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STANDARD INDUSTRIAL/COMMERCIAL MULTI-TENANT LEASE - GROSS

1, Basic Provisions ("Basic Provisions”).

1.1 Parties: This Lease (“Lease"), dated for reference purposes only Juna 19, 2018 ,
is made by and belween La_Casa De Maria First Mortgage Investors LP,
a California Limited Partnership

("Lessor")

and Ricarde Velazguerz,
as_an individual, DBA Rich Regtorations

("Lessee"), (collectively the "Parties”, or individuatly a "Party™).
1.2(a) Premises: That cerlain portion of the Project {as defined below), including all improvements therein or 1o be provided by Lessor

under the terms of this Lease, commonly known by the street address of 401 N E §t, Suite P, Madera, Ch 93638 \
located in the City of Madera , County of Madera \
State of Ch . with zip code 93705 , as outlined on Exhibit attached

hereto (“Premises”) and generally described as (descaribe briefly the nature of the Premises): 401 X E 8¢, Suite P of +/-2,350 §F
part of a larger +/-9,660 SI* commercial industrial warehouse building with a vard area on a
53,078 SF lot (1.22 Acres) on A.FP.N. 007-054-010
fn addition to Lessee's rights lo use and occupy the Premises as hereinafler specified, Lessee shall have non-exclusive sights to any utility
raceways of the building cenlaining the Premises ("Building™) and to the Common Areas (as defined In Paragraph 2.7 below), but shall not have
any rights to the roof, or exterior walls of the Building or to any other buildings in the Project. The Premises, the Building, the Common Areas, the
land upon which they are localed, along with ali other buildings and improvements thereon, are herein collectively referred 1o as the *Project." (See
also Paragraph 2)

1.2(t) Parking: many unreserved vehicle parking spaces. (See also Paragraph 2.6)

1.3 Term: 5 yearsand ______months {"Original Term") conimencing October 1, 2018
("Commencement Date") and ending November 30, 2023 ("Expiration Date"). (See also Paragraph 3)

14 Early Possession: If the Premises are available Lessee may have non-exclusive possession of fhe Premises commencing

July 1, 2018 {"Early Possession Date"). (See also Paragraphs 3.2 and 3.3)
1.5 Base Rent: §1,100.00 per month (“Base Rent™}, payable on the first
day of each month commencing October 1, 2018 . {See also Paragraph 4)
[7] If this box is checked, there are provisions in this Lease for the Base Renl to be adjusted. See Paragraph
1.6 Lessee's Share of Common Area Operating Expenses: twenty five percent { _ 25.000 %) ("Lessee's

Share™). In the event that the size of the Premises and/or the Project are modified during the term of this Lease, Lessor shall recalculate Lessee's
Shate to reftect such modification,
1.7 Base Rent and Other Monies Paid Upon Execution;

{a) Base Rent: $1,100.0¢ for the period 10/01/2018 - 10/31/2018

{b) Common Area Operating Expenses: $ for {he peticd

(c) Security Deposit: § 1,100,00 ("Security Deposit"). (See also Paragraph 5)
(d) Other: $ 100,00 for Qctober 2018 Electricity

(e} Total Due Upan Execution of this Lease: $ 2,300.00
1.8 Agreed Use: light auto restorations
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1.9 Insuring Party. Lessor is the "Insuring Panty". (See also Paragraph 8)
1.10  Real Estate Brokers: (See also Paragraph 15 and 256}
(a) Representation: The following real estale brokers (the "Brokers") and brokerage relationships exist in this ransaclion {check

applicabie boxes);

M represents Lessor exclusively ("Lessor's Broker);
| represents Lessee exclustvely ("Lessee's Broker"); or
) KW Commercial represents bolh Lessor and Lessee ("Dual Agency').

(b} Payment to Brokers: Upon execulion and delivery of this Lease by both Parlies, Lessor shall pay to the Broker the brokerage
fee agreed to in a separate written agreement (or if there is no such agreement, the sum of or 6,000 % of the

lotal Base Renf) for the brokerage services rendered by the Brokers.
111  Guarantor. The obligations of the Lessee under this Lease are 10 be guaranteed by Ricardo Velazquez
("Guarantor"). (See also Paragraph 37)

1.12  Attachments. Altached hereto are the following, all of which conslilute a parl of this L.ease:
[¥] an Addendum consisting of Paragraphs 50 through 53
(] a site plan depicting the Premises;
[] a site plan depicting the Project;
7 a current se! of the Rules and Regulations for the Project;
(73 a current set of he Rules and Regulations adopted by the owners' association;
[[] a Work Letter;
[7] other {(specify):

2. Premises.

2.1 Letting. Lessor hereby leases 1o Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, at the renal, and
upon all of the terms, covenants and conditions set forth in this Lease. While the approximate square footage of the Premises may have been used
in the marketing of the Premises for purposes of comparison, the Base Rent slated herein is NOT tied o square footage and is not subject to
adjustment should the actual size be determined to be different. NOTE: Lessee is advised to verify the actual size prior to executing this
Lease.

2.2 Condition. Lessor shall deliver that portion of the Premises contained within the Building ("Unit"} to L.essee broom clean and free of
debriz on the Commencement Date or the Larly Possession Dale, whichever first occurs ("Start Date), and, so long as the required service
contracts described in Paragraph 7.1(b) below are obtained by Lessee and in effect within thirly days following the Start Date, warrants that the
existing electrical, pfumbing, fire sprinkler, fighting, heating, ventilating and air conditioning systems ("HVAC™), loading doors, sump pumps, if any,
and all other such elements in the Unit, other than those constructed by Lessee, shall be in geod operating condition on said date, that the structural
etements of the roof, bearing walls and foundation of the Unit shall be free of malerial defects, and thal the Unit does not contain hazardous levels of
any mold or fungi defined as toxic under applicable state or federal taw. If a non-compliance with such warranty exists as of the Starl Dale, or if one
of such systems or efements should malfunction or fail within the appropriate warranty peried, Lessor shall, as Lessor's sole obligation with respect to
such matter, excepl as otherwise provided in this Lease, promptly after receipt of wrillen notice from Lessee setting forth with specificity the nature
and extent of such non-compliance, malfunction or failure, reclify same at Lessor's expense. The watranty periods shall be as follows: (i) 6 months
as 1o the HVAC syslems, and (i} 30 days as to the remaining systems and other elements of the Unit. i Lessee does not give Lessor the required
netice within the approptiate warranty period, correction of any such non-compliance, malfunction or faillure shall be the obligation of Lessee at
lLessee's sole cost and expense (except for the repairs to the fire sprinkler systems, roof, foundations, and/or bearing walls - see Paragraph 7).
Lessor also warrants, that unless otherwise specified in wriling, Lessor is unaware of () any recorded Notices of Defaull affecting the Premise; (i}
any delinquent amounts due under any loan secured by the Premises; and (jii) any bankrupley proceeding affecting the Premises.

2.3 Compliance. Lessor warrants that to the best of its knowledge the improvements on the Premises and the Common Areas comply
with the building codes applicable laws, covenants or restrictions of record, reguialions, and ordinances ("Applicable Requirements") thal were in
effect at the time that each improvement, or portion thereof, was constructed. Said warranty does not apply to the use fo which Lessee will put the
Premises, modifications which may be required by the Americans with Disabilities Act or any similar iaws as a resull of Lessee's use {see Paragraph
49), or to any Alterations or Utility Instaliatiens (as defined in Paragraph 7.3(a)) made or to be made by Lessee. NOTE: Lessee is responsible for
determining whether or not the Applicable Requirements, and especially the zoning are appropriate for Lessee's intended use, and
acknowledges that past uses of the Premises may no longer be allowed. if the Premises do not comply with said warranty, Lessor shall, except
as otherwise provided, promptly afier receipt of written nolice from Lessee setting forth with specificily the nature and extent of such non-compliance,
rectify the same at Lessor's expense. If Lessee does not give Lessor written notice of a non-compliance with this warranty within 6 months following
the Start Date, correction of that non-compliance shall be the obligation of Lessee at Lessee's sole cost and expense, If the Applicable Reguirements
are hereafier changed so as to require during the term of this Lease the construction of an addition to or an alteration of the Unit, Premises and/or
Building, the remediation of any Hazardous Subsiance, or the reinforcement or ather physical modification of the Unit, Premises and/or Building
("Capital Expenditure”), Lessor and Lessee shall allocate the cost of such work as follows:
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()] Subject 1o Paragraph 2.3(c} below, il such Capital Expenditures are requdred as a result of the specific and unigque use of the
Premisas by Lessee as compared with uses by tenants in general, Lessee shall be fully respensible for the cost thereof, provided, however, that if
such Capital Expenditure is required during the last 2 years of this Lease and the cost thergof exceeds 6 months' Base Renl, Lessee may Instead
terminaie this Lease unless Lessor noliies Lessee, by writing, within 10 days after receipt of Lessea's termination nolice that Lessor has efected to
pay lhe difference befween the actual cost thereof and the amount equal to 6 mordhs' Base Rent, # Lessee elects termination, Lessee shall
immedialely cease the use of the Premises which requires such Caphal Expenditure and deliver to Lessor writien notice speciying a fermination
date al least 80 days thereafter, Such lermination dale shali, however, In ne event be earlier than the last day that Lessee could legally ulilize the
Premises withoul commencing such Capital [Zxpenditure.

) if such Capital Expenditure is nol the result of the specific and unique use of the Premises by Lessee (such as, governmentally
mandated seismic modifications), then Lessor shall pay for such Capltal Expendilure and Lessee shall only be obligated to pay, each month during
the remainder of the lerm of this Lease or any extension thereol, on the date that on which the Base Rent is due, an amount equal o 1/144th of the
portion of such costs reasonably aliribulabie to the Premises. Lessee shall pay Inlerest on the balance bul may prepay its obligation at any time. [f,
however, such Capilal Expendilure is required during the last 2 years of this Lease or if Lessor reasonably determines that If is nol economically
feasible 1o pay its share thereof, Lessor shall have the option to terminate this Lease upon 80 days prior written nolice to Lessee unless Lessee
nofifies Lesser, in writing, within 10 days after receipt of Lessor's {ferminalion notice that Lessee will pay for such Capilal Expenditure. H Lessor does
not elect to terminate, and fails 1o lender its share of any such Capilat Expendilwre, Lessee may advance such funds and deduct same, with nterest,
from Rent until Lessor's share of such costs have been {ully paid. If Lessece is unable 1o finance Lessor's share, or if the balance of the Rent due and
payable for the remainder of this Lease is nol sufficient to fully reimburse Lessee on an offset basis, Lessee shall have the right to lerminate this
Lease upon 30 days written notice to Lessor.

{c) Notwithstanding {he above, the provisions concerning Capital Expenditures are intended fo apply only 1o non-volumiary, unexpecled,
and new Applicable Reqguirements, If the Capital Expenditures are tnstead triggered by Lessee as a resull of an actual or proposed change in use,
change in intensily of use, or modification to the Premises then, and in that event, Lessee shalf either: (i) immediately cease such changed use or
inlensity of use andfor fake such other sleps as may be necaessary lo eliminate the requirement for such Capilal Expenditure, or (i) complele such
Caplial Expendilure al its own expense. Lessee shall not have any right to terminate this Lease.

2.4 Acknowledgements, Lessee acknowledges that: (a) it has been given an opportunity 1o inspect and measure the Premises, () it
has been advised by Lessor and/or Brokers {o satisfy itsell with respecl 1o the size and condilion of the Premises (including but not limited 1o the
electrical, HVAC and fire sprinkler systems, security, environmental aspects, and compliance with Applicable Requirements and the Americans with
Disabilities Act), and their suitability for Lessee's intended use, (¢) Lessee has made such investigation as it deems necessary with reference o such
matters and assumes all responsibilily therefor as the same relate o its occupancy of the Premises, (d) it is nol relying on any representalion as to
the size of the Premises made by Brokers or |.essor, (&) the square foolage of the Premises was not material to Lessee's decision to {ease the
Premises and pay the Rent stated herein, and () neither Lessor, Lessor's agents, nor Brokers have made any oral or wrilten representations or
warranfies with respect 1o said matlers other than as set forth in this Lease, In additien, Lessor acknowledges that: (i) Brokers have made no
representations, promises or warranties concerning Lessee's ability 1o honor the Lease or suitability to occupy the Premises, and (i) it is Lessor's
sole responsibility to investigate the financial capability and/or suilabilily of all proposed tenants.

2.5 Lessee as Prier Owner/Occupant. The warranties made by Lessor in Paragraph 2 shall be of no force or effect if immediately
prior to the Starl Dale Lessee was the owner or occupant of the Premises. in such event, Lessee shali be responsible for any necessary correclive
work.

2.6 Vehlcle Parking. Lessee shall be entitied to use the number of Parking Spaces specified in Paragraph 1.2(b) on (hose portions of
the Common Areas designaled from time to time by Lessor for parking. Lessee shall nol use more parking spaces than said number. Said parking
spaces shall be used for parking by vehicles no larger than full-size passenger automobiles or pick-up trucks, herein called "“Permitted Size
Vehicles." Lessor may regulate the loading and unloading of vehicles by adopting Rules and Regulations as provided in Paragraph 2.9. No vehicles
ofher than Permitted Size Vehicles may be parked in the Commeoen Area without the prior written permission of Lessor, In addition:

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

(b) Lessee shall not service or store any vehicles in the Common Areas.

(c) If Lessee permits or allows any of the prohibiled activities described in this Paragraph 2.6, then Lessor shall have the right, without
notice, In addition to such other rights and remedies that it may have, to remove or tow away the vehicle involved and charge the cost to Lessee,
which cost shall be immediately payable upon demand by Lessor.

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

2.8 Common Areas - Lessee's Rights. Lessor grants to Lessee, for the benefi of Lessee and its employees, suppliers, shippers,
confractors, customers and invitees, during the term of this Lease, the non-exctusive right to use, in common with others entitled 1o such use, the
Commaon Areas as they exist from time to time, subject to any rights, powers, and privileges reserved by Lessor under the terms hereof or under the
terms of any rules and regufations or restrictions governing the use of the Project. Under no circumstances shall the right herein granted to use the
Common Areas be deemed to include the right to store any property, temporarily or permanently, in the Common Areas. Any such storage shall be
permitled only by the prior written consent of Lessor or Lessor's designated agent, which consent may be reveked at any time. In the event that any
unauthorized storage shall oceur, then Lessor shall have the right, without notice, in addition to such other rights and remedies that it may have, to
remove the properly and charge the cost o Lessee, which cost shall be immediately payable upon demand by Lessor.
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2.9 Common Areas - Rules and Regulations. Lessor o such other person(s) as Lessor may appoint shall have the exclirsive control
and managemeant of the Comrumon Areas and shall have the righ, from time 1o time, to establish, modily, amend and enforce reasenable rules and
regllations ("Rules and Regulations”) for the management, safety, care, and cleaniiness of the grounds, the parking and untoading of vehictes and
the preservation of good order, as well as for the convenience of other occupants o lenants of the Bullding and the Project and their invitees. Lessee
agrees to abide by and conform lo all such Rules and Regulations, and shall use ils best efforts 1o cause ils employees, suppliers, shippers,
customers, cordractors and invilees lo so abide and conform. Lessor shall nof De responsible to Lessee for the non-complianee wilth said Rales and
Reguiations by other tenants aof the Project.

210 Common Areas - Changes. l.essor shall have the right, in Lessor's sole discretion, from lime o time:

(a) To make changes fo the Common Areas, Including, without limitation, changes in the location, size, shape and number of driveways,
enfrances, parking spaces, parking areas, loading and unjoading areas, ingress, egress, direclion of traffic, landscaped areas, walkways and utitity
raceways,

(b) To close temporarily any of the Comman Areas for mainlenance purposes so long as reasenable access 1o the Premises remains
availahle;

(c} To desighate other land outside the houndaries of the Project te be a part of the Common Areas;

{h) To add additional buildings and improvements {e the Common Areas;

{e) To use the Common Areas while engaged in making additional improvements, repairs or allerations to the Project, or any portion
thereof; and

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

3. Terin.

3.1 Term. The Commencement Dale, Expiration Dale and Original Term of this Lease are as specified in Paragraph 1.3,

3z Early Possession. Any provisien herein granting Lessee Early Possession of the Premises is subject to and conditioned upon the
Premises being avallable for such possession prior to the Commencement Date. Any grant of Early Possession only conveys a non-exclusive right
to oceupy the Premises. If Lessee {otally or parlially occupies the Premises prior to the Commencemenl Date, the obligation to pay Base Rent shall
be abated for the period of such Early Possession. All other terms of this Lease (including but not fimited to the obligations 1o pay Lesses's Share of
Common Area Operating Expenses, Real Property Taxes and insurance premiums and to maintain the Premises) shall be in effect during such
period. Any such Early Possession shall not affect the Expiration Date.

3.3 Delay In Possession. Lessor agrees to use its best commercially reasonable efforts (o daliver possession of the Premises fo
tessee by the Commencement Date. If, despite sald efforts, Lessor is unable to defiver possession by such date, Lessar shall nat be subject to any
liability therefor, nor shafl such failure affect the validity of this Lease or change the Expiralion Dale. Lessee shall not, however, be obligated to pay
Rem or perform s other obligations until Lessor delfivers possession of the Premises and any pericd of rent abatement that Lessee would otherwise
have enjoyed shall run from the dale of delivery of possession and continue for a period equal 1o what Lessee would otherwise have enjoyad under
the lerms hereof, but minus any days of delay caused by the acts or omissions of Lessee. If possession is not delivered within G0 days after the
Commencement Date, as the same may be exiended under the terms of any Work Letter executed by Parties, Lessee may, at its option, by notice in
wriling within 10 days afler the end of such 60 day period, cancel this Lease, in which event the Parties shall be discharged from all obligations
hereunder. if such wrillen notice is nof recelved by Lessor within said 10 day period, Lessee's right {o cancel shall terminate. if possession of the
Premises is not delivered within 120 days after the Commencement Date, this Lease shall terminale unlass other agreemenls are reached between
Lessor and Lessee, in writing.

3.4 Lessee Compliance. Lessor shall not be required to fender possession of the Premises to Lessee until Lessee complies with its
obligation to provide evidence of insurance (Paragraph 8.5). Pending delivery of such evidence, Lessee shall be required to perform all of its
obligations under this Lease from and after the Sfart Date, including the payment of Rent, notwilhstanding Lessor's etection 1o withhold possession
pending receipt of such evidence of insurance. Further, if Lessee Is required e perform any ofher conditions prior to or concurrent with the Start
Date, the Start Date shalt oceur but Lessor may elect to withhold possession untit such conditions are satisfied.

4. Rent.

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

4.2 Common Area Operating Expenses. Lessee shall pay to Lessor during the term hereof, in addition to the Base Rent, Lessee's
Share {as specified in Paragraph 1.6) of all Common Area Operating Expenses, as hereinafter defined, during each calendar year of the lerm of this
Lease, in accordance with the following provisions:

(a) The following costs relating to the ownership and operation of the Project are defined as "Common Area Operating Expenses'™:

(i) Cosls relating to the operation, repair and maintenance, in neat, cfean, good order and condition, but not the reptacement
{see subparagraph ()}, of the following:

{aa) The Common Areas and Common Area improvements, including parking areas, loading and unloading areas,
trash areas, roadways, parkways, walkways, driveways, landscaped areas, bumpers, irrigation systems, Common Area lighting facilities, fences and
gates, elevators, roofs, exterior walls of the buildings, building systems and roof drainage systems.

(bb)  Exterior signs and any tenant directories.

(ccy  Any fire sprinkler systems,

(dd) Al other areas and improvements that are within the exterior beundaries of the Project bul oulside of the Premises
and/or any other space occupied by a tenant.

(i) The cost of water, gas, electricity and telephone to service the Common Areas and any utilities not separately metered.
(il The cost of trash disposal, pest control services, properly management, securily services, owner's association dues and
fees, the cost to repaint the exterior of any structures and the cost of any environmental inspections.
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(iv) Reserves sel aside for mainienance and repair of Common Areas and Comimon Area equipment,

(v} Any increase above the Base Real Property Taxes (as definad in Paragraply 10).

{vi} Any “Insurance Cost Increase" (as defined in Paragraph 8),

{vii) Any deductible portion of an insured foss concerning the Buitding or the Common Areas.

(viii)  Auditors', accountanls' and attorneys' fees and costs related to the operation, maintenance, repair and replacemant of the
Project.

(ix) The cost of any capital improvement to the Building or the Project not covered under the provisions of Paragraph 2.3
provided; however, that Lessor shalt allocate the cost of any such capial improvement over a 12 year peried and Lessee shall not be required to pay
maore than Lessee's Share of 1/144th of the cost of sueh capital improvement in any given month,

%) The cost of any other services to be provided by Lessor thal are stated elsewhere in fhis Lease to be a Common Area
Operalting Expense.
{b) Any Comman Area Operaling Expenses and Real Property Taxes that are specifically altributable 1o the Unil, the Building of to any

olher building i the Project or to the operation, repair and maintenance thereof, shall be allocated enfirely to such Unit, Building, or other building.
However, any Common Area Operaling Expenses and Real Properly Taxes that are not specifically attributable to the Building or to any other
huilding or to the operalion, repatr and mainienance thereof, shall be equitably allocated by Lessor to all buildings in the Project.

(c) The inclusion of the improvements, facilittes and services set forth in Subparagraph 4.2(a) shall nat be deemed to impose an
obligation upon |essor to either have said improvements or facilities or to provide those services unless the Project already has the sarme, L.essor
already provides the services, or Lessor has agreed elsewhere in this Lease 1o provide the same or some of them,

(dl) Lessee's Share of Common Area Operating Expenses is payable monthly on the same day as the Base Rent is due hereunder.
The amoun of such payments shall be based on Lessor's estimate of the annual Common Area Operating Expenses, Within G0 days after writlen
request {bul not more han once each year) Lessor shall deliver (0 Lessee a reasonably detailed slatement showing Lessee's Share of the aclual
Common Area Operating Expenses for the preceding year. if Lessee's payments during such year exceed Lessee's Share, Lessor shalt credit the
amount of such over-payment against Lessee's future payments. If Lessee's payments during such year were less (han Lessee's Share, Lessee
shall pay 1o Lessor the amount of the deficiency within 10 days afler delivery by Lessor o Lessee of the stalement.

(&) Common Area Operafing Expenses shall nol include the cost of replacing equipment or capilal components such as ihe roof,
foundations, exterior walls or Common Area capitat improvements, such as the parking ol paving, elevators, fences that have a useful life for
accounting purposes of & years or more,

N Common Area Operaling Expenses shall not include any expenses paid by any lenant direclly to third parlies, or as 1o which Lessor
is otherwise reimbursed by any third party, sther lerant, or insurance proceeds,

4.3 Payment, Lessee shall cause payment of Rent {0 be received by Lessor in lawiul money of the Uniled Slales, wilhout offset or
deduction (excep! as speciically permitled in this Lease), on or before the day on which it is due. All monetary amounts shall be rounded lo the
nearest whole dollar. In the event that any statemen! or invoioe prepared by Lessor is inaccurate such inaccuracy shall nol constitute a waiver and
Lessee shall be obligated to pay the amount set {orth in this Lease. Rent for any period during the 1erm hereof which is for less than ene full calendar
month shall be prorated based upon the actual number of days of said month. Payment of Rent shall be made to Lessor at its address stated herein
or to such other persons or place as Lessor may {rom time to time designate in wiiting. Acceptance of a payment which is fess than the amount then
due shall not be a waiver of Lessor's righls fo the balance of such Rent, regardiess of Lessor's endorsement of any check $o slaling. In the event
that any check, draft, or olher instrtument of payment given by Lessee 1o Lessor is dishonored for any reason, Lessee agrees to pay 1o Lessor the
sum of §25 in addilion to any Late Charge and Lessor, al its option, may require all future Rent be paid by cashier's check. Payments will be applied
first o accrued late charges and attorney's fees, second to accrued inferest, then to Base Rent and Common Area Operating Expenses, and any
remaining amount te any other outstanding charges or cosls,

5, Security Deposit, Lessee shall deposit with Lessor upon execution hereof the Security Deposil as security for Lessee's faithful performance
of ils obligations under this Lease. If Lessee falls to pay Rent, or olherwise Defaulls under this Lease, Lessor may use, apply or retain all or any

portion of said Security Deposit for the payment of any amount already due Lessor, for Rents which wilt be due in the fudure, and/ or to reimburse or
compensate Lessor for any liabilily, expense, loss or damage which Lessor may suffer or incur by reason thereof. If Lessor uses or applies all or any
portion of the Security Deposit, Lessee shall within 10 days after written request therefor deposit monies with Lessor sufficient to restore said

Security Deposit to the full amount required by this Lease. If the Base Rent increases during the term of this Lease, Lessee shall, upor written

request from Lessor, deposil additional monies with Lessor so fhat the {otal amount of the Security Deposit shall at all times bear the same

proporlion to the increased Base Rent as the initial Security Deposit bore to the initiab Base Rent, Should the Agreed Use be amended to

accommodate a matertal change in the business of Lessee or to accommodate a sublessee or assignee, Lessor shall have the righ! to increase the
Security Deposit to the extent necessary, in Lessor's reasonable judgment, to account for any increased wear and tear thal the Premises may suffer
as a resull thereof. If a change in control of Lessee occurs during this Lease and following such change the financial condition of Lessee is, in

Lessor's reascnable judgment, significantly reduced, Lessee shall deposit such additional monies with Lessor as shall be sufficient to cause the

Security Deposit to be at a commercially reasonable level based on such change in financial condition. Lessor shall not be required to keep the

Secwrity Deposit separate from its general accounts. Within 90 days after the expiration or termination of this Lease, Lessor shall return that portion
of the Security Deposit not used or applied by Lessor. Lessor shall upon written request provide Lessee with an accounting showing how that portion
of the Security Deposit that was not returned was applied. No part of the Security Deposit shall be considered to be held in trust, to bear interest or
fo be prepayment for any monies to be paid by Lessee under this Lease. THE SECURITY DEPOSIT SHALL NOT BE USED BY LESSEE IN LIEU

OF PAYMENT OF THE LAST MONTH'S RENT.

6. Use.

6.1 Use. Lessee shall use and occupy the Premises only for the Agreed Use, or any other legal use which is reasonably comparable
thereto, and for no other purpose. Lessee shall not use or permit the use of the Premises in a manner that is unlawiul, creates damage, waste or a
nuisance, or that disturbs occupants of of causes damage to neighboring premises or properties. Other than guide, signal and seeing eye dogs,
Lessee shall nof keep or allow in the Premises any pets, animals, birds, fish, or reptiles. Lessor shall nol unreasonably withhold or delay its consent
to any request for a modification of the Agreed Use, so long as the same witl not impair the structural integrity of the Building or the mechanical or
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electical systems therein, and/or is not significantly more burdensome fo the Project If Lessor etects 1o withhold consent, Lessor shall within 7 days
after such reques! give writlen nofification of same, which notice shall include an explanation of Lessor's objestions to the change in the Agreed Use.
6.2 Hazardous Substances.

(a) Reportable Uses Requite Consont. The ferm “Hazardous Substance” as used In this Lease shall mean any produet,
subslance, or wasle whose presence, use, manufacture, disposal, transportation, or refease, either by itselfl or in combination with olher materlals
expected to be on the Premises, Is either: (i) polentially injurious o the public bealth, safely or wellare, the envirenment or the Premises, (i)
regutated or monitored by any governmental authority, er (lil) a basis for potential liabdlity of Lessor 1o any governmental agency or thied parly under
any applicable statute or common law theory, Hazardous Substances shall include, bul not be fimited 1o, hydrocarbens, pefroleum, gasoline, andfor
crude oil or any products, by-products ot fractions thereof, Lessee shail not engage in any activity in or on the Premises which constitutes a
Reportable Use of Hazardous Subslances without the express prior wiitten consent of Lessor and limely compliance (al Lessee's expense) with all
Applicable Reqguirements. “Reportable Use® shall mean (I} the installation or use of any above or below ground slorage tank, (i) the generalion,
possession, storage, use, transportation, or disposal of a Hazardous Subslance thal requires a permil from, or wilh respect to which a repon, notice,
registration or business plan ks required Lo be filed with, any governmentat authority, andfor (iii) the presence at the Premises of a Hazardous
Substance with respect to which any Applicable Requirements requires thal a notice be given to persons entering or occupying the Premises oy
neighboring properlies. Notwithstanding the foregoing, Lessee may use any ordinary and customary maierials reasanably required to be used in the
normal course of the Agreed Use, ordinary office supplies (copier toner, liquid paper, giue, etc.) and common household cleaning materials, so long
as such use is in compliance with all Applicable Requirements, is noi a Reportable Use, and does not expose the Premises or neighboring property
to any meaningful risk of confaminalion or damage or axpose Lessor to any liability therefor. In addition, Lessor may condition its consent to any
Reportable Use upon receiving such addilional assurances as Lessor reascnably deems nacessary 1o proted! ilself, the public, the Premises andfor
the environment agains! damage, contamination, injury andfor liability, including, but not fimiled to, the installation (and removal on or before Lease
expiration of termination) of profective moditications (such as concrete encasements) andfor increasing the Security Deposit,

64} Duty to Inform Lessor, i Lessee knows, or has reasonable cause fo believe, that a Hazardous Substance has come to
be located in, on, under or about the Premises, other than as previously consented 1o by Lessor, Lessee shall immediately give wrillen notice of such
fact 1o Lessor, and provide Lessor with a copy of any report, nolice, claim or olher documentation which it has concerning the presence of such
Hazardous Substance.

{c} Lessee Remediation. Lessee shall not cause or permit any Hazardous Substance to be spilted or released in, on,
under, of aboul the Premises (including through the plumbing or sanitary sewer system) and shall promptly, at Lessee's expense, comply with alt
Applicable Requirements and take all investigatory and/or remedial aclion reasonahly recommended, whether or not formally ordered or required, for
the cleanup of any contamination of, and for the mainlenance, security andfor monitoring of the Premises or neighboring properties, that was caused
or materially conlribuled to by Lessee, or pertaining o or involving any Hazardous Substance brought onto the Premises during the term of this
l.ease, by or for L.essee, or any third party.

{d} Lessee Indemnification. Lessee shall indemnify, defend and hold Lessor, its agents, employees, lenders and ground
lessor, if any, harmless from and against any and alt loss of renls andlor damages, Habilities, judgments, claims, expenses, penalties, and atlomeys'
and consullants' fees arising out of or involving any Hazardous Substance brought onto the Premises by or for Lessee, or any third parly (provided,
however, that Lessee shall have no liability under this Lease with respect to underground migration of any Hazardous Substance under the Premises
from areas oulside of the Project nol caused or contributed 10 by Lessee). Lessee's obligations shall include, but not be limited to, the effecls of any
contamination or injury fo person, property or the environment created or suffered by Lessee, and the cost of investigation, removal, remediation,
resloralion andfor abatement, and shall survive the expiration or termination of this Lease. No termination, cancellation or release agreement entered
into by Lessor and Lessee shall release Lessee from ils obligations under this Lease with respect to Hazardous Substances, unless specifically so
agreed by Lessor in wriling at the time of such agreement.

{e) Lessor Indemnification. Except as otherwise provided in paragraph 8.7, Lessor and its successors and assigns shall
indemnify, defend, reimburse and hold l.essee, ils employees and lenders, harmlass from and against any and all environmental damages, including
lhe cosl of remediation, which suffered as a direct resull of Hazardous Substances on the Premises prior to Lessee laking possession or which are
caused by the gross negligence or willfl misconduct of Lessor, s agerds or employees. Lessor's obligalions, as and when required by the
Applicable Requirements, shall include, but not be limited to, the cost of investigation, removal, remedialion, restoration and/or abatement, and shall
survive {he expiration or terminalion of this Lease.

)] Investigations and Remediations. Lessor shall retain the responsibility and pay for any investigations or remediation
measures required by governmental entifies having jurisdiction with respect to the existence of Hazardous Substances on the Premises prior fo
Lessee taking possession, unless such remediation measure is required as a result of Lessee’s use (including "Alterations”, as defined in paragraph
7.3(a) below) of the Premises, In which event Lessee shall be responsible for such payment. Lessee shall cooperate fully in any such aclivities at the
request of Lessor, including allowing Lessor and Lessor’s agents to have reasonable access o the Premises at reasonable times in order to carry
out L.essor's investigative and remedial responsibifitias.

[{+}] Lessor Termination Option, If a Hazardous Substance Condilion (see Paragraph 9.1{e)) occurs during the lerm of this
Lease, unless Lessee is legally responsible therefor {in which case Lessee shall make the investigation and remediation thereof required by the
Applicable Requirements and this Lease shall continue in full force and effect, but subject to Lessor's rights under Paragraph 6.2(d) and Paragraph
13), Lessar may, at Lessor's option, either (i) investigate and remediate such Hazardous Substance Condition, if required, as soon as reasonably
possible at Lessor's expense, in which event this Lease shall continue in full force and effect, or (i) if the estimated cost to remediate such condition
exceeds 12 times the then monthly Base Rent or $100,000, whichever is greater, give writlen notice to Lessee, within 30 days afler receipl by Lessor
of knowledge of the occurrence of such Hazardous Substance Condilion, of Lessor's desire to terminate this Lease as of the date 60 days following
the date of such notice. in the event Lessor elects to give a termination notice, Lessee may, within 10 days thereafter, give written notice to Lessor of
Lessee's commitment to pay the amount by which: the cost of the remediation of such Hazardous Substance Condition exceeds an amount equal to
12 times the then monthly Base Rent or $100,G00, whichever is greater. Lessee shall provide Lessor with said funds or satisfactory assurance
therecf within 30 days following such commitment, In such event, this Lease shall continue in full force and effect, and Lessor shall proceed to make
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such remediation as soon as reasenably possibie after the required funds are available. If Lessee does nol give such notice and provide the required
funds or assurance thereof within the time provided, this Lease shall tenminate as of the dale specified in Lessor's notice of lermination,

6.3 Lessee's Compliance with Applicable Roeguirements. Except as otheswise provided in this Lease, Lessee shall, at Lessee's
sole expense, fully, diigently and in a timely manner, materially comply with all Applicable Requirements, the requirements of any applicable fire
insurance underwriler or raling bureau, and the recommendations of Lessor's engineers and/or consultanls whkch relate in any manner (o lhe
Premises, without regard to whether said Applicable Requirements are now in effect or become effeclive afier the Slart Date. Lessee shall, within 10
days after receipl of Lessor's writlen request, provide Lessor with copies of all permits and other documents, and olber information evidencing
Lessee's compliance with any Applicabile Requirements specified by Lessor, and shalt immediately upor: receipl, notify Lessor In wiiling (wilh copies
of any documents involved) of any threalenad or actual claim, notice, cilation, warning, complaint or report periaining to or involving the fallure of
Lessee or the Premises {o comply with any Applicable Requirements. Likewise, Lessee shall immediately give wriilen notice to Lessor of (i) any
water damage to the Premises and any suspected seepage, pooling, dampness or other condition conducive 1o the production of mold; or (H} any
mustiness or other odors that might indicate the presence of maold in the Premises.

6.4 Inspection; Compliance. Lessor and Lessor's "Lender" (as defined in Paragraph 30) and consultants authorized by Lessor shall
have the right to enter into Premises at any time, in the case of an emergency, and olherwise al reasonable limes after reasonable notice, for the
purpose of inspecting and/or festing the condition of the Premises and/or for verifying compliance by Lessee with Ihis Lease, The cost of any such
inspeclions shalt be paid by Lessor, unless a violalion of Applicable Requirements, or a Hazardous Substance Condilion (see Paragraph 9.1} is
found to exist or he imminent, or the inspection is requested or ordered by a governmental authority. In such case, Lessee shall upon request
reimburse Lessor for the cost of such inspeclion, so long as such inspection is reasonably relaled to the violation or conlamination. In addition,
Lessee shall provide copies of all relevant material salety data sheets (MSBS) (o Lessor within 10 days of the receip! of writlen request therefor,
Lessee acknowledges that any failure on its part to allow such inspections or testing will expose Lessor to risks and potentially cause Lessor 1o incur
costs not contemplated by this Lease, the extent of which will be extremely difficull to ascertain. Accordingly, should the tessee fail 1o allow such
inspections and/or festing in a limely fashion the Base Rent shall be automalically increased, without any requirement for notice te Lessee, by an
amount equal to 10% of the then existing Base Rent or $100, whichever is greater for the remainder to the Lease. The Parlies agree thal such
increase in Base Rent represents fair and reasonable compensation for the additional riskfcosts that Lessor will incur by reason of Lessee’s failure to
allow such inspection andfor testing. Such Increase in Base Rent shall in no event constitute a waiver of Lessee's Default or Breach with respect o
such failure nor preven! the exercise of any of the other rights and remedies granted hereunder,

7. Maintenance; Repalrs; Utility Installations; Trade Fixtures and Alterations.

7.1 Lessee's Obligations.

(a} In General. Subject to the provisions of Paragraph 2.2 (Conditien), 2.3 (Compliance), 6.3 (Lessee's Compliance wilh Applicable
Requirements), 7.2 (Lessor's Obligations), 9 (Damage or Destruction), and 14 {Condemnation), Lessee shall, al Lessee's sole expense, keep the
Premiges, Utility Inslallalions (intended for Lessee's exclusive use, no matler where |ocated), and Allerations in good order, condilion and repair
{whether or nol the portion of the Premises requiring repairs, or the means of repairing the same, are reasonably or readily accessible to Lessee, and
whether or not the need for such repairs occurs as a result of Lessee's use, any prior use, the elements or the age of such portion of the Premises),
including, but not limited to, all equipment or facilities, such as plumbing, HVAC equipment, electrical, lighting facilities, boilers, pressure vessels,
fixtures, interior walls, interior surfaces of exterior walls, ceilings, floors, windows, doors, plate glass, and skylights but excluding any #lems which are
the responsibility of Lessor pursuanl to Paragraph 7.2, Lessee, in keeping the Premises in good order, condilion and repair, shall exercise and
perform good maintenance practices, specifically including the procurement ard maintenance of Ihe service contracls required by Paragraph 7.1(b)
below, Lessee's obligations shall include restorations, replacements or renewals when necessary to keep the Premises and all improvements
thereon or a part thereof in good order, condition and state of repair,

{b) Service Contracts. Lessee shall, at Lessee's sole expense, procure and maintain contracts, with copies to Lessor, in
customary form and substance for, and with contractors specializing and experienced in {he maintenance of the following equipment arg
improvements, if any, if and when installed on the Premises: {i} HVAC equipment, (i) boiler and pressure vessels, and (fi} clarifiers. However, Lessor
reserves the right, upon notice to Lessee, 1o procure and maintain any or afl of such service contracls, and Lessee shafl reimburse Lessor, upon
demand, for the cost thereof.

(¢) Failure to Perform, If Lessee fails to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon the
Premises afler 10 days' prior written notice to Lessee (except in the case of an emergency, in which case no notice shall be required), perform such
obligations on Lessee's behall, and put the Premises in geed order, condition and repair, and Lessee shall promplly pay to Lessor a sum equal 1o
115% of the cost thereof,

(d} Replacement. Subject to Lessee's indemnification of Lessor as set forth in Paragraph 8.7 below, and without relieving Lessee
of liability resulling from Lessee's failure to exercise and perform good maintenance practices, if an item described in Paragraph 7.1(b) cannot be
repaired other than at a cost which is in excess of 50% of the cost of replacing such item, then such item shall be replaced by Lessor, and the cost
thereof shall be prorated between the Parties and Lessee shall enly be obligated to pay, each month during the remainder of the term of this Lease,
on the date on which Base Rent is due, an amount equal to the product of multiplying the cost of such replacement by a fraction, the numerator of
which is one, and the denominator of which is 144 (ie. 1/144th of the cost per month), Lessee shalt pay Inferest on the unamortized balance but may
prepay ifs obligation af any time.

7.2 Lessor's Obligations, Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 4.2 {Common Area Operating
Expenses), 6 {(Use), 7.1 (Lessee's Obligations), 9 (Damage or Destruction) and 14 (Condemnation), Lessor, subject to reimbursement pursuant to
Paragraph 4.2, shall keep in good order, condition and repair the foundations, extericr walls, structural condition of interior bearing walls, exterior
roof, fire sprinkler system, Common Area fire alarm and/or smoke detection systems, fire hydrants, parking lots, walkways, parkways, driveways,
landscaping, fences, signs and ulility systems serving the Common Areas and all paris thereof, as well as providing the services for which there is a
Common Area Operaling Expense pursuant {o Paragraph 4.2, Lessor shall not be obligated te paint the exterior or interior surfaces of exterior walls
nor shall Lessor be obligated to maintain, repair or replace windows, doors or plate glass of the Premises. Lessee expressly waives the benefit of
any statute now or hereafier in effect {o the extent it is inconsistent with the terms of this Lease.
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7.3 Utllity Instailations; Trade Fixtures; Afterations.

(a) Definitions. The term "Ulilty Installations” refors to alf floor ang window coverings, alt andfor vacuum lines, power panels,
electrical distribution, security and fire prolection systems, communication cabling, lighting fixtures, MVAC equipment, plumbing, and fencing In or on
the Premises. The term "Trade Fixtures™ shall mean Lessee's machinety and equipment that can be removed without doing maleriat darmage to the
Premises. The lerm "Alterations” shall mean any modification of the improvements, other than Utifity Installations or Trade Fixlures, whether hy
addition or delation. “Lessee Owned Alterations andlor Utllity Instaliations” are defined as Alterations andior Utiity Installatfons made by Lessee
that are not yel owned by Lessor pursuant to Paragraph 7.4{a).

(b) Consent. Lessee shall not make any Allerations or Utility Installations 10 the Premises without Lessor's prior writien consent,
Lessee may, however, make non-struciural Alleralions or LHility Instaflations to the interior of the Premises (excluding the rool) without such consent
But upon nolice o Lessor, as long as they are not visible from the outside, do not involve puncturing, relocating of removing the raof or any existing
walls, will not affect the electrical, plumbing, HVAC, andfor life safely systems, do nol trigger the requirement for additionaf modifications and/for
improvements to the Premises resulting from Applicable Requirements, such as compliance with Tille 24, and lhe cuniulative cost thereof during this
Lease as exlended does not exceed a sum equal to 3 month's Base Renl in the aggregate or a sum equal to one montlys Base Rent in any one
year. Nolwithslanding the foregoing, Lessee shall not make or permit any roof penelrations andfor install anything on the roof without the prior
writllen approval of Lessor. Lessor may, as a precondition to granling such appraval, require Lessee to ulilize a conlractor chosen and/or approved
by Lessor. Any Allerations or Utility Installations tha! Lessee shall desire (o make and which require the consent of 1he Lessor shall be presented to
Lessor in wrillen form with detailed plans, Consent shall be deemed conditioned upon Lessee's: (i) acquiring all applicable governmental permits,
(i) furnishing Lessor with copies of both the permits and the ptans and specifications prior 1o commencemeant of the work, and (jii) compliance with all
conditions of said permits and other Applicable Reguirements in a prompt and expedilious manner. Any Allerations or Wility Instaliations shall be
performed in a workimanlike manner with good and sufficient malerials. Lessee shall promptly upon completion furnish Lessor with as-built plans and
specifications. For work which costs an amount in excess of one month's Base Rent, Lessor may condition its consent upon Lessee providing a len
and completion bond in an amount equal lo 150% of the eslimated cost of such Alteration or Ulility Installation and/or upon Lessee's posting an

additional Security Deposit with Lessor.
(¢y Liens; Bonds. Lessee shall pay, when due, all dalms for labor or materals furnished or alfeged lo have been furnished to or

for Lessee al or for use on the Premises, which claims are or may be secured by any mechanic's or materialmen's lien against the Premises or any
interest therein. Lessee shall give Lessor nol dess than 10 days nolice prior to the commencement of any work in, on or aboul the Premises, and
Lessor shall have the right to post nelices of non-responsibility, If Lessee shall contest the validity of any such lien, claim or demand, then Lessee
shall, at its sole expense defend and protect itsell, Lessor and the Premises against the same and shall pay and satisfy any such adverse judgment
that may be rendered thereon before the enforcement thereof, if Lessor shall require, Lessee shall furnish a surety bond in an amount equal to 150%
of the amount of such contested lien, claim or demand, indemnifying Lessor against liability for the same. I Lesser elecls to participate in any such
action, Lessee shall pay Lessor's altorneys' fees and cosis.
7.4 Ownership; Removal; Surrender; and Restoration,

(8) Ownership. Subject to Lessor's right 1o require removal or elect ownership as hereinaiter provided, alt Alterations and Utllity
Instaflations made by Lessee shall be the properly of Lessee, but considered a part of the Premises. Lessor may, al any time, elect in writing 1c be
the awner of all or any specified pan of the Lessee Owned Allerations and Utifity Instaliations. Unless otherwise instrucled per paragraph 7.4{h)
hereof, all Lessee Owned Aiterations and Utility Installations shall, at the expiration or terminaticn of this Lease, become the property of Lessor and
be surrendered by Lessee with the Premises,

(b) Removal. By delivery to Lessee of written nolice from Lessor not earlier than 90 and not later than 30 days prior to the end of
the term of this Lease, Lessor may require that any or all Lessee Owned Alterations or Ulility Installations be removed by the expiration or
termination of this Lease. Lessor may require the removal af any time of all or any parl of any Lessee Owned Allerations or Utifity Installations made
wilhout the required consent.

(c) Surrender; Restoration. Lessee shall surrender the Premises by the Expiration Date or any earlier termination date, with all of
the improvements, parts and surfaces thereof broom clean and free of debris, and in good operating order, condition and state of repair, ordinary
wear and tear excepted. "Ordinary wear and tear” shall not include any damage or delerioration that would have been prevented by good
maintenance practice. Notwithstanding the foregoing, if the Lessee occupies the Premises for 12 months or less, then Lessee shall surrender the
Premises in the same condition as delivered lo Lessee on the Start Date with NO allowance for ordinary wear and tear. Lessee shall repair any
damage occasioned by the installation, maintenance or removal of Trade Fixtures, Lessee owned Alterations and/for Ulility Installations, furnishings,
and equipment as well as the removal of any storage tank installed by or for Lessee. Lessee shall also remove from the Premises any and all
Hazardous Substances brought onte the Premises by or for Lessee, or any third parly (except Hazardous Substances which were deposited via
underground migration from areas outside of the Premises) to the level specified in Applicable Requirements. Trade Fixtures shall remain the
property of Lessee and shall be removed by Lessee. Any personal property of Lessee not removed on or before the Expiration Date or any earlier
termination date shall be deemed to have been abandoned by Lessee and may be disposed of or retained by Lessor as Lessor may desire, The
failure by Lessee o limely vacale the Premises pursuant fo this Paragraph 7.4(c) without the express wrilten consent of Lessor shall constitule a
holdover under the provisions of Paragraph 26 below.

4. insurance; indemnity.
8.1 Payment of Premium Increases.
(a) As used herein, the ferm "Insurance Cost Increase” is defined as any increase in the aclual cos! of the insurance

applicable to the Building and/or the Project and required to he carried by Lessor, pursuant to Paragraphs 8.2(b}, 8.3(a) and 8.3{b), over and above
the Base Premium, as hereinafter defined, calcidated on an annual basis. Insurance Cost Increase shall include, bul not be limited 1o, requirements
of the holder of a morlgage or deed of frust covering the Premises, Building and/or Project, increased valuation of the Premises, Building andfor
Preject, and/or a general premium rate increase. The ferm Insurance Cost Increase shalf not, however, include any premium increases resulting from
the nature of the occupancy of any other tenant of the Building. The "Base Premium" shall be the annual premium appticable to the 12 month
pericd immediately preceding the Starl Date. If, however, the Project was nof insured for the entirety of such 12 month period, then the Base
Premium shall be the lowest annual premium reasonably obtainable for the Required Insurance as of the Start Date, assuming the most nominal use
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possibie of the Building. In no event, however, shall Lessee be responsible for any portion of the premium cost allributable to fiabllily insurance
coverage iz excess of $2,000,000 procured under Paragraph 8,2(b).

(h) tessee shalf pay any swance Cosl Increase 10 Lessor pusuant to Paragraph 4.2, Premiums for policy periods
commencing prior o, or extending beyond, the term of (his Lease shall be prorated to coincide with (ke corresponding Start ate or Expiralion Date.

8.2 Liability Insurance.

(a) Carrled by Lessee. Lessee shall obtain and Keep in force a Commercial General Liability policy of insurance protecting Lessee
and Lessor as an additional insured against claims for bodily injury, personal Injusy and properly damage based upon or arising oul of the ownership,
use, occtpancy or maintenance of the Premises and all areas appurtenant therelo, Such insurance shall be on an cceurrence basis providing single
limit coverage i an amounl net fess than $1,000,000 per occurence wih an abnual aggregale of nol less than $2,000,000. Lessee shall add Lessor
as an addiional insured by means of an endorsement al least as broad as the Insurance Service Organization's “Additional insured-Managers or
Lessors of Premises” Endorsement. The policy shall not comain any intra-insured exclusions as between insured persons or organizations, but shatl
include coverage for liabitity assumed under this Lease as an “insured contract” for the performance of Lessee's indemnity obligations under this
lease, The limits of said insurance shall not, however, limit the Rability of Lessee nor refleva Lessee of any obligation hereunder. Lessee shall
provide an endorsement on its liability policy{ies) which provides thal its insurance shall be primary to and not contributory with any similar insurance
carried by Lessor, whose insurance shall be considered excess insurance only,

(b) Carrfed by Lessor. Lessor shall maintain liability insurance as deserfbed in Paragraph 8.2(a), in addition to, and not in ligu of,
the insurance required to be malntained by Lessee. Lessee shall nol be named as an additional insured therein.

8.3 Property Insurance - Building, Improvements and Rental Value,

(a) Buitding and Improvements. Lessor shall obtain and keep in force a policy or policies of insurance in the name of Lessor,
wilh loss payable to Lessor, any ground-lessor, and to any Lender insuring loss or damage to the Premises. The amount of such insurance shal be
equal to the full insurable replacement cost of the Premises, as the same shall exist from time to time, or the amount required by any Lender, but in
ne event more than the commercially teasonable and available insurable value thereof. Lessee Owned Alterations and Utilily Instaltations, Trade
Fixtures, and Lessee's personal property shall be insured by |essee not by Lessor. If the coverage is available and commerclally appropriate, such
policy or policies shall insure against alt risks of direct physical loss or damage (except the perlls of flood andfor earthquake unfess required by a
Lender), including coverage for debris removal and the enforcement of any Applicable Requiremenls requiring the upgrading, demofition,
reconstruction or replacement of any porion of the Premises as the resull of a covered loss, Said policy or policies shall also cortain an agreed
valuation provision in eu of any coinsurance clause, waiver of subrogalion, and infation guard protection causing an increase in the annual praperty
insurance coverage amount by a factor of not less than the adjusted U.S. Department of Labor Consumer Price Index for All Urban Consumers for
the cily nearest 1o where the Premises are focated. {f such insurance coverage has a dedustible clause, the deductible amount shall not exceed
$5,000 per ocourrence.

(b} Rental Value, Lessor shall also oblain and keep in force a policy or policies in the name of Lessor with loss payable to Lessor
and any Lender, insuring the loss of the full Rent for one year with an extended period of indemnity for an additional 180 days (“RBental Valye
ihsuranee”). Said instrance shall contain an agreed valuation provision in lieu of any coinsurance clause, and the amount of coverage shall be
adjusted annually to reflect the projected Rent ctherwise payable by Lessee, for the next 12 month period.

{c) Adjacent Premises. Lessee shall pay for any increase in the premiums for the property insurance of the Building and for the
Common Areas or other buildings in the Project if said increase is caused by Lessee's acls, omissions, use of occupancy of the Premises,

(d} Lessee's Improvements, Since Lessor is the Insuring Party, Lessor shall not be required to insure Lessee Owned Allerations
and Utility Installations unless the item in question has become the propery of Lessor under the terms of this Lease.

8.4 Lessee's Property; Business interruption Insurance; Worker's Compensation Insurance.

{(a) Property Damage. Lessee shall obtain and maintain insurance coverage on all of Lessee's personal property, Trade Fixtures,
and Lessee Owned Allerations and Utility Installations. Such insurance shall be full replacement cost coverage with a deductibfe of not to exceed
§1,000 per occurrence. The proceeds from any such insurance shall be used by Lessee for the replacement of personal property, Trade Fixtures and
Lessee Owned Alterations and Utility Installations.

(b} Business Interruption. Lessee shall obtain and maintain loss of income and extra expense insurance in amounts as will
reimburse Lessee for direct or indirect loss of earnings aitributable to all perils commonly insured against by prudent lessees in the business of
Lessee or atfributable to prevention of access 1o the Premises as a result of such perils,

(c} Worker's Compensation Insurance, Lessee shall oblain and maintain Worker's Compensation Insurance in such amount
as may be required by Applicable Requirements. Such policy shall include a ‘Waiver of Subrogation’ endorsement, Lessee shall provide Lessor with
a copy of such endorsement atong with the certificate of insurance or copy of the policy required by paragraph 8.5.

(d) No Representation of Adequate Coverage. Lessor makes no representation Lhat the limits or forms of coverage of insurance
specified herein are adequate to cover Lessee's property, business operations or obligations under this Lease,

8.5 Insurance Policies. Insurance required herein shall be by companies mairtaining during the policy term a "General Policyholders
Raling" of al least A-, Vil, as set forth in the most curent issue of "Rest's Insirance Guide®, or such other rating as may be required by a Lander,
Lessee shall not do or permit to be done anything which invalidates the required insurance policies. Lessee shalk, prior to the Starl Date, deliver to
lessor cerlified copies of policies of such insurance or certificates with copies of the required endorsements evidencing the existence and amounts
of the required insurance. No such policy shall be cancelable or subject to modification except after 30 days prior written notice to Lessor. Lessee
shall, at least 10 days prior to the expiration of such policies, furnish Lessor with evidence of renewals or “insurance binders” evidencing renewa
thereof, or Lessor may increase his liability insurance coverage and charge the cost thereof to Lessee, which amount shall be payable by Lessee to
Lessor upon demand. Such policies shall be for a term of at least one year, or the length of the remaining term of this Lease, whichever is less. lf
either Parly shalf fail to procure and maintain the insurance required to be carried by #, the other Parly may, but shall not be required to, procure and
maintain the same.

8.6 Waiver of Subrogation, Withaut affecting any other rights or remedies, Lessee and Lessor each hereby release and relieve the

other, and waive their entire right to recover damages against the other, for loss of or damage to its property arising out of or incident to the perils
required to be insured against herein, The effect of such releases and waivers is not fimited by the amount of insurance carried or required, or by any

—bs
I A7 PAGE 9 OF 20 74®4
INITIALS WA
©® 2017 - AIR CRE. All Rights Reserved MTG-24.00, Revised 01-03-2017

Produced with zipForm® by zipLogix 18070 Fifleen Mie Road, Fraser, Michigan 48026  www ziphogix.com 401 N E 84, Suite P,



DocuSign Envelope ID: 76FE698D-0D08-42AA-91C5-57E0931E903C

deduclibles applicable hereto, The Parties agree (o have thelr respective properly damage insurance carriers waive any fighf 1o subrogation that
such companies may have against Lessor or Lessee, as the case may he, so leng as the ingtrance is not invalidated thereby.

8.7 Indemnity. Except for Lessor's gross aeglipence or williul misconduct, Lesseg shall indemnify, prolect, defend and hold harmiess
the Premises, Lessor and Hs agenis, Lessor's masler or ground lessor, partners and Lenders, from and against any and all claims, loss of rents
and/or damages, liens, judgments, penallies, attorneys' and consultants' fees, expenses andfor abilties ardsing out of, Involving, or in conneclion
wilh, the use and/or ococupancy of the Premises by Lessee. If any aclion or proceeding is brought against Lessor by reason of any of the foregoing
matlers, Lessee shall upon nolice defend the sama al Lessee's expense by counsel reasonably satisfactory fo Lessor and Lessor shall cooperate
with Lessee in such defense. Lessor need not hiave first pald any such claim in order to be defended or indemnificd.

a.8 Exemption of Lessor and s Agents from LiabHity. Notwithstanding lhe pegfigence or breach of this Lease by Lessor or its
agents, neither Lessor nor ils agemts shall be flable under any circumstances for: (i) injury or damage to the person or goods, wares, merchandise or
other property of Lessee, Lessee's employees, confractoss, invitees, custiomers, or any other person in or about {he Premises, whelher such damage
or injury is caused by or resulls from fire, steam, electricily, gas, waler or rain, indoor air gualily, the presence of motd or from the breakage, leakage,
obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing, HVAC or lighting fixiures, or from any other cause, whether the sald
injury or damage results from conditions arising upon the Premises or upon other portions of the Building, or from other sources or places, (if) any
damages arising from any acl of neglect of any other tenant of Lessor or from the failure of Lessor or ils agenis 1o enforce the provisions of any other
lease in the Project, or (iii) injury 1o Lessee's business or for any loss of income or profit therefrom. instead, it is intended thal Lessee's sole recourse
in the event of such damages or injury be 1o fite a claim on the insurance policy({ies} that Lessee is required to mainlain pursuant to the provisions of
paragraph 8.

8.6 Falture to Provide insurance. Lessee acknowiedges thal any failure on its part to oblain or mainlain the insurance required
herein will expose Lessor to risks and potenlially cause Lessor to incur costs not conlemplaled by this Lease, the exiant of which will be extremely
difficult to ascerlain. Accordingly, for any month or portion thereof that Lessee does nol maintain the required insurance and/or does not provide
Lessor with the required binders or cerlificates evidencing the exislence of the required Insurance, the Base Rent shall be aulomatically increased,
without any requirement for nolice {o Lessee, by an amount equal lo 10% of the then existing Base Rert or $100, whichever is greater, The parlies
agree that such increase In Base Rent represents fair and reasonable compensation for the additional risk/costs that Lessor will incur by reason of
l.essee's fallure fo maintain the required insurance. Such increase in Base Rent shall in no event constitule a watver of Lessee's Default or Breach
with respeet to the failure to maintain such insurance, prevent the exercise of any of the other rights and remedies granted hereunder, nor relieve
Lessee of its ohligation {o maintain (he insurance specified in this Lease,

9. Damage or Destruction,

9.1 Dofinitions.

(a) "Premises Partlal Damage” shall mean damage or destruction to the improvements on the Premises, other than Lessee
Owned Allerations and Wility Installations, which can reasonably be repaired in 3 months or less from the dale of the damage or destruction, and the
cost thereof does not exceed a sum equal lo & month's Base Rent. Lessor shall notify [.essee in wriling within 30 days from the date of the damage
or deslruction as to whether or not the damage is Parial or Tolal.

(b) "Premises Total Destruction” shall mean damage or destruction to the improvemeds on the Premises, olher than Lessee
Owned Alterations and Utility Instatlations and Trade Fixtures, which cannot reasonably be repaired in 3 months or less from the date of the damage
or destruction andfor the cost thereof exceeds a sum equal 1o 6 monti's Base Rent, Lessor shall notify Lessee in writing within 30 days from the date
of the damage or destruction as to whether or not the damage is Parlial or Total.

() "Insured Loss" shall mean damage or destruclion fo improvements on the Premises, other than Lessee Owned Alterations and
CUtility Installations and Trade Fixtures, which was caused by an event required to be covered by the insurance described in #aragraph 8.3(a},
irrespective of any deductible amounts or coverage limits involved.

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

(e) “Hazardous Substance Condition™ shall mean the occurrence or discovery of a condition involving the presence of, or a
contamination by, a Hazardous Substance, in, on, or under the Premises which requires restoration.

9.2 Partial Damage - Insured Loss. If a Premises Partial Damage that is an Insured Loss ocowrs, then Lessor shall, at Lessor's
expense, repair such damage (bul not Lessee's Trade Fixtures or Lessee Owned Allerations and Utility Installations) as scon as reasonably possible
and this Lease shall continue in full force and effect; provided, however, that Lessee shall, at Lessor's election, make the repair of any damage or
destruction the {otal cost to repair of which is $10,000 or less, and, in such event, Lessor shall make any applicable insurance proceeds available to
Lessee oh a reasonable basis for that purpese. Notwithsianding the foregoing, if the required insurance was not in force or the insurance proceeds
are not sufficient to effect such repair, the Insuring Party shall promptly contribute the shortage in proceeds as and when required fo complete said
repairs. In the event, however, such shortage was due to the fact that, by reason of the unique nature of the improvements, full replacerment cost
insurance coverage was not commercially reasonable and available, Lessor shall have no obligation to pay for the shortage in insurance proceeds or
to fully restore the unique aspects of the Premises unless Lessee provides Lessor with the funds to cover same, or adequate assurance thereof,
within 10 days following receipt of written notice of such shortage and request therefor. If Lessor receives said funds or adequate assurance thereof
within said 10 day period, the parly responsible for making the repairs shall complete them as soon as reasonably possible and this Lease shall
remain in full force and effect. If such funds or assurance are not received, Lessor may nevertheless elect by wiitten nofice to Lessee within 10 days
thereafter to; (iy make such restoration and repair as is commercially reasonable with Lessor paying any shortage in proceeds, in which case this
Lease shall remain in full force and effect, or (i) have this Lease terminate 30 days thereafter. l.essee shalt not be entitled to reimbursement of any
funds contributed by Lessee to repair any such damage or desfruction. Premises Parlial Damage due to flood or earthquake shall be subject to
Paragraph 9.3, notwithstanding that there may be seme insurance coverage, but the net proceeds of any such insurance shall be made available for
the repairs if made by either Party.

9.3 Partial Damage - Uninsured Loss. if a Premises Parlial Damage that is not an Insured Loss occurs, uniess caused by a
negligent or willful act of Lessee (in which event Lessee shall make the repairs at Lessee's expense), Lessor may either: (i) repair such damage as
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soen as reasonably possible al Lessor's expense (subject to reimbursement pursuant lo Paragraph 4.2), in which event his Lease shall continue in
full force and effect, or (i) terminate this Lease by giving wrilten notice o Lessee wihin 30 days afler receipt by Lessor of knowledge of the
ocoeurrence of such damage. Such lermination shall be effective 60 days following the date of such notice. In the event Lessor elects o terminate this
Lease, Lessee shall have the right within 10 days afler receipt of the Lermination nolice 1o give writlen notice (o Lessor of Lessee's commmitmen (o
pay for the repalr of such damage without reimburserent from Lessor. Lessee shall provide Lessor with said funds or satisfaclory assura nce thereof
within 30 days after making such commitment. tn such event this Lease shall continue in full force and effect, and Lessor shall proceed to make such
repairs as soon as reasonably possible after the required funds are avsilable. If Lessee does nol make the required commitment, this Lease shall
lerminate as of the date specified in the termination notice,

9.4 Totai Destruction. Nolwilhstanding any other provision hereof, if a Premises Tolal Destruction occurs, this Lease shall terminale
GO days following such Destruction. If the damage or destruction was caused by lhe gross negligence or willlul misconduct of Lessee, Lessor shall
have the right to recover Lessor's damages from Lessee, excep! as provided in Paragraph 8.6.

9.5 Damage Near End of Term, Il at any lime during the tast 6 months of this Lease there is damage for which the cost lo repair
exceeds one month's Base Rent, whether or not an Insured Loss, Lesser may terminate this Lease effective 60 days foffowing the date of occurrence
of such damage by giving a written lermination nolice to Lessee within 30 days after the date of occurrence of such damage. Notwithstanding the
foregoing, if Lessee al that lime has an exercisable oplion 1o extend this Lease or 1o purchase the Premises, then Lessee may preserve |his ease
by, (a) exercising such option and (b) providing Lessor with any shortage in insurance proceeds (o adeguate assurance thereof) needed to make
the repairs on or before the eadier of (j) the date which Is 10 days after Lessee's receipt of Lessor's writlen notice purporting 1o terminate this Lease,
or {ii) the day prior 1o the date upon which such oplion expires. If Lessee duly exercises such oplion during such period and provides Lessor with
funds (or adequate assurance thereof) to cover any shorlage in insurance proceeds, lessor shall, al Lessor's commercially reasonable expense,
repair such damage as soon as reasonably possible and this Lease shall continue in full force and effect. If Lessee fails to exercise such oplion and
provide such funds or assurance during such pesiod, then this Lease shalf terminate on the date specified in the termination notice and Lessee’s
opticn shall be exlinguished.

8.6 Abatement of Rent; Lessee’s Remedles,

(a) Abatement. In the event of Premises Partial Damage or Premises Total Destruclion or a Hazardous Substance Condttion for
which Lessee is not responsible under this Lease, the Rent payable by Lessee for the period required for the repair, remediation or resloration of
such damage shall be abated in proportion to the degree to which Lessee's use of the Premises is impaired, but not to exceed the procesds recelved
from the Resntal Value insurance. All other obligations of L.essee hereunder shall be performed by Lessee, and Lessor shall have no liability for any
such damage, destruction, remediation, repair or restoration except as provided herein.

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

9.7 Termination; Advance Payments, Upon termination of this Lease pursuant to Paragraph 8.2{g) or Paragraph 9, an equitable
adjustment shall be made concerning advance Base Rent and any other advance payments made by Lessee to Lessor. Lessor shall, in addition,
relurn to Lesgee so much of Lessee's Security Deposit as has not been, oris not then required 10 be, used by Lessor,

10. Real Property Taxes.

101 Definitions.

(a) “Reat Property Taxes." As used herein, the term "Real Property Taxes" shall include any form of assessment; real estale,
general, special, ordinary or extraordinary, or rental levy or lax {other than inheritance, personal income or estate taxes); improvement bond: andfor
Heense fee imposed upon or levied against any tegat or equitable interest of Lessor in the Project, Lessor's right to other income therefrom, andfor
Lessor's business of leasing, by any authority having the direct or indirec! power to tax and where the funds are generated with reference to the
Project address. The term "Real Property Taxes" shall also include any tax, fee, levy, assessment or charge, or any increase {herein; (i) imposed by
reason of events oceurring during the term of this Lease, including but not limited to, a change in the ownership of the Project, (i) a change in the
improvements thereon, and/or (jii} levied or assessed on machinery or equipment provided by Lessor lo Lessee pursuant {o this Lease.

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

10.2  Payment of Taxes. Except as otherwise provided in Paragraph 10.3, Lessor shall pay the Real Property Taxes applicable to the
Project, and said payments shall be included in the calculation of Common Area Operating Expenses in accordance with the provisions of Paragraph
4.2.

10.3  Additional Improvements. Common Area Operating Expenses shall not include Real Properly Taxes specified in ihe fax
assessor's records and work sheets as being caused by additional improvements placed upon the Project by olher tenants or by Lessor for the
exclusive enjoyment of such other Tenants. Notwithstanding Paragraph 10.2 hereof, Lessee shall, however, pay te Lessor at the time Common Area
Operating Expenses are payable under Paragraph 4.2, the entirety of any increase in Real Property Taxes if assessed solely by reason of
Alterations, Trade Fixiures or Utility Installations placed upon the Premises by Lessee or at Lessee's request or by reason of any alterations or
improvements to the Premises made by Lessor subsequent o the execulion of this Lease by the Parlies,

10.4  Joint Assessment. If the Building is not separately assessed, Real Properly Taxes allocated to the Building shall be an equitable
proportion of the Real Properly Taxes for afl of the land and improvements included within the 1ax parcel assessed, such proportion to be determined
by Lesser from the respective valuations assigned in the assessor's work sheets or such other information as may be reasonably available. Lessor's

reascnable determination thereof, in good faith, shall be conclusive. DS
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1.5 Personalt Property Taxes. Lessee shall pay prior to delinquency all laxes assessed against and levied upon Lessee Owned
Allerations and Ulility Instaltations, Trade Fixiures, fiinishings, equiprient and alf personal propetty of Lessee contained in he Premises, When
possible, lessee shall cause s Lessee Owned Alterations and Utillty Installations, Trade Fixtures, furishings, equipment and all other personal
property to be assessed and billed separalely from the real property of Lessor. f any of Lassea's said properly shall be assessed with Lessor's real
property, Lessee shall pay Lessor the laxes attibidable fo Lessea's property within 10 days afler receipt of a wiitlen stalement selling forlh the laxes
applicable 10 Lessee's property.

11. Utilitles and Services. Lessee shall pay for all waler, gas, heat, light, power, telephone, fash disposal and other ulilities and services
supplied lo the Premises, together wilh any taxes thereon. Notwithslanding the provisions of Paragraph 4.2, if af any lime in Lessors sole judgment,
Lessor determines thal Lessee is using a disproporlionate amount of walter, clectricily or other commonly melered ulililies, or thal Lessee s

generaling such a large volume of trash as 10 reduire an increase In he size of the irash receplacke and/or an increase th the number of times per
menth that it is emplied, then Lessor may increase Lessee's Base Rent by an amount equal to such increased costs. There shall be no abatement of
Rent and Lessor shatl not be tiable in any respect whatsoever for the inadequacy, stoppage, interruption or discontinuance of any ulility or service

due o riol, sliike, labor dispule, breakdown, accidenl, repair or other cause beyond Lessor's reasonable control or in cooperation with governmental

reques! or directions.

12. Assighment and Sutbletting.

12.1 Lessor's Consent Reguired.

(a) Lessee shall nol voluntaridy or by operation of law assign, transfer, morlgage or encumber (collectively, "assign or
assignment”) or sublet all or any part of Lessee's interest in this L.ease or in the Premises withow Lessor's prior writlen consent,

(b} Uniess Lessee is a corporation and ils stock is publicly fraded on a national slock exchange, a change in the control of Lessee
shall constitule an assignment requiring consent. The transfer, on a cumulative basis, of 25% or more of the voling condrol of Lessee shall constitute
a change i control for this purpose.

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

{d) An assignment or subletting withou! consent shall, at Lessor's option, be a Default curable after notice per Paragraph 13.1(d), or
a noncurable Breach without the necessily of any nolice and grace peried. i Lessor elects to treat such unapproved assignment or subletting as a
noncurable Breach, Lessor may either: (i) terminate this Lease, or (i) upon 30 days wirilten notice, increase the monlhly Base Rent to 110% of {he
Base Rent then in effect. Further, in the event of such Breach and rental adjustment, (i) the purchase price of any option to purchase the Premises
held by Lessee shall be subject lo similar adjustment to 110% of the price previously in effect, and (i) all fixed and non-fixed rental adjustments
scheduled during the remainder of the Lease term shall be increased to 110% of the scheduled adjusted rent.

(e) Lessee's remedy for any breach of Paragraph 12.1 by Lessor shall be limited 1o compensalory damages andlor injunctive relief,

() Lessor may reasonably withhold consent to a proposed assignment or sublelling if Lessee is in Default al the time consent is
requested.

(g) Nolwithstanding the foregoing, allowing a de minimis porfion of the Premises, ie. 20 square feel or less, to be used by a third
party vendor in connection with the installation of a vending machine or payphone shall not constitute a subletling,

12.2  Terms and Conditions Applicable to Assignment and Subletting.

(a) Regardless of Lessor's consent, no assighment or sublefting shall; (i) be effeclive without the express writlen assumption by
such assignee of sublessee of the obligations of Lessee under this Lease, (i) release Lessee of any obligations hereunder, or (i} aller the primary
fiability of Lessee for the payment of Rent or for the performance of any other obligations to be performed by i.essee.

{b) Lessor may accept Rent or performance of Lessee's obligations from any person other than lLessee pending approvat or
disapproval of an assignment. Neither a defay in the approval or disapproval of such assignment nor the acceptance of Rent or performance shall
conslitute a waiver or estoppel of Lesser's right lo exercise its remedies for Lessee's Default or Breach,

() Lessor's consent to any assignment or subletting shall not constilute a consent to any subseguent assignment or subletting.

(d} In the event of any Defauit or Breach by Lessee, Lessor may proceed direclly against Lessee, any Guarantors or anyone else
responsible for the performance of Lessee's obligations under this Lease, including any assignee or sublessee, without firs! exhausting Lessor's
remedies against any other person or entily responsitle therefor to Lessor, or any security held by Lessor.

{e) Each reques! for consent to an assignment or subleting shall be in wiiling, accompanied by information relevant to Lessor's
determination as to the financial and operational responsibility and appropriateness of the proposed assignee or sublessee, including but not limited
to the intended use and/or required modification of the Premises, if any, logether wilh a fee of $500 as consideration for Lessor's considering and
processing sald request, Lessee agrees fo provide Lessor with such other or additional information andfor documentation as may be reasonably
requested. (See alsc Paragraph 36)

(f} Any assignee of, or sublessee under, this Lease shall, by reason of accepting such assignment, entering into such sublease, or
enlering into possession of the Premises or any portion thereof, be deemed to have assumed and agreed o conform and comply with each and
every term, covenant, condition and obligation herein to be observed or performed by Lessee during the term of said assignment or sublease, other
than such obligations as are contrary to or inconsistent with provisiens of an assignment or sublease to which Lessor has specifically consented to in
writing.

{3) Lessor's consent o any assignment or sublelting shall not transfer to the assignee or sublessee any Option granted {o the
ofiginal Lessee by this Lease untess such fransfer is specifically consented to by Lessor in writing. (See Paragraph 39,2)

12.3  Additional Terms and Conditions Applicable to Subletting. Yhe following terms and conditions shall apply to any subletling by
Lessee of afl or any part of the Premises and shall be deemed included in all subleases under this Lease whether or not expressly incorporated
therein: —DSs
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(@) Lessee herehy assigns and transfers o Lessor all of Lessee's inferest in alt Rent payable on any sublease, and Lessor may
colfect such Rert and apply same loward Lessee's obligations under this Lease, provided, however, that uniid a Breach shall occur in the
perdormance of Lessee's obligations, Lessee may coflect said Rent. In the event tha the amount collected by Lessor exceeds Lessea's then
vutstanding obligations any such excess shatl be refunded {o Lessee. Lessor shall nol, by reason of the foregoing or any assignment of such
sublease, nor by reason of the collection of Rent, be deemed liable to the sublessee for any failure of Lessea 1o perform and conply with any of
Lessee's obligations {o such sublessee. Lessee hereby irrevocably authorizes and directs any such sublessee, upoen receipl of & writien noffce from
Lessor stating that a Breach exists in the performance of Lessee's obligations under this Lease, (o pay to Lessor all Renl due and to become due
under the sublease. Sublessee shall rely upon any such notice from Lessor and shall pay all Rerds to Lessor without any obligation or right 1o inquire
as to whether such Breach exists, notwithstanding any claim from Lessee to the contrary.

®) o the event of a Breach by Lessee, Lessor may, al ils oplion, require sublessee lo attorn {o Lessor, in which event Lessor shall
urdertake the obligations of the sublessor under such sublease from the time of the exercise of said option 10 the expiration of such sublease;
provided, however, Lessor shall nol be liable for any prepaid rents or securily deposit paid by such sublessee lo such sublessor or for any prior
Defaults or Breaches of such sublessor.

(cy Any matler requiring the consent of the sublessor under a sublease shail also require the consent of Lessor.

(1) No sublessee shall further assign or sublet all or any parl of the Premises wilhoul Lessor’s prior wrillen consent.

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

13, Default; Breach; Remedies.

131 Default; Breach. A “Defauit” is defined as a failure by the Lessee to comply with or perform any of the terms, covenants,
conditions or Rules and Regulalions under this Lease. A "Breach" is defined as the occurence of one or more of the following Defaults, and the
failure of Lessee to cure such Defaull within any applicable grace period:

(a) The abandonment of the Premises; or the vacating of the Premises without providing a commercially reasonable level of
security, or where the coverage of the properly insurance described in Paragraph 8.3 is jeopardized as a resull {hereof, or without providing
reasonable assurances to minimize potenlial vandalism,

{b) The failure of Lessee to make any payment of Rent or any Security Deposit required to be made by Lessee hereunder,
whether to Lessor or {o a third party, when due, to provide reasonable evidence of Insurance or surely bond, or to fulfill any obligation under this
Lease which endangers or threatens life or properly, where such failure continues for a petiod of 3 business days following writlen notice to Lessee.
THE ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT OF RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY
OF LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE PREMISES.

{c) The failure of Lessee fo allow Lessor andfor its agents access 1o the Premises or the commission of wasta, act or acls
constiluling public or privale nuisance, andfor an Hlegal activity on the Premises by Lessee, where such actions continue for a period of 3 business
days following writlen notice to Lessee. in the everd that Lessee commits waste, a nuisance or an illegal activity a second time then, the Lessor may
elect to treat such conduct as a non-curable Breach rather than a Default.

() The failure by Lessee to provide (i) reasonable wrilten evidence of compliance with Applicable Requirements, (i) the
service contracts, (ifi) the rescigsion of an unawthorized assignment or sublelling, {iv) an Estoppel Cerlificate or financial stalements, (v) a requested
subordination, {vi) evidence concerning any guaranty andfor Guarantor, (vii) any document requested under Paragraph 41, {viii) material data safety
sheets (MSDS), or (ix) any olher documentation or information which Lessor may reasonably require of Lessee under the terms of this Lease, where
any such fallure continues for & period of 10 days following written notice o Lessee.

(&) A Default by Lessee as lo the lerms, covenanis, condilions or provisions of this Lease, or of the rles adopled under
Paragraph 2.9 hereof, olher than those described in subparagraphs 13.1(a), (b), {€) or (d), above, where such Default continues for a period of 30
days after written nolice; provided, however, that if the nature of Lessee's Defaull is such that more than 30 days are reasonably required for its cure,
then it shall not be deemed to be a Breach if Lessee commences such cure within said 30 day period and thereafier difigerdly prosecutes such cure
to compietion.

H The occurrence of any of the following events: (i) the making of any general arrangement or assignment for the benefil of
creditors; (i) becoming a "debtor” as defined in 11 1.5.C. § 101 or any successoer stalute thereto {unless, in the case of a petition filed against
Lessee, the same is dismissed within 60 days); (jii} the appointment of a trustee or receiver o lake possession of substantiatly all of Lessee's assets
located at the Premises or of Lessee's interest in this Lease, where possession is not restored o Lessee within 30 days; or (iv) the altachment,
execulion or other judicial seizure of substantially all of lL.essee's assets located af the Premises or of Lessee’s interest in this Lease, where such
seizure is not discharged within 30 days; provided, however, in the event that any provision of this subparagraph is conlrary to any applicable law,
such provision shall be of no force or effect, and not affect the validily of the remaining provisions.

@) The discovery that any financial slatement of Lessee or of any Guarantor given to Lessor was materially false.

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

13.2  Remedies. If l.essee fails to perform any of its affirmative duties or obligations, within 10 days after written notice {or in case of an
emergency, without nolice), Lessor may, at its option, perform such duty or obligation on Lessee's behalf, including but not limited to the obtaining of
reasonably required bonds, insurance policies, or governmental licenses, permiis or approvals. Lessee shall pay to Lessor an amount equal to 115%
of the costs and expenses incurred by Lessor in such performance upon receipt of an invoice therefor. In the event of a Breach, Lessor may, with or
without further notice or demand, and without fimiting Lessor in the exercise of any right or remedy which Lessor may have by reason of such

Breach: ~—Ds
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(a) Terminate Lessec's righl to possession of the Premises by any lawlil means, In which case this Lease shall terminate and
Lessee shall immediately surrender possession fo Lessor. I such event Lessor shall be enfitled to recover trom Lessea: (i) the unpatd Rent which
had been earned af the time of termination; (i) the worth at the time of award of the amouni iy which the unpaid rent which would have been carned
after termination undil the time of award exceeds the amount of such rental loss that the Lessee proves coudd have been reasonably avolded; (i) the
worth al the time of award of the amoun! by which the unpaid rent for the halance of the term after the time of award exceeds the amount of such
rental loss that the Lessee proves could be reasonably avolded, and (iv) any other amount necessary to compensate Lessor for all the detriment
proximately caused by the Lessee’s fallure to perform ils obligations under this Lease or which in the ordinary course of things would be likely to
resull therefrom, including but nat fimited to the cos! of recovering possession of the Premises, expenses of refetling, including necessary renovation
and alteration of the Premises, reasonable attorneys' fees, and that poition of any leasing commission paid by Lessor in connection with this Lease
applicable to the unexpired term of this Lease, The worth al the lime of award of the amount referred o in provision (i) of the immediately preceding
senlence shall be computed by discounting such amount al the discount rale of the Federal Reserve Bank of the District within which the Premises
are located at the time of award plus one percent. Efforts by Lessor to mitigale damages caused by Lessee’s Breach of this Lease shatl not walve
Lessor's right to recover any damages to which Lessor is olherwise enfilled. If termination of this Lease is obtained through the provisional remedy
of unlawlul detainer, Lessor shall have the right to recover in such proceeding any unpaid Rent and damages as are recoverable therein, or Lessor
may reserve the right to recover ali or any part thereof in a separate suil. If a notice and grace period required under Paragraph 13.1 was nol
previously given, a nolice to pay rent or quit, or 1o perform or quil given to Lessee under the unjawiul detainer stalude shall also constitute the notice
required by Paragraph 13.1. In such case, the applicable grace period required by Paragraph 13,1 and the unfawlul detainer statule shall run
concurrently, and the failure of Lessee to cure the Defaull within the greater of the two such grace periods shall constifute bolh an unlawful detainer
and a Breach of this Lease entitling Lessor to the remedies provided for in this Lease and/or by said slatule.

{b) Continue the Lease and Lessee’s right to possession and recover the Rent as it becomes due, in which event Lessee may
sublet or assign, subject only to reasonabie Emitations. Acts of maintenance, efforts 1o relet, and/or the appointment of a receiver to protect the
Lessor's interests, shalt not constitute a termination of the Lessee's right to possession.

(¢} Pursue any other remedy now or hereafter available under (he faws or judicial decisions of the state wherein the Premises are
located. The expiration or termination of this Lease and/or the termination of Lessee's right fo possession shall not relieve Lessee from liability under
any indemnity provisions of this Lease as to matters occurring or accruing during the term hereof or by reason of Lessee's ocoupancy of lhe
Premises.

13.3  Inducement Recapture. Any agreement for free or abaled rent or other charges, the cost of fenant improvement for lessee
paid for or performed by Lessor, or for the giving or paying by Lessor te or for Lessee of any cash or other borus, inducement or consideration for
Lessee's entering into this Lease, all of which concessions are hereinafter referred to as “inducement Provisions", shall he deemed conditioned
upon Lessee's full and faithful performance of all of the ferms, covenants and conditions of this Lease. Upon Breach of his Lease by Lessee, any
such Inducement Provision shall ailomatically be deemed deleted from this Lease and of no further force or effect, and any rent, other charge,
bonus, inducement or consideration theretofore abated, given or paid by Lessor under such an Inducement Provision shall be immediately due and
payable by Lessee to Lessor, nolwithstanding any subsequent cure of said Breach by Lessee. The acoeptance by Lessor of rent or the cure of the
Breach which initiated the operation of this paragraph shall not be deemed a waiver by Lessor of the provisions of this paragraph unless specifically
so stated in writing by Lessor at the time of such acceptance.

134 tate Charges. Lessee herehy acknowledges that late payment by Lessee of Ren will cause Lessor {o incur costs not
contemplated by this Lease, the exact amount of which will be extremely difficult to ascertain. Such costs include, but are not fimited to, processing
and accounling charges, and lale charges which may be imposed upon Lessor by any Lender, Accordingly, if any Rent shall no! be received by
Lessor within § days afler such amount shall be due, then, without any requirement for notice to Lessee, Lessee shatl immediately pay to Lessor a
one-fime late charge equal to 10% of each such overdue amount or $100, whichever is greater. The paries hereby agree that such late charge
represents a fair and reasonable estimate of the costs Lessor will incur by reason of such late payment, Acceance of such lale charge by Lessor
shalt in no event constitute a watver of Lessee's Default or Breach with respect to such overdue amount, nor prevent the exercise of any of the other
rights and remedies granted hereunder. In the event that a late charge is payable hereunder, whether or not collected, for 3 consecutive instaliments
of Base Renl, then notwithstanding any provision of this Lease to the conlrary, Base Rent shall, al Lessor's option, become due and payable
quartery in advance.

13.5  Interest. Any monetary payment due lLessor hereunder, other than late charges, not received by Lessor, when due shall
bear interest from the 31sl day after it was due. The interest {"Interest") charged shall be computed at the rate of 10% per annum but shall not
exceed the maximum rate allowed by faw. Interest is payable in addition to the potentiat late charge provided for in Paragraph 13.4.

13.6  Breach by Lessor.

(a) Notice of Breach, Lessor shall not be deemed in breach of this Lease unless Lessor fails wilhin a reasonable time fo perform
an obligation required to be performed by Lessor. For purposes of this Paragraph, a reasenable time shall in no event be less than 30 days afler
receipt by Lessor, and any Lender whose name and address shall have heen furnished to Lessee in wriling for such purpose, of written notice
specifying wherein such abligation of Lessor has not been performed; provided, however, that if the nature of Lessor's obligation is such that more
than 30 days are reasonably required for its perfermance, then Lessor shall not be in breach if performance is commenced within such 30 day period
and thereafter ditigently pursued to completion.

(b) Performance by Lessee on Behalf of Lessor, In the event that neither Lessor nor Lender cures said breach within 30 days
after receipt of said notice, or if having commenced said cure they do not diligently pursue it to completion, then Lessee may elect to cure said
breach at Lessee's expense and offset from Rent the actual and reasonable cost to perform such cure, provided however, that such offset shall not
exceed an amount equal o the greater of one month's Base Rent or the Security Deposit, reserving Lessee’s right fo reimbursement from Lessor for
any such expense in excess of such offset. Lessee shall document the cost of said cure and supply said documentation to Lessor.
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4, Condemnation. If the Premises or any portion thereof are taken under the power of eminert demain or sold under the tweal of the exercise
of said power (collectively "Condemnation®), this Lease shall terminale as to the part laken as of the date the condemning authority takes litle or
possession, whichever first ocours, If mare than 10% of ihe flowr area of the Unit, or more than 25% of the parking spaces Is taken by Condemnation,
Lessee may, al Lessee's option, to be exercised in writing within 10 days after Lessor shall have given Lessee wiltten notice of such taking (or in the
absence of such notice, within 10 days aller the condemning authorily shall have {aken possession) lerminate this Lease as of the date the

condemning authority takes such possession, If Lessee does not terminale (his Lease in accordance with the foregaing, this Lease shalt remain in

full force and effect as to the portion of the Premises remaining, excefd that the Base Rent shall be reduced in propotlion to the reduction in utility of
the Premises caused by such Condemnation, Condemnation awards and/or payments shall be he properly of Lessor, whether such award shall be
made as compensation for diminution in valug of the leasehold, the value of the part laken, or for severance damages; provided, however, that

Lessee shall be enlifled lo any compensation paid by the condemnor for Lessee's relocation expenses, foss of business goodwill and/or Trade

Fixtures, without regard lo whether or nol this Lease is ferminated pursuant to the provisions of this Paragraph. All Afterations and Ulility Installations
made fo the Premises by Lessee, for purposes of Condemnation only, shall be considered the propertly of the Lessee and Lessee shall e enlilled to
any and all compensation which is payable therefor. In the event that this Lease Is not lerminated by reason of the Condemnalion, Lessor shall repair
any damage {o the Premises caused by such Condemnation,

15. Brokerage Fees.

151 Additlonal Commission. In addition to the payments owed pursuant to Paragraph 1.10 above, Lessor agrees that: {a) if Lessee
exercises any Qption, (b) if Lessee or anyone affiliated with Lesses acquires from Lessor any rights to the Premises or other premises owned by
Lessor and located within the Project, (c) if Lessee remains in possession of the Premises, with lhe consent of Lessor, afler the expiration of this
lL.ease, or (d) if Base Rent is increased, whelher by agreement or operafion of an escalalion clause hereln, then, Lessor shall pay Brokers a fee in
accordance with Lhe fee schedule of the Brokers in effect at the time the Lease was executed,

152 Assumption of Obligations. Any buyer or transferce of Lessor's interest in this Lease shall be deemed to have assumed Lessor's
obligation hereunder. Brokers shall be third party beneficiaries of the provisions of Paragraphs 1.10, 15, 22 and 31, if Lessor fails to pay to Brokers
any amounts due as and for brokerage fees pertaining to this Lease when due, then such amounts shall accrue Interest. In addition, if Lessor fails to
pay any amounts lo Lessee's Broker when due, Lessee's Broker may send writien notice 1o Lessor and Lessee of such faifure and if Lessor faits {o
pay such amounts within 10 days after said notice, Lessee shall pay said monies to its Broker and offset such amounts agalnst Renl. In addition,
Lessee's Broker shall be deemed to be a third parly beneficiary of any commission agreement enfered inlo by and/or between Lessor and Lessor's
Broker for the limited purpose of collecling any brokerage fee owed.

153  Representations and ndemnhtles of Broker Relationships. Lessee and Lessor each represent and warrant {o the other that it
has had no dealings with any person, firm, broker or finder {other than the Brokers, if any) in connection with this Lease, and that no one other than
said named Brokers is enttled lo any commission or finder's fee in connection herewith. Lessee and Lessor do each hereby agree to indemnify,
protect, defend and hold the other harmless from and against liabiiity for compensation or charges which may be claimed by any such unnamed
broker, finder or other similar parly by reason of any dealings or actions of the indemnifying Party, including any cosls, expenses, altorheys' fees
reasonably incurred with respect thereto.

16. Estoppel Certificates.

(a) Each Party (as "Responding Party") shall within 10 days afler written notice from the other Parly (the "Requesting Party")
execute, acknowledge and deliver to the Requesting Parly a slatement in writling in form similar to the then most current “Estoppel Certificate” form
published by the AIR Commercial Real Esiate Associalion, plus such additional information, confirmation and/or statements as may be reasonably
requested by the Requesting Party.

(b) If the Responding Party shall fail 1o execule or deliver the Esloppel Certificate within such 10 day period, the Requesting Party
may execute an Esloppel Certificate stating that: () the Lease is in full force and effect without modification except as may be represented by the
Requesting Parly, (ii} there are no uncured defaults in the Requesling Party's performance, and (fil} if Lessor is the Reguesting Party, not more than
one month's rent has been paid in advance. Prospective purchasers and encurnbrancers may rely upon the Requesting Party's Estoppel Certificate,
and the Responding Party shall be estopped from denying the truth of the facls contained in said Certificate, In addition, Lessee acknowledges that
any failure on s part to provide such an Estoppe! Certificate will expose Lessor (o risks and potenlially cause Lessor to incur costs not contemplated
by this Lease, the extent of which will be extremely difficult fo ascertain. Accordingly, should the Lessee fall to execule andfor deliver a requested
Estoppel Cerlificate in a timely fashion the monthly Base Rent shall be atttornatically increased, without any requirement for notice to Lessee, by an
amount equal to 10% of the then existing Base Rent or $100, whichever is greater for remainder of the Lease, The Parties agree that such increase
in Base Rent represents fair and reasonable compensation for the additional risk/costs that Lessor will incur by reason of Lessee's failure to provide
the Estoppel Certificate. Such increase in Base Rent shall in no event constifute a waiver of Lessee's Default or Breach with respect {o the failure lo
provide the Estoppet Certificate nor prevent the exercise of any of the other rights and remedies granled hereunder.

(c) If Lessor desires to finance, refinance, or sell the Premises, or any part thereof, Lessee and all Guarantors shall within 10 days

after written notice from Lessor deliver to any pofential lender or purchaser designated by Lessor such financial statements as may be reasonably
required by such lender or purchaser, including but not limited to Lessee's financial statements for the past 3 years. All such financial statements
shall be received by lLessor and such fender or purchaser ir: confidence and shall be used only for the purposes herein set forth,
17. Definition of Lessar, The term "Lessor” as used herein shall mean the owner or owners at the time in questicn of the fee tille to the
Premises, or, if this is a sublease, of the Lessee's interest in the prior lease. In the event of a transfer of Lessor's tifle or interest in the Premises or
this Lease, Lessor shall deliver to the fransferee or assignee (in cash or by credit) any unused Security Deposit held by Lessor. Upon such fransfer
or assignmenl and delivery of the Security Deposit, as aforesaid, the prior Lessor shall be refieved of all liability with respect to the obligations andior
covenants under this Lease thereafter to be performed by the Lessor, Subject to the foregoing, the obligations and/or covenants in this Lease to be
performed by the Lessor shall be binding only upon the Lessor as hereinabove defined.

18. Severability. The invalidity of any provisicn of this Lease, as determined by a court of competent jurisdiction, shall in no way affect the
validity of any other provision hereof.
19. Days. Unless otherwise specifically indicated 1o the contrary, the word "days" as used in this Lease shall mean and refer to calendar days.
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20, Limdtation on Liability. The obligations of Lessor under this Lease shall not constitute personal obligations of Lessor, or ils parthers,
members, directors, officers or shareholdess, and Lessee shalt look to the Premises, and to no other assets of Lessor, for the satisfaction of any
liability of Lessor wilh respect 1o this Lease, and shall nol seek recourse against Lessor's partners, members, directors, officers or shareholders, or
any of their personal assels for such satisfaction.

21, Time of Essence, Time is of the essence with respect {o the performance of all obtigations (o be performed or observed by the Parties under
this l.ease.
22, No Prior or Other Agreements; Broker Disclaimer. This Lease conlains all agreements belween the Parfies wilh respect to any matter

mentioned herein, and no other prior o confemporaneous agreement or understanding shall be eflective. Lessor and Lessee each represerds and
warrants to lhe Brokers thal it has made, and Is relying solely upon, #s own hwestigation as o the nalure, gquality, character and financial
responsibility of the other Party to this Lease and as to the use, nature, guality and character of the Premises. Brokers have no responsibilily with
respect thereto or with respect to any defaull or breach hereof by either Party.

23. Notices.

23.1  Notice Requlrements, All notices required or permitted by this Lease or applicable faw shalt be in writing and may be delivered in
person (by hand or by courier) or may be senl by regular, cerlified or registered mail or U.S. Poslat Service Express Mail, with postage prepaid, or by
facsimile transmission or by emaif, and shall be deemed sufficiently given if served in a manner specified in this Paragraph 23, The addresses nofed
adjacent to a Parly's signalure on this Lease shall be that Parly's address for delivery or mailing of notices. Either Party may by wrillen notice lo the
other specify a different address for nofice, except that upon Lessee's laking possession of the Premises, the Premises shall constitule Lesses's
address for notice. A copy of all nolices to L.essor shall be concurrenily transmilted Lo such party or parties al such addresses as Lessor may from
time to time hereafter designate in writing,

23.2  Date of Notice, Any nolice sent by registered or certified mail, return receipl requested, shall be deemed given on the date of
delivery shown on the receipt card, of if no delivery date is shown, the postmark thereon. If sent by regular mail the notice shall be deemed given 72
hours after the same is addressed as required herein and mailed with postage prepaid. Notices delivered by United States Express Malt or overnight
courier thal guarantees next day delivery shall be deemed given 24 hours afler delivery of the same 1o the Poslal Service or courier. Notices
defivered by hand, or transmitted by facsimile transmission or by ematl shall be deemed delivered upon aclual receipt, If notice is received on a
Salurday, Sunday or legal holiday, it shall be deemed received on the next business day,

24, Walvers.

{a) No walver by Lessor of the Defaull or Breach of any termn, covenant or condition hereof by Lessee, shall be deemed a waiver of any
olher term, covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any olher term, covenant or condition
hereof. Lessor's consent to, or approval of, any act shall nol be deemed to render unnecessary the obtaining of Lessor's consent to, or approval of,
any subsequet or similar act by Lessee, or be construed as the basis of an estoppel to enforce the provision or provisions of this Lease requiring
such consent.

() The acceptance of Rent by Lessar shall not be a waiver of any Default or Breach by Lessee, Any payment by Lessee may be
accepted by Lessor on account of monies or damages due Lessor, notwithstanding any qualifying slatements or conditions made by Lessee in
connection therewith, which such statements and/or conditions shall be of no force or effect whatsoever unless specifically agreed to in writing by
Lessor at or before the time of deposit of such payment.

{c) THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL GOVERN WITH REGARD TO ALL MATTERS RELATED
THERETO AND HEREBY WAIVE THE PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TC THE EXTENT THAT SUCH STATUTE IS
INCONSISTENT WITH THIS LEASE.

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

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

(i) Lessor's Agent. A Lessor's agent under a fisting agreement with the Lessor acts as the agent for the Lessor only. A Lessor's
agent or subagent has the following affirmative obligations: Jo fhe Lessor. A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings
wilh the Lessor. Jo the Lessee and the Lessor a. Diligent exercise of reasonable skills and care in performance of the agent's duties. b. A duty of
honest and fair dealing and good faith. ¢. A duty to disclose all facts known to the agent materially affecting the value or desirability of the property
that are not known 1o, or within the diligent attention and observation of, the Parties. An agen! is not obligated to reveat to either Parly any
confidential information obtained from the other Parly which dees not involve the affirmative duties set forth above.

(i) Lessee's Agenf. An agen{ can agree to acl as agent for the Lessee only. In these situations, the agent is not the
Lessor's agent, even if by agreement the agent may receive compensation for services rendered, either in fuli or in part from the Lessor. An agent
acting only for a Lessee has the following affirmative obligations. To the Lessee: A fiduciary duly of utmost care, integrity, honesty, and loyally in
dealings with the Lessee. JTo the Lessee and the Lessar: a. Difigent exercise of reasonable skills and care in performance of the agent's duties, b. A
duty of honest and fair dealing and good faith. ¢. A duty to disclose all facts known to the agent materially affecting the value or desirabilily of the
property that are not known to, or within the diligent attention and observation of, the Parlies. An agent is not obligated to reveal to either Parly any
confidential information eblained from the other Party which does not involve the affirmative duties set forth above,

(i) Agent Remresenting Both Lessor and Lessee. A real estate agent, either acting directly or through one or more associate
licenses, can legally be the agent of both the Lessor and the Lessee in a transaction, but only with the knowledge and consent of both the Lessor
and the Lessee. In a dual agency situation, the agent has the following affirmative obligations to both the Lessor and the Lessee: a. A fiduciary duty
of ulmost care, integrity, honesty and loyalty in the dealings with either Lessor or the Lessee, b, Other duties to the {.essor and the Lessee as stated
above in subparagraphs {{} or {ii}. [n representing both Lessor and Lessee, the agent may not without the express permission of the respective Party,
disclose to the other Party that the Lessor will accept rent in an amount less than that indicated in the listing or that the Lessee is willing to pay a
higher rent than that offered. The above dulies of the agent in a real estate transaction do not relieve a Lessor or Lessee from the responsibility to
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protect their own interests. Lessor and Lessee should carefully read all agreements to assure that they adequately express thelr understanding of the
transaction. A real estate agenl is a person qualified lo advise about reat estate. 1f legal or tax advice Is destred, consull a competent professional.

{b) Brokers have no responsibility with respect o any detault or breach hereof by either Parly. The Parties agree that no lawsuit or
other legal proceeding involving any breach of diy, error or omission relating 10 this Lease may be broughl agains! Broker more than one year after
the Starl Dale and that the Habilty (rcluding court cosls and atlormneys' fees), of any Broker with respect 1o any such lawsuit andior fegal proceeding
shall nol exceed the fee received by such Broker pursuant 1o hls Lease; provided, however, that the Toregoing Enditation on each Broker's liability
shall nol be applicable (o any gross negligence or wiliiul misconduct of such Broker.

{c} Lessor and Lessee agree Lo identify 1o Brokers as "Confidential® any communication or informatien given Brokers thal is considered
by such Pasly to be confidential,
26. No Right To Holdover. Lessee has no right to refain pessession of the Premises or any parl thereol beyond the expiration or termination of

this Lease. In lhe event that Lessee holds over, then the Base Rent shall be increased to 150% of the Base Rent applicable immediately preceding
the expiration or termination, Holdover Base Renl shall be calcutated on monthly basis. Nothing contained herein shall be construed as consent by
Lessor ta any holding over by Lessee.

27, Cumidative Remedies, No remedy or efection hereunder shall be deemed exclusive but shall, wherever possibte, be cumutative with all
other remedies atlaw or in equily.
28. Covenants and Conditions; Construction of Agreement. All provisions of this Lease 1o be observed or performed by Lessee are both

covenants and conditions. In construing this L.ease, all headings and titles are for the convenience of the Pariies ondy and shall not be considered a
part of this Lease. Whenever requited by the conlex, the singutar shall include the plural ang vice versa. This Lease shall not be construed as i
peepared by one of the Parties, but rather according to ils fair meaning as a whole, as if both Parties had prepared il

29. Binding Effect; Choice of Law. This Lease shall be binding upon the parties, their personal representalives, successors and assigns and
be governed by the laws of the State in which the Premises are located, Any litigation between the Parties hereto concerning this Lease shall he
initiated in the county in which the Premises are located.

30. Subordination; Attornnment; Non-Disturbance.

30.1  Subordination. This Lease and any Oplion granted hereby shall he subject and subordinate to any ground lease, mortgage, deed
of trust, or other bypolhecation or security device (collectively, “Security Device™), now or hereafter placed upon the Premises, to any and all
advances made on the security thereof, and to all renewals, modifications, and exiensions thereof. Lessee agrees that the holders of any such
Secuwity Devices (in this Lease together referred to as “Lender™) shall have no liability or abligation to perform any of the obligations of Lessor under
this Lease, Any Lender may elect to have this Lease andfor any Option granted hereby superior 1o the fien of its Security Device by giving wrillen
notice thereof to Lessee, whereupon this Lease and such Options shall be deemed prior to such Security Device, nolwithslanding the relalive dates
of the documeniation or recordation thereof.

30,2 Attornment, In the event thal Lessor transfers fille to the Premises, or the Premises are acquired by another upon the foreclosure
or termination of a Security Device te which this Lease is subordinaled (i) Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3,
atlorn lo such new owner, and upon request, enter into a new lease, containing alf of the ferms and provisions of this Lease, with such new owner for
the remainder of the lerm hereof, or, at the election of the new owner, this Lease will automatically become a new lease belween Lessee and such
new owner, and (i} Lessor shall thereafter be relieved of any further obligations hereunder and such new owner shall assume all of Lessor's
chligations, excepl that such new owner shall not: (a) be liable for any act or omission of any prior lessor or with respect 1o evenls cceurring prior to
acquisition of ownership; (b) be subject to any offsets or defenses which Lessee might have against any prior lessor; (¢ be bound by prepayment of
more than one month's rent; or (d} be liable for the returmn of any security deposit paid to any prior fessor which was not paid or credited 10 such new
owner,

30.3  Non-Disturbance. With respect o Secwily Devices enfered into by Lessor after the executioh of this lease, Lessee's
subordination of this Lease shall be subject to receiving a commercially reasonable non-dislurbance agreement (a “Non-Disturbance Agreement™)
from the Lender which Non-Disturbance Agreement provides that Lessee's possession of the Premises, and this Lease, including any oplions to
extend the term hereof, will not be disturbed so long as Lessee is not in Breach hereof and attorns to the record owner of the Premises. Further,
within 80 days after the execulion of this Lease, Lessor shall, if requested by Lessee, use ils commercially reasonable efforis to obtain a
Non-Disturbance Agreement from the holder of any pre-existing Security Device which is secured by the Premises, In the event that Lessor is unable
1o provide the Non-Disturbance Agreement within said 60 days, then Lessee may, at Lessee’s option, directly contact Lender and attempl to
negofiale for the execution and delivery of a Non-Disturbance Agreement,

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

31, Attorneys'’ Fees, [f any Party or Broker brings an action or proceeding involving the Premises whether founded in tord, confract or equity, or
to declare rights hereunder, the Prevailing Parly (as hereafler defined) in any such proceeding, actien, or appeal thereon, shall be entitfed to
reasonable aftorneys' fees, Such fees may be awarded in the same suit or recovered in a separate suit, whether or not such action or proceeding is
pursued to decision or judgment. The term, “Prevalling Party" shall include, without limitation, a Party or Broker who substantially obtains or defeats
the relief sought, as the case may be, whether by compromise, seftlement, judgment, or the abandonment by the othar Party or Broker of its cloim or
defense. The attorneys' fees award shall not be computed in accordance with any courl fee schedule, but shall be such as to fully reimburse all
attorneys' fees reasonably incurred. In addition, Lessor shall be enfilled to attorneys' fees, cosls and expenses incurred in the preparation and
service of notices of Pefault and consultations in connection therewith, whether or not a legal action is subsequently commenced in connection with
such Default or resulting Breach ($200 is a reasonable minimum per cccurrence for such services and consultation),

32, Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premises at any
time, in the case of an emergency, and otherwise at reasonable times after reasonable prior nofice for the purpose of showing the same fo
prospective purchasers, lenders, or tenants, and making such allerations, repairs, improvements or additions to the Premises as Lessor may deem
necessary or desirable and the erecting, using and maintaining of wlilities, services, pipes and conduits through the Premises and/or other
DS .
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premises as long as there is no material adverse effect on Lessee's use of the Premises. All such aclivities shall be withou! abalement of rent or
linbility to Lessee.

33, Auctions. Lessee shall nol conduct, nor permil te be conducted, any auction upon the Premises without Lessor's pricr wiltten consent,
Lessor shall not be obligated 1o exerclse any standard of reasonabieness in delermining whether 1o permit an aucton,

34. Signs. Lessor may place on the Premises ordinary "For Sale® signs at any time and ordinary "For Lease” signs during the ast 6 months of
the term hereof. Except for ordinary "For Sublease” slgns which may be placed only on the Premises, Lessee shall nol place any sign upon the

Project without Lessor's prior written consent, All signs must comply with all Applicable Reguirements.

35, Tenmination; Merger. Uniess specifically slated otherwise in writing by Lessor, the voluntary or other surrender of this Lease by Lessee, the
mutual lermination or cancelfation hereof, or a fermination hereof by Lessor for Breach by Lesses, shall aulornatically terminale any sublease or

Iesser estate in the Premises; provided, however, that Lessor may eleet Lo continue any one or all existing sublenancies. Lessor's failure within 10

days foliowing any such event to elect {o the conlrary by wrillen notice to the holder of any such lesser inferes!, shall constitute Lessor's election to

have such event constitute the termiration of such inlerest.

36. Consents. All requests for consent shall be in wriling. Except as otherwise provided berein, wherever in this Lease the consent of a
Patty ts required to an act by or for the other Patty, such consent shall not be unreasonably withheld or delayed. Lessor's actual reasonable costs

and expenses (including bt not fimited fo archifects', altorneys', engineers' and other consullants' fees) incurred in the consideralion of, or response

lo, & request by Lessee for any Lessor consent, including bul nol imited fo consents 1o an assignment, a sublefting or the presence or use of a

Hazardous Subslance, shall be paid by Lessee upon receipl of an invoice and supporting documentation therefor. Lessor's consent {o any act,

assigriment or subletting shalt not constilute an acknowledgment that no Defaull or Breach by Lessee of this Lease exisls, nor shalt such consent be

deemed a waiver of any then existing Default or Breach, excepl as may be otherwise specifically stated in writing by Lessor at the time of such

consent. The failure 1o specify herein any particular condition to Lessor's consenl shalk nol preclude the imposition by Lessor at the time of consent

of such further or other conditions as are then reasonable with reference to the particutar matter for which consent is being given. In the event that

either Parly disagrees with any determination made by the olher hereunder and reasonably requests the reasons for such determination, the

determining party shall furnish its reasons in wriling and in reasonable detail within 10 business days following such request,

37. Guarantor.

371 Execution. The Guarantors, if any, shall each execute a guaranly in the form mosi recently published by the AIR Commercial Real
Estate Association.

37.2  Default. I shalt constitile a Defaull of the Lessee if any Guarantor fails or refuses, upon request (o provide: {a) evidence of the
execution of the guaranty, including the authority of the party signing on Guarantor's behalf to obligale Guarantor, and in the case of a corporale
Guarantor, a certified copy of a resohution of ifs beard of directors authorizing the making of such guaranty, (b) current financial statements, (c) an
Esloppel Cerlificate, or {d) written confirmation that the guaranty is still in effect.

38. Quiet Possession. Subject to paymend by Lessee of the Rent and performance of all of the covenants, conditions and provisions on
Lessee's part 1o be observed and performed under this Lease, Lessee shall have quiet possession and quiet enjoyment of the Premises during the
term hereof,

39. Options. If Lessee is granted an oplion, as defined below, then the following provisions shall apply.

39.1  Definition. “Optien” shall mean: (a) the right to extend or reduce the lerm of or renew this Lease or to extend or reduce the term of
or renew any lease that Lessee has on other property of Lessor, (b) the right of first refusal or first offer to lease either the Premises or other properly
of Lessor; {c) the right to purchase, the right of first offer to purchase or the right of first refusal to purchase the Premises of other property of Lessor.

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

30.3  Multiple Options. In the event that Lessee has any mulliple Options to extend or renew this Lease, a fater Oplion cannol be
exercised unless the prior Options have been validly exercised.

394 Effect of Default on Options.

(a) Lessee shall have no right to exercise an Option: (i} during the period comimencing with the giving of any nolice of Default and
continuing untit said Default is cured, (il) during the period of time any Rent is unpaid (without regard to whether notice thereof is given Lessee), (il
during the time Lessee is in Breach of this Lease, or {iv) in the event that Lessee has been given 3 or more notices of separate Default, whelher or
rot the Defaulls are cured, during the 12 month period immediately preceding the exercise of the Option,

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

{c) An Oplion shalt terminate and be of no further force or effect, notwithstanding Lessee’s due and timely exercise of the Opfion, if,
after such exercise and prior to the commencement of the extended term or completion of the purchase, (i) Lessee fails to pay Rent for a petiod of 30
days after such Rent becomnes due (without any necessily of Lessor o give nofice thereof), or (i} if Lessee commits a Breach of this Lease,
40. Security Measures. Lessee hereby acknowledges that the Rent payable to Lesser hereunder does not include the cost of guard service or
other securily measures, and that Lessor shall have no obligation whaisoever to provide same. Lessee assumes all responsibility for the protection
of the Premises, Lessee, its agents and invitees and their properly from the acts of third parties.
41, Reservations. Lessor reserves the right: (i) to grant, without the consent or joinder of Lessee, such easements, rights and dedications that
Lessor deems necessary, (i) to cause the recordation of parcel maps and restrictions, and (i) to create and/or install new uility raceways, so long
as such easements, rights, dedications, maps, restrictions, and wtility raceways do not unreasonably interfere with the use of the Premises by
Lessee. Lessee agrees 1o sign any documents reasonably requested by Lessor to effectuate such rights.
42. Performance Under Protest. If at any time a dispute shall arise as 1o any amount or sum of money to be pald by one Parly to the other
under the provisions hereof, the Parly against whom the obligation to pay the money is asserted shall have the right 1o make payment “under profest”
and such payment shall not be regarded as a voluntary payment and there shall survive the right on the part of said Party to institute suit for recovery
of such sum. If it shall be adjudged that there was no legal obligation on the part of said Party to pay such sum or any part thereof, satd Parly shall

—DS
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be entitied Lo recover such sum or 5o much thereof a5 B was nol legally required to pay. A Parly who does not iniliale sult for the recovery of sums
paid "under protest” within 6 months shalf be deemed 1o have walved its Hght 1o protest such payment.
43, Authority; Multiple Parties; Executlon.

(a) If either Party herelo s a corporation, trust, limited Hability company, parinership, or similar entily, each Individusl executing this
Lease on behall of such entity represents and warrants that he or she is duly autharized lo execule and defiver this Lease on its behalf, Each Parly
shall, within 30 days afler request, deliver to the other Parly satisfactory evidence of such authority,

() ¥ 1his Lease is execuled by more than one person or enlity as "Lassee”, each such person or enlity shail be jointly and severally
liable hereunder, I is agreed that any one of the named Lessees shall be empowered lo execule any amendmend Lo this Lease, or other document
ancillary thereto and bind alt of the named Lessees, and Lessor may rely on the same as if all of the named |essees had executed such document.

(¢} This Lease may be executed by the Parties In counterpars, each of which shall be deemed an original and all of which together
shall constilute one and the same instrument,

44, Conflict. Any conflict between the printed provisions of this Lease and the typewritten or handwritlen provisions shatl be controlled by the
typewrillen or handwritlen provisions.

45, Offer, Preparation of this Lease by either parly or their agenl and submission of same to the other Party shall not be deemed an offer to
lease to the other Party. This Lease is nol inlended to be binding until execuled and delivered by all Parties hereto.

46. Amendments. This Lease may be modified only in wiiling, signed by the Parties In interest al the time of he modification. As lony as they
do net malerially change Lessee's obligalions hereunder, Lessee agrees to make such reasonable non-monetary modifications 1o this L.ease as may
be reasonably required by a Lender in conneclion with the obtalning of nermal financing or refinancing of the Premises.

47, Walver of Jury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR
PROCEEDING INVOLVING THE PROPERTY OR ARISING OUT OF THIS AGREEMENT.

48. Arbitration of Disputes. An Addendum requiring the Arbitration of all disputes between the Parties andlor Brokers arising out of this Lease
K is [71is not altached to this Lease.

49, Accessibitity; Americans with Disabilitles Act.

(8} The Premises:

1 Have not undergene an inspection by a Certified Access Specialist (CASpP). Note: A Cerlified Access Specialfst (CASp) can inspect the subject
premises and determine whether the subject premises comply with all of the applicable construclion-related accessibility standards under state law,

Although stale law does not require & CASp inspection of the subject premises, the commercial property owner or lessor may nol prohibit the lessee
or tenant from obtaining a CASp inspection of he subject premises for Ihe occupancy or potential accupancy of the fessee or tenant, if requested by
the lessee or tenant. The parties shall mutually agree on the arrangements for the time and manner of the CASp inspection, the payment of the fee
for the CASp inspeciion, and the cost of making any repairs necessary to correcl violations of construction-refated accessibility standards within the
premises.

[[] Have undergone an inspection by a Cerified Access Specialisl (CASp) and # was determined that the Premises mel alt applicable
construction-related accessibility standards pursuant to Catifornia Civit Code §55.51 ot seq. Lessee acknowledges that it received & copy of lhe

inspection feport al least 48 hours prior to executing this Lease and agrees to keep such report confidential,

[] Have undergone an inspeclion by a Cerlified Access Specialist (CASp) and it was determined that the Premises did nol mee! alt applicable
construction-related accessibilily standards pursuant to California Civil Code §55.51 el seq. Lessee acknowledges that it received a copy of the

Inspeclion report &l least 48 hours prior to exeauting this Lease and agrees to keep such report confidential except as necessary to complete repairs

and corrections of violations of construction refated accessibility standards.

In the event that the Premises have been issued an inspection report by a CASp the Lessor shall provide a capy of the disabilily access inspection
certificate to Lessee within 7 days of the execution of this Lease.

(b} Since compliance with the Americans with Disabilities Act (ADA) and other state and focal accessibility statules are dependent
upon Lessee's specific use of the Premises, Lessor makes no warranty or representation as to whether ar nol the Premises comply with ADA ar any
similar legislation. In the event that Lessee's use of the Premises requires modifications or additions to the Premises in order to be in cormpliance
with ADA or other accessibility statutes, Lessee agrees 10 make any such necessary modifications andfor additions at Lessee's expense.

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

ATTENTION: NOC REPRESENTATION OR RECOMMENDATION 15 MADE BY THE AIR CRE OR BY ANY BROKER AS TO THE LEGAL

SUFEICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO WHICH IT RELATES, THE PARTIES
ARE URGED TO:

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

2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID
INVESTIGATION SHOULD INCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING
OF THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING SYSTEMS, COMPLIANCE WITH THE
AMERICANS WITH DISABILITIES ACT AND THE SUITABILITY OF THE PREMISES FOR LESSEE'S INTENDED USE.

WARNING: IF THE PREMISES ARE LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THE LEASE MAY NEED
TO BE REVISED TO COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PREMISES ARE LOCATED.
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The parties hereto have executed this Lease al the place and on the dales specilied above their respective signatures,

Executed al: ‘;/f"’/ 4@ . (Q!’f /A‘% g Execuled at: 7410/2018-2+53-+59.PM_.PDT.
on; { f’?ﬂ'f /1 d On:
L5 b e
By LESSOR: By LESSEE:
La Caxa De Maria First Mortgage Investors LF, Ricardo Velazquez,
a California Limited Partnership as Pochistdrnduby, DBA Rich Restorations
By: By: A
Name Printed; Carl Lindros Name BrigiadoRieande Velarquez
Title; General Partner Tilla:
Phone: Phane: (559)871-7091
Fax: Fax:
Email: / Email rich0499@gmail . com
By: %_ By:
Name Printed: Cgr! Lespdros Name Prinfed: Erica Ramiresz
Title: Title:
Phone: (559)438~-0733 X 122 Phone:
Fax: Fax:
Emait: Email;
Address: 747 Garden St Address; 1890 Jefferson Ave
Santa Barbara CA 93101 Madera, CA 93637
Federal ID No, Federal I No, 555-71-3223
BROKER: BROKER:
KW Commercial KW Commercial
All: Jared Ennis Al Jared Ennds
Title: Title:
Address: 7625 N Palm Ave #106, Fresno, CA 93711 Address: 7625 N Palm Ave #106, Fresno, CA 93711
FPhone: (559} 302-8698 Phone: (5%9)302~8698
Fax: (555)432-9324 Fax: {659)432-6324
Email: Jjaredennisgkw. com Email: jaredennis@kw.com
Federal 3 No. Federal ID No.
Broker/Agent BRE License #: Broker/Agent BRE License #:

AIR CRE. 500 North Brand Blvd, Suite 900, Glendale, CA 91203, Tel 213-687-8777, Email contracts@alrcre.com
NOTICE: No part of the works may be reproduced in any form without permission in writing.
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GUARANTY OF LEASE

WHEREAS, La Casa De Maria First Mortgage Investors LP, , hereinafter
"Lessor", and Ricardo Velazquesz, , hereinafter "Lessee", are about o
execuie a document entitled "Lease” dated June 19, 2018 concerning {he premises commonly
known as 401 N E St, Suite P, Madera, CA 93638 wherein Lessor will
lease the premises to Lessee, and

WHEREAS, Ricardo Velazguez hereinafter

"Guarantors” have a financial interest in Lessee, and
WHEREAS, Lessor would not execute the Lease if Guarantors did not execute and deliver to Lessor this Guaranty of

Lease.

NOW THEREFORE, in consideration of the execution of said L.ease by Lesser and as a material inducement to
Lessor to execute said Lease, Guarantors hereby jointly, severally, unconditionally and irevocably guarantee the prompt
payment by Lessee of all rents and all other sums payable by Lessee under said Lease and the faithful and prompt
performance by Lessee of each and every one of the terms, conditions and covenants of said Lease to be kept and performed
by Lessee,

it is specifically agreed by Lessor and Guarantors that: (i} the terms of the foregoing Lease may be modified by
agreement between Lessor and Lessee, or by a course of conduct, and (i} said Lease may be assigned by Lessor or any
assignee of Lessor without consent or notice to Guarantors and that this Guaranty shall guarantee the performance of said
Lease as so modified.

This Guaranty shall not be released, modified or affected by the failure or delay on the part of Lessor to enforce any
of the rights or remedies of the Lessor under said l.ease.

No notice of default by Lessee under the Lease need be given by Lessor to Guarantors, it being specifically agreed
that the guarantee of the undersigned is a comlinuing guaraniee under which Lessor may proceed immediately against Lessee
andfor against Guarantors following any breach or default by Lessee or for the enforcement of any rights which Lessor may
have as against Lessee under the ferms of the Lease or at law or in equity.

Lessor shall have the right to proceed against Guarantors following any breach or default by Lessee under the
Lease without first proceading against Lessee and without previcus notice 1o or demand upon either Lessee or Guaraniors.

Guarantors hereby waive (a) nolice of acceptance of this Guaranty, (b) demand of payment, presentation and
protest, {c) all right to assert or plead any statute of limitations relating to this Guaranty or the Lease, (d) any right to require the
Lessor o proceed against the Lessee or any other Guarantor or any other person or entity liable to Lessor, (e) any right to
require Lessor to apply to any default any security deposit or other security it may hold under the Lease, (f) any right to require
Lessor to proceed under any other remedy Lessor may have before proceeding against Guarantors, (g} any right of
subrogation that Guarantors may have against Lessee,

Guarantors do hereby subordinate all existing or future indebtedness of Lessee to Guarantors to the obligations
owed to Lessor under the Lease and this Guaranty.
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It a Guarantor is married, such Guarantor expressly agrees thal recourse may be had against his or her separate
property for all of the obligations hereunder.

The obligations of Lessee under the Lease to execule and deliver estoppet stalements and financial statements, as
therein provided, shalt be deemed to also require the Guarantors 10 do and provide the same to Lessor. The failure of the
Guarantors to provide the same to Lessor shail constitule a default under the Lease.

The term "Lessor" refers {0 and means {he Lessar named in the Lease and also Lessor's successors and assigns,
So long as Lessor's interest in the Lease, the leased premises or the rents, issues and profits therefrom, are subject to any
mortgage or deed of {rust or assignment for security, ho acquisition by Guarantors of the Lessor's interest shall affect the
continuing obligation of Guarantors under this Guaranty which shail nevertheless continue in full force and effect for the benefit
of the mortgagee, beneficiary, trustee or assignee under such mortgage, deed of {rust or assignment and their successors and

assigns.

The term "Lessee" refers to and means the Lessee named in the Lease and also Lessee’s successors and assigns.

Any recovery by Lessor from any other guarantor or insurer shall first be credited to the portion of Lessee's
indebtedness to Lessor which exceeds the maximum liability of Guarantors under this Guaranty,

No provision of this Guaranly or right of the Lessor can be waived, nor can the Guarantors be released from their
obligations except in wriling signed by the Lessor,

Any litigation concerning this Guaranty shall be initiated in a state court of competent jurisdiction in the county n
which the leased premises are located and the Guarantors consent 1o the jurisdiction of such court. This Guaranty shall be
governed by the laws of the Siate in which the leased premises are located and for the purposes of any rules regarding
conflicts of taw the parties shall be freated as if they were all residents or domiciles of such State.

In the event any action be brought by said Lessor against Guarantors hereunder to enforce the obligation of
Guarantors hereunder, the unsuccessful party in such action shall pay to the prevailing party therein a reasonable altorney's
fee. The attorney's fee award shall not be computed in accordance with any court fee schedule, but shall be such as to full
reimburse all attorney's fees reasonably incurred.

If any Guarantor is a corporation, partnership, or limited liability company, each individual executing this Guaranty on
said entity's behalf represents and warrants that he or she is duly authorized to execute this Guaranty on behalf of such entity.

If this Form has been filled in, it has been prepared for submission to your attorney for his approval. No representation

or recominendation is made by the AIR CRE, the real estate broker or its agents or employees as to the legal
sufficiency, legal effect, or tax consequences of this Form or the transaction relating thereto.

GUARANTORS Executed at;
On: —7/10/2618-2+53+59-PM-PRT——

DocuSigned by:

A By:

By‘ ©YBCUOYASUDZADUT™

Name Printed: Ricardo Velazquez Name Printed:
Title: Title:
Address: Address:

AlR CRE. 500 North Brand Blvd, Suite 900, Glendale, CA 91203, Tel 213-687-8777, Email contracts@alrcre.com
NOTICE: No part of the works may be reproduced in any form without permission in writing.
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ARBITRATION AGREEMENT

Standard Lease Addendum

Dated: August 24, 2017

By and Between
Lessor: La Casa De Maria First Mortgage Investors LP,

lL.essee:Ricardo Velazquesz,

Property Address: 401 N E St, Suite P, Madera, CA 93638
Madera CA 93705
{sireet address, cily, slale, zip}

A.  ARBITRATION OF DISPUTES:

Excepl as provided in Paragraph B below, the Parties agree to resolve any and all claims, disputes or disagreemenls arising under this Lease,
including, but not fimiled to any matter relating to Lessor's faillire to approve an assignment, sublease or olher {ransfer of Lessee's interest in the
tease under Paragraph 12 of this Lease, any other defaulls by Lessor, or any defaults by Lessee by and through arbilration as provided below and
irrevocably waive any and all rights to the contrary. The Parlies agree 1o at all fimes conducl themselves in strict, full, complele and timely
accordance with the lerms hereof and thal any atlempt Lo circumvent the terms of this Arbitration Agreemenl shall be absolutely null and void and of
no force or effect whatsoever.

8. DISPUTES EXCLUDED FROM ARBITRATION:

The following claims, disputes or disagreements under this Lease are expressty excluded from the arbitration procedures set forth herein: 1.
Disputes for which a different resolution determination is specifically set forth in this Lease, 2. All claims by either parly which (a) seek anything
other than enforcement or delermination of rights under this Lease, or (b) are primarily founded upon mallers of fraud, wilifl misconduct, bad faith
or any other allegations of tortious action, and seek the award of punitive or exemplary damages, 3. Claims relating to (a) Lessor's exercise of any
unlawiul detainer rights pursuant to applicable faw or (b) rights or remedies used by Lessor to gain possession of the Premises or lerminate
Lessee’s right of possession to the Premises, all of which dispules shall be resolved by suit filed in the applicable court of jurisdiction, the decision
of which court shalf be subject to appeal pursuant lo applicable law 4. Any claim or dispute that is within the jurisdiction of the Smail Claims Court
and 5. All claims arising under Paragraph 39 of this Lease.

C. APPOINTMENT OF AN ARBITRATOR:
All disputes subject to this Arbitration Agreement, shall be defermined by binding arbitration before: [] a relired judge of the applicable cowt of
jurisdiction (e.g., the Superior Court of the State of California) affiliated with Judicial Arbitration & Mediation Services, Inc. {*JAMS"), [¥] the American
Arbitration Association ("AAA") under its commaercial arbitration rules, [

, or as may be ofherwise mutually agreed by Lessor and Lessee (the "Arbitrator").  In the event that the parlies elect to use an arbitrator other than
one affiliated with JAMS or AAA then such arbitrator shall be obligated to comply with the Code of Ethics for Arbitrators in Commercial Disputes
(see: hitohwww,ade orafasa/ShowProperty ?nedeld=/UCMIADRSTG 003867 ). Such arbilration shall be initiated by the Parties, or either of them,
within ten (10) days after either party sends written notice (the "Arbitration Notice") of a demand to arbitrate by registered or cerlified mail 1o the
other party and to the Arbitrator, The Arbitralion Notice shall contain a description of the subject matter of the arbitration, the dispute with respect
thereto, the amount involved, if any, and the remedy or determination sought. M the Parties have agreed te use JAMS they may agree on a retired
judge from the JAMS panel. If they are unable to agree within ten days, JAMS will provide & list of three available judges and each party may strike
one. The remaining judge (or if there are two, the one selected by JAMS) will serve as the Arbitrator. If the Parfies have elected to utilize AAA or
some other organization, the Arbitrator shall be selected in accordance with said organization's rules. In the event the Arbitrator is not selected as
provided for above for any reason, the parly initiating arbitration shall apply to the appropriate Court for the appoiniment of a gualified retired judge
to act as the Arbitrator.
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. ARBITRATION PROCEDURE:

1. PRE-HEARING ACTIONS. The Arbitrator shall schedule a pre-hearing conference fo resolve procedural matiers, arrange for the
exchange of information, ebtain stipulations, and narrow the issues. The Paties will submit proposed discovery schedules Lo the Arbilrator at e
pre-hearing conference. The scope and duration of discovery will be within the sole discretion of the Arbitrator. The Adsbilrator shall have the
discrefion to order a pre-hearing exchange of information by the Parties, including, without fimitation, production of requested documents, exchangs
of summaries of testimony of proposed wilnesses, and examination by deposition of parlies and third-parly witnesses, This discretion shall be
exercised in favor of discovery reasonable under the circumstances. The Arbilrator shall issue subpoenas and subpoenas duces tecum as provided
for in the applicable stalufory or case law {(e.q., in California Code of Civif Procedure Section 1282.6).

2. THE DECISION. The arbitralion shall be conducled in the city or counly within which the Premises are localed at a reasonably
convenient site. Any Parly may be represented by counset or other authorized representative, I rendering a decision(s), the Arbilrator shall
delermine the rights and obligations of the Parlies according to the substantive laws and the terms and provisions of this Lease. The Arbitrator's
decision shalt be based on the evidence introduced al the hearing, Including all logical and reasonable inferences therefrom. The Arbitrator may
make any determination andlor grant any remedy or relief that is just and equitable. The decision must be based on, and accompanied by, a wiitlen
stalement of decision explaining the factual and legal basis for the decision as to each of the principat controverted issues. The decision shall be
conclusive and binding, and it may thereafler he confirmed as a judgment by the court of applicable jurisdiction, subject only to challenge on the
grounds set forth in the applicable statutory or case faw (e.9., in California Code of Civil Procedure Seclion 1286.2). The validity and enforceability
of the Arbitrator's decision is lo be delermined exclusively by the courl of appropriate jurisdiction pursuant to the provisions of this Lease. The
Ashitrater may award cosls, including without limitation, Arbitrator's fees and costs, allorneys' fees, and expert and wilness costs, to the prevailing
party, if any, as determined by the Arbitrator in his discretion,

Whenever a maller which has been submilled to arbitralion involves a dispute as to whether ar not a particular act or emission (other than a
failure fo pay money) constitules a Default, the time to commence o cease such action shalf be lolled from the date that the Notice of Arbitration is
served through and untif the date the Arbitrator renders his or her decision. Provided, however, that this provision shall NOT apply in the event that
the Arbitralor determines that the Arbitration Notice was prepared in bad faith.

Whenever a dispute arises between the Paries concerning whether or not the failure to make a payment of money constitutes a default, the
service of an Arbitration Nolice shall NOT tell the time period in which to pay the money, The Party allegedly obligated to pay the monay may,
however, efect o pay the money "under protest” by accompanying said payment with a writlen statement setting forth the reasons for such protest,
if thereafler, the Arbitrafor defermines that the Party who received said money was not entitied 10 such payment, said money shall be promplly
relurned 1o the Party who paid such money under protest together with Interest thereon as defined in Paragraph 13.5. 1f a Party makes a payment
"under profest" but no Notice of Arbitradion is filed within thirly days, then such protest shall be deemed waived. (See also Paragraph 42 or 43)
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ADDENDUM

Date: June 19, 2018

By and Between (Lessor) La _Casa De Maria First Mortgage Investors LP,
{Lessee) Ricardo Velazquez,

Address of Premises; 401 N E St, Suite P, Madera, CA 93638
Madera CA 93705

Paragraph 51-53

In the event of any conflict between the provisions of this Addendum and the printed provisions of the Lease, this Addendum
shall conirol,
51.) Per paragraph 1,2(B), the parking is all unreserved shared common area vehicle

parking spaces.

52.) Per paragraph 2.2, Lessee to take the space in AS-IS WHERE-IS condition with no
improvements from the Lessor,

§3.) Reimbursement of Utilities to LESSOR: In addition to the base rent per paragraph
1.7A, LESSEE shall reimburse LESSOR a minimum of $100
per month for utility usage of premises.
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DISCLOSURE REGARDING
REAL ESTATE AGENCY RELATIONSHIP

{As required by the Civil Code)

When you enter info a discoussion with a real estale agent regarding a real estate transaction, you should from the outset undersiand what type of
agency refationship or representation you wish to have with the agent in the transaction,

SELLER'S AGENT {“Setier” includes both a vendor and a lessor}
A Seller's agent under a listing agreement with the Seller acts as the agent for the Selfer only. A Selfer's agent or a subagent of thal agent has the
following affirmalive obligations:
To the Seller: A Fiduciary dufy of ulmost care, inlegrity, honesty and loyally in dealings with the Seller. To the Buyer and the Seller:

(a) Diligent exergise of reasonable skill and care in performance of the agent’s duties.

(b) A duty of honesl and fair dealing and goed faith.

{c} A duly to disclose all facts known fo the agent matesrially affecting the value or desirabilily of the properly that are not known
to, or within the diligent attention and observation of, the parties. An agent is not obligaled to reveal {o either parly any confidential information obtained
from the other party that does not involve the affirmative duties set forth above.

BUYER’S AGENT (“Buyer” includes both a purchaser and a lessee).
A selling agent can, with & Buyer's consent, agree to acl as agenl for the Buyer only. In these situatiens, the agent is not the Seller's agent, even if by
agreement the agent may receive compensation for services rendered, either in full or in parl from the Seller. An agent acting only for a Buyer has the
following affirmative obligations:
To the Buyer: A fiduciary duty of utmost care , integrily, honesty and loyally in dealings with the Buyer. To the Buyer and the Seller;

(a) Diligent exercise of reasonable skill and care in performance of the agent’s dulies.

(b) A duty of honest and fair dealing and good faith,

{cy A duly to disclose all facts known 1o the agen! maleriafly affecting the value or desirabllity of the properly thal are not known

{0, or within the diligent allention and observation of, the parties.

An agent is not obdigated to reveal {o either parly any confidential informaltion oblained from the other party hat doas not involve the affirmative
dulies set forth above.

AGENT REPRESENTING BOTH SELLER AND BUYER
A real estale agent, either acting directly or through one or more associale licensees, can legally be the agent of both the Seller and the Buyer in a
lransaction, but ohiy with the knowledge and consent of both the Seller and the Buyer.,
In a dual agency situation, the agent has the following affirmative obligations 1o beth the Seller and the Buyer;

(a} A fiduciary duly of ulimost care, integrity, honesly and loyalty in the dealings with either the Seller or the Buyer,

(b} Other duties {o the Seller and {he Buyer as sfated above in their respeclive sections.

In representing both Seller and Buyer, the agent may not, without the express permission of the respective party, disclose {o the other party that the
Seller will accept a price less than the listing price or that the Buyer will pay a price greater than the price offered. The above duties of the agent in a
real estate transaction do nof relieve a Seller or Buyer from the responsibility to protect his or her own interests. You should carefully read all
agreements to assure thal they adequalely express your underslanding of the transaction. A real estate agent is a person qualified to advise about real
eslate. If legal or lax advice is desired, consult a competent professional. Throughout your real property transaction you may receive more than one
disclosure form, depending upon the number of agenis assisting in the transaclion. The law requires each agent with whom you have more than a
casual refationship 1o present you with this disclosure form. You should read its contents each time it is presented to you, considering the relationship
helween you and the real estate agent in your specific ransaclion. This disclosure form includes the provisions of Sections 2079.13 to 2079.24,
inclusive, of the Civil Code set forth on page 2. Read it carefully. YWWE ACKNOWLEDGE RECEIPT GF A COPY OF THIS DISCLOSURE AND THE
PORTICNS OF THE CIVIL CODE PRINTED ON THE BACK (OB/A SEPARATE PAGE).

{71 Buyer {3 setler [B] Lessor ] Lessee . A T—— Date: >0 1Y
caEfiandros! 7/10/2018 2:53:59 PM PDT
[T} Buyer [] Seller [[] Lessor [ Les Date:
LetabsdRoosbazques/Erica Ramnire
Agenl _,——DocuSigned by: KW Commercial BRE Lic. # 01864461
Real Estate Broker (Firm) 7/10/2018 1:47:35 PM PDT
By: BRE Lic. #01945284 Date;

T B RRISRETEoN of Brokel-Associale) Jared Bnnis

NOTE:
» When the listing brokerage company also represents Buyer/Lessee: The Listing Agent shall have one Agency Disclosure form signed by
Seller/t.essor and a second Agency Disclosure form signed by Buyer/Lessee
» When Seller/lessor and Buyer/Lessee are represented hy different brokerage companies: (i) the Listing Agent shall have cne Agency
Disclosure form signed by Selfer/Legsor and (ii) the Buyer's/Lessee's Agent shall have one Agency Disclosure form signed by Buyer/Lessee and
either that same or a differant Agel Disclosure form presented to Seller/Lessor for sighature prior fo presentation of the offer. If the same form is
used, Seller/Lessor may sign here;
é&/‘-
Sellerflessor Carl Linddds
THIS FORM HAS BEEN PREPARED BY AIR CRE. NO REPRESENTATION 1S MADE AS TO THE LEGAL VALIDITY OR ADEQUACY OF T
FOR ANY SPECIFIC TRANSACTION. PLEASE SEEK LEGAL COUNSEL AS TO THE APPROPRIATENESS OF THIS FORM.
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