee, inclUding but not limited to

the Intended use and/or required modification of the Premises, if any, together with a fee of $500 as consideration for Lessor's considering and

processing said request. Lessee agrees to provide Lessor with such other or additionai Information and/or documentation as may be reasonably

requested. (See also Paragraph 36)
(f) Any assignee of, or sublessee under, this Lease shall, by reason of accepting such assignment, entering Into such sublease, or

entering into possession of the Premises or any portion thereof, be deemed to have assumed and agreed to conform and comply WIth each and every

term, covenant, condition and obligation herein to be observed or performed by Lessee during the term of said assignment or sublease, other than such

obhgatlons as are contrary to or inconsistent WIth provisions of an assignment or sublease to which Lessor has specifically consented to In writing.

(g) Lessor's consent to any assignment or sublelting shall not transfer to the assignee or sublessee any Option granted to the

original Lessee by this Lease unless such transfer is specifically consented to by Lessor in writing. (See Paragraph 39.2)

12.3 Additional Terms and Conditions Applicable to Subletting. The following terms and conditions shall apply to any subletting by

Lessee of •• " any part or tne '~"Mand ,"" be deemed '00",,00 ln a! subleases under thl , .. se :..... or not expressly '''"''''''jjj::
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(a) Lessee hereby assigns and transfers to Lessor all of Lessee's Interest in all Rent payable on any sublease, and Lessor may
collect such Rent and apply same toward Lessee's obligations under this Lease; provided, however, that until a Breach shall occur In the performance
of Lessee's obligations, Lessee may collect said Rent In the event that the amount collected by Lessor exceeds Lessee's then outstanding obligations

any such excess shall be refunded to Lessee. Lessor shall not, by reason of the foregoing or any assignment of such sublease, nor by reason of the
collection of Rent, be deemed liable to the sublessee for any failure of Lessee to perform and comply with any of Lessee's obligations to such
sublessee. Lessee hereby irrevocably authorizes and directs any such sublessee, upon receipt of a written notice from Lessor stating that a Breach

exists in the performance of Lessee's obligations under this Lease, to pay to Lessor all Rent duo and to become due under the sublease Sublessee

shall rely upon any such notice from Lessor and shall pay all Rents to Lessor without any obligation or right to inquire as to whether such Breach exists,

notwithstanding any claim from Lessee to the contrary.

(b) In the event of a Breach by Lessee, Lessor may, at its option, require sublessee to attorn to Lessor, in which event Lessor shall

undertake the obligations of the sublessor under such 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.

(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 descnbed 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. THE

ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT OF RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY OF

LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE PREMISES.
(c) The failure of Lessee to allow Lessor and/or its agents access to the Premises or the commission of waste, act or acts

constituting public or private nuisance, and/or an Illegal activity on the Premises by Lessee, where such actions continue for a period of 3 business days

following written notice to Lessee.
(d) 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 or financial statements, (v) a requested

subordination, (vi) evidence concerning any guaranty and/or Guarantor, (vii) any document requested under Paragraph 41, (viii) material data safety

sheets (MSDS), or (lx) 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.

(e) 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), (c) or (d), above, where such Default continues for a period of 30 days

after written notice; provided, however, that if the nature of Lessee's Default Is such that more than 30 days are reasonably required for its cure. then it

shali not be deemed to be a Breach if Lessee commences such cure within said 30 day period and thereafter diligently prosecutes such cure to

completion.

(f) The occurrence of any of the following events: (i) the making of any general arrangement or assignment for the benefit 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 is contrary to any applicable law, such provision shall be of no

force or effect, and not affect the validity of the remaining provisions.

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

(h) if the performance of Lessee's obligations under this Lease is guaranteed: (i) the death of a Guarantor, (iI) the

termination of a Guarantor's liability with respect to this Lease other than in accordance with the terms of such guaranty, (iii) a Guarantor'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 pcllcres, or governmental licenses, permits or approvals. Lessee shall pay to Lessor an amount equal to 115% of

the costs and expenses incurred by Lessor In such performance upon receipt of an invoice therefor. In the event of a Breach, Lessor may, with or

without further notice or demand, and without limiting Lessor in the exercise of any right or remedy which Lessor may have by reason of such Breach:
(a) Terminate Lessee's right to possession of the Premises by any lawful means, in which case this Lease shall terminate and

Lessee shall immediately surrender possession to Lessor. In such event Lessor shall be entitled to recover from Lessee: (i) the unpaid Rent which had

been earned at the time of termination; (i1) 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 therefrom, Including but

not limited to the cost of recovering possession of the Premises, expenses of relettmq, 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

~ Th. worth at '" time of award o I"' ,moo":::~: ~,'::""""~ I''') ot the lmmectatetyprecedlnq sentence shal be ""]J':
INITIALS

©1998 • AIR COMMERCIAL REAL ESTATE ASSOCIATION

INITIALS

FORM MTG·11·D3/1 DE



INITIALS

©1998 - AIR COMMERCIAL REAL ESTATE ASSOCIATION FORM MTG·11-03f10E



any amounts to Lessee's Broker when due. Lessee's Broker may send written notice to Lessor and Lessee of such failure and if Lessor fails to pay

such amounts Within 10 days after said notice, Lessee shall pay said monies to Its Broker and offset such amounts against Rent. In addition. Lessee's

Broker shall be deemed to be a third party beneficiary of any commission agreement entered into by andlor between Lessor and Lessor's Broker for the

limited purpose of collecting any brokerage fee owed.

15.3 Representations and Indemnities of Broker Relationships Lessee and Lessor each represent and warrant to the other that It
has had no dealings with any person, firm, broker or finder (other than the Brokers, if any) in conneotion 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 AIR Commercial Real Estate Association. plus such additional Information, confirmation and/or statements as may be reasonably

requested by the Requesting Party.

(b) If the Responding Party shall fail to execute or deliver the Estoppei 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. nat 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 within 10 days

after written notice from Lessor deliver to any potential lender or purchaser designated by Lessor such financial statements as may be reasonably

required by such lender or purchaser, including but not limited to Lessee's financial statements 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 Socurity Deposit held by Lessor. Upon such transfer or

assignment and delivery of the Security Deposit. as aforesaid, the prior Lessor shall be relieved of all liability with respect to the obligations andlar

covenants under this Lease thereafter to be performed by the Lessor. Subject to the foregoing, the obligations andlor covenants in this Lease to be

performed by the Lessor shall be binding only upon the Lessor as hereinabove defined.

18. Severability. The Invalidity of any provision of this Lease. as determined by a court of competent Jurisdiction, shall in no way affect the

validity of any other provision hereof.

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

20. limitation on liability. The obligations of Lessor under this Lease shall not constitute personal obligations of Lessor, or its partners,

members. directors. officers or shareholders, and Lessee shall look to the Premises, and to no other assets of Lessor, for the satisfaction of any liability

of Lessor with respect to this Lease. and shall not seek recourse against Lessor's partners. members, directors, officers or shareholders. or any of their

personal assets for such satisfaction.

21. Time of Essence. Time is of the essence with respect to the performance of all obligations to be 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.

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.

232 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 date is shown. the postmark thereon. If sent by regular mall the notice shall be deemed given 72

hours after the same is addressed as required herein and mailed with postage prepaid. Notices delivered by United States Express Mail or overnight

courier that guarantees next day delivery shall be deemed given 24 hours after delivery of the same to the Postal Service or courier. Notices

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.
(a) No waiver by Lessor of the Default or Breach of any term. covenant or condition hereof by Lessee, shall be deemed a waiver of any

other term. covenant or condition hereof. or of any subsequent Default or Breach by Lessee of the same or of any other term, covenant or concmon

hereof. Lessor's consent to, or approval of, any act shall not be deemed to render unnecessary the obtaining of t.essor'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.
(b) The acceptance of Rent by Lessor shall nat 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 andlor 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.
(c) THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL GOVERN WITH REGARD TO ALL MATTERS RELATED

THERETO AND HEREBY WAIVE THE PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUCH STATUTE IS

INCONSISTENT WITH THIS LEASE.

25. Disclosures Regarding The Nature of a Real Estate Agency Relationship.
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(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) &esss"s ""eR!. P besse"s a~eAt ~A~e, a IIstlA~e~,semeAt '.AtRtRe bessa, aats as tRa a~eAt fer tRe besse' aAI)'....
bessa"s a~eAt ar s~ee~eAt Ras tAe felle.AA~elllrmative eell~atleAs: Fe t~s &esse, P, fl~~elaf) d~ty ef ~tmast eare, IAle~rll), ReAest), aA~ la)'alty IA
eleallA~swltR tRe bessar. Fe t~e&..... ee e.d t~e&es.", a. glll~aAt exerel.e ef ,eeseRaele sl,lIIs aAeIsare IA ~erfarmaAeeef tRe a~eAt's ~~tles. e. /\
~~ty ef ReAestaAeIfel' ~eaIlA~eAeI~aaelfaltR. e. P eI~t) ta ellseleseall faets l<ReWAIe tAe a~aAt materlell)' eflestlA~ tRe val~a er ~esiraellity ef tAe
~Fe~ertylAat a,e Aet l<Re'NAte, a' vAtRIAtRe ellIi~eAtalleAtiaA aA~ eeservatleA af, tRa Parties. AA a~eAt Is Aet eell~ateelte ,eveal te eltRer Party aAy
eeAtI~eAtialiAfarmatiaAaetalAeeltram tile atRe, Party whlall elaaeAat IAval,'e tile alll'mativa eI~tlasset fertRaeave.

(II) &e... ee's ~eeRt. /\A a~eAt eaA a~,ea ta aet as a~eAt fe, tRe bessaa aAI)'. IA tRese slt~atiaAs, tRe a~eAt is Aet tRa
bessa"s a~eAt, eveA If ey a~,eemeAt tRe a~eAt may ,eeeive aam~eAsatiaAfa' serviaes ,eAele,eel,eltRe, IA full a' IA ~art f,am tile bessa,. AA a~eAt
aetiA~ aAly fe, a bessee Ilas tile fellawlA~ affirmatl'.e aell~atieAs. Ie !Re Lessee' A tleI~elary~~ty af ~tmast ea,e, IAteg,lty, llaAesty, aREIlayalty IA
eleaiiAgs'MtA tAe bessee. Fe IRe Lessee ami IRe LessaF. a. DiligeAt exe,alse af ,easaAallle skills aAa ea,e IA ~erfermaAeeaf tAe ageAt's a~ties. e. A
a~ty ef ReAest aAa fa" aealiAg aAa geaa faitll. e. A a~ty te aiselese all faets l<RaWAte tRe ageAt mateRallyafleetlAg tRe val~e a' elesi,aeility ef tile
~'a~e'ty tAat a,e Aat IIAe'NAte, e' vAtRlntile ailigeAt alleAtiaA aAa eeservatiaA af, tAe Parties. AA ageAt Is Aat eeligatea te ,e,'eal te eitAe, Part)' aAy
eaAflaeAtlaliAfe,matleA eetalAe~trem tReatlle, Party ,.,t"ell aaes Aat IAval,'e tReaffi'mative ~~t1esset fertRaeave.

(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 duai 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 Wlthoutthe express permission of the respective Party,
disclose to the other Party that the Lessor will accept rent 10 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 Lossor 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 understandmq of the transaction.
A real estate agent is a person qualified.to advise about real estate. if legal or tax advice ISdesired, consult a competent professional.

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

(c) Lessor and Lessee agree to Identify to Brokers as "Confidential" any communication or Informationgiven 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 ccntaioeo herein shall be construed as consent by Lessor to any hoidlng 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 conceming this Lease shall be
initiated in the county in which the Premises are located.
30. Subordination; Attornment; Non-Disturbance.

30.1 Subordination. This Lease and any Option granted hereby shall be 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 andlor 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. In the event that Lessor transfers title to the Premises, or the Premises are acquired by another upon the foreclosure
or termination of a Security Devise to which this Lease Is subordinated (i) Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3,
attorn to such new owner, and upon request, enter into a new lease, containing all of the terms and provisions of thrs Lease, with such new owner for
the remainder of the term hereof, or, at the election of the new owner, this Lease will automatically become a new lease between Lessee and such new
owner, and (Ii) Lessor shall thereafter be relieved of any further obligations hereunder and such new owner shall assume all of t.essor's obligations,
except that such new owner shall not: (a) be liable for any act or omission of any prior lessor or Wlthrespect to events occurring prior to acquisition of
ownership: (b) be subject to any offsets or defenses which Lessee might have against any prior lessor, (c) be bound by prepayment of more than one
month's rent, or (d) be liable for the return of any security deposit paid to any prior lessor which was not paid or credited to such new owner.

30.3 Non-Disturbance. With respect to Security Devices entered Into by Lessor after the execution of this Lease, Lessee's
subordmatron 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 tlus Lease, Lessor shall, If requested by Lessee, use its commercially reasonable efforts to obtain a Non-Disturbance
Agreement from the holder of any pre-existing Security Device which is secured by the Premises. In the event that Lessor is unable to provide the
Non-Disturbance Agreement within said 60 days, then Lessee may, at Lessee's option, directly contact Lender and attempt to negotiate for the
execution and delivery of a Non-Disturbance Agreement.

30.4 Self-Executing. The agreements contained in this Paragraph 30 shall be effective without the execution of any further documents;
provided, however, that, upon written request from Lessor or a Lender in connection with a sale, financing or refinancing of the Premises, Lessee and
Lessor shall execute such further writings as may be reasonably required to separately document any subordination, attornment andlor
Non-Disturbance Agreement provided for'herein.
31. Attorneys' 'n, lf any P'", or Broke ."" an acflon or proceedin '~I."the Premises wh,"" '00"'" In tort, contract ~": "

•
1\(\1\ f\.I

~ PAGE140F17'

INITIALSINITIALS

©1998 - AIR COMMERCIAL REAL ESTATE ASSOCIATION FORM MTG-11-03/10E



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 [Jroker who substantially obtains or defeats the relief
sought, as the case may be, whether by compromise, settlement, Judgment, or the abandonment by the other Party or Broker of its claim or defense.
The attorneys' fees award shall not be computed In accordance with any court fee schedule, but shall be such as to fully reimburse all attorneys' fees
reasonably incurred. In addition, Lessor shall be entitled to attorneys' fees, costs and expenses Incurred in the preparation and service of notices of

Default and consultations In connection therewith, whether or not a legal action is subsequently commenced in connection with such Default or resulting

Breach ($200 is a reasonable minimum per occurrence for such services and consultation).

32. Lessor's Access; Showing Premises; Repairs. Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the

Premises at any time, In the case of an emergency, and otherwise at reasonable times after reasonable prior notice for the purpose of showing the

same to prospective purchasers, lenders, or tenants, and making such alterations, repairs, improvements or additions to the Premises as Lessor may

deem necessary or desirable and the erecting, using and maintaining of utilities, services, pipes and conduits through the Premises and/or other

premises as long as there is no materlai adverse effect on Lessee's use of the Premises. All such activities shall be without abatement of rent or

hability to Lessee.

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

34. Signs. Lessor may place on the Premises ordinary "For Sale" signs at any time and ordinary "For Lease" signs dunng the last 6 months of
the term hereof. 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 pnor written consent. All signs must comply with all Applicable Requirements.

35. Termination; Merger. Unless specifically stated otherwise in writing by Lessor, the voluntary or other surrender of this Lease by Lessee, the

mutual termination or cancellation hereof, or a termination hereof by Lesser 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 thll contrary by written notice to the holder of any such lesser interest, shall constitute Lessor's election to have

such event constitute the termination of such interest.

36. Consents. Except as otherwise provided herein, wherever in this Lease the consent of a Party Is required to an act by or for the other Party,

such consent shall not be unreasonably withheld or delayed. Lessor's actual reasonable costs and expenses (including but not limited to architects',

attorneys', engineers' and other consultants' fees) incurred in the consideration of, or response to, a request by Lessee for any Lessor consent,

including but not limited to consents to an assignment, a subletting or the presence or use of a Hazardous Substance, shall be paid by Lessee upon

receipt of an invoice and supporting documentation therefor. Lessor's consent to any act, assignment or subletting shall not constitute an

acknowledgment that no Default or Breach by Lessee of this Lease exists, nor shall such consent be deemed a waiver of any then existing Default or

Breach, except as may be otherwise specifically stated in writing by Lessor at the time of such consent. The failure to specify herein any particular

condition to Lessor's consent shall not preclude the imposition by Lessor at the time of consent of such further or other conditions as are then

reasonable with reference to the particular matter for which consent is being given. In the event that either Party disagrees with any determination

made by the other hereunder and reasonably requests the reasons for such determination, the determining party shall furnish its reasons in wrIting and

in reasonable detail within 10 business days following such request.

37. Guarantor.

37.1 Execution. The Guarantors, if any, shall each execute a guaranty in the form most recently published by the AIR Commercial Real

Estate Assodation..

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 authonty of the party signing on Guarantor's behalf to obligate Guarantor, and in the case of a corporate

Guarantor, a certified copy of a resolution of its board of directors authonzinp the making of such guaranty, (b) current financial statements, (c) an

Estoppel Certificate, or (d) written confirmation that the guaranty IS stili 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.
~g. Options. If lessee is §Fantea an aplian, as ae~nea eelaw, tRen tRe fallawin§ pravisians sRall apply.

~9.1 Deflnltlan. "Option" sRall "'ean: (a) tRe ri§Rt ta entena ar rea~ae tRe term of or ranaw tRls lease ar ta eNlena ar rea~se tRe ter'"
af ar renew any leasa tRat lassee Ras en elRer preperty af lessar; (e) tRa ri§Rt af first refusai er ~rsl affer ta leasa eitRer tRa Pre",ises ar alRer preperty

af besser; (a) tRe ri§Rt te p~reRasa, tRa ri§RI af ~rst offer la p~raRasa ar tRe ri§Rt of ~rst raf~sal ta p~raRase IRe Pre",ises ar alRer praperty af bessar.

~9.2 Options Personal To Original lessee. Any Optlan §rantea ta lessaa in tRls bease is parsanai ta IRa ari§inallessee, ana sannot

ee assl§nea er eNersisea ey anyene atRer tRan saia ari§inal bassee ana aAly 'NRile IRe ari§lnal lessee is In full possession of IRe Pre",ises ana, if

req~estea Ily bessar, ',AtR bessee sertifyiA§ tRat bessee Ras no intenlisn 01 tRerealter assi§nin§ or s~lllelliA§.

~g.~ M~ltIple-{)plians. In tRe event tRat bessee Ras any ",~Itiple Options 10 eKleAa or renew tRis bease, a later Optisn sannal Ile

eNersises ~Aiess tRe prior Options Rava Ileen valialy eNersisea.

~g. 4 Ellesl of Defa~ll OA 0ptieRs,--

(a) bessee sRall Rave no ri~hlta exersise aA Option: (I) a~riA§ the periaa sa",,,,ensin§ vAtR tRa §i"in§ of any nalisa of gefa~lt ana

santin~in§ ~ntil saia gafa~il is s~rea, (ii) a~rin§ tRe periaa of ti",e any Rent is ~npala ('vitha~t re§ara to 'NRetRer natise tRereal is §iven bessee), (iii)

s~rin§ IRe li",e lessee is in BreaeR sf tRis bease, or (iv) in tRe avent that lessee Ras lleeA §i'/en ~ or ",are natlees sf separate gefa~lt, wRetRer or nat

tRe gefa~lts are s~rea, a~rln§ tRe 12 ",antR periea i",,,,ealalely presealn§ tRe elleraise ef tRe OptiaA.
(e) TRa ~eriaa af tI",e ,vilRin 'NAlaR an O~lian ",ay ee anaraisa~ SRali nat ea alltan~a~ or anlarge~ e) raasan ef bassea's iAal>ilily-l<>

exersise an Optian eesa~se af tRe prs,islans af Para§FapR ~g 4(a).
(s) I\n Optisn sRall ter",inate ana Ile af na ItIflRer farse ar affast, natwitRstanain§ lessee's a~e ana ti",ely eNersise of tRe O~

after s~sR ellersise ana prisr la IRe sa",,,,ense,,,ent af tRe eKlenaea tar", sr saA'\l3letiaA af IRe p~rsRase, (i) bessee fails to ~ay Rent far a penaa of ~G

aays after s~sR Rent Ilesa",es a~e (witRs~t any nesessity af lesssr to §ive nstise tRereef), or (ii) II lessee sa",,,,its a BreasR of tRis lease.

40. Security Measures. Lassee 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 Lessea, 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 effactuate 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 t e provisions hereof, the Party against whom the obligation to pay the money is asserted shall have the right to make payment "und~rtrtest"
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and such payment shall not be regarded as a voluntary payment and there shall survive the right on the part of said Party to Institute suit for recovery of
such sum. If it shall be adjudged that there was no legal obligation on the part of said Party to pay such sum or any part thereof, said Party shall be

entitled to recover such sum or so much thereof as it was not legally required to pay. A Party who does not Initiate suit for the recovery of sums paid

"under protest" within 6 months shall be deemed to have waived Its right to protest such payment.

43. Authority.: Multiple Parties; Execution.

(a) 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 duly authorized to execute and deliver this Lease on its behalf. Each Party

shall, within 30 days after request. deliver to the other Party satisfactory evidence of such authority.

(b) If this Lease Is executed by more than one person or entity as "Lessee", each such person or entity shall be Jointly and severally

liable hereunder. It Is agreed that anyone of the named Lessees shall be empowered to execute any amendment to this Lease, or other document

ancillary thereto and bind all of the named Lessees. and Lessor may rely on the same as If all of the named Lessees had executed such document.

(c) This Lease may be executed by the Parties In counterparts. each of which shall be deemed an original and all of which together
shall constitute one and the same instrument.

44 Conflict. Any conflict between the printed provisions of this Lease and the typewritten or handwntten provrsions shall be controlled by the
typewritten or handwritten provisions.

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. 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.

48. Arbitration of Disputes. An Addendum requiring the Arbitration of all disputes between the Parties and/or Brokers arising out of this Lease

o is 0 is not attached to this Lease.
49. Americans with Disabilities Act. Since compliance WIth the Americans with Disabilities Act (ADA) Is dependent upon Lessee's specific use
of the Premises. Lessor makes no warranty or representation as to whether or not the Prernlses comply with ADA or any similar leglsiatlon. In the

event that Lessee's use of the Premises requires modifications or additions to the Premises in order to be in ADA compliance, Lessee agrees to make

any such necessary modifications and/or additions at Lessee's expense.

LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND

BY THE EXECUTION OF THIS LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY AGREE

THAT, AT THE TIME THIS LEASE IS EXECUTED, THE TERMS OF THIS LEASE ARE COMMERCIALLY REASONABLE AND EFFECTUATE THE

INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT TO THE PREMISES.

ATIENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE AIR COMMERCIAL REAL ESTATE ASSOCIATION OR BY ANY

BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO WHICH

IT RELATES. THE PARTIES ARE URGED TO:

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

Executed at: Executed. _

On: _ On: _

By LESSOR: By LESSEE:

~A~E~G~M~a~n~a~g~e~m~e~n~t~S~DL,_=L~L~C~ Mark Langford and Darlene Langford, Husband

a Delaware limited liability company and Wife as indivi
I

San Diego/V1
By: / IY l /1,1./
Name Printed: Mark Langford, an individual

Title: [!/)...> I) r ,.---

By: _

Name Printed: Ernest W. Hahn II

TItle: General Manager

By: By: _----"[J.;...!lJJt.........:..-......,.,>.L~___¥+_)----------
Name Printed: Name Printed: Darle~B Lanqford

Title. Title: -\- _
\

an individual

Address: c/o Heritage Real Estate Advisors, Inc Address: 3360 Sports Arena Blvd.

"lc.=2""4'-=1:-...::S::..:t"'a:::t::.:e:::.....cS=t::.r.=.e.:::e..::t.L,----=S..::a"-n'--'D"'i~e:.::g'_'o::J,'___'C~A,-,---9::..:::.2.:::.1.:::.0.:::.1"S.:::u:.::i"'t"'e~A~,'---'B"-'&"---'C:::.....c _

San Diego, CA 92110

Telephone:( 619) .=2.=.3.=.9_-.=.1.:...7.=.8.=.8 Telephone:( 619) ::.2.:::6.:::.9_-.=.5.:::.9.:::.0.=.0 _

Facsimlle:(619) 239-1733 Facsimile:( __ ) _

Email: mhoekstra@heritagerea. com Email: mark@marklangford.com
Email: Email: _

;~:er~No.26-2542689 FederaIIDNo. ~
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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 obllgalion on the part of said Party to pay such aum or any part thereof, said Party shall be
entltled to recover such sum or so much thereof as It was not legally required to pay. A Party who does not InlUate suit for the recovery of sums paid
"under protest" within 6 months shall be deemed to have waived Its right to protest such payment.
43. Authority.; Multiple Partfes; execution.

(a) If either Party hereto Is a corporatlon, trust, limited lIabJUtycompany. partnership, or similar entity, each IndIvidual executing this
Lease on behalf of such entity represents and warrants that he or she Is duly authorized to execute and deliver this Lease on Its behalf Each Party
shalt, within 30 days after request, deUver to the other Party satisfactory evidence of such authonty.

(b) If this Lease Is executed by more than one person or entity as -Lessee-, eecn such person or entity shall be jointly and severally
liable hereunder. It Is agreed that any one of the named Lessees shall be empowered to execute any amendment to this Lease, or other document
andtlary thereto and bind all of the named Lessees. and L8&Sor may rely on the same as If all of the named Lessees had executed such document.

(c) This Lease may be executed by the Parties In counterparts. each of whlch shall be deemed an original and all of which together
shall constitute one and the same Instrument
44. Conflict. Any conflict between the printed provisions of this Lease and the typewritten or handwritten provisIons shall be controlled by tho
typevmUen or handwritten provisions,
45. Offer. Preparation of this Lease by either party or thelr agent and aubmlsslon 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 deUvered by all Parties hereto
48. Amendments. ThIs Lease may be modifled 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 modlflcatlons to this Lease as may be
reasonably required by a Lender In connection with the obtaining of normal financing or reflnandng of the Premises.
47 Waiver of Jury TrIal. THE PARTIES HEREBY W/lJVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN AAY ACTION OR
PROCEEDING INVOLVING THE PROPERTY OR ARISING OUT OF THIS AGREEMENT.
48. Arbitration of Disputes An Addendum requiring the Arbitration of all dtsputee between the Parties and/or Brokers arising out of thIS Lease

o ls ~ Is not attached to this Lease.
49 Americans with Disabilities Act. Since compliance with the Americans INlth DisabIlities Act (ADA) Is dependent upon Lessee's speCIfic use
of the Premises. Lessor makes no warranty or representation as to whether or not the Premises comply With ADA or any slrmlar legislation. In the
event that Lessee's use of the Premises requires modifications or addItions to the Premises In order to be In ADA compliance, Lessee agrees to make
any such necessary modlncaUons and/or additions at Lessee's expense

LESSOR AAD LESSEE HAVE CAREFULLY READ AAD REVIEWED THIS LEASE AAD EACH TERM AAD PROVISION CONT/lJNED HEREIN, AAD
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 AAD EFFECTUATE THE
INTENT AAD PURPOSE OF LESSOR AAD LESSEE WITH RESPECT TO THE PREMISES.

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE /lJR COMMERCIAL REAL ESTATE ASSOCIATION OR BY AK'(

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 AAD TAX CONSEQUENCES OF THIS LEASE.
2. RET/lJN APPROPRIATE CONSULTANTS TO REVIEW AAD INVESTIGATE THE CONDITION OF THE PREMISES. S/lJD
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 AAD OPERATING SYSTEMS, COMPLIANCE WITH THE
AMERICAAS WITH DISABILITIES At:r AAD THE SUITABILITY OF THE PREMISES FOR LESSEE'S INTENDED USE.

WARNING: IF THE PREMISES ARE LOCATED IN A STATE OTHER THAN CALIFORNIA, CERT/lJN 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.
Executed at: Execuled: _

On: On. _

By LESSOR:

AEG Manaqement SD LLC,
a Delaware 1 Hed liabilitv comoanv

By / ~ ~
Name PrIr(.d/l r ~tI'w. Hahn II

TItle Genezla (1M '6aaer

San Dlego/l/l '
By: '/rlJW
Name Printed: Mark Langford,
TItle: tl (.1.11 " r--

Rock and Roll

By: By: ---'4J~!,i\r'-\..lL.-~.Jli4'+-----------
Name Printed: Name Printed -"D-"a"'r_=l"e"_n~'l'_-'L"'a"'n=a"-'fo=r"d'--"a"-n'--'i"n-"d"'i"-v-'-"-i"d"u"a-=1,--_
nUe: Title. -\- _

Address. c/o Heritage Real Estate Adv~sors, Inc Address: 3360 Sports Arena Blvd.
"1-"2-"4-"1,--"S"t",a"t"e,-,S"t",r",e",e"t,,,,--,S,,a!.!n,--!D,,,i,,e~g.,o,-,,'--'C"'A'--'9"'2"1,,O,,1=--__ "S"u.=i_"t"e--"A".,---"B'--"'----"C'-- _

San Diego. CA 92110
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BROKER: BROKER:

"'tt: Alt:
Title:Title:

Assress:

Tele~ReAe:( ) - Tele~ReAe:( )

Fassimile:( ) - !~aieS~i~miil]e~:(~~)~~~~~~~~~~~~~~~~~~~}

Email: Email:

FF:es:e:r:al~I:O~~:Je~~~;;;:~~~~~~~~~~~~~~~ FeserallO ~le.Brellerli'geAt ORE biseAse #: Brel,erl,~geAIORE bieeAse#:=================================================================-
NOTICE: These forms are often modified to meet changing requirements of law and Industry needs. Always write or call to make sure you
are utilizing the most current form: AIR Commercial Real Estate Association, 800 W 6th Street, Suite 800, los Angeles, CA 90017.
Telephone No. (213) 687·8777. Fax No.: (213) 687·8616.

(c)Copyrlght 1998 By AIR Commercial Real Estate Association.
All rights reserved.

No part of these works may be reproduced In any form without permission In writing.
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ADDENDUM TO LEASE DATED SEPTEMBER 30,2010 BETWEEN AEG
MANAGEMENT SD, LLC AS ("LESSOR") AND MARK & DARLENE LANGFORD,
HUSBAND AND WIFE, AS INDIVIDUALS, DBA ROCK AND ROLL, SAN DIEGO

("LESSEE") FOR THE PREMISES KNOWN AS 3360 SPORTS ARENA BOULEVARD,
SUITES A, B & C, SAN DIEGO, CA 92110

RECITALS:

A. Lessor and Lessee have entered into that certain Lease (hereinafter referred to as the "Lease")
and to which this Amendment is attached.

B. Lessor and Lessee now desire to supplement and amend the Lease and to agree as to certain
other matters as hereinafter set forth.

TERMS

NOW, THEREFORE, in consideration of the foregoing and of the mutual agreement of the
parties hereto to the terms and conditions hereinafter contained, the parties agree as follows:

1. Except as noted to the contrary herein, the terms used herein shall be defined as provided in
the Lease, and the Lease is incorporated herein by reference.

2. The Recitals set forth above are hereby acknowledged to be true and correct by the
undersigned and are incorporated herein by reference.

3. Occupancy to be on a month-to-month basis with 30 days written notice required by either
party to cancel the contract. Notice can be given on any day of the month.

4. Lessee agrees to take possession of the Premises in its "as is" condition. Lessor shall not be
called upon to perform any improvements, modifications, or repairs to accommodate
Lessee's use or occupancy of the Premises.

Lessee agrees that all work performed by Lessee or Lessee's contractor(s) shall be done in a
manner so as not to interfere with or disrupt any of the other businesses, visitors, or invitees.
Lessee agrees that licensed General Contractors will perform its improvements to the
Premises in a good and workmanlike manner. Each contractor or vendor performing work
within the Premises shall provide Lessor with an insurance certificate evidencing not less
than One Million Dollars ($1,000,000.00) of general liability insurance and naming the
Lessor and Heritage Real Estate Advisors, Inc. as additional insured. Lessee agrees to supply
Lessor with a detailed set of plans for Lessor's approval, copies of all contractor insurance
certificates, and copies of all governmental approvals/permits, prior to any work being
performed within the Premises.

5. Lessee is responsible for contracting directly with SDG&E for electricity to the suites.

6. Lessee will have access to at least one restroom, located within 3360 Sports Arena Blvd, Unit
C (men's restroom). Access to the kitchen, weight room, and women's restroom is
contingent upon a separate letter agreement between Roel Construction, and Mark and
Darlene Langford.

7. Lessee acknowledges that the Sports Arena Square is subject to a ground lease with the City
of San Diego and agrees to be bound by all applicable terms and conditions of the ground
lease. Lessee shall not commit or permit to be committed on the premises any act or
omission which shall violate any term or condition of the ground lease between AEG
Management SD, LLC (successor in interest to Arena Group 2000 who was successor in
interest to Kathryn Crake Huntington) and the City of San Diego. In the event of a
termination of the ground lease between AEG Management SD, LLC and the City of San
Diego, then this Lease between Lessor and Lessee shall terminate coincidentally therewith
without any liability of the Lessor to Lessee. Lessee acknowledges receipt of a copy of the
ground Lease.

Page 1



8. Lessee 'hall bavo the right to • toW of seven (7) reserved pllJlcing sp_, located n.... the
mDln entrance into Suite A, and to be determined by the Lessor. The location of the parking
spaces can be moved at Lessor's discretion.

'Except as hereby specifically amended. tho Lease sludl remain in full force and effect, and
orunodlfted.

IN wrrNI!SS HEREOF. the parties GSof the date first referenced above have executed this
Addendum to Lease.

Mark Langford and Darlene Langfon!,
Husband and Wifo, IS Individuals, elba
RocIc and Rol~ San Diego

BY:---+++"'7b~--- By: (j!lJ ~/'
Mark Lan~ individual

Title: __ .,.-!.Genenl.. D<Ill1!~MlianllJ'Ii'",er,-__

Dote:._VI+~_1,+1-,-1 v _
I I

Lessor

D,te: I [J - {3-Z,N D

By ~nl' an iodlVldual
nue:,, _

D.te:--LI,,+fl/--'-./3"T/~1(~l _

Less ee

P'ac2



8. Lessee shall have the right to a total of seven (7) reserved parking spaces, located near the
main entrance into Suite A, and to be determined by the Lessor. The location of the parking
spaces can be moved at Lessor's discretion.

Except as hereby specifically amended, the Lease shall remain in full force and effect, and
unmodified.

IN WITNESS HEREOF, the parties as of the date first referenced above have executed this
Addendum to Lease.

AEG Management SD, LLC
a Delaware limited liability company:

Mark Langford and Darlene Langford,
Husband and Wife, as individuals, dba
Rock and Roll, San Diego

Ernie Hahn
By: _

Title: --'G="e"'n...,e"'ra"'l'-'M~a'_'na~g"'e"_r_ Title: Ow /I tY ,~.

Date: _ Date: /1)- / 3 . llJ I ()

Lessor Lessee

BYwj_
Darlene Langford, an individual

Title: _

Date:-L./~U1~/34-/..J-J1 C.L-} _

Lessee
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EXHIBIT "B"

RULES AND REGULATIONS
SPORTS ARENA SQUARE

RULES AND REGULATIONS

The following are the rules and regulations for the Sports Arena Square. Any violation by
Lessee of any of these rules and regulations shall be considered a material and substantial breach
of this lease.

1. No sign, placard, picture, advertisement, name or notice shall be inscribed, displayed,
printed, or affixed on or any part of the outside or inside of the Building or project
without the written consent of Lessor first had and obtained and Lessor shall have the
right to remove any such sign, placard, picture, advertisement, name or notice without
notice to and at the expense of the Lessee by a person approved by the Lessor. Lessee
shall not place anything or allow anything to be place near the glass of any window, door,
partition, or wall which may appear unsightly from the outside of the Premises as
determined by Lessor. Lessee shall not without prior written consent of Lessor cause or
otherwise sunscreen or cover any window.

2. The sidewalks, exits, entrances, and fire lanes shall not be obstructed by any of the
Lessees or used by them for any purpose other than for ingress or egress from their
respective Premises.

3. The toilets and sinks or any other apparatus in the restrooms of the Premises shall not be
used for any purpose other than that for which they were constructed and no foreign
substances of any kind whatsoever shall be thrown therein. The expense of any
breakage, stoppage, or damage resulting from the violation of this rule shall be borne by
the Lessee, who, or whose employees or invitees shall have caused it.

4. Lessee shall not, in any way deface the Premises or any part thereof.

5. Lessee shall not create any odors, noise and/or vibrations, nor use, keep, or permit to be
used or kept any foul or noxious gas, any gasoline, kerosene, or other flammable
substance, or any substance listed in any federal or state compilation of hazardous, toxic
or radioactive materials until such substance has been disclosed first to the Lessor and its
use and/or storage has received Lessor's approval, which approval may be withheld in
Lessor's sole discretion. To the extent Lessor's approval is given, then Lessee shall fully
comply with all provisions of federal and California law regarding such substance,
including, without limiting the generality of the foregoing, that section of the California
Health and Safety Code known as Chapter 6.95 "Hazardous Materials Release Response
Plans and Inventory," which requires the covered party to submit business plans to
certain governmental agencies, specifically including those derived under the authonty of
this section of the law.

6. At such time as Lessor adopts a compliance program with respect to asbestos-containing
construction material ("ACM") or any other hazardous or toxic substance known or
believed to be contained in the building, Lessee shall be fully bound by the provisions of
that program and agrees to comply with all notification and posting requirements as may
be established by Lessor. Such compliance program, when adopted, will be intended to
fully comply with the provisions of California's Proposition 65 with respect to warning
requirements necessary to be given to those persons exposed to hazardous or tOXIC
materials, the provision of California's statues commonly known as "AB 37 13" which
require certain employee notification, training and procedural requirements in an
environment where hazardous or toxic materials are contained. At the time such
compliance program materials are delivered by Lessor to Lessee, any breach of Lessee's
obligations set forth there under shall be a breach of this Lease. In order to fully
implement the provisions of the laws of the state and federal government relating to
hazardous, toxic and/or radioactive materials, Lessee shall permit Lessor at any
reasonable time to inspect Lessee's premises and audit Lessee's operations to determine
that no hazardous, toxic, or radioactive materials, other than those previously disclosed to
Lessor are utilized in Lessee's business and to ensure that Lessee's business operations
fully comply with the notice and reportmg requirements oflaw.



7. Lessor reserves the right to exclude or expel from the premises any person who, in the
judgment of Lessor is intoxicated or under the influence of liquor or drugs, or who shall
in any manner do any act m violation of any of these Rules and Regulations. Lessee shall
not disturb the quiet enjoyment of any other tenants in the center, nor shall Lessee be
permitted to allow gatherings or parties at the Premises or in the project. No loud
speakers, television, radios or other devices shall be used in a manner so as to be heard or
seen outside of the Leased Premises without the prior consent of Lessor.

8. No vending machines of any description shall be installed, maintained or operated upon
the Premises without the written consent of the Lessor.

9. Lessor shall have the right, exercisable without notice and without liability to Lessor to
charge the name and street address of the Center of which the Premises are a part.

10. Lessee shall not be permitted to conduct any work activity outside of the Leased
Premises. Lessee shall not work on motor vehicles on or in the premises.

11. No Lessee shall permit any trash, oils, chemicals or any foreign materials to be deposited
or disposed in the landscaped, parking or common areas of the project. Trash (not
including oil, hazardous materials, chemicals, which shall not be disposed of on the
project) shall be placed inside bins, at a level not higher than the top of the bin and shall
not be placed outside the bin or in the enclosure area. Lessee shall cooperate with Lessor
and all other tenants of the development so that the common areas may be kept in a clean
and orderly condition and free of obstruction. Lessor provides free, NORMAL use of
waste containers and disposal service; however, Lessee shall provide at Lessee's
expense, waste containers and regular disposal service as may be required by Lessee in
excess of the service made available by Lessor as provided above. This shall preclude
abnormal trash pick-ups as determined by Lessor where trash generated by Lessee is
considered excessive above average usage.

12. Lessee shall be responsible for protecting the floor areas from damage by chemicals,
paint, machinery, heavy equipment or other hazardous materials. If in the Lessor's
opinion it shall be necessary, Lessee, at his own expense, shall provide protective floor
covering or sealing as required to prevent damage. Lessee shall satisfactorily, in the
opinion of Lessor, repair any damage to floor upon vacating the premises.

13. Lessee shall not disturb, solicit, or canvass any occupant of the Building and shall
cooperate to prevent same.

14. No aerial or antenna (including satellite dishes, vents, stacks, etc.) shall be erected on the
roof or exterior walls of the Leased Premises, or on the grounds, without in each instance,
the written consent of Lessor first being obtained. Any of these items so installed
without such written consent shall be subject to removal by Lessor at any time without
notice. Any repair to the premises required as a result of the installation or removal of
these items will be paid in full by Lessee.

15. No storage shall be permitted outside the Leased Premises, including, without limitation,
the storage of motor vehicles, trucks, boats, trailers, pallets, drums, or equipment of any
kind or nature, without the permission in writing from Lessor. Lessee shall be held liable
for any damage to asphalt/parking lot caused by his operation or by unauthorized storage
of the aforementioned (trailer, trucks, etc.)

16. Lessee shall not bum any trash or garbage of any kind in or about the Premises.

17. No residential uses, including, without limiting the generality of the foregoing, residing,
sleeping or cooking, are permitted on the Premises, or anywhere on the Project.
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18. SIGNAGE CRITERIA:

These criteria have been established for the purpose of assuring a uniform appearance of
the Sports Arena Square and for the mutual benefit of all tenants. Conformance will be
strictly enforced, and any installed non-conforming or unapproved signs must be brought
in conformance at the expense of the tenant.

A. GENERAL REOUIREMENTS

1. All signs shall be constructed and installed at Lessee's expense.
2. Lessee shall be responsible for the fulfillment of all requirements of these

criteria.

B. DOOR LETTERING

1. Each tenant shall be permitted to place upon each entrance of its demised
premises not more the 144 square inches of decal application lettering not
to exceed two inches in height, indicating hours of business, emergency
telephone numbers etc. Decal lettering must be white and is permitted
only on glass entrance doors.

2. Each tenant who has a non-customer receiving door may apply in location,
as directed by the Property Manager, in two inch high black letters, the
tenant's name and address.

C. GENERAL SPECIFICATIONS FOR OVERHEAD SIGN:

1. No audible signs will be permitted.

2. Sign copy will be restricted to company name only.

3. The sign must have a shape, design and color to be specified by the
Property Manager.

4. Placement of the sign and method of attachment to the building will be
directed by the Lessor or Property Manager.

5. Upon the removal of any sign all damage to the building must be repaired
at Lessee's expense.

6. Except a provided herein, no painting, advertising placards, banner,
pennants, names, insignia, trademarks or other descriptive materials shall
be affixed or maintained upon the glass panes or exterior walls of the
building. Any violating materials will be removed by Lessor or Property
Manager immediately and held III the possession of the Property Manager
for five (5) working days. After expiration of said five day period, if
Property Manager has not been contacted by Lessee, said material will be
destroyed.

PLEASE NOTE: ALL SIGNS MUST BE INSTALLED WITHIN THIRTY (30) DAYS OF
POSSESSION OF PREMISES BY LESSEE.

THIS ADDENDUM IS CONSIDERED A PART OF THE LEASE TO WHICH IT IS
ATTACHED.

P.\IOOO· HREAIFonnslMarkelinglRules· Retail DOC
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