CONSENT TO SUBLEASE AGREEMENT

The City of San Diego, a municipal corporation (CITY), as LESSOR under that certain Nonprofit
Lease entered into with

SHERMAN HEIGHTS COMMUNITY CENTER CORPORATION

As LESSEE and SUBLESSOR, dated July 17, 1992 and filed in the Office of the City Clerk as
Document No. RR-280330 (the MASTER LEASE), consents to that certain “Rental Contract
Sub-lease Agreement” (the SUBLEASE) between SUBLESSOR and

FAMILY HEALTH CENTERS OF SAN DIEGO

(SUBLESSEE) dated February 13, 2003, pursuant to Section 4.2, Assignment and Subletting, of
the MASTER LEASE. The SUBLEASE is for the non-exclusive use of office space at 2258
Island Avenue for a “Telehealth/Telemedicine Computer Center” providing internet access to
health related web sites and access to the central appointment system within Family Health
Centers of San Diego to the public. City’s consent to this SUBLEASE is subject to the following
conditions:

SUBORDINATION: The SUBLEASE shall be subordinate to the MASTER LEASE in all
respects. CITY approves the proposed use stated in the SUBLEASE. All terms and conditions
of the MASTER LEASE shall control and supersede any inconsistent or contrary provisions in
the SUBLEASE. CITY is not bound by any term or condition in the SUBLEASE which in any
way conflicts with or is additional to the provisions of the MASTER LEASE.

ASSIGNMENT AND SUBLETTING: SUBLESSEE shall not assign the SUBLEASE or sublet
the premises or any part thereof without the prior written consent of the LESSEE and the CITY.
An assignment by operation of law shall automatically terminate the SUBLEASE.

HOLD HARMI ESS: SUBLESSEE shall assume the defense, indemnify and hold harmless
LESSEE and CITY from all claims, expenses and liability of every nature, directly or indirectly
arising from, or alleged to have arisen from operations conducted on the leased premises, the
condition of the premises or from any act or omission of the SUBLESSEE, his agents and
invitees; provided, however, SUBLESSEE’S duty to indemnify and hold harmless shall not
include any claims or liability arising from the established active negligence, sole negligence, or
sole willful misconduct of the CITY, its agents, officers, or employees. :

INSURANCE: SUBLESSEE shall be insured by an insurance carrier acceptable to LESSEE and
CITY against loss from pubhc llabxhty arising from the use or condition of or operation
conducted on the leased premlses ’Mlmmum,ooyerage shall be One Million dollars ($1,000,000)
COMBINED SINGLE LIMIT, LIABEE}TY A copy “of the policy of insurance shall be filed with
the CITY and shall name "The Clty San Dlego:’as an additional insured. Said policy shall
specify that the policy may nét, be termmated altered or canceled without (30) thirty days prior
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written notice to CITY by the insurance company.

LEGAL PROCEEDING: Should it become necessary for LESSEE as SUBLESSOR or CITY as
LESSOR to commence legal proceedings to collect rent, to recover possession or enforce any
other proviston of the SUBLEASE, the prevailing party shall be entitled to an award of
reasonable legal costs, including court costs and attorney’s fees.

LESSOR:
THE CITY OF SAN DIEGO

Dated V-2¥-23 By 7/

for the City Manager

Dated Lfl/ 14 02

Title: exELoTIVE DIRECTOR

'SUBLESSOR AND LESSEE:
SHERMAN HEIGHTS COMMUNITY CENTER
CORPORATION :

Dated Lf/ / ‘f/ 02 By ? %%

Name: €4724A RUBALCABA KLin <
Title: gxecorive PiREcTOR

APPROVED AS TO FORM AND LEGALITY:
CASEY gWINN, City Attomey

Dated_ 4/ ’g_,gg/g 3 BM -

Deputy City Attorney

VEB/cdj
4/09/03

[AWPOQO00NBALOTSKY\CSA-FAMILY HEALTH CENTERS.wpd



HEnMAN Hricurs COMMUNITY CENTER

SHERMAN HEIGHTS COMMUNITY CENTER
Rental Contract Sub-lease Agreement
2258 Island Ave.

San Diego, CA 92102
(619) 232-5181
FAX (619) 232-5184 -

Sherman Heights Commuhity Center (SHCC) is available to all service

providers meeting the present and changing needs of the immediate
and adjacent communities of Sherman Heights. SHCC reserves the
right to cancel the . sub-lease agreement if the services :-become
unsuitable to the community .with a 60-day written: notlce to the
Tenant. Tenant may also terminate this agreement with 60 days
wrltten notice without penalty ,

SHCC CONTACT PERSON - Ms. Estela Rubalcaba Kiink

.:.‘;I'EENANT.: :F;nmlu lfﬁu/% f‘ml—o’s wf%n()rjm.

P CONDITIONS° | . _

| HOURS 5.0ff' ice access \mll be ﬂexible, per need or schedullng .

. . Normal . office hours and reception’ services are. provided
9:; 00am to 5 OOpm, Monday- Frlday

LIS

RENT: $175 00 per month for twenty-three months or $4, 025
' ~"00., Should it become necessary for Leasee or, City to

commence legal proceedings to collect rent, . .sublease

agrees to ' pay all legal cost |n oonnectlon wnth these
proceedmgs

*In additlon to the monthly charge, a one tlme assessment
fee of $310.00 on the part of the City of San Diego will be.
required, as in SHCC contract Iease with the Clty of San
Dlego. .

2260 ISLAND AVENUE ¢ SAN DIEGO, CALIFORNIA 92102 » (619) 232-5181 FAX (619) 2325184
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SHERMAN HEIGHTS COMMUNITY CENTER
Rental Contract Sub-lease Agreement

INSURANCE:

A certificate of insurance with certificate holder as
additionally insured in addition to the City of San Diego.

HOLD HARMLESS:

TERM:

- PHONES:

COPIER:

WALLS:

Sub-lease shall assume the defense of, and save harmless
Lease and City from all claims, expenses, and liability of
every nature, directly or indirectly arising from operations
conducted on the leased premises or from any act or
omission of Sub-lease, its agents, and invitees.

The term of this agreement shail))e from
Through _Mpaembey 30, 2004.

~ You are requested to set up your phone finesystem.

Cost @ $.05 each copy. A request form needs to be filled
out and office staff will make copies. At the end of each

month, the total of copies for that month will be billed to
you. '

In the Historic Haines House (Yeliow House) hanging of
boards, pictures, etc. need to be done only with metal
brads secured and suspended from molding. In the new

building, no tape, tacks pins, etc. Are permitted. Bulletin
boards are recommended for postings.
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SHERMAN HEIGHTS COMMUNITY CENTER
Rental Contract Sub-lease Agreement

KEYS: One key provided to each Tenant., No extra copies are to
be made without permission of SHCC staff contact person.
Tenant will cover fee for replacement of lost key.

SERVICES:
' Utilities, maintenance of the office space, and trash
‘ collection are included in the services provided by SHCC,
except where specified. .

OFFICE

SPACE: Based on the availability of space at the SHCC, staff will
assign your office space.

Grand Ball/ Grandballroom and Hall use will be available upon no )
Hall use: other scheduling. There will be free of charge but there will
be a fee assessed and billed to your organization regarding

staff time. This is due to liability and maintenance
requirements.

" DRUG FREE - T
WORKPLACE: ‘
The Sherman Heights Community Center is in keeping with
the Federal Guideline, which is to ensure jts workplace

remains free from any type of possessed, or use of illegal
drugs.”

© OTHER:-Tamily V\(&U Hy CCFH’US of, gafl ,hﬂ@agrees to add City of San Diego

and the SHCC as an additi‘tﬁal, named insured under —
existing liability insurance policy
and will forward a copy of this policy within 30 days of
signing of this agreement.

Itis hereby agreed that —vamily Hraith Conters of Sun Dieao

will rent the space described above, comply with these conditions, and
provide services to the Sherman Heights Community.
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SHERMAN HEIGHTS COMMUNITY CENTER
Rental Contract Sub-lease Agreement.

Title of przzram (s) and summary of service or services:

RleheaH) [Ttlemediiae Computer zenter 2IovidES _inteyned
ducsS 10 Health veloted 4pls fes. Alio groddeS decess 4o

cetita . apipitments withm clinie s om . -

Hours: 20 Days of service per week: Uciadh /e

By signing this document the parties involved agree to abide by the
procedures of the Sherman Heights Community Center, and these
conditions.




SHERMAN HEIGHTS COMMUNITY CENTER
“Rental Contract Sub-lease Agreement
2258 Island Ave.

San Diego, CA 92102
(619) 232-5181

Sherman Heights Community Center (SHCC) is available to all
service providers meeting the present and changing needs of the
immediate and adjacent communities of Sherman Heights. SHCC
reserves the right to cancel the sub-lease agreement if the
services become unsuitable to the community with a 60 day
written notice to the Tenant. Tenant may also terminate this
agreement with 60 days written notice without penalty.

SHCC CONTACT PERSON: Ms. Estela Rubalcaba Klink

TENANT: Barrio Station

2175 Newton Avenue
San Diego, CA 92113

Contact person: __Rachael Ortiz, Executive Director

CONDITIONS:

HOURS: - Office access will be flexible, per need or scheduling.
Normal office hours and reception services are provi-
ded 9:00am to 5:00pm, Monday - Friday.

RENT:  $250.00 per month, payable by the S5th, atherwise late
fee will be charged. Should it become necessary for
Leasee or City to commence legal proceedings to
collect rent, subleasee agrees to pay all legal cost in
connection with these proceedings.

INSURANCE:
A certifiate of insurance with certificate holder as
additionaly insuranced in addition to the City of San
Diego.

2260 ISLAND AVENUE . SANDIEGO . CALIFORNIA . 92102 . (619) ZSZl-SIBI
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SHERMAN HEIGHTS COMMUNITY CENTER
Rental Contract Sub-lease Agreement

HOLD HARMLESS:

TERHM:

PHONES:

COPIER:

WALLS:

KEYS:

Subleasee shall assume the defense of, and save
harmless Leasee, and City from all claims, expenses,
and liability of every nature, directly or indirectly
arising from operations conducted on the leased
premises or from any act or omision of Subleasee, its
agents, and invitees.

The term of this agreement shall be from_iuly 1. 1995
------------------ -through__June 30, 1996

Phone and answering system provided. Tenant will
log and pay for all long distance calls, due on the last

‘'day of the month following receipt of the bill.

Cost @ $.05 each- At end of month, we will total
copies made during the month, and bill you.

Historic Haines House hanging of boards, pictures, etc.
to be done only with metal brads secured and suspen-
ded from molding. New building, no tape, tacks, pins,
etc. are permitted.

One key provided to Tenant. No copies to be made with
out express permission of SHCC staff contact person.
Tenant to pay for replacement key, if lost.
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SHERMAN HEIGHTS COMMUNITY CENTER
Rental Contract Sub-lease Agreement

SERVICES:
Utilities, maintenance of the office space, and trash
collection are included in the services provided by
SHCC, except where specified.

OFFICE _

SPACE: ' In New Building, available room will be assigned with
RM #.

DRUG FREE

WORKPLACE:
The Sherman Heights Community Center is in keeping
with the Federal Guideline which is to ensure its
workplace remains free form any type of possessed,
or use of “illegal drugs-”.

OTHER:  Barrio station agrees to add City of San Diego and
the SHCC as an additional, named insured under _XXxXXxx
Barrio Station existing liability insurance

policy and will forward a copy of this policy within
30 days of signing this agreement.

It is hereby agreed that_Barrio station

will rent the space described above, comply with these
conditions, and provide services to the Sherman Heights
Community.
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SHERMAN HEIGHTS COMMUNITY CENTER
Rental Contract Sub-lease Agreement.

Title of program(s) and summary of service:_street Alternative &
Resources (STAR)is a group violence prevention and intervention program
serving boys ages 8 to 24 years.

By signing this document the parties involved agree to abide by
the procedures of the Sherman Heights Community Center, and
these conditions.

Signature: &MW _

DateJuly 1, 1995

Signature:

SHCC Executive Director
Date




CERTIFICATE OF INSURANCE:

RECEIVED
S/

CSR RK 06/27/95

PRODUCER

[
Teague Insurance Agency, Inc. I
. |
5550 Baltimore Dr. Suite 100 |
La Mega, CA  femeceeans
91942

pHONE619-464-6851

INSURED

Barrio Station [
2175 Newton Ave. [
San Diego CA
92113

» COVERAGES <

THIS CERTIFICATE 15 ISSUED AS A MATTER OF INFORMATION ONLY AND I
CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS CERTIFICATE I
DOES NOT AMEND, EXTEND GR ALTER THE COVERAGE AFFORDED BY THE |
POLICIES BELOW. B

COMPANIES AFFORDING COVERAGE |

COMPANY LETTER A

First National Insurance Co.

PERICD INDICATED. NOTWITHSTANDING ANY REQUIREMENT,
WHICH THIS CERTIFICATE MAY BE ISSUED OR MAY PERTAIN,
ALL TERMS, EXCLUSICNS,

LTR|

|
| GENERAL LIABILITY

A| G COMMERCIAL GEN LIABILITY CP7754878B
[ ) cuamvs mapeE ([ X) occ.

[ ] OWNERS'S & CONTRACTOR'S
PROTECTIVE

ANY AUTO

ALL OWNED AUTCS
SCHEDULED AUTOS
HIRED AUTOS
NON-QWNED AUTOS
GARAGE LIABILITY

] UMBRELLA FORM
1 OTHER THAN UMBRELLA FORM

WORKERS' COMP
AND
EMPLOYERS’ LIAB

DESCRIPTION OF OPERATIONS/LOCATIONS/VEHICLES/SPECIAL ITEMS

1200 3rd Ave.,
San Diego CA
92101

_ACORD 25-8 (7/90)

THIS IS TO CERTIFY THAT POLICIES OF INSURANCE LISTED BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY

TERM OR CONDITICN QF ANY CONTRACT OR QTHER DOCUMENT WITH RESPECT TO |
THE INSURANCE AFFORDED BY THE POLICIES DESCRIBED HEREIN IS SUBJECT TO |
AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS. |

AUTHORIZED REPRESENTATIVE

Rolf Haas

POLICY EFF | POLICY EXP | LIMITS [
DATE | DATE | - = |
"""""""" | s, e 1, 000,000
07/01/95 |07/01/96 |mon-compror s, 11,000,000
i o 600,000,

oo e 1170007 000

|--ecmmmemonemeaes |-=mmmmmmemeeee

| FIRE DAMAGE | I

| {ANY ONE FIRE) 50,000 |

hao. s LT }

| (avx one pERsow) |5, 000 i
""""""""""""""" S —— R VY Y
[ =om e o e [<remeeeene 1

07/01/95 |07/01/96 |BopILY INJURY i

| {PER PERSON)
|BODILY INJURY
| {BER ACCIDENT)

| EACH ACCIDENT
| DISEASE-POL. LIMIT
|DISEASE-EACH EMP,

! I
| |
| PROPERTY OPERATIONS AS SCHEDULED IN MASTER POLICY |
| ADDITIONAL INSURED. *10 day notice fornnon-paym
|» CERTIFICATE HOLDER <=====ame==== R waem=us> CANCELLATION <==== - ; !
| ~ SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE THE EX- |
I, ] = PIRATION DATE THEREOF, THE ISSUING COMPANY WILL ENDEAVOR TO MAIL |
| City of San Diego = DAYS WRITTEN NOTICE TO THE CERTIFICATE HOLDER NAMED TO THE LEFT,” BUT |
| Property Dept. Securitg Plaza - FPAILURE TO MAIL SUCH NOTICE SHALL IMPOSE NO OBLIGATION OR LIABILITY OF |
| Mail Station #61A- 25165 . Clerk = ANY KIND UPON THE COMPANY, ITS AGENTS OR REPRESENTATIVES. |
I

'I
I
!

el



SHERMAN HEIGHTS COMMUNITY CENTER

HOST AGENCIES THAT RENT OFFICE SPACE:
1. Neighborood House Association's Headstart

2. Barrio Station's
Project Star

3. Women, Infants, and Children
WIC (2 spaces)

4. Colaborativo SABER

S. Logan Heights Family Health Center

2260 ISLAND AVENUE . SAN DIEGO . CALIFORNIA . 92102 . (619) 232.-85181
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Other Agencies that use Centr without Office Rental Space:

2.

10.

1.

12.

YMCA Pryde Program

GOLD Program
“Grandparents Offering Love and Direction” McKellerster Inst.

Environmental Health Coalition.
San Diego Youth and Community Serices.
Healthy Senors Program

San Diego Community Colleges Cesar Chavez Adult
Continuation School

Kids At Heart

. Creative Ministeries

. Comprehensive Health Department

DANZA AZTECA
BALLET FOLKLORICO DE AZTLAN

UCSD -University of California San Diego.



9.6 Schedule of Rates & Charges.

The Sherman Heights Community Center Corporation, Inc., has "guest”
agencies currently working out of our facility. These "guest” agencies
provide services to the surrounding neighborhoods. These services have
been recognized to be important, both intuitively as well as from the
results of a Needs Assessment completed back in 1994,

In the beginning years of the SHCCC agencies have been using the
Community Center's faciltity without charge. The Board of Directors has
stipulated that some charge should be requested of these "guest” agencies
once the corporation as moved over to the restored Haines House, and into
Center the New Facility. The purpose in this decision as to assist the
Sherman Center defray operting costs which are mounting at an alarming
rate. Consequently, the following rate schedule, although tentative, is a
starting point for decision.

1. $150.00 per month for agencies asking to use the facility,
housing only one staff person part time (less than 20 hours
per week).

2. $250.00 per month for agencies asking to use the facility,
housing more than one staff person full time (multiple staff
persons more than 40 hours per week).

3. Free to those agencies wishing to use the facility intermittently
for meetings, counselling sessions, and so on.
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STANDARD OFFICE LEASE—GROSS

AMERICAN INDUSTRIAL REAL ESTATE ASSOCIATION

LA

1. Basic Lease Provisions | Basic Lease Provisions
.
19 22 |

11 Parties: Ilus Lease daled. lor reference purposes only, January 3
15 made by and belween Sherman Heights Community Center
Neighborhood House Assoclation

Sherman Heights Head Start

therein called “Lessor™) and

doing business under the name of {herein called "Lessee’).

1.2 Premises: Suile Numberis) 109,111,113-120, 127-]1;%)%5. consisting of approximately 3855 feet. more or less, as
delined in paragraph 2 and as shown on Exhibit "A” herelo (the "Premises").

1.3 Building: Commonly described as being located at __ 2258 Island Avenue

in the City ol ‘ San Diego
County of San Diego
State of California . as more particularly described in Exhibit A hereto, and as defined in paragraph 2.

14 use: Child Care Facility and General Offices for a Head Start Program

. subject to paragraph 6.

15 Term: __Five Years commencing __September 1, 1994 ("Commencement Date"}
and ending August 30, 1999 as delined in paragraph 3.
1.6 Base Rent: Iwenty One Hundred & Nine ($2109.00) _ _ per month, payable onthe 1St day ol each month.
per paragraph 4.1 3855 Sq. Ft. @ .50¢ = $1928.00 (Demised Premises)
3016 Sq. Fr. @ .06¢ = 181.00 (Playpground Area)
1.7 Base Rent Increase: On _oeptember L, 1995 the monthly Base Rent payabie under

paragraph 1.6 above shall be adjusted as provided in paragraph 4.3 below.
1.8 Rent Paid Upon Execution: ___First Month ($2109.00)
for September, 1994
1.9 Security Deposit: Last Month ($2109.00)
30

1.10 Lessee’s Share of Operating Expense Increase: % as defined in paragraph 4.2.

2. Premises, Parking and Common Areas.

2.1 Premises: The Premises are a portion of a building, herein sometimes relerred to as the "Building” identified in paragraph 1.3 of the Basic
Lease Provisions. "Building™ shall include acjacent parking structures used in connection lherewith. The Premises, the Building, the Common Areas,
the land upon which the same are located. along with all other buildings and improvements thereon or thereunder, are herein collectively referred to
as the "CHice Building Project.” Lessor hereby leases to Lessee and Lessee leases from Lessor for the term, at the rental, and upon all of the conditions
set forth herein, the real property referred to in the Basic Lease Provisions, paragraph 1.2, as the "Premises.’ including rights to the Common Areas as
hereinafter specified. .

2.2 Vehicle Parking: So long as Lessee 1s not in default, and subject to the rules and regulations attached hereto, and as established by Lessor
from time to time, Lessee shall be entitled to rent and use 6B parking spaces in the Office Building Project at the monthly rate applicable from
time to time for monthly parking as set by Lessaor and/or its ficensee. . :

2.2.1 Il Lessee commits, permits or a2llows any ol the prohibited activilies described in the Lease or the rules then in effect, then Lessor shall
have the right, without notice, in addition to such other rights and remedies that it may have. lo remove or law away the vehicle involved and charge
the cost to Lessee, which cost shall be immediately payable upon demand by Lessor.

2.2.2 The monthly parking rate per parking space will be $ —-0- : ‘per month at the commencement of the term of this Lease.
and is subject to change upon five (5) days prior written notice to Lessee. Monthly parking lees shall be payable one month in advance prior to the
first day of each_calendar month.

2.3 Common Areas—Definition. The term “Common Areas” is defined as all areas and !acilities outside the Premises and within the exterior
boundary line of the Office Building Project that are provided and designated by the Lessor from time to time for the general non-exclusive use of
Lessor,Lessee and of other lessees of the Office Building Project and their respective employees, suppliers, shippers, customers and invitees, including
but not limited to common entrances, lobbies. corridors, stairways and stairwells, public restrooms, elevators, escalators, parking areas to the extent
not otherwise prohibited by this Lease. loading and unioading areas, trash areas, roadways, sidewalks, walkways, parkways, ramps, driveways, land-
scaped areas and decorative walls. o

2.4 Common Areas—Rules and Regulations. Lessee agrees to abide by and coniorm’to the rules and regulations attached hereto as Exhibit 8
with respect to the Office Building Project and Common Areas, and to cause its employees, suppliers, shippers, customers, and invitees lo so abide
and conform. 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 modily, amend and enforce said rules and regulations. Lessor shall not be responsible to Lessee for the non-
compliance with said rules and regulations by other lessees, their agents, employees-and invitees ol the Office Building Project,

2.5 Common Areas—Changes. Lessor shall have the right, in Lessor's sole discration, {rom time to time:

(a) To make changes to the Building interior and exterior and Common Areas, including, without limitation, changes in the location, size, shape,
number, and appearance thereof, including bul not fimited to the lobbies, windows, stairways, air shafts, elevators, escalators, restrooms, driveways,
entrances, parking spaces, parking areas, loading and unloading areas, ingress, egress, direction ot traffic, decorative walls, landscaped areas and
walkways; provided, however, Lessor shall at all times provide the parking facilities required.by applicable law;

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

{c) To designate other iand and improvements outside the boundaries of the Otfice Building Project to be a part of the Common Areas, provided
that such other land and improvements have a reasonable and functional relationship to the Office Building Project;

{d) To add addilional buildings and improvements to the Common Areas:

{e) To use the Common Areas while engaged in making additional improvements, repairs or alterations lo the Oftice Building Project, or any
portion thereof;

{N To do and perform such other acts and make such other changes in, to or with respect to the Common Areas and Ofiice Building Project
as Lessor may, in the exercise of sound business judgment deem to be appropriate.

3. Term. .
3.1 Term. The term and Commencement Date of this Lease shall be as specified in paragraph 1.5 of the Basic Lease Provisions.

3.2 Delay in Possession. Notwithstanding said Commencement Date, if for any reason Lessor cannot deliver possession ol the Premises to Lessee
on said dalte and subject lo paragraph 3.2.2. Lessor shall not be subject to any liability therefor, nor shall such failure affect the validity of this Lease or
the obligat.ons of Lessee hereunder or extend the term hereof; but, in such case, Lessee shall not be obligated to pay rent or perform any other obli-
gation of Lessee under the terms of this Lease, except as may be otherwise provided in this Lease, until possession of the Premises is tendered to
Lessee, as hereinalter defined; provided, however, that it Lessor shall not have delivered possession of lhe Premises within sixiy (60) days following -
said Commencement Dale. as the same may be extended under the terms of a Work Letter executed by Lessor and Lessee, Lessee may, at Le7ee‘s

< 1984 American Industrial Real Estate Association FULL SERVICE-GROSS ' . —
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option. by notice 1n wiiting to Lessor within ten (10) days thereater. cancel this Lease, in which event the parties shail be discharged from all
nbligations hereunder: provided. however, that, as o Lessee’s obligations, Lessee lirst reimburses Lessor for all costs incurred for Non - Standard
Impravements and, as lo Lessor’s obligations. Lessor shall return any money previously deposited by Lessee (less any ofisets due Lessor lor Non-

Stanaard Improvements): and provioed turther. that if such written notice by Lessee 1s not recewved by Lessor within said ten (10) day period, Lessee’s
right to cancel this Lease hereunder shall ferminate and be of no turther force or effect.

3.2.1 Possession Tendered—Defined. Possession of the Premises shall be deemed lendered to Lessee (" Tender of Possession’) when {1) the
'mprovements to be provided by Lessor under this Lease are substantially completed. (2} the Building utilities are ready lor use in the Premises,
(J) Lessee hasreasonable access (o the Premises, and (4) ten (10) days shall have expired following advance written notice to Lessee of the occurrence
of the matters oescribed in (1), {2) and (3). above of this paragraph 3.2.1.

3.2.2 Delays Caused by Lessee, There shall be no abatement of rent, and the sixty {(60) day period following the Commencement Date before
which Lessee s right to cancel this Lease accrues under naragraph 3.2, shall be deemed extenaed to the extent of any delays caused by acts or
omissions of Lessee, Lessee s agents, employees and contractors.

3.3 Early Possession. Il Lessee occupies the Premises prior 10 said Commencement Date, such occupancy shall be subject to alt provisions of this
Lease, such occupancy shaill not cnange the termination gate, and Lessee shall pay rent lor such occupancy.

3.4 Uncertain Commencement. In the event commencement of the Lease term is defined as the completion of the improvements. Lessee and
Lessor shall execute an amendment to this Lease establishing the date of Tender of Possession tas delined in paragraph 3.2.1) or the actual taking of
possession by Lessee, whichever lirst occurs, as the Commencement Date.

4. Rent [V,

4.1 Base Rent. Subject to adjustment as hereinafter provided in paragraph 4.3, and except as may be otherwise expressly provided in this Lease,
Lessee shall pay to Lessor the Base Rent for the Premises set forth in paragraph 1.6 of the Basic Lease Provisions, without ofiset or deduction. Lessee
shall pay Lessor upon execution hereot the advance Base Rent described in paragraph 1.8 of the Basic Lease Provisions. Rent for any period during
Ihe term hereo! which is for less than one month shall be prorated based upon the actual number of days of the catendar month involved. Rent shall
be payable in lawiul money of the United States to Lessor at the address stated herein or to such other persons or al such other places as Lessor
may designate in writing. *See Page 10

4.2 Operating Expense Increase. Lessee shall pay to Lessor during the term hereol, in addition to the Base Rent, Lessee’s Share, as hereinafter
defined. of the amount by which all Operating Expenses, as hereinafter defined, for each Comparison Year exceeds the amount of all Opgratlng
Expenses lor the Base Year, such excess being hereinafter referred to as the “Operating Expense increase,’ in accordance with the following provisions:

(a) "Lessee’s Share" is defined, for purposes of this Lease, as the percentage set forth in paragraph 1.10 of the Basic Lease Provisions, which
percentage has been determined by dividing the approximate square footage of the Premises by the totalt approximate square footage of the rentable
space contained in the Office Building Project. It is understood and agreed thal the square footage figures set forth in the Basic Lease Provisions are
approximaticns which Lessor and Lessee agree are reasonable and shall not be subiject to revision except in connection with an actual change in the
size of the Premises or a change in the space available for tease in the Office Building Project.

(b) "Base Year" is defined as the calendar year in which the Lease term commences,

(c} "Comparison Year" is defined as each calendar year during the term of this Lease subsequent to the Base Year: provided, however, Lessee
shall have no obligation to pay a share of the Operaling Expense increase applicable to the first tweive (12) months of the Lease Term {other than such
as are mandated by a governmental authority, as to which government mandated expenses Lessee shall pay Lessee’s Share, notwithstanding they
occur during the first twelve (12) months). Lessee’s Share of the Operating Expense increase for the first and last Comparison Years ol the Lease
Term shall be prorated according to that portion of such Comparison Year as 1o which Lessee is responsible for a share of such increase.

(d)f"ODeraling Expenses"” is defined. for purposes of this Lease, to include all costs, if any.incurred by Lessor in the exercise ol its reasonable
discretion, for:

(i) The operation. repair, maintenance. and replacement, in neat, clean, sale. good order and condition, of the Office Building Project,
including but not limited to, the following:

(aa) The Common Areas, including their surlaces. coverings, decoralive items, carpets. drapes and window coverings, and including
parking areas, loading and unloading areas, trash areas, roadways, sidewalks, walkways, stairways, parkways, driveways, landscaped areas, striping,
bumpers, irrigation systems, Common Area lighting facilities. building exteriors and roofs, fences and gates:

(bb) All heating, air conditioning, plumbing, electrical systems, life safety equipment. telecommunication and othes equipment used in
common by, or for the benefit of, lessees or occupants of the Office Building Project. including elevators and escalators, tenant directories, fire detection
systems including sprinkler system maintenance and repair. ’

(i) Trash disposal, janitorial and security services:

(iii} Any other service to be provided by Lessor that is elsewhere in this Lease stated 1o be an “Operating Expense”;

(iv) The cost of the premiums for the liability and property insurance policies 1o be maintained by Lessor under paragraph 8 hereof;
(v The amount of the real property taxes to be paid by Lessor under paragraph 10.1 hereof;

(vi} The cosl ol water. sewer, gas, electricity. and other publicly mandated services to the Office Building Project:

(vil) Labor, salaries and applicable fringe benelits and costs, materials. supplies and tools, used in maintaining and/or cieaning the Office
Building Project and accounting and a management lee altributable to the operation of the Otfice Building Project;

{vili) Replacing and/or adding improvements mandated by any governmental agency and any repairs or removals necessilated thereby
amortized over its uselul lite according to Federal income tax reguiations or guidelines for depreciation thereof (including interest on the unamortized
balance as is then reasonable in the judgment of Lessor’s accountants);

(ix) Replacements of equipment or improvements that have a useful life for depreciation purposes according 1o Federal income tax
guidelines ot five (5) years or less, as amortized over such lile

(e) Operating Expenses shall not include the costs ot replacements of equipment or improvements that have a uselul life for Federal income
lax purposes in excess of five (5) years unless it is of the type described in paragraph 4.2(d){viii), in which case their cost shatl be included as above
provided.

{f) Operaling Expenses shali notinclude any expenses paid by any lessee directly to third parties, or as to which Lessor is atherwise reimbursed
by any third party, other tenant, or by insurance proceeds.

(g) Lessee’s Share of Operating Expense Increase shall be payable by Lessee wilhin len (10) days afier a reasonably detailed statement o!
actual expenses is presented to Lessee by Lessor. At Lessor's option, however, an amount may be estimated by Lessor from time to time in advance
of Lessee’s Share of the Operaling Expense Increase for any Comparison Year, and the same shall be payable monthly or guarterly, as Lessor shall
designate. during each Comparison Year of the Lease term, on the same day as the Base Rent is due hereunder. In the event that Lessee pays
Lessor's estimate ol Lessee’s Share of Operaling Expense increase as aforesaid, Lessor shali deliver to Lessee within sixty (60) days after the expiration
ol each Comparison Year a reasonably detailed statement showing Lessee’s Share of the actual Operating Expense Increase incurred during such
year. || Lessee's payments under this paragraph 4.2(g) during said Comparison Year exceed Lessee's Share as indicated on said statement, Lessee
shall be entitled to credit the amount ot such overpayment against Lessee’s Share of Operating Expense Increase next falling due. If Lessee's payments
under this paragraph during said Comparison Year were less than Lessee’s Share asindicated on said statement, Lessee shall payto Lessor the amount
of the deficiency within ten (10) days after delivery by Lessor to Lessee of said statement. Lessor and Lessee shall forthwith adjust between them by
cash payment any balance determined to exist with respect to that portion of the last Comparison Year tor which Lessee is responsibte as tc Operating
Expense increases, notwithstanding that the Lease term may have terminated before the end of such Comparison Year.

4.3 Rent increase, *See Page 10

HH—AHh&Qiﬂ!ee-ea-ferih-iﬂ-naregram%e-Besi&hease'Ffoﬁsiﬁﬂsﬂhe-momMyﬁsse-Renfﬂeveble-uﬂdeﬁﬂﬁregmbwesr‘
shall be adjusted by the increase, it any, in the Consumer Price index of the Bureau of Labor Statistics of the Department ) T Al Urban
Consumers, (1367=100), "Ail tems.’ for the city nearest the location of the Building, herein referred to as “C.P.L.. si ate of this Lease.

4.3.2 The monthly Base Rent payabte pursuant to paragraph 4.3.1 shali be calcu ows: the Base Rent payabie for the first month of
the term of this Lease, as set forth in paragraph 4.1 of this Leaseajgg_ﬁdggmumm y a fraction the numerator of which shall be the C.Pl. of the
calendar month during which the adjustment is to take effect,.an enominator of which shall be the C Pt for the calendar month in which the
original Lease term commences. The sum so ated Shall constilute the new monthly Base Rent hereunder, but, in no event, shall such new monthly

Base Rent be less than the B } e Rent-pavatle for the month immediately preceding the dale tor the rent adjustment.
Wﬁoompilmion-endlor—aublicalion-ol-the-Gr.P.l-.-shaH be transierred to any-other-governmental-department-or-burear or
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and Lesseecanno on such alternative index, then the matter shall be submitted for decision to the American Arbitration Association 1n the
County 1in wmich the Premise ‘are~leca.laqﬂ1a;rg%rdance with the then rules ol said asspciation and the decision of the arbitrators shall be binding

upen the narties. notwithstanding one parly -+e-anneas after due naotice of the proceeding. The cost of said Arbitrators shatl be patd equally
by Lessor ang Lessee. E\U

4 3.4 Lessee shall continue to pay the rent at the rate previously in effect untifthe-in eage. I any.is delermined. Within five (5) days following
Ihe date on which the increase is delermined, Lessee shall make such payment to Lessor as will brin d rental current, commencing with
the eflective date of such increase through the date of any rental instalments then due. Therealter the rental shall be MHWI:.

435 Atsuchtime asthe amount of any change in rental required by this Lease is known or getermined. Lessor and Lessee shall exetnte-an..
‘rmendment-to-this-tease-getting{erh-aueh-ohange:

$. Security Deposit. Lessee shall deposit with Lessor upon execution hereet the security deposit set torth in paragraph 1.9 of the Basic Lease
Provisions as secutily for Lessee's faithful performance ot Lessee’s obligations hereunder, If Lessee (ails 1o pay rent or olher charges due hereunder.
ot otherwise defaults with respect to any provision of this Lease, Lessor may use, apply ot retain all o1 any portion ol said deposit for the payment of
any cent or other charge in default for the payment ol any other sum to which Lessor may become obligated by reason ol Lessee's delault, or to
ccmoensate Lessor lor any loss or damage which Lessor may suffer thereby. i Lessor so uses or applies all or any portion of said deposil, Lessee
shall within ten (10} days after written demand therefor deposit cash with Lessor in an amount sullicient to restore said deposit to the full amount
then required of Lessee. If the monthly Base Rent shall. lrom time to time, increase during the term of lhis Lease. Lessee shall, at the time of such
ncrease, deposit with Lessor additional money as a security deposit so that the total amount of the security deposit held by Lessor shall at all times
bear the same proportion 1o the then current Base Rent as the initial security deposit bears to the initial Base Rent set forth in paragraph 1.6 of the
Basicl.ease Provisions. Lessor shall not be required to keep said security deposit separate from its general accounts. lf Lessee performs all of Lessee's
obligations hereunder. said deposit, or so much thereof as has not heretolore been applied by Lessor. shail be returned. without payment ol interest
of other increment for its use, lo Lessee (or, at Lessor’s option, to the last assignee. if any, of Lessee's interest hereunder) at the expiration of the term
hereol, and alter Lessee has vacated the Premises. No trust relationship is created herein between Lessor and Lessee with respect to said Security
Deposit.

6. Use.

6.1 Use. The Premises shall be used and eccupied only for the purpose sel forth in paragraph 1.4 ol the Basic Lease Provisions or any other use
which is reasonably comparable to that use and for no other purpose. ’

6.2 Compliance with Law

(a) Lessor warrants to Lessee that the Premises, in the state existing on the dale that the Lease term commences, but without regard to altera-
tions or improvements made by Lessee or the use for which Lessee will occupy the Premises, does not violate any covenants or restrictions of record.
or any applicable building code, regulation or ordinance in effect on such Lease term Commencement Date. In the event it is determined that this
warranty has been viclated, then it shall be the obligalion of the Lessor, alter written notice from Lessee. to promply, at Lessor's sole cost and expense,
rectity any such violation.

(b} Except as provided in paragraph 6.2(a) Lessee shall, at Lessee’s expense, promptly comply with all applicable statutes, ordinances, rules.
regulations. orders, covenants and restrictions of record, and requirements of any fire insurance underwriters or rating bureaus, now in effect or
which may hereafter come into effect, whether or not they reflect a change in policy from that now existing, during the term or any part of the term
hereol. relating in any manner to the Premises and the occupation and use by Lessee of the Premises, Lessee shail conduct its business in a tawful
manner and shall not use or permit the use of the Premises or the Common Areas in any manner that will tend to create waste or a nuisance or shall
tend to disturb other occupants of the Office Building Project.

6.3 Condition of Premises.

{a) Lessor shalt deliver the Premises to Lessee in a clean cendilion on the Lease Commencrinen| Dale tunless Lesseeis already in possession)
and Lessor warrants to Lessee that the plumbing, lighting, arr conditioning, and heating syslem in the Premises shall be in good operating condition.
inthe event that it is determined that this warranty has been violated. then it shall be the abligation of Lessor, after receipt of written notice from Lessee
setting forth with specificity the nature of the violalion. to promptly, at Lessor's sole cost, rectily such vioiation.

(b) Except as otherwise provided in this Lease, Lessee hereby accepts the Premises and the Otfice Building Project in their condition existing
as of the Lease Commencement Date or the date that Lessee takes possession of the Premises, whichever is earlier, subject to all applicable zoning,
municipal, county and state laws, ordinances and regulations governing and regulating the use of the Premises. and any easements, covenants or
restrictions ol record, and accepts this Lease subject therelo and lo all mallers disciosed thereby and by any exhibits attached herelo. Lessee
acknowledges that it has satisfied itsell by its own independent investigalion that the Premises are syilable for its intended use, and that neither Lessor
nor Lessor’s agent or agents has made any representalion or warranty as to the present or future surtabitity of the Premises, Common Areas, or Oifice
Buitding Project for the conduct of Lessee’s business.

7. Maintenance, Repairs, Alterations and Common Area Services.

7.1 Lessor's Obligations. Lessor shall keep the Ofice Building Project. including the Premises. interior and exterior walls, rool, and common areas,
and the equipment whether used exciusively for the Premises or in commaon with other premises. in good condition and repair: provided. however,
Lessor shall not be obligated to paint, repair or replace wall coverings, or to repair or reptace any improvements that are not ordinarily a part of the
Building or are above then Building standards. Excepl as provided in paragraph 9.5, there shall be no abalement of rent or liability of Lessee on
account of any injury or interference with Lessee’s business wilh respect 10 any improvements. alterations or repairs made by Lessor to the Office
Building Project or any part thereol. Lessee expressly waives the benelits of any statute now or herealter in elfect which would otherwise afford Lessee
the right o make repairs at Lessor's expense or o terminale this Lease because of Lessor's failure lo keep the Premises in good order, condition
and repair,

7.2 Lessee's Obligations.

(a) Notwithstanding Lessor's obligation lo keep the Premises in good condition and repair, Lessee shail be responsible for payment of the
cost thereof to Lessor as addilional rent for that portion of the cost of any maintenance and repair of the Premises, or any equipment (wherever located)
that serves only Lessee or the Premises, to the extent such cost is attributabte to causes beyond normal wear and tear. Lessee shall be responsible
for the cost of painting, repairing or reptacing wall coverings, and to repair or replace any Premises improvements that are not ordinarily a part of the
Building or that are above then Building standards. Lessor may, at its option, upon reascnabte notice, elect to have Lessee perform any particular
such maintenance or repairs the cost of which is olherwise Lessee's responsibility hereunder.

(b) On the last day of the term hareof, or on any sooner termination, Lessee shall surrender the Premises to Lessor in the same condition as
received, ordinary wear and tear excepted. clean and iree of debris. Any damage or delerioration of the Prenuses shall nol be deemed ordinary wear
and tear if the same could have been prevented by good mainlenance practices by Lessee. Lessee shall repair any damage (0 the Premises occasioned
by the inslallation or removal of Lessee's trade fixtures. alterations, furnishings and equipment. Except as otherwise stated in this Lease, Lessee shall
leave the air lines, power panels. elecirical distribution systems. lighting fixtures, air conditioning, window coverings. wall coverings, carpets, wall
panelling, ceitings and plumbing on the Premises and in good operating condition.

7.3 Alterations and Additions.

(A} Lessee shall not, without Lessor's prior written consent make any alleralions, improvements, additions, Ulitity Installations or repairsin, on
or about the Premises, or the Office Building Project. As used in this paragraph 7.3 the term “Ulility Installation” shall mean carpeling, window and
wall coverings, power panels. electrical distribution systems, lighting lixtures. air conditioning, plumbing, and tetephone and telecommunication wiring
and equipment, Al the expiralion of the term, Lessor may require the removal of any or all of said alterations. improvements, additions or Utility
Installations, and the restoration of the Premises and the Office Building Project to their prior condition, at Lessee's expense, Should Lessor permit
l.essee to make its own allerations, improvements, additions or Utility Installations, Lessee shall use only such contractor as has been expressty
approved by Lessor, and Lessor may require Lessee to provide Lessor, at LLessee’s sole cost and expense, a lien and completion bond in an amount
equal 10 one and one-hall times the estimated cost of such improvements. lo insure Lessor against any liability for mechanic’s and materialimen’s
liens and to insure completion of the work. Should Lessee make any alterations. improvements, additions or Wility Instailations without the prior
approval ol Lessor, or use a contractor nol expressly approved by Lessor, Lessor may. al any time during the term of this Lease, require that Lessee
remove any part or all of the same.

(b} Any alterations, improvements, additions or Ulility installations in or about the Premises or the Olfice Building Project that Lessee shall
desire to make shail be presented o Lessor in written form, with proposed delailed plans. If Lessor shall give ils consent to Lessee’s making such
alleration. improvement, addition or Utility Installation. the consent shall be deemed conditioned upon Lessee acquiring a permit to do so from the
applicable governmental agencies, furnishing a copy thereol to Lessor prior to the commencement of the work, and compliance by Lessee with all
conditions of said permit in a prompt and expeditious manner,

{c) Lessee shall pay, when due, all claims for labor or materials furnished or alteged o have been furnished to or for Lessee at or for use in
the Premmises. which claims are or may be secured by any mechanic's or materialmen’s lien against the Premises, the Building or the Olfice Building
Project, or any interest therein.

(d) Lessee shall give Lessor not less than ten (10) days' notice prior to the commencement of any work in the Premises by Lessee, and Lessor
shalt have the right to post notices of non-responsibility in or on the Premises or the Building as provided by law. If Lessee shall.in good faith. contest
the validily ol any such lien. claim or demand, then Lessee shall. at its sole expense detend itself and Lessor against the same and shall pay d,sat/ly
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any such adverse judgment that may be rendered thereon belore the enlorcement thereof against the Lessor or th'e Premises, the Bu_ilding or the
Office Building Project. uoon the condition that if Lessor shall require. Lessee shall turnish to Lessor a surety bond satisfactory to Lessorin anamount
cqual lo such contested lien claim or demand iIndemnitying Lessor against liability for the same and holding the Premises, the Building and the Office
Building Project free from the effect of such lien or claim. In addition. Lessor may require Lessee to pay Lessor’s reasonable atlorneys’ lees and costs
in participating in such action if Lessor snail decide it is 1o Lessor’'s bestinlerest so to do.

(e} ANl alterations.improvements, additions and Utility Installations iwhether or not such Utility Installations constitute trade fixtures ol Lessee),
which may be made to the Premises by Lessee. including but nol limited to. loor coverings. panelings, doors, drapes. built-ins, moidings, sound
atienuation. and lighting and telephone or communicalicn svstems. conduit, wining and outlets. shall be made and done in a good and workmanlike
manner and of good and sutliciet quality and materials and shalil be the property ot Lessor and remain upon and be surrendered with the Premises
atthe exniration of the Lease term. unless Lessor reauires their removal pursuant to paragraph 7.3(a). Provided Lessee is nol in default. notwithstanding
the provisions of this paragraph 7.3(e). Lessee s personal property and equipment, other than that which is atfixed 1o the Premises so that it cannol
be removed without mareriai gamage 1o the Premises or the Building, ano other than Ulility Installations, shall remain the property of Lessee and may
te removed by Lessee supject to the provisions of paragraph 7.2,

() Lessee shall provide Lessor with as-built pians and specifications for any alterations. improvements. additions or Utility Installations.

7.4 Utility Additions, Lessor reserves the right to install new or additional utility facilities throughout the Office Building Project for the benefit of
Lessor or Lessee, or any other lessae of the Office Building Project, including, but not by way of limitation, such utilities as piumbing, electrical systems.

communication systems, and fire protection and detection systems, so long as such installations do not unreasonably interfere with Lessee’s use of
lhe Premises,

8. Insurance: Indemnity.

8.1 Uiability Insurance—_Lessee. Lessee shall, at Lessee’s expense. obtain and keep in force during the term of this Lease a policy of Compre-
hensive General Liability insurance utilizing an Insurance Services Office standard form with Broad Form General Liability Endorsement (GLO404),
or equivalent, in an amount of not less than $1,000,000 per occurrence of bodily injury and property damage combined ot in a greater amount as
reasonably determined by Lessor and shall insure Lessee wilth Lessor as an additional insured against liability arising out of the use, occupancy or
maintenance of the Premises. Compliance with the above requirement shail not, however, limit the liability of Lessee hereunder,

8.2 Liability Insurance—{essor. Lessor shall obtain and keep in force during the term of this Lease a policy of Combined Single Limit Bodily
Injury and Broad Form Property Damage Insurance, pius coverage against such other risks Lessor deems advisable from time to time. insuring Lessor,
but not Lessee, against liability arising out of the ownership, use, occupancy or maintenance of the Office Building Project in an amount not iess than

;QG :0e0:00 per occurrence.
) & ,(,1 s.%ou. ) ) . . . .

a. Insurance—Lessee. Lessee shall, at Lessee's expense. obtain and keep in force during the term of this Lease for the benefit of Lessee,
replacement cost fire and extended coverage. insurance, with vandaiism and malicious mischiet, sprinkler leakage and earthquake sprinkler leakage

endorsements, in an amount sufficient to cover not less than 100% of the full replacement cost, as the same may exist from time to time. of all of Lessee's
personal property, lixtures, equipment and tenant improvements.

8.4 Property insurance-Lessor. Lessor shall obtain and keep in force during the term of this Lease a palicy or policies of insurance covering
less or damage to the Office Building Project improvements, but not Lessee's personal property, lixtures, equipment or tenant improvements, in the
amount of the full replacement cost thereot. as the same may exist from time to time, utilizing insurance Services Office standard form, or equivalent,
providing protection against all perils included within the classification of fire, extended coverage, vandalism, malicious mischief, plate glass. and
such other perils as Lessor deems advisable or may be required by a lender having a lien on the Olfice Building Project. In addition, Lessar shall
oblain and keep in force. during the term of this Lease, a policy of rental value insurance covering a period of one year, with loss payable to Lessor.
which insurance shall also cover all Operaling Expenses for said period. Lessee will not be named in any such policies carried by Lessor and shall
have no right 10 any proceeds therefrom. The policies required by these paragraphs 8.2 and 8.4 shall contain such deduclibles as Lessor or the
aforesaid lender may determine. In the event that the Premises shall sufler an insured toss as delined in paragraph 9.1if) hereol, the deductible
amounts under the apulicable insurance policies shall be deemed an Operating Expense. Lessee shalt not do or permit 1o be done anything which
shall invalidate the insurance policies carned by Lessor. Lessee shall pay the entirely of any increase in the property insurance premium for the Office
Building Project over what it was immediately prior to the commencement of the term of this Lease if the increase is specified by Lessor's insurance
carrier as being caused by the nature of Lessee's occupancy or any acl or omission of Lessee.

8.5 Insurance Policies. Lessee shall deliver to Lessor copies of liability insurance policies required under paragraph 8.1 or certificates evidencing
the existence and amounts of such insurance within seven (7} days after the Commencement Date of this Lease. No such policy shall be cancellable
or subject to reduction of coverage or other moditication except alter thirty (30) days prior wrilten notice lo Lessor. Lessee shall. at least thirty {(30)
days prior to the expiration of such policies. furnish Lessor with renewals thereot.

8.6 Waiver of Subrugation. Lessee and Lessor each hereby release and relieve the other. and waive their entire right of recovery against the other,
for direct or consequential loss or damage arising out of or incident to the perils covered by property insurance carried by such party, whether due

to the ne_giigence ol Lessor or Lessee or their agents, employees, contractors and/or invitees. |f necessary all property insurance policies required
under this Lease shall be endorsed to so provide. :

8.7 Indemnity, Lessee shail indemnify and hold harmless Lessor and its agents. Lessor’'s master or ground lessor, partners and lenders, from and
against any and all claims for damage to the person or property of anyone or any entity arising from Lessee's use of the Office Building Project, or
from the conduct of Lessee’'s business or fram any activity, work or things done, permitted or suffered by Lessee in or about the Premises or else-
where and shall further indemnify and hold harmless Lessor from and against any and al! claims, costs and expenses arising from any breach or
default in the performance of any obligation on Lessee's part to be performed under the terms of this Lease, or arising from any act or omigsion of
Lessee, or any ol Lessee's agents, contractors. employees. or invilees. and from and against all costs. attorney's fees, expenses and liabilities incurred
by Lessor as the result of any such use, conduct, activity, work, things done, permitted or suflered, breach, default or negligence, and in dealing
reascnably therewith, including but not limited to the delense or pursuit of any claim or any action or proceeding involved therein; and in case any
action or proceeding be brought against Lessor by reason of any such matter, Lessee upan notice from Lessor shall detend 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 so indemnified. Lessee, as a material part of the consideration to Lessor, hereby assumes all risk of damage 10 property

of Lessee or injury to persons, in, upon or about the Qifice Building Project arising from any cause and Lessee hereby waives all claims in respect
thereol against Lessor. :

8.8 Exemption of Lessor from Liability. Lessee hereby agrees that Lessor shall not be liable for injury to Lessee's business or any loss of income
therelrom or for loss of or damage to the goods. wares, merchandise or other properly of Lessee, Lessee's employees, invitees, customers, or any
olher person in or about the Premises or the Otfice Building Project, nar shall Lessor be liable for injury to the person of Lessee, Lessee's employees,
agents or contractors. whether such damage or injury is caused by or resulls from theft, fire, steam, electricity, gas. water or rain, or from the breakage,
leakage, obslruction or other defects ot pipes, sprinklers, wires, appliances, plumbing, air conditioning or lighting fixtures, or from any other cause,
whether said damage or injury resuits from conditions arising upon the Premises or upon other portions of the Office Building Project, or from other
sources or places, or from new construction or the repair, alteration or improvement of any part of the Office Building Project, or of the equipment,
lixtures or appurtenances applicable thereto, and regardiess of whether the cause of such damage or injury or the means of repairing the same is
inaccessible, Lessor shall not be liable for any damages arising fram any act or neglect of any other iessee, occupant or user of the Office Building
Project, nor from the failure of Lessor to enforce the provisions of any other lease of any cther lessee of the Office Building Project.

8.9 No Representation of Adequate Coverage. Lessor makes no representation that the timits or forms of coverage of insyrance specified in this
paragraph 8 are adequate to cover Lessee's property or cbligations under this Lease.

9. Damage or Destruction.
9.1 Definitions. )
{a) "Premises Damage™ shall mean it the Premises are damaged or destroyed to any extent.

(b) “Premises Building Partial Damage" shall mean if the Building of which the Premises are a part is damaged or destroyed to the extent that
the cost to repair is less than fifty percent (50%) of the then Replacement Cost of the building.

{c) “Premises Building Total Destruction” shall mean if the Building of which the Premises are a part is damaged or destroyed to the extent
that the cost to repair is lifty percent (50%) or more of the then Replacement Cost of the Building.

{d) “Office Building Project Buildings" shall mean all of the buildings on the Olfice Building Project site.

(e} “Office Building Project Buildings Total Destruction” shall mean if the Office Building Project Buildings are damaged or destroyed to the
extent that the cost of repair is lifty percent (50%) or more of the then Replacement Cost of the Qfiice Building Project Buildings.

(h “tnsured Loss” shall mean aamage or deslruction which was caused by an event required to be covered by the insurance described in
paragraph 8. The fact that an insured Loss has a deductible amount shall not make the loss an uninsured loss.

(@) "Replacement Cost" shall mean the amount of money necessary to be spent in order to repair or rebuild the damaged area to the condition
Ihat existed immediately prior to the damage occurring, excluding alt improvements made by lessees, other than those installed by Lessor at Lessee's

expense, /
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2 Premises Damage: Premises Building Partial Damage.

L Insured Loss Sooiect to the provisions ol paragraphs 9 4 and 95, il at any time gunng the term of this Lease there s damage which 1S
A nsured Loss and whieh lalls into the classification ol «ther Prennses Damage or Premises Building Partial Damage. then tessor shatl. as soon as
12asonablv possible ana 12 e exiend the reauired matenals and labor are readily avarllabte through usual commercial channais. at Lessor s expense,

repair such damage (but not Lessee s fixlures. equipment or tenant unprovements originally paid lor by Lessee) to its condition existing at the tine of
Ihe damaage. andg this Lease snall continue in full force andg effect.

(b} Uninsured Loss. Subject to the provisions of paragraphs 9.4 and 9.5. il at any une uL;rir_lg the term of this Lease there 1s damage w_hlch :
15 not an Insured Loss andg which falls within the classification of Premises Damage or Premises Building Partial Damage. unless caused by a negligent
ot willlul act of Lessee 1n wnich event Lessee shall make the repairs al Lessee’s expensel. which damage prevents Lessee from making any substantial

use of the Premises, Lessor mav at Lessor s oplion either 1) reparr such damage as soon as reasonably possible at Lessor s expense, in wnich event
tus Lease shall continge il {oree and ellect. o (i) aive writlen notice to Lessee within thirty (30) days alter the dale of the occurrence of such
dawmaae of Lessor s witention (o cancel ana terminate this Lease as ol the date of the occurrence of such damage, m whicn event this tease shalt

terminaue as of the dale of the accurrence of such damaqe,

23 Premises Building Total Destruction: Office Building Project Tolal Destruction. Subject 1o the provisions of paragrapns 9.4 ang 8.5 +f al any
ime during the term ot inis Lease there 1s vamage, whether or not it is an Insured Loss. wnich falls into the classifications of either 11 Premises
Building Total Destruction, or niy Office Buitding Project Total Destruction. then Lessor may at Lessor’'s oplian either () repair such damage ot
destruction as soon as reasonably possible at Lessor's expense {to the exlent the required materials are readily available through usual commercial
channelst to s condiion existing at the lime of the damage. bul not Lessee's lixtures, equipment or tenant improvements. and this Lease shall continue
1 lull force and eflect. or nn gwve wiitlen notice to Lessee within thirty (30) days alter the date of occurrence of such damage of Lessor's mtention to
cancel and lerminate this Lease. in which case this Lease shall terminate as of the date of the occurrence of such damage.

9.4 Damage Near End of Term.

{a) Subject to paragraph 9.4(b), it at any time during the last twelve (12} months of he term of this Lease there is substantial damage to the
Premises, Lessor may al Lessor’s option cancel and lerminate this Lease as of the dale of occurrence of such damage by giving writlen notice to
l.essee of Lessor’s election to do so within 30 days afler the date of occurrence of such damage.

(bl Notwilhstanding paragraph 9.4{a). in lhe event thal Lessee has an option 1o extend or renew this Lease, and the time within which said
option may be exercised has not yet expired. Lessee shall exercise such option. it it is to be exercised at all, no later than twenty (20) days after the
occurrence of an Insured Loss falling within the classilication ol Premises Damage during the last twelve {12) months of the term ofthis Lease. If Lessee
duly exercises such option during said lwenty (20) day period, Lessor shall. at Lessor's expense. repair such damage, but not Lessee's fixtures, equip-
ment or tenant improvements. as soon as reasonably possible and this Lease shall continue in full force and eflect. If Lessee fails to exercise such
option during said fwenty 1201 day period. then Lessor may at Lessor’s oplion terminate and cancel this Lease as of the expiration of said twenty {20}
day period by giving written notice to Lessee of Lessor's election to do so within ten (10} days after the expiraticn of said twenty (20) day period,
nolwithstanding any term or provision in the grant of option o the contrary.

9.5 Abatement of Rent: Lessee's Remedies.

{a) In the event Lessor repans or restores the Building or Premises pursuant to the provisions of this paragraph 9. and any part of the Premises
are not usable (including loss of use due lo loss of access or essential services), the renl payable hereunder (including Lessee's Share ol Operating
Expense Increase) for the period during which such damage, repair or restoration continues shall be abaled. provided (1) the damage was nal the
result of the negligence of Lessee. and (2) such abatement shall only be to the extent the operation and profilability of Lessee s business as operated
from the Premises is adversely alfected. Except lor said abatement of rent. il any, Lessee shall have no claim against Lessor for any damage suffered
by reason of any such damage. destruction. repair or restoration.

(b} M Lessor shall be obligated to repair or restore the Premises or the Building under the provisions of this Paragraph 9 and shall not com-
mence such repair or restoration within ninety (90} days alter such occurrence, or if Lessor shali not compiele the restoration and repair wilhin six (6)
months alter such occurrence. Lessee may al Lessee’s option cancel and terminate this Lease by giving Lessor written notice of Lessee's election lo
do so at any time prior to the commencement or completion, respectively, of such repair or restoration. In such event this Lease shall lerminale as
ol the date of such notice,

_ (c) Lessee agrees to cooperate with Lessor in connection with any such restoration and repair. including but not limited to the approval and/or
execulion of plans and specifications reguired.

8.6 Termination~Advance Payments. Upon termination of this Lease pursuant to this paragraph 9. an equitable adjustinent shall be made
concerning advance rent and any advance payments made by Lessee to Lessor. Lessor shall, in addition, return to Lessee so much ol Lessee's
security deposit as has not theretolore been applied by Lessor.

9.7 Waiver. Lessor and Lessee waive the provisions of any slatute which relale to termination of leases when leased property is destroyed and
agree that such event shall be governed by the terms of this Lease.

10. Real Property Taxes.

_10.1 Payment of Taxes. Lessor shall pay Ihe real property lax, as defined in paragraph 10.3, applicable to the Office Building Project subject to
reimbursement by Lessee of Lessee’s Share of such taxes in accordance with the provisions of paragraph 4.2, except as olherwise provided in
paragraph 10.2.

10.2 Additicnal Improvements, Lessee shall not be responsible for paying any increase in real property tax specilied in'the tax assessor's records
and work sheets as being caused by addilional improvements placed upon the Office Building Project by other iessees or by Lessor for the exclusive
enjoyment of any other lessee. Lessee shail, however. pay to Lessor al the time that Cperating Expenses are payable under paragraph 4.2(c} the
Entirely of any increase in real property tax # assessed solely by reason of additionat improvements placed upen the Premises by Lessee or at

essee’s request.’

10.3 Definition of “Real Property Tax!' As used herein. the term "real property tax” shall include any form of real estate lax or assessment. generat,
special, ordinary or extraordinary, and any license fee, commercial rental tax, improvement bond or bonds. fevy or tax (other than inheritance, personal
income or estate taxes) imposed on the Office Building Project or any portion thereof by any authority having the direct or indirect power to tax,
including any city, county, state or federal government, or any schoal, agricultural, sanitary. fire, street, drainage or other improvement district thereof,
as against any legal or equitable interest of Lessor in the Qlfice Building Project or in any portion thereof, as against Lessor's right to rent or other
income therefrom, and as against Lessor’s business of leasing the Office Building Project. The term "real property tax’ shall also include any tax, fee,
levy, assessment or charge {i) in subslitution ol, partiaily or totally, any tax, fee, ievy, assessment or charge hereinabove included within the definition
of "reat property tax" or (ii} the nature of which was hereinbelore included within the definition of “real property tax’ or (iii} which is imposed for a
service or right not charged prior to June 1, 1978, or, if previously charged, has been increased since June 1, 1978, ar (iv) which is imposed as a resull
of a change in ownership, as defined by applicable loca! statutes lor property tax purposes, of the Office Building Project or which is added to a tax or
charge hereinbefore included within the definition ol real property tax by reason of such change of ownership, or (v) which is imposed by reason of this
transaction, any modifications or changes herelo, or any transfers hereof.

10.4 Joint Assessment If the improvements or property, the taxes lor which are to he paid separately by Lessee under paragraph 10.2 or 10.5 are
not separately assessed, Lessee’s portion of that tax shall be equitably determined by Lessor from the respective valuations assigned in the assessor's
work sheets or such other information (which may include the cost of construction} as may be reasonably available. Lessor’s reasonable determi-
nalion thereof, in good faith, shall be conclusive.

10.5 Personal Property Taxes.

(a) Lessee shall pay prior to delinquency all taxes assessed againsl and levied upon lrade lixtures, furnishings, equipment and all other
personal property of Lessee contained in the Premises or elsewhers.

{b} If any of Lessee’s said personal property shall be assessed with Lessor's real property, Lessee shall pay to Lessor the taxes attributable
to Lessee within ten (10} days after receipt of a written statement setting forth the taxes applicable 1o Lessee's property.

11. Wilities.

11.1 Services Provided by Lessor. Lessor shall provide heating, ventilation. air conditioning, and janitorial service as reasonably required. reason-
able amounts of eleclricity for normal lighting and office inachines, water for reasonable and normal drinking and lavatory use, and repltacement light
bulbs andsor lugrescent tubes and ballasts for standard overhead fixtures.

11.2 Services Exclusive to Lessee. Lessee shall pay for all water, gas, heat, lighl, power, telephone and other ulilities and services specially or
exclusively sunplied and/or metered exclusively to the Premises or to Lessee. together with any taxes thereon. if any such services are not separately
metered lo the Premises. Lessee shall pay at Lessor’s option, either Lessee’s Share or a reasonable proportion 1o be determined by Lessor of all
charges jointly metered with cther premises in the Building.

11.3 Hours of Service. Said services and utilities shall be provided during generally accepted business days and hours or such other gays or hours
as may hereaiter be set forth. Wilities and services required at other limes shall be subject to advance request and reimbursement by Lessee 1o
Lessor of the cost thereo!. A /
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11 4 Excess Usage by Lessee. Lessee shall not make connection 10 the utililies excent by or through existing outiets and shal! not instali or use
machmery of equipment in or about the Premises that uses excess waler lighting or power, or suties or permit any act that causes extra burden upon
the wlililies or services, including byt not linuted to securily services, over standard office usage for the Otfice Building Project. Lessor shall require
Lessee 1o remmburse Lessor for anv excess expenses or costs that mav anse out of a breach of Iis subparagraoh by Lessee. Lessor may, in its sole
discretion.install at Lessee s expense sypplemental equinment and/or separate metenng apphcanle to Lessee s excess usage or loagding.

11.5 Interruptions. There shall be no abatement of rent and Lessor shall not be fiable in any respect whatsoever for the inadequacy, stoppage.
terruphion of discontinpance of anv utility or service due o riot, stnke, iabor Mispute. breakdown. accident, repair ar other cause beyond Lessor s
reasonable control or in cooperanon with governmentat request of directions

12. Assignment and Subletting,

12.1 Lessor's Consent Required. Lessee shall nol voluntanly or by operation ol law assign, iransier. mortgage, sublel. or otherwise transier or
encumber all or any part ot Lessee s intetestinthe Lease o7 m the Premises. wilhout Lessor's pror wntien consent. which Lessor shail not unreasonanly
wilhhold. Lessor shall respond to Lessee s reguest tor consent hereunder n a timely manner ana any attemoted assianment, transfer, morigage.
encumbrance or sublettina wiihout such consent shali be veid. and shall constitute a materiat detault and breach of this Lease without the need for
notice to tessee under paragraph 13.1."Transfer” within the meanming of this paragraph 12 shali include the transter or transters aggregating: (a)
Lessee is a corporation. more than twenly-live percent (25%) of the voting stock of such corporauon, or (b} it Lessee 1s a partnership, more than
twenty -live percent (25%) of the profit and loss participation in such parinership.

12.2 Leasee Affiliate. Notwilhstanding the provisions of paragraph 12.1 hereol. LLessee may assign or sublet the Premises. or any portion thereol.
without Lessor's consent. 1o any corporation which controls, is controlled by or is under common control with Lessee. or to any corporation resulling
Irom the merger or consolidation with Lessee, or 10 any person or enlity which acquires all the assels of Lessee as a going concern of the business
that is being conducied on the Premises, all of which are relerred to as “Lessee Alfiliale”: provioeg that before such assignment shail be eftective.
{a) said assignee shall assume. in full, the obligations of Lessee under this Lease and (b) Lessor shall be given written notice of such assignment
and assumption. Any such assignment shall not. in anv way. affect or limit the liability of Lessee under the terms of this Lease even il after such
assignment or subletling the terms of this Lease are materialty changed or altered without the consent of Lessee, the consent of whom shall not be
necessary.

12.3 Terms and Conditions Applicable to Assignment and Subletting.

la) Regardless ol Lessor's consent. no assignment or subletting shall release Lessee of Lessee’s obligalions hereunder or alter the primary
liability of Lessee lo pay the rent and other sums due Lessor hereunder including Lessee's Share of Operating Expense Increase, and to pertorm all
other obligations to be performed by Lessee hereunder.

(b} Lessor may accept rent from any person other than Lessee pending approval or disapproval of such assignment.

(c) Neither a delay in the approval or disapproval of such assignment or subletting, nor the acceptance of rent, shall constitute a waiver or
esloppel of Lessor's right to exercise its remedies lor the breach of any of the terms or conditions of this paragraph 12 or this Lease.

(d} It Lessee’s obligations under this Lease have been guaranieed by third parties. then an assignment or sublease, and Lessor's consent
therelo.shall not be eflective uniess said guarantors give their wrilten consent to such sublease and the terms thereol,

{e) The consent by Lessor to any assignment or subletling shall not constitute a consent 1o any subsequent assignment ar subletting by Lessee
or to any subsequent or successive assignment or subletting by the sublessee. However. Lessor may consent to subsequent subtettings and assignments
ol the sublease or any amendmenis or modifications thereto without notitying Lessee or anyone efse liable on the Lease or sublease and without obtaining
their consent and such action shall not relieve such persons from liability under this Lease or said sublease: however, such persons shall not be
responsible to the extent any such amendment or modilication enlarges or increases the obligations of the Lessee or sublessee under this tease or
such sublease.

(N Inthe event of any defaull under this Lease. Lessor may proceed direclly against Lessee. any guarantors or any one else respansible for
Ihe performance of this Lease, including the sublessee. withoul hrst exhausting Lessor's remedies aganst any other person or entity responsibie
therefor to Lessor, or any securily held by Lessor or Lessee.

{9) Lessor’s wrilten consent to any assignment or subletting of the Premiises by Lessee shall notl constitule an acknowledgement that no default
then exists under this Lease of the obligations 10 be performed by Lessee nor shall such consent be deemed a waiver of any \hen existing default,
except a3 may be otherwise stated by Lessor at the time.

(h) The discovery of the fact that any linancial stalement relied upon by Lessor in giving its consent ta an assignment or subletting was
materially lalse shall, at Lessor's election. render Lessor's said consent null and void.

12.4 Additional Terms and Conditions Applicable to Subletting. Regardless of Lessor's consent. the lotlowing terms and conditions shali apply to any

subletting by Lessee of all or any part of the Premises and shail be deemed included in all subleases under this Lease whether or not exprassly
incorporated therein:

(a) Lessee hereby assigns and transfers to Lessor all of Lessee's interest in all rentals and income arising from any sublease heretofore or
hereafter made by Lessee. and Lessor may collect such rent and income and apply same toward Lessee’s obligations under this Lease; provided,
however, that until a default shall occur in the performance of Lessee's obligations under this Lease, Lessee may receive, collect and enjoy the rents
accruing under such sublease. Lessor shall not, by reason of this or any other assignment of such sublease to Lessor nor by reason of tha collection of
the rents from a sublessee, be deemed liable to the sublessee for any failure of Lessee to perforin and comply with any ol Lessee’s obligations to such
sublessee under such sublease, Lessee hereby irrevocably authorizes and directs any such sublessee, upon receipt of a written notice from Lessor
stating that a defauit exists in the performance of Lessee's obligations under this Lease, to pay to Lessor the rents due and to become due under the
sublease. Lesses agrees that such subleasee shall have the right to rely upon any such statement and request from Lessor, and that such sublessee shall
pay such rents to Lessor withoul any obligation or right to inquire as to whether such default exists and notwithstanding any notice from or claim from
Lessee to the contrary, Lessee shall have no right or claim against said sublessee or Lessor for any such rents so paid by said sublessee to Lessor.

{b) No sublease entered into by Lessee shall be effective untess and unitil it has been approved in writing by Lessor. In entering into any sublease,
Lessee shall use only such torm of sublessee as is satistactory to Lessor. and once approved by Lessor, such sublease shall not be changed or modified
without Lessor's prior written consent. Any sublease shall, by reason of entering into a sublease under this Lease, be deemed. lor the benelit of Lessor,
to have assumed and agreed to conform and comply with each and every obligation herein to be performed by Lessee cther than such obligations as
are contrary to or inconsistent with provisions contained in a sublease lo which Lessor has expressly consented in wriling.

(c) In the event Lessee shall default in the performance of its obligations under this Lease. Lessor at its option and without any obligation to
do so, may require any sublessee o attorn 1o Lessor. in which event Lessor shali undertake the obligations of Lessee under such sublease from the
lime ol the exercise of said option to the termination of such sublease: provided. however, Lessor shall not be liable for any prepaid rents or security
deposit paid by such sublessee to Lessee or for any other prior defaults of Lessee under such sublease.

(d) No sublessee shall further assign or subtet ail or any part of the Premises without Lessor's prior written consent.

(e} With respect to any subietting to which Lessor has consented, Lessor agrees (o deliver a copy of any notice of default by Lessee to the
sublessee. Such sublessee shall have the right 1o cure a default of Lessee within three {3) days alter service of said notice ol default upon such sub-
lessee, and the sublessee shall have a right of reimbursement and oflset from and against Lessee for any such defaults cured by the sublessee.

12.5 Lessor's Expenses. In the event Lesses shall assign or sublet the Premises or reques! lhe consent of Lessor 1o any assignment or subletting
or if Lessee shall request the cansent of Lessor for any act Lessee proposes to do then Lessee shall pay Lessor’'s reasonable costs and expenses
incurred in connection therewith, including atlorneys. architects, engineers’ or other consultants’ fees.

12.6 Conditions to Consent. Lessor reserves the right to condition any approval to assign or sublet upon Lessor's determination that (a) the proposed
assignee or sublessee shall conduct a business on the Premises of a quality substantially equal to that of Lessee and consistent with the general character
ol the other occupants of the Office Building Projact and not in violation of any exclusives or rights then heid by other tenants, and (b) the proposed
assignee or sublessee be at least as financially responsible as Lessee was expected lo be at the lime of the execution of this Lease or of such assignment
or subletting, whichever is greater.

13. Default; Remedies. _
13.1 Default. The occurrence of any one or more of the following events shall constitute a material defaull of this Lease by Lessee:

(a} The vacation or abandonment of the Premises by Lessee. Vacation of the Premises shall include the failure to occupy the Premises lor a
continuous period of sixty (60} days or mare, whether or not the rent is paid.

(b) The breach by Lessee ol any of the covenants, conditions or provisions of paragraphs 7.3(a}, (b} or {d) (allerations}, 12.1 {assignment or
subletting}, 13.1{2) (vacation or abandonment), 13.1(e) (insolvency), 13.1(1) {lalse statement]. 16(a) (estoppel certificate), 30(b) (subordination),
33 (auctions), or 41.1 (easements). ail of which are hereby deemed to be materiat. non-curable defaults without the necessity of any notice by Lessor to
Lessee thereol.

{c) The failure by Lessee lo make any payment of rent or any other payment required to be made by Lessee hereunder, as and when due,
where such failure shall continue lor a pericd of three (3) days after writlen notice thereol from Lessor to Lessee. In the event that Lessor serves
Lessee wilh a Notice to Pay Rent or Quit pursuant to applicable Unlawlul Detainer statutes such Hotice to Pay Rent or Quit shall also constitute the
notice required by this subparagraph.
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N The Gulure by Lessee 1o observe or perlonm any ol the covenanls, canditions ar provisions of 1tns Lease to be observed or performaed by
Pussee other than thnse referenced in subparagranhs (bl and i¢). above, where such fature shall continue lor a penod of thirty (30) days after witten
nobee tnereot rom Lessor 1o Lessee. provided, however that o the nature of Lessee s noncomphance 1s such that mare than thirty 130) days are
ceasonablv reatnted o its cure then Lessee shall nol be oeemaed to ben delauiaf Lesses commenced such cure within sa thirty (30) day penod andg
theteatter drhgenily pursues such cure to complebna Inthe extent perovitted by law such thinty (301 day nonce shall constitute the sole ang exciusive
nolice required 1o be given to Lessee under apphcable Unlawtul Detainer stalutes.

12} () The making by Lessee of any general arrangemenl or general assignment for the benefit of creditors; {iy Lessee becoming a “debtor” as
dehined in 11 U.S.C. §101 or any successor statule therelo (uniess. In the case of a pelition tiled against Lessee. the same 1s dismissed within sixty (60)
davs. i the appeintment of a trustee or receiver 1o lake possession of substantially all of Lessee’s assels located at the Premises or of Lessee's interest
w this Lease, where possession is not restored to Lessee vathin thirty (301 days; or (iv) the attachment, execution or other juoicial seizure of substantally
all of Lessee's assets located al the Premises or of Lessee’s interest in this Lease, where such seizure is not discharged withun thurty (30) days. In the event
that any orovision of this paragraph 13.1(e) is contrary to any apphcable law. such provision shall be of no force or affect

N1 The discovery by Lessor that any financial slalement given 1o Lessor by Lessee. or 11s successor in mlerest or by any guarantor ol Lessee’s
obbaation hereunaoer, was matenally talse, !

L2 Remedies. In the event of any material defaull o breach ol this Lease by Lessee, Lessor may at any ime thereaiter with or wathout notice or
demanag and without limting tessor in the exercise ol anv right or remedy wiich Lessor may have by reason of such defaull:

1) Termunate Lessee’s right to possession ol the Premises by any lawful means. in which case this Lease and the term hereof shall terminate
and Lessee shall inmodiately surrender possession ol the Premisesto Lessor. In such event Lessor shall be entitled to recover from Lessee all damages
incurred by Lessor by reason ol Lessee’s default including, but not limiled to. the coslt of recovering possession of the Premises: expenses of reletting,
incluoing necessary renovation and alteration of the Premises, reasonable attorneys’ fees, and any real estate commission actually paid: the worth at
the tume of award by the court having jurisdiction thereof of the amount by which the unpaid rent for the balance of the term after the time of such
award exceeds the amount o! such rental loss for the same pernod that Lessee proves could be reasonably avoided: that portion of the leasing
commussien paid by Lessor pursuant {o paragraph 15 applicable to the unexpired term of this Lease.

(b} Maintain Lessee's right to possession in which case this Lease shall continue in effect whether or not Lessee shall have vacated or aban-
donea the Premises, In such event Lessor shall be entitied to enlforce all of Lessor's rights and remedies under this Lease. including the right 1o recover
the rent as it hecomes due hereunder.

(c) Pursue any other remedy now or herealler available to Lessor under the faws or judicial decisions of the stale wherein the Premises
are located. Unpaid installments of rent and other unpaid monetary obligations of Lessee under the terms of this Lease shall bear interest from the
dale due at the maximum rale then allowable by law,

13.3 Default by Lessor. Lessor shall not be in default unless Lessor fails to perform obligations required of Lessor within a reasonable time. but in
no eventater than thirty (30) days after written notice by Lessee to Lessor and to the holder of any first morigage or deed of trust covering the Premises
whose name and address shall have theretolore been furmished lo Lessee in wriling, specilying wherein Lessor has failed to erform such obligation;
provided. however. that it the nature of Lessor’s obligalion is such that more than thirly {30} days are required for performance then tessor shall not
be in default if Lessor commences performance within such 30-day period and thereafter diligently pursues the same to complelion,

13.4 Late Charges. Lessee hereby acknowledges that late payment by Lessee to Lessor of Base Rent, Lessee’'s Share of Operating Expense
ncrease or other sums due hereunder will cause Lessor to incur costs not contemplated by this Lease, the exact amount of which will be extremely
difficult to ascertain. Such costs include, but are not timiled tc. processing and accounting charges, and lale charges which may be imposed on Lessor
by the terms of any mortgage or trust deed covering the Office Building Project. Accordingly, il any instaliment of Base Rent. Operating Expense
Increase, or any other sum due irom Lessee shall not be received by Lessor or Lessor’s designee wilhin ten (10) days after such amount shall be due.
then, without any requirement lor notice 1o Lessee, Less«ee shall pay to Lessor a late charge equal to 6% of such averdue amount. The parties hereby
agree that such late charge represents a fair and reasonable estimate of the costs Lessor will incur by reason of 1ate payment by Lessee. Acceptance
of such late charge by Lessor shali in no event constitute a waiver ol Lessee’s defaull with respect to such overdue amount, not prevent Lessor from
exercising any of the other rights and remedies granted hereunder.

14. Condemnation. If the Premises or any portion thereo! or the Office Building Project are taken under the power of eminent domain, or sold under
the threat of the exercise of said power (all of which are herein called “condemnalion”}. this Lease shall terminale as to the part so taken as of the
date the condemning authority takes litle or pessession, whichever first occurs; provided that if so much of the Premises or the Olffice Building Project
are taken by such condemnaltion as would substantially and advetsely alfect lhe operalion and prolitability of Lessee’s business conducted from the
Premises, Lessee shall have the option. Lo be exercised only in wriling within thirty (30) days after Lessor shall have given Lessee written notice ol
such taking (or in the absence of such notice, within thirty (30} days after the conrdemning authority shall have taken possession), to terminate this
Lease as of the date the condemning authority lakes such possession. |f Lessee does not lerminale this Lease in accorgance with the foregoing, this
Lease shall remain in full force and effect as to the portion ol the Premises remaining, except that the rent and Lessee’s Share of Operating Expense
Increase shall be reduced in the proportion that the tloor area ol the Premises taken bears to the tolal floor area of the Premises. Common Areas
taken shall be excluded from the Common Areas usable by Lessee and no reduction oi rent shall occur with respect thereto or by reason thereol.
Lessor shall have the option in its sole discretion to lerminate this Lease as of the taking of possession by the condemning authorily, by giving written
notice to Lessee of such election within thirty (30) days alter receipt of nolice of a laking by condemnation of any part of the Premises or the Office
Building Project. Any award lor the taking of all or any part of the Premises or the Office Building Projecl under the power of eminent domain or any
paymen! made under threat of the exercise of such power shall be the property of Lessor, whether such award shall be made as compensation for
diminution in value of the leaseho!d or for the taking of the lee, or as severance damages; provided, however, lhat Lessee shall be entitled to any separate
award for loss of or damage to Lessee’s trade fixlures, removable personal properly and unamortized tenant improvements that have been paid for
by Lessee. For that purpose the cost of such improvements shall be amortized over the original term of this Lease excluding any options. in the event
that this Lease is not terminated by reason of such condemnation, Lessor shail to the exltent of severance damages received by Lessor in conneclion
with such condemnation, repair any damage to the Premises caused by such condemnation excepl to the extent that Lessee has been reimbursed
therefor by the condemning authorily. Lessee shall pay any amount in excess of such severance damages required to complete such repair.

15. Broker's Fee.

~ta)-Fhe-brokers-involved-in-thistransactionare il

as "listing broker"” and as “cooperatin, oker,’
licensed real estate broker(s). A “cooperating broker” is defined as any broker other than the listing broker entitled to a share ol?wcﬁrgn’;ission
arising under this Lease. Upon execution of this Lease by both parlies, Lessor shall nay 1o said brokers jointly, or in such serr:(a{a! shares as they
may mutually designate in writing, a fee as set forth in a separate agreement between Lessor and said broker(s), or in the g here is no separate

agreement between Lessor and said broker(s), the sum of $ for brok
broker(s) to Lessor in this transaction.

(b) Lessor further agrees that (i} il Lessee exercises any Option, as delined in paragraph 39.1 of this-Cease, which is granted to Lessee under
this Lease. or any subseguently granted option which is substantially similar to an Option granted t Ssee under this Lease, or (ii) if Lessee acquires
any rights to the Premises or other premises described in this Lease which are substantially sipilaf to what Lessee would have acquired had an Option
herein granted to Lessee been exercised, or {iil) f Lessee remains in possession of the Prefises alter the expiration of the term of this Lease alter
having lailed to exercise an Option, or (iv) il said broker(s) are the procuring ca of any other lease or sale entered inlo between the parties
pertaining to the Premises and/or any adjacent property in which Lessor has an-ifiterest, or (v} if the Base Rent is increased, whether by agreement
or operation of an escalation clause contained herein, then as to any of said{ransactions or renl increases, Lessor shall pay said broker(s} a fee in
accordance with the schedule of said broker(s) in etfect al the time gf.ex@cution of this Lease. Said fee shall be paid at the time such increased rental
is determined.

e services rendered by said

{cy Lessor agrees to pay said fee not oniy on behalt otCessar but also on hehall of any person, corporation, assaciation, or other entity having
an ownership interest in said real property or any patl thereol, when such fee is due hereunder, Any transferer of Lessor's interest in this Lease,
whether such transfer is by agreement or by pefvz;ﬁon of law, shall be deemed {0 have assumed Lessor's obligation under this paragraph 15 Each
listing and cooperating broker shali be a third party heneliciary of the provisions of this paragraph 15 o the extent of their interest in any commission
arising under this Lease and may en e thal right directly against Lessor; provided, however, that all brokers having a right to any part of such total
commission shall be a necess arty to any suit with respect thereto.

(dd) Lessee and Less ach represent and warrant to the ather that neither has had any dealings with any person, lirm, broker or finder (other
than the person(s),il-dny, whose names are set forth in paragraph 15(a), above} in connection with the negotialion ol this Lease and/or the consum-
mation of the lrafisaction contemplated hereby, and no other broker or ather person, firm or entity is entitled to any commission or finder's fee in
connectipa-with said transaction and Lessee and Lessor do each hereby indemnily and hold the other harmless from and against any costs, expenses,
attgrpeys’ fees or liability for compensation or charges which may be claimed by any such unnamed broker, finder or other similar party by reason
afny-dealings-or-actions-ol-the-indemnitying pacty - '

16. Estoppel Certificate.

(a) Each party (as "resnonding party’’) shall at any time upon not less than ten (10} days' prior written notice from the other party {"requesting
party”) execute, acknowledge and deliver to the requesting party a statement in writing {i) certifying that this Lease is unmodilied and in full lorce
and effect (or. if modified. stating the nature of such modification and certifying that this Lease, as so modified. is in full force and effect) apd the date

lnitials:/\ \/
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10 which 1he rent and other charges are paid in advance. if any, and (i} acknowledging that there are not, to the responding party's knowledge, any
uocured detautts on the part of the requesting party, or specitying such delaults it any are claimed. Any such statement mav be conclusively rehed
upon by any prospechive purchaser or encumbrancer of the Office Building Project or of the pusiness ot Lessee.

1) AL the reogueshing party's option, the failure 1o dehiver such statement wiihin such time shall be a matenal default of this Lease by the party
who 1S 10 respond. withoul any further notice to such party, or 1l shall be conclusive upan such party that (i) this Lease 15 in lull torce and ellect,
without moditication except as mav be represented by the reauesting party. lii) there are no uncured delaulls i the requesting party’s pertormance,
and (i) il Lessor 1s the requesting party, not more than one month's rent has been paid in agvance.

tcy H Lessor desires to hnance, relinance, or sell the Office Building Project, or any part thereol. Lessee hereby aqgrees to deliver to any lender
or purchaser desanated by Lessor such fiinancial statements of Lessee as may be reasonablv reaurted by such lender or purcnaser. Such statemens
shall inciude 1he past three 13) years hinancial statements ol Lessee. All such hnancial slatements shall be recewved by Lessor and such lenaer or
nurchaser in conhidence ang shall be used only tor the purposes heren set forth,

17. Lessor's Liability. The term “Lessor” as used heren shaill mean only the owner or owners. al (he tine 1in queshon. of the lee lille or a8 lessee’s
nterest i a around lease of 1he Ollice Building Project. and excent as expressly provided iy patagraph 15, in the event ot any transfer of such ttle
ofinterest. Lessor nerem named {and 10 case of any subsequent translers then the grantor) snall be reireved from and after tne date ot such transfer
ol all tiability as respects Lessor's obligations thereafter to be performed. provided that any tunds in the hands of Lessor or the then grantor al the
itme of such transter, in which Lessee has an interest, sha!l be delivered 10 the grantee. The ooligations contained in this Lease to be performed by
Lessor shall. subject as aloresaid. be binding on Lessor’'s successors and assigns. only during their respeclive periods ol ownership.

18. Severability. The invalidily of any provision of this Lease as determined by a court ol competent jurisdiction shall in no way altect the validity ol
any other provision hereof.

19.1nterest on Past-due Obligations. Except as expressly herein provided. any amount due to Lessor not paid when due shall bear interest at the
maximuim rate then allowable by law or judgments from the date due. Payment of such interest shall not excuse or cure any default by Lessee
under this Lease; provided, however that interest shall not be payable on late charges incurred by Lessee nor on any amounts upon which iate
charges are paid by Lessee.

20.Time of Essence. Time 1s of the essence with respecl to the obligations to be periormed under this Lease.

21, Additional Rent. All monetary obiigations of Lessee to Lessor under the terms of this Lease. including but not limited to Lessee’'s Share ol Operating
Expense Increase and any olther expenses payable by Lessee hereunder shall be deemed to De rent.

22.Incorporation of Prior Agreements: Amendments. This Lease contains all agreements of the parties with respect 1o any matter mentioned herein.

No prior or conlemporaneous agreement or understanding pertaining to any such matter shail be eliective. This Lease may be modilied in writing
only, signed by the parties in interest at the time of the modification. Except as otherwise stated in this Lease, Lessee hereby acknowledges that neither
the reai estate broker listed in paragraph 15 hereof nor any cooperating broker on this transaction nor the Lessor or any emoloyee or agents of any
ol said persons has made any oral or wrilten warranties or representations to Lessee relative to the condition or use by Lessee of the Premises or
the Office Building Profect and Lessee acknowledges 1hai Lessee assumes all responsibility regarding the Occupational Safety Health Acl. the legal
use and adaptability ol the Premises and the compliance theree! with ali applicable laws ana regulations in effect during the term of this Lease.

23.Notices. Any notice required or permitted to be given hereunder shall be in wriling and may be given by personal delivery or by certified or
registered mail. and shall be deemed sufficiently given il delivered or agdressed (o Lessee or to Lessor at the address noted below or adjacent to the
signature ol the respective parties. as the case may be. Mailed notices shall be deemed given upon actual receipt al the aodress required, or forty-
eight hours following deposit in the mail. postage prepaid. whichever first occurs. Either party may by nolice to the other specily a different address
for notice purnoses excepl that upon Lessee’s laking possession of the Premises, the Prermises shall constilule Lessee’s adaress for notice purposes.
A copy of all notices reauired or permitted to be aiven to Lessor hereunder shall be concurrently itansmitted to such party of parties at such adrresses
as Lessor may lrom tune to time hereafler designate by notice 1o Lessee.

24.Waivers. No waiver by Lessor of any provision hereol shall be deemed a waiver of any other provision hereof or of any subsequent breach by
Lessee ol the same or any other provision. Lessor's consent 10, or approval ol. any act shall not be deemed to render unnecessary the obtaining of
Lessor's consent 1o or approval of any subsequent act by Lessee. The acceptance ol rent hereunder by Lessor shall not be a waiver of any preceding
breach by Lessee of any provision hereol, other than the failure of Lessee to pay the partrcutar rent so accepted, regardiess of Lessor's knowledge
of such preceding breach at the time ol acceptance of such renl.

25.Recording. Either Lessor or Lessee shall, upon request of the other, execule. acknowledge and deliver to the other a “short lorm"” memorandum
of this Lease lor recording purposes.

One Hundred Fifty Percent (150%)
26.Holding Over. I Lessee, with Mnsem‘ remains 1n possession of the Premises or any part thereo! alter the expiration ol the term hereot,
such occupancy shall bema;%ua Ty from month to month upon all the provisions of this Lease pertaining to the obligations of Lessee, except that

the rent payable shall be ¢ od-pe =28845) of the renl payable immediately prececing the termination date of this Lease, and all Options, if
any, granted under the terms of this Lease shall be deemed terminated and be of no further elfect during said month to menth tenancy.

27. Cumuiative Remedies. No remedy or election hereunder shall be deemed exclusive bul shall, wherever possible. be cumulative with ail other
remedias at law or in equity.

28.Covenants and Conditions. Each provision of this Lease periormable by Lessee shall be deemed both a covenant and a condition.

29.Binding Effect; Choice of Law Subject to any provisions hereof restricting assignment or subletling by tessee and subject to the provisions of
paragraph 17, this Lease shall bind the parties. their personal representatives. successors and assigns, This Lease shall be governed by the laws of
the State where the Office Building Project is located and any liligation concerning this Lease between the parties hereto shall be initiated in the
county in which the Office Building Project is iocated.

30.Subordination.

(a) This Lease. and any QOption or right of first refusal granted hereby, at Lessor’'s option. shail be subordinale to any ground lease, mortgage,
deed of trust, or any other hypothecation or security now or herealter placed upon the Office Building Projecl and to any and all advances made on
Ihe security thereof and to all renewals, modifications, consclidations, replacements and extensions thereol. Notwithstanding such subordination,
Lessee’s right to quiet possession of the Premises shali not be disturbed il Lessee is nol in default and so long as Lessee shall pay the rent and
observe and perform all of the provisions of this Lease, unless this Lease is otherwise terminated pursuant to its terms. If any mortgagee, trustee or
ground lessor shall elect to have this Lease and any Options granted hereby prior to the lien of its mortgage, deed of trust or ground lease, and shall
give written notice thereof to Lessee. this Lease and such Optlions shall be deemed prior 10 such mortgage, deed of trust or ground lease, whether
this Lease or such Options are dated prior or subsequent to the date of said mortgage, deed ol trust or ground lease or the date of recording thereol.

(b} Lessee agrees 1o execute any documents required to effectuate an attornment, a subordination, or to make this Lease or any Option granted
herein prior to the lien of any mortgage, deed of trust or ground lease, as the case may be. Lessee's failure to execute such documents within ten (10)
days after written demand shali conslitute a material defaull by Lessee hereunder without further notice 1o Lessee or, at Lessor's oplion, Lessor shall
execute such documents on behall ol Lessee as Lessee's attorney-in-fact. Lessee does hereby make, conslitute and irrevocably appoint Lessor as
Lessee's allorney-in-fact and in Lessee's name, place and stead, to execute such documents in accordance with this paragraph 30(b).

J31. Attorneys’ Fees.

31.1 I either party or the broker(s) named herein bring an action to enforce the terms hereof or declare rights hereunder, the prevailing party in
any such action, trial or appeal thereon, shall be entitled to his reasonable attorneys' lees to be paid by the losing party as fixed by the court in the
same or a separale suit, and whether or not such action is pursued to decision or judgment. The provisions of this paragraph shall inure to the benefit
of the broker named herein who seeks to enforce a right hereunder.

31.2 The attorneys’ fee award shall not be computed in accordance with any court lee schedule, but shall be such as to lully reimburse all
attorneys' fees reasonably incurred in good {aith.

31.3 Lessor shall be entitied to reasonable attorneys' fees and all other costs and expenses incurred in the preparation and service of notice of
default and consultations in connection therewith, whether or not a legal transaction is subsequently commenced in connection with such default.

32.Lessor's Access.

32.1 Lessor and Lessor's agents shall have the right to enter the Premises at reasonable times for the purpose of inspecting the same, performing
any services required of Lessor, showing the same to prospective purchasers, lenders, or lessees, taking such salely measures, erecting such
scatfolding or other necessary structures, making such alterations, repairs, improvements or additions 1o the Premises or to the Office Building Project
as Lessor may reasonably deem necessary or desirable and the erecting. using ang maintaiming of utilities, services, pipes and conduits through the
Premises and/or other premises as tong as there is no maleriat adverse effect to Lessee’'s use of the Premises. Lessor may al any lime place on or
about the Premises or the Building any ordinary “For Sale" signs and Lessor may at any time during the tast 120 days of the term hereof piace on
or abou! the Premises any ordinary “For Lease” signs.

32.2 Alt activities of Lessor pursuant to this paragraph shall be without abatement of rent. nor shall Lessor have any liability to Lessee for the same.
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32.3 Lessor shalt have the niant 1o retam kevs to the Pramises and to unlock alt doors i or upon the Premises other than to files, vaults and safes.

and i the case of emergency 1o enter the Premises by any reasonably appropriate means, and any such entry shall not be geemed a lorceable or
unlawlub oty or actaimes gf ihe Preonses of an eviction .essee waives any charges for damages or injunes or mterference with Lessee’s property
ur busmess in connecton therewitn

33. Auctions. Lessee shall not conduct, nor permit 1o be conducted, either voluntandy or involuntarily, any auction upon the Premises or the Common
Areas wilhout first having oblamea Lessor's prior willen consent. Nolwithstanding anything to the contrary in this Lease. Lessor shall not be obtigated
to exercise any standard of reasonableness i determining whether to grant such consent. The holding of any auction on the Premises or Common
Areas in violahion of this paragraph shall constitute a material default of this Lease.

34.Signs. Lessee shall not place any sign upon the Premises or the Office Building Project without Lessor’s prior written consent. Under no circum-
stances shall Lessee place a sign on any roof of the Office Building Project.

35.Merger. The voluntary or oirer surrender of this Lease by Lessee, or a mutual cancellation thereol. or a terminalion by Lessor, snall not work a
merger. and shall. at the opticn of Lessor. terminate akll or any exisling subtenancies or may. at the option of Lessor. operate as an assignment to Lessor
ol any or all ol such subtenanctes.

36.Consents. Excent lor paragracns 33 {auctions) and 34 (signs) hereof. wherever in this Lease the consent of one parly is required to an act of the
other party such consent shall not be unreasonably withheld or delayed.

37 Guarantor. In the event that there is a guarantor of this Lease. said guarantor shail have the same obligations as Lessee under this Lease.

38.Quiet Possession. Upon Lessee paying the rent for the Premises and observing and performing all of the covenants, conditions and provisions on
Lessee’s part to be observed and nerformed hereunder. Lessee shall have quiet possession of the Premises for the entire term hereof subject to all
of the provisions of this Lease. The individuals executing this LLease on behalf of Lessor represent and warrant to Lessee that they are fully authorized

and legally capable of executing this Lease on behalf of Lessor and that such execution is binding upon all parties holding an ownership interest
in the Office Building Project.

39.0ptions. *See Page 10

39.1 Definition. As used in this paragraph the word “Option” has the lollowing meaning: (1) the right or option to extend the term of this Lease or
lo renew this Lease or o exteno or renew any lease that Lessee has on other property of Lessor: (2) the option of right of first refusal to lease the
Premises or the right o! first oifer to lease the Premises or the right of first refusat to lease other space within the Otfice Building Project or other
properly ot Lessor or the right of first offer to lease other space within the Office Building Project or other property of Lessor; (3} the right or option to
purchase the Prenuses or the Olfice Building Project, or the right of first refusal to purchase the Premises or the Office Building Project or the right
of first offer 1o purchase the Premises or the Office Building Project, or the right or option to purchase other property of Lessor. or the right of first
refusal to purchase other property of Lessor or the right of first offer to purchase other property of Lessor.

39.2 Options Personai. £ach Option granted to Lessee in this Lease is personal lo Ihe criginal Lessee and may be exercised only by the original
Lessee while occunying the Premises who does so without Lhe intent of therealter assigning this Lease or subletting the Premises or any portion
thereol. and mmay not be exercised or be assigned. voiuntarily or involuntarily, by or 10 any person or entity other than Lessee; provided, however, that
an Option may be exercised by or assigned to any Lessee Affiliate as defined in paragranh 12.2 of this Lease. The Options, if any, herein granted 1o

Lessee are notl assignable separate and apart from this Lease, nor may any Oplion be separaled from this Lease in any manner, eithar by reservation
or otherwise.

39.3 Mull‘iple Options. In the event that Lessee has any multiple options to exlend or renew this Lease a tater option cannol be exercised unless
the prior option to extend or renew this Lease has been so exercised.

39.4 Eifect of Default on Options.

(a} Lessee shail have no right to exercise an Cption, notwithstanding any pravision in the grant of Oplion to the contrary, (i) during the time
commencing from the date Lesser gives lo Lessee a nolice of default pursuant to paragraph 13.1(c) or 13.1(d) and continuing until the noncompliance
alleged in said notice of default is cured, or {ii} during the period of time commencing on the day after a monelary obligation to Lessor is due from
Lessee and unpaid (without any necessity for notice thereol to Lessee) and continuing until the obligation is paid, or (iii) in the event that Lessor has
given ta Lessee three or more nolices of default under paragraph 13.1(c), or paragraph 13.1{d}, whether or not the defaults are cured. during the 12
month period of lime immediately prior to the time that Lessee attempts to exercise the subject Option, (iv) if Lessee has committed any non-curable
breach, including without limitation those described in paragraph 13.1(b). or is olherwise in default of any of the terms, covenants or conditions o!
this Lease.

(b) The period of time within which an Option may be exercised shall nol be extended or enlarged by reason of Lessee’s inability {0 exercise
an Option because of the provisions of paragraph 39.4{a).

(c) All rights of Lessee under the provisions of an Option shall terminate and be of no further force or effect. notwithstanding Lessee’s due
and timely exercise of the Option. if, after such exercise and during the term of this Lease, (i) Lessee fails to pay to Lessor a monetary obligation of
Lessee for a period of thirly {30) days after such obligation becomes due {withoul any necessity of Lessor to give notice thereof lo Lessee), or
(iiy Lessee fails to commence to cure a defauit specified in paragraph 13.1(d) within thirty (30} days after the date that Lessor gives notice to Lessee
of such default and/or Lessee fails thereafter to diligently prosecute said cure to completion, or (ili) Lessor gives to Lessee three or more notices of
delauit under paragraph 13.1(c}, or paragraph 13.1{d). whether or not the defaults are cured, or (iv) if Lessee has commitled any non-curable breach,
including without limitation those described in paragraph 13.1(b), oris otherwise in default of any of the terms, covenants and conditions of this Lease.

40.Security Measures—Lessor's Reservations.

40.1 Lessee hereby acknowledges that Lessor shalt have no obligation whatsoever to provide guard service or other securily measures for the
benefit of the Premises or the Office Buiiding Project. Lessee assumes all responsibilily for the protection of Lessee, its agents, and invitees and the
property of Lessee and of Lessee’'s agents and invitees from acts of third parties. Nothing herein contained shail prevent Lessor, at Lessor's sole
oplion, from providing security protection for the Office Building Project or any part thereof, in which event |he cost thereof shall be included within
the definition of Operating Expenses, as set forth in paragraph 4.2(b).

40.2 Lessor shall have the following rights:

{a) To change the name, address or title of the Office Building Project or building in which the Premises are located upon not less than 90
days prior writlen notice:

(b) To, at Lessee's expense, provide and install Building standard graphics on the door of the Premises and such portions of the Common
Areas as Lessor shall reasonably deem appropriate;

(c) To permit any lessee the exclusive right to conduct any business as long as such exclusive does not conllict with any rights expressly
given herein;

{d) To place such signs, notices or displays as Lessor reascnably deems necessary or advisable upon the rool, exterior of the buildings or
the Office Building Project or on pole signs in the Common Areas;

40.3 Lessee shall not:

(a) Use a representation (photographic or otherwise) of the Building or the Office Building Project or their name(s) in cennection with Lessee’s
business;

{b) Sutfer or permit anyone, except in emergency, to go upon the roof of the Building.
41. Easements.

41.1 Lessorreservestoitselfthe right, fromtime lo time, to grant such easements, rights and dedications that Lessor deems necessary or desirable,
and to cause the recordation of Parcel Maps and restrictions, so long as such easements, rights, dedications, Maps and restrictions do nel
unreasonably interfere with the use of the Premises by Lessee. Lessee shall sign any of the aforementioned documents upon request of Lessor and
failure to do so shail constitute a material defauit of this Lease by Lessee without the need for further notice to Lessee.

41,2 The obstruction of Lessee's view. air, or light by any structure erected in the vnc:mly of the Building, whether by Lessor or third parties, shall
in no way affect this Lease or impose any liability upon Lessor.

42, Performance Under Protest If at any time a dispute shall arise as to any amount or sum of money to be paid by ane party to the other under the
provisions hereof, the party against whom the obligation to pay the money is asserted shall have the right to make payment “under protest” and such
payment shall not be regarded as a voluntary payment, and there shall survive the right on the part of said party to inslitute 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 thereol, said party shatl be
entitled to recover such sum or so0 much thereof as it was not legally required to pay under the provisions of this Lease.

Initials:
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entity repfesent ana warrant that such individ duly authorized lo execute and deliver this Leas ehail of said entity. It Lessee 1s a corporation.
Irust or partnership. Lessee shall, within thirty {30) days after execution of this Lease. deliver to Lessor evidence of such authonity satisfactory
lo Lessor.

44.Conllict. Anv conllict between the printed provisions, Exhibits or Addenda of this Lease and the typewntlen or handwnltgn provisions. if any. shall
be controlled by the typewntlen or handwritten provisions.

45.No Otter. Preparation ol this Lease by Lessor or Lessor's agent and submission of same to Lessee shall not be deemed an oller to Lessee to lease.
This Lease shali become binding upon Lessor and L.essee onty when fully executed by both parties.

46.Lender Modification. Lessee agrees o make such reasonable modifications to this Lease as may be reasenably required by an institutional lender
1N connection with the oblaining of normal financing or relinancing of the Office Building Project.

47 Multiple Parties. )f more than one person or enlity is named as either Lessor or Lessee herein, except as otherwise expressly provided herein.
Ihe obligations of the Lessor or Lessee herein shall be the joint and several responsibility of afl persons or entities named herein as such Lessor or
Lessee. respectively.

48.Work Letter. This Lease s supplemented by that certain Work Lelter of even date executed by Lessor and Lessee, attached hereto as Exhibit C.
and incorporated herein by this referenge.

49.Attachments. Attached hereto are the following documents which constitute a part of this Lease:

43.Authgnty. It Lessee 1s a corporation, Irus\.eneral or hmited partnership, Lessee. and each .dual executing tmis Lease on behalt of such
’ e

50. Neighborhood House Association ("Lessee'") shall have exclusive use of approximately
4557 square of playground area adjacent to demised premises.

51. Sherman Heights Community Center ('Lessor") shall install playground equipment, bicycle
path and rocking horses in the playground area exclusively used by Lessee at their
‘'sole cost and expense.

52. The kitchen shall be shared by Lessor and Lessee with Lessee given preferential use.
Lessor shall provide furniture, fixtures, microwave oven; refrigerator and stove
for use by Lessee at their sole cost and expense.

53. After one year of monitoring utility usage, i.e. gas, electricity, Lessee will pay
its pro-rata share of utility costs on a monthly basis. Pro-rata share equates to
Thirty (30%) percent.

54. Lessee shall have one (1) Five (5) year option to renew subject to terms and conditions
of initial lease terms.

*See attached items 55 & 56

LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN AND, BY
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
LESSCR AND LESSEE WITH RESPECT TO THE PREMISES,

IF THIS LEASE HAS BEEN FILLED IN IT HAS BEEN PREPARED FOR SUBMISSION TO YOUR ATTORNEY FOR
HIS APPROVAL. NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE AMERICAN INDUSTRIAL
REAL ESTATE ASSOCIATION OR BY THE REAL ESTATE BROKER OR ITS AGENTS OR EMPLOYEES AS TO
THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION
RELATING THERETO: THE PARTIES SHALL RELY SOLELY UPON THE ADVICE OF THEIR OWN LEGAL
COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE.

LESSOR LESSEE
5 eé&én ﬁeightq'éxmmunity Center Neighborhood House Association
o htuelo VO lagD o f Attt 4] C e,
" 'Y Alflredo Velasco Arce, Ph.D. Howard H. Carey, Ph.D. I
is Executive| Director its President & CEO
By : By
its its
Executed at San Diego, California Executed at San Diego, California

on ;j)ﬁﬂll((/[u N i l (!ff K,F_J ., January 13, 1995

2260 Island)Avenue, San Diego, CA 3043 Fourth Ave., 'San Diego, CA

Address Address.. ____
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56.

Lessee shall be subject to annual cost of living adjustments of Two (2%) percent per
year. The adjustment rate will be applicable throughout the initial term and subsequent
option periods.

Lessor acknowledges that Lessee is an entity funded by one or more governmental
agencies and that Lessee is subject to modifications in levels of funding. During the term
of this lease, if Lessee’s funding is reduced to an extent which makes it linancially
impractical for Lessee to continue leasing the premises, Lessee shall give Lessor Ninety
(90) days written notice o lerminate this lease, after which Lessee may vacate the
premises without further obligation under this lease.

i R
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RULES AND REGULATIONS F&
STANDARD OFFICE LEASE

LALL

Sherman Heights Community Center & Neighborhood House Association

Dated:..__ January 13, 1995

By ang Between

GENERAL RULES

1. Lessee shall nol suffer or permit the abstruction ot any Commen Areas. including driveways, walkways and stairways.

2. Lessor reserves the right to refuse access to anv persons Lessot in good faith judges to be a threat 1o the safely, reputation, or property ol
the Office Building Project and its occupants. '

3. Lessee shall not make or permit any noise or odors that annoy or interfere with other lessees or persons having business within the Office
Building Project

4. Lessee shall not keep animals or birds within the Oflice Building Project, and shall not bring bicycles. motorcycles or other vehicles into areas
not designated as authorized for same.

5. Lessee shall not make. suffer or permit litter except in appropriate receptacles for thal purpose.
6. Lessee shall not alter any lock or install new or additional ocks or bolts.

7. Lessee shall be responsible for the inappropriate use of any toilet rooms, plumbing or other utilities. No foreign substances of any kind are
to be inserted therein.

8. Lessee shall not deface the walls. partitions or other surfaces of the premises or Oftice Building Project.

8. Lessee shall not suffer or permit any thing in or around the Premises or Building that causes excessive vibration or floor toading in any part
of the Office Building Project,

10. Furniture, significant freight and equipment shall be moved into or out of the building only with the Lessor's knowledge and consent, and subject
to such reasonable limitations, techniques and timing, as may be designated by Lessor. Lessee shall be responsible for any damage to the Office
Building Project arising from any such activity.

11. Lessee shall not employ any service or contraclor-for services or work to be performed in the Building, except as approved by Lessor.
12. Lessor reserves the right lo close and lock the Building on Saturdays. Sundays and legal holidays. and on other days between the hours of

PM. and A.M. of the foliowing day. If Lessee uses the Premises during such periods, Lessee shali be responsible for securely locking
any doors it may have opened for entry.

13. Lessee shall return all keys at the termination of its tenancy and shall be responsible for the cost of replacing any keys that are lost.
14. No window coverings, shades or awnings shall be installed or used by Lessee.
15. No Lessee. emloyee or invitee shall go upon the roof of the Building.

16. Lessee shall not suffer or permit smoking or carrying of lighted cigars or cigarettes in areas reasonably designated by Lessor or by applicable
governmenlal agencies as non-smoking areas.

17. Lessee shall not use any method of healing or air condilioning other than as provided by Lessor.

18. Lessee shall not install, maintain or operate any vending machines upon the Premises withoul Lessor's written consent.

19. The Premises shall not be used lor lodging or manufacturing, cooking or tood preparation.

20. Lessee shall comply with all safety. lire protection and evacuation regulalions established by Lessor or any applicable governmental agency.

21, Lessor reserves the right lo waive any one of these rules or regulations, and/or as to any particular Lessee, and any such waiver shall not
constitule a waiver of any other rule or regulation or any subsequenl application thereot to such Lessee.

22 tessee assumes all risks from theft or vandalism and agrees o keep its Premises locked as may be required.

23, Lessor reserves the right to make such other reasonable rules and regulations as it may from time to time deem necessary for the appropriste
operation and ‘safety of the Olfice Building Project and its occupants. Lessee agrees to abide by these and such ruies and regulations.

PARKING RULES

1. Parking areas shall be used only for parking by vehicles no longer than luil size, passenger automobiles herein called “Permitted Size Vehicles!”
Vehicles other than Permitled Size Vehicles are herein relerred to as "Oversized Vehicles”

2. Lessee shall not permit or allow any vehicles that belong to or are controlled by Lessee or Lessee’'s employees, suppliers, shippers, customers,
or invitees 1o be loaded, unlcaded. or parked in areas cther than those designated by Lessor for such activities.

3. Parking stickers or identification devices shall be the property of Lessor and be returned lo Lessor by the holder thereof upon termination ot
the holder’s parking privileges. Lessee will pay such replacement charge as is reasonably established by Lessor for the loss of such devices.

4. Lessor reserves the right to refuse the saie of monthly identification devices to any person or entity that willfuily refuses to comply with the
applicable rules, regulations, laws and/or agreements.

5. Lessor reserves the right to relocaie all or a part of parking spaces from floor tu floor, within one floer. and/or to reasonably adjacent offsite
location(s). and to reasonably allocate them betwean compact and standard size spaces, as long as the same complies with applicable iaws, ordi-
nances and regulalions.

6. Users of the parking area will obey all posted signs and park only in the areas designated for vehicle parking.

7. Unless otherwise instructed, every person using the parking area is required to park and lock his own vehicle. Lessor will not be responsible
for any damage to vehicles, injury to persons or loss of property, all of which risks are assumed by the party using the parking area.

8. Validalion, il established, will be permissible only by such method or methods as Lessor and/or its licensee may establish at rates generally
applicable to visitor parking.

9, The maintenance, washing, waxing or cleaning of vehicles in the parking structure or Common Areas is prohibited.

10. Lessee shall be responsible for seeing that all of its employees, agents and invitees comply with the applicable parking rules, regulations, laws
and agreements.

11. Lessor reserves the right to modity these rules and/cr adopt such other reasonablé and non-discriminatory rules and regulations as it may
deem necessary for the proper operation of the parking area. ’

12. Such parking use as is herein provided is intended merely as a license only and no bailment is intended or shall be created hereby.
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