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August 26, 2024

To Whom it May Concern,

This letter is to confirm that Rising Sun Montessori, located at 4958 Robern J. Matthews Plowy, Et
Dorado Hills, CA 95762 is a tenant in good standing. As perthe lease agreement dated March 8,
2019, the current ten-year lease term expires on May 31, 2028. They are eligible for one option to
extend the tease for an additional five years (see Option to Extend agreement at the end of the leass

package). Notice must be given at least six months prior to the current lease expiration date (by
November 30, 2028).

Angel Sun

Fowler Property Investments, LP
2201 Francisco Dr, Suite 140-584
El Dorado Hills, CA 95762
415-378-7715
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STANDARD INDUSTRIAL/COMMERCIAL SINGLE-TENANT LEASE - NET
(DO NOT USE THIS FORM FOR MULTI-TENANT BUILDINGS)

1.  BasicProvisions ("Basic Provisions"}.
1.1 Parties. This Lease {"Lease"), dated for reference purposes only March 8,2019 . ismade byand between
investments, LE (“essor')and _Rising Sun Montessori School  (“lessee"), {collectively the "Parties,” orindividually a "Party").
1.2 Premises: That certain real property, including all improvements therein or to be provided by Lessor under the terms of this Lease, commonly known as
(street address, city, state, zip): _4958 Robert J. Mathews Parkway, El Dorado Hills, Czlifornia 95762
{"Premises”). The Premises are located in the Countyof _El Dorado ,andare generally described as (describe briefly the nature of the property and, if
applicable, the "Project,” if the property is located within a Praject): _Qffice builiding of aoproximatelv 5200 sg.ft.
Paragraph 2}

13 Term: _Ten (10) vyearsand O months {"Original Term") commencing _No later than June 2 2019

1,
("Commencement Date") and ending _Ten vears after Commencement Date acproximately Mav 31. 2029

{"Expiration Date"). (See also Paragraph 3)
1.4 Early Possession: Ifthe Premises are available Lessee may have non-exclusive possession of the Premises commencing _upon_ execubion of
the lease ("Earlyp ion Date"). (See also Paragraphs 3.2 and 3.3)

15 BaseRent: _{See Addendum Par. 53) permonth ("Base Rent"), payableon the _Firsi (Ist } _ day of each month
commencing _June 1, 2019 . (See alsoParagraph 4)

M If this box is checked, there are provisions In this Lease for the Base Rent to be adjusted. SeeParagraph _ 353
1.6 Base Rentand Other Monies Paid Upon Execution:
(a) BaseRent: _$£4, 680.00 fortheperiod June 1-30 , 2019
(b} SecurityDeposit: _$4, 000.00  {"Security Deposit"). (See also Paragraph 5)
{c) Association Fees: for the period
{d) Other: for .
(e} Total Due Upon Execution of this lease: S8, 680.00 .
17 AgreedUse: _K-8 Charter School . (Seealso Paragraph 6)
1.8 Insuring Party. Lessoris the "Insuring Party" unless otherwise stated herein. {See also Paragraph 8)
1.8 Real Estate Brokers. (See also Paragraph 15 and 25)
{a) Representation: Each Party acknowledges receiving a Disclosure Regarding Real Estate Agency Relationship,
agency relationships in this Lease with the following real estate brokers {"Broker{s)"} and/or their agents ("Agent{s})”}:

Fowler Property

. {See also

confirms and consents to the following

Lessor’s Brokerage Firm _American Commercial Real Esrace  Lcense No. _007Q02641 isthe broker of {check one): Vil the

Lessor; or u both the Lessee and Lessor (dual agent).

lessor'sAgent _BMarilvn Gzutschi  LicenseNo. Q2070264 L Is{check one): b the Lessor’s Agent {salesperson or broker associate); or

i both the Lessee’s Agent and the Lessor’s Agent {dual agent).

: N A ! r
cernational licenseNo. _ 031997492  Isthe broker of {check one): D the Lessee; or L]

Lessee’s Brokerage Firm _Colliers T
both the Lessee snd Lessor {dua! agent).

- . ] . : '
lessee’s Agent _Dan_ Green  LcenseNo. (01997492 s (check one): b/ the Lessee’s Agent {salesperson or broker associate); or U both the
Lessee’s Agent and the Lessor’s Agent {dual agent}.

{b) Paymentto Brokers: Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the Brokers the brokerage fee agreed toin a
separate written agreement {or if there is no such agreement, the sum of or _5% of the sross rent of the first 5
vears cof the Lease; and 2 1/27 of The gross rent of the s=cond 3
total Base Rent) for the brokerage services rendered by the Brokers.
1.10 Guarantor. The obligations of the Lessee under this Lease are to be guaranteed by
1.11 Attachments. Attached hereto are the following, all of whith constitute a part of this Lease:

vears of the Leass %ofthe

{"Guarantor"). {Seealso Paragraph 27)

[~z
W an Addendum consisting of Paragraphs 51 through _ 58

-~ g plot plan depicting the Premises;

‘-‘Z] a current set of the Rules and Regulations;
a Work Letter;

|

I
| S—

L other (specify): _Ontion to Extend; Arbitrarien Adreement;
Exhibit B -Furniture; Exhibit © - Floorplan; Exhibic D -
psPremises.

Z&E; tetting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, at the rental, and upon all of the terms,
-~ h
—s -
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covenants and canditions set forth In this Lease. While the approximate square foctage of the Premises may have been used in the marketing of the Premises for
purposes of comiparison, the Base Rent stated herein is NQOT tied to square footage and is not subject to adjustment should the actual size be determined to be
different. NOTE: Lessee is advised to verlfy the actual size prior ta executing this Lease.

2.2 Condition. Lessor shall deliver the Premises to Lessee broom clean and free of debris on the Commencement Date or the Early Possession Date, whichever
first occurs (“Start Date), and sodougssthe-raquiredsandcocontscls dazeshad in RacagraphZ b belovearo-oblainged by-Lussus antin-affectauithinthicty days.
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2.3 Compliance. Lessor warrants that to the best of its knowledge the improvements on the Premises comply with the building codes, applicable laws,
covenants or restrictions of record, regulations, and ordinances {"Applicable Requirements”) that were in effect atthe time that each improvement, or portion
thereof, was constructed. Said warranty does not apply to the use to which Lessee will put the Premises, modifications which may be required by the Americans with
Disabilities Act or any similariaws as a result of Lessee's use (see Paragraph 49}, of to any Alterations or Utility Installations {as defined in Paragraph 7.3(a}) made or to
be made by Lessee. NOTE: Lessee is responsible for determining whether or not the Applicable Requirements, and especially the zoning, are appropriate for
Lessee's intended use, and acknowledges that past uses of the Premises may no longer be allowed. I the Premises do not comply with said warranty, Lessor shall,
except as otherwise provided, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of such non-compliance, rectify
the same at Lessor's expense. If Lessee does not give Lessor written notice of a nen-compliance with this warranty within 6 manths following the Start Date,
correction of that non-compliance shall be the obligation of Lessee at Lessee's sole cost and expense. If the Applicable Requirements are hereafter changed so as to
require during the term of this Lease the construction of an addition to or an alteration of the Premises and/or Building, the remediation of any Hazardous Substance,
or the reinforcement or other physical modification of the Unit, Premises and/or Building ("Capital Expenditure"), Lessor and tessee shall allocate the cost of such
work as follows:

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

{b)  1f such Capital Expenditure is not the result of the specificand unigue use of the Pramises by Lessee (such as, governmentally mandated seismic
madifications}, then Lessor shall pay for such Capital Expenditure and Lessee shall only be obligated to pay, each month during the remainder of the term of this Lease
or any extension thereof, on the date that on which the Base Rent is due, an amount equal to 1/144th of the portion of such costs reasonably attributable o the
Premises. Lessee shall pay Interest on the balance but may prepay its obligation at any time. If, however, such Capital Expenditure is required during the last 2 years
of this Lease or if Lessor reasonably determines that itis not economically feasible to pay its share thereof, Lassor shall have the aption to terminate this Lease upon
90 days prior written nolice to Lessee unluss Lossee notifies Lessor, in writing, within 10 days after receipt of Lessor's termination notice that Lessee will pay for such
Capital Expenditure. If Lessor does not alect o terminate, and fails to tender its share of any such Capital Expenditure, Lessee may advance such funds and deduyct
same, with Interest, from Rent until Lessor's share of such costs have been fully paid. If Lessce is unable to finance Lassor's share, or if the halance of the Rent due
and payable for the remainder of this Lease is not sufficient Lo tully reimburse Lessee on an offset basis, Lessee shall have the right to terminale this Lease upon 30
days writlen notice to Lessor.

{c} Notwithstanding the above, the provisions concerning Capital Expenditures are intended to apply only to non-voluntary, unexpected, and new
Applicable Requirements. If the Capital Expenditures are instead triggered by Lessee as o result of an actual or proposed change in use, change in intensity of use, or
modification to the Premises then, and in that event, Lessee shall either: (i) immediately cease such changed use or intensity of use and/or take such other steps as
may be necessary lo efiminate the requirement for such Capital Expenditure, or (i) complete such Capital Expenditure at its own expense. Lessee shall not, however,
have any right to terminate this Lease.

2.4 Acknowledgements. Lessee acknowledges that: (a) it has been given an opportunity to inspect and measure the Premises, {b) it has been advised by
Lessor and/ar Brokers to satisfy itself with respect to the size and condition of the Premises (including but not limited to the electrical, HVAC and fire sprinkler
systems, security, environmental aspects, and compliance with Applicable Requirements and the Americans with Disabilities Act), and their suitability for Lessee's
intended use, (c) Lessee has made such investigation as it deems necessary with reference to such matters and assumes all responsibility therefor as the same relate
to its occupancy of the Premises, {d) itis not relying on any representation as to the size of the Premises made by Brakers or Lessor, (e} the square footage of the
Premises was not material to Lessee's decision to lease the Premises and pay the Rent stated herein, and {f) neither Lessor, Lessor's agents, nor Brokers have made
any oral or written representations or warranties with respect to said matters other than as set forth in this Lease. In addition, Lessor acknowledges that: (i) Brokers
have made no representations, promises or warranties cancerning Lessee's ability to honor the Lease or suitability to occupy the Premises, and (ii} itis Lessor's sole
responsibility to investigate the financial capability and/or suitability of ali proposad tenants.

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

PP

Aploan-

3. Term.

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

3.2 Early Possession. Any provision herein granting Lessee Early Possession of the Premises js subject to and conditioned upon the Premises being available
for such possession prior to the Commencement Date. Any grant of Early Possession only conveys a non-exclusive right to occupy the Premises. If Ltessee totally or
pagtialygceupies the Premises prior to the Commencement Date, the obligation to pay Base Rent shall be abated for the period of such Early Possession. All other
tdrms wstease {including but not limited to the abligations to pay Real Property Taxes and/insurance premiums and ta maintain the Premises) shall be in effect
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during such period. Any such Early Possession shall not affect the Expiration Date.
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4.  Rent.

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

4.2 Payment. Lessee shall cause payment of Rent to be received by Lessor in lawful meney of the United States, without offset or deduction (except as
specifically permitted in this Lease}, on or before the day on which itis due. All monetary amounts shall be rounded to the nearest whole dollar. In the event that any
invoice prepared by Lessor isinaccurate such inaccuracy shall not constitute a waiver and Lessee shall be obligated to pay the amount set forth in this Lease. Rent for
any period during the term hereof which is for less than one full calendar month shall be prorated based upon the actual number of days of said month. Payment of
Rent shalt be made to Lessor at its address stated herein or to such other persons or place as Lessor may from time to time designate in writing. Acceptance of 3
payment which is less than the amount then due shall not be a waiver of Lessor’s rights to the balance of such Rent, regardless of Lessor's endarsement of any check
so stating. In the event that any check, draft, or other instrument of payment given by Lessee to Lessor is dishonored for any reason, Lessee agrees to pay to Lessor
the sum of $25 in addition to any Late Charge and Lessor, at its option, may require alf future Rent he paid by cashier's check. Payments will be applied first to accrued
late charges and attorney's fees, second to accrued interest, then to Base Rent, Insurance and Real Property Taxes, and any remaining amount to any other
outstanding charges or costs.
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5.  Security Deposit. Lessee shall deposit with Lessor upon execution hereof the Security Deposit as security for Lessee's faithful performance of its obligations
under this Lease. If Lessee fails to pay Rent, ar otherwise Defaults under this Lease, Lessor may use, apply or retain alf or any portion of said Security Depasit for the
payment of any amount already due Lessor, for Rents which will be due in the future, and/ orto reimburse or compensate Lessor for any liability, expense, loss or
damage which Lessor may suffer orincur 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, Lessea shall, upon written request from Lessor, deposit additional monies with Lessor so that the total amount of the Security Deposit
shall at all times bear the same proportion to the increased Base Rent as the initial Security Deposit hore to the initial Base Rent. Should the Agreed Use be amended
to accommodate a material change in the business of Lessee or to accommodate a sublessee or assignee, Lessor shall have the right to increase the Security Deposit
to the extent necessary, in Lessor's reasonable judgment, to account for any increased wear and tear that the Premises may suffer as a result thereof. 1f a change in
control of Lessee occurs during this Lease and following such change the financial condition of Lessee is, in Lessor's reasonable judgment, significantly reduced, Lessee
shall deposit such additional monies with Lessor as shall be sufficient to cause the Security Deposit to be at a commercially reasonable level based on such change in
financial condition. Lessor shall not be required to keep the Security Deposit separate from its general accounts. Within thir‘{}' (30) 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
anaccounting showing how that portion of the Security Deposit that was not returned was applied. No part ofthe Security Deposit shall be considered to he held in

trust, to bear interest or to 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 thatis unlawful, creates damage, wasteora nuisance, or that disturbs occupants of or
causes damage 1o neighboring premises or properties. Other than guide, signal and seeing eve dogs, Lessee shall not keep or allowin the Premises any pets, animals,
birds, fish, or reptiles. Lessor shail not unreasonably withhold or delay its consent to any written request for a modification of the Agreed Use, so long as the same will
not impair the structural integrity of the improvements on the premises or the mechanical or electrical systems therein, and/or is not significantly more burdensome
to the Premises. If Lessor elects to withhold consent, Lessor shall within 7 days after such request give written notification of same, which notice shall include an
explanation of Lessor's objections to the change in the Agreed Use.

6.2 Hazardous Substances,

{a) Reportable Uses Require Consent. The term "Hazardous Substance” as used in this Lease shall mean any product, substance, or waste whose

presence, use, manufacture, disposal, transportation, or release, either by itself or in combination with other materials expected to be anthe Premises, is either: (i)
potentially injurious to the public health, safety or welfare, the environment or the Premises, (ii) regulated or monitared by any governmental authority, or (i) a basis
for potentiat liability of Lessor to any governmental agency or third party under any applicable statute or common law theory. Hazardous Substances shail include, but
not be Jimited to, hydrocarbans, petroleum, gasoline, and/or crude oil or any products, by-products or fractions thereof. Lessee shall not engage in any activity in or
an the Premises which constitutes a Reportable Use of Hazardous Substances without the express prior written consent of Lessor and tmely compliance (at Lessee's
expense) with all Applicable Requirements. “Reportable Use" shall mean (i} the installation or use of any above or below ground storage tank, (ii) the generation,
possession, storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, or with respect to which a report, notice, registration or
business pian is required to be filed with, any governmental autharity, and/or (iif) the presence at the Premises of a Hazardous Substance with respect to which any

pplimble Requirements requires that a notice be given to persons entering or occupying the Premises or neighboring properties. Notwithstanding the foregoing,
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Lessee may use any ordinary and customary materials reasonably required to be used in the normal course of the Agreed Use, ordinary office supplies (copier toner,
liquid paper, glue, etc.)'and common household cleaning materials, so long as such use is in compliance with all Applicable Requirements, is not a Reportable Use, and
does not expose the Premises or neighboring property to any meaningful risk of contamination or damage or expose Lessor to any liability therefor. in addition,
Lessor may condition its consent to any Repartable Use upen receiving such additional assurances as Lessor reasonably deems necessary to protect itself, the public,
the Premises and/or the environment against damage, contamination, injury and/or liability, including, but not limited to, the installation {and removal on or before
Lease expiration or termination) of protective modificatians (such as concrete encasements) and/or increasing the Security Deposit.

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

{c)  Lessee Remediation. Lessee shall not cause or permit any Hazardous Substance to be spilled or released in, on, under, or about the Premises
{including through the plumbing or sanitary sewer system) and shall promptly, at Lessee's expense, comply with all Applicable Requirements and take allinvestigatory
and/or remedial action reasonably recommended, whether or not formally ordered or required, for the cleanup of any contamination of, and for the maintenance,
security and/or monitoring of the Premises or neighboring properties, that was caused or materially contributed ta by Lessee, or pertaining to orinvolving any
Hazardous Substance brought onto the Premises during the term of this Lease, by or for Lessee, erany-thicdpacky

{d)  Lessee ndemnification. Lixcept for Hazardous Substances present in. on, or under the Premises prior to the commencement
date or caused or controlled by Lessor or auy party acting on Lessor's behalf Lessee shall indemaify, defend and hold Lessor, its agents, employees,
lenders and ground fessor, if any, harmless from and against any and altloss of rents and/or damages, liabilitfes, judgments, claims, expenses, penalties, and attorneys’
and consullants’ fees arising out of or invalving any Hazardous Substance brought onto the Premises by or for Lessee, “eany-thisdpasty (provided, however, that
Lessee shall have no liability under this Lease with respect to underground migration of any Hazardous Substance under the Premises from adjacent properties not

caused ar contributed to by Lessee, ). Lessee's obligations shall include, but not be limited to, the effects of any contamination or injury to person, property or the
environment created or suffered by Lessee, and the cost of investigation, removal, remediation, restoration and/or abatement, and shall survive the expiration or
termination of this Lease. No termination, cancellation or release agreement entered into by Lessar and Lessee shall release Lessee from its obligations under this
Lease with respect to Hazardous Substances, unless specifically so agreed by Lessor in writing at the time of such agreement, -

(e} tessor Indemnification. Except as otherwise provided in paragraph 8.7, Lessor and its successors and assigns shallindemnify, defend, reimburse and
hold Lessee, its employees and lenders, harmiless from and againstany and all environmental damages, including the cost of remediation, which result from
Hazardous Substances which existed on the Premises prior to Lessee's cccupancy or which are caused by the gross negligence or willful misconduct of Lessor, its
agents or employees. Lessor's obligations, as and when required by the Applicable Requiremen ts, shallinclude, but not be limited ta, the cost of investigation,
removal, remediation, restoration and/or abatement, and shall survive the expiration or termination of this Lease,

{f}  investigations and Remediations. Lessor shall retain the responsibility and pay for any investigations or remediation measures required by
governmental entities having jurisdiction with respect to the existence of Hazardous Substances on the Premises prior to Lessee's accupancy, unfess such remediation
measure is required as a result of Lessee's use (including "Alterations", as defined in paragraph 7.3(a) below} of the Premises, in which event Lessee shall be
responsible for such payment. Lessee shall cooperate fully in any such activities at the request of Lessor, including allowing Lessor and Lessar's agents to have
reasonable access ta the Premises at reasonable timesin order to carry out Lessor's investigative and remedial responsibilities.

{8) Lessor Termination Option. If a Hazardous Substance Condition (see Paragraph 9.1(e)) occurs during the term of this Lease, unless Lesseeis 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 foree and effect, but subject to Lessor's rights under Paragraph 6.2{d) and Paragraph 13), Lessor may, at Lessor's option, either (i} investigate and remediate such
Hazardous Substance Condition, if required, as soon as reasonably possible at Lessor's expense, in which event this Lease shall continue in full force and effect, or (i} if
the estimated cost to remediate such condition exceeds 12 times the then monthly Base Rentor $100,000, whichever is greater, give written notice to Lessee, within
30days after receipt by Lessor of knowledge of the occurrence of such Hazardous Substance Condition, of Lessor's desire to terminate this Lease as of the date 60
days following the date of such notice. Rent shiall be abited upon Tenant's receipt of 1.
retedintion is completed, o the Lease i terminated

ssOrS Llermination notice unl such time as the
Exvept for Hasrdous Substances preseating oo ur under the Premises [ISBEETY
the vommencement date or catsed or controled by Lessar or am parly aeting i Lessor's behall . in the event Lessor elects to give a
termination notice, Lessee may, within 10 days thercafter, give written notice to Lessor of Lessea's commitment to Py the amount by which the cost of the
remediation of such Hazardous Substance Condition exceeds an amount equalto 12 times the then monthly Base Rent or $100,000, whichever isgreater. Lessee shall
provide Lessor with said funds or satisfactory assurance thereof within 30 days following such commitment. In such event, this Lease shall continue in full force and
effect, and Lessor shall proceed to make such remediation as soon as reasonably possible after the required funds are available. f Lessee doos not give such notice
und provide the required funds or assurance thereof within the time provided, this Lease shall terminate as of the date specified in Lessor's notice of termination.

6.3 Lessee's Compliance with Applicable Requirements, Except as otherwise provided in this Lease, Lessea shall, at Lessee's sole expense, fully, diligently and
ina timely manner, materially comply with all Applicable Requirements, the requirements of any applicable fire insurance underwriter or rating bureauy, and the
recommendations of Lessor's engineers and/or cansultants which relate in any manner to the Premises, without regard to whether said Applicable Requirements are
now in effect or become effective after the Start Date. Lessee shall, within 10 days after receipt of Lassor's written request, provide Lessor with copies of all permits
and ather documents, and other information evidencing Lessee's compliance with any Applicable Requiremants specified by Lessor, and shall immediately upon
receipt, notify Lessor in writing {with copies of any documents involved) of any threatened or actual claim, notice, citation, warning, complaint or report pertaining to
or involving the failure of Lessee or the Premises to comply with any Applicable Requirements. Likewise, Lessee shall immediately give written notice ta Lessor of: (i)
any water damage to the Premises and any suspected seepage, pooling, dampness or other condition conducive to the production of mald: or {ii} any mustiness or
other odors that might indicate the presence of mold in the Premises. In addition, Lessee shall provide copies of alf relevant materizl safety data sheets {MSDS) to
Lessor within 10 days of the receipt of a written request therefor. In addition, Lassee shall provide Lessor with coples of its business license, certificate of accupancy
and/or any similar document within 10 days of the receipt of 3 written request therefor,

6.4 Inspection; Compliance. Lessorand Lessor's "Lender" (as delined in Paragraph 30) and consultants authorized by Lessor shall have the right to enterinto
Premises at any time, in the case of an emergency, and otherwise at reasonable times after reasonable notice, for the purpose ofinspecting and/or testing the
condition of the Premises and/or for verifying compliance by Lessee with this Lease. The cost of any such inspections shall be paid by Lessor, unless a violation of
Applicable Requirements, or a Hazardous Substance Condition (see paragraph 9.1} is found 1o exist or be imminent, or the inspection is requested or ordered bya
governmental authority. In such case, Lessee shall upon request reimburse Lessor for the cost of such inspection, so long as such inspection is reasonably relatod to
the violation or contamination. In addition, Lessee shall provide copies of ail refevant material safety data sheets (MSDS) to Lessor within 10 days of the receipt of a
written request therefor, Lessee acknowledges that any failure on its partto allow such inspections or testing will expose Lessor to risks and potentially cause Lessor
laincye costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertain, Accordingly, should the Lessee fail Lo allows such inspections
Jnd/ r_[@-ing ina timely fashion the Base Rent shall be automatically increased, without any requirement for notice to Lessee, by an amount equal to 10% of the
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. then existing Base Rent or$100, whichever is greater for the remainder to the Lease. The Parties agree that such increase in Base Rent represents fair and reasonable
compensation for the additional risk/costs that Lessor willincur by reason of Lessee's failure to aliow such inspection and/or testing. Such increase in Base Rent shall

in no event constitute a waiver of Lassee's Default or Breach with respect to such failure nor prevent the exercise of any of the other rights and remedies granted
hereunder.

7. Maintenance; Repairs; Utility Installations; Trade Fixtures and Alterations.
7.1 lessee’s Obligations. (Sce Fxhibit A - Lessee's Obligations)

{a} In General. Subject to the provisions of Paragraph 2.2 (Condition), 2.3 (Comptiance), 6.3 (Lessee's Compliance with Applicable Requirements), 7.2
{Lessor's Obligations), 9 (Damage or Destruction}, and 14 (Condemnation), Lessee shall, at Lessee's sole expense, keep the Premises, Utility installations {intended for
Lessee's exclusive use, no matter where located), and Alterations in good order, condition and repair {whether or not the portion of the Premises requiring repairs, or
the means 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, halleos,_aazsucoaescals frenoiostion systens, fixtures, walls {interior and exterior), foundations, ceilings, resdsrasidreinngosuttoms .
fioars, windows, doors, plate glass, skylights, izndzcaning_drivoyuays packing lats foncns wetainingaulls, signs, sicaunibsred padiueys focated in, on, or adjacent to
the Premises. Lessee, in keeping the Premises in good order, condition and repair, shall exercise and perform good maintenance practices, specifically including the
procurement and maintenance of the service contracts required by Paragraph 7.1(b} below. Lessee’s obligations shall include restorations, replacements or renewals
when necessary to keep the Premises and all improvements thereon or a part thereof in good order, condition and state of repair. Lessee shall, during the term of this
Lease, keep the exterior appearance of the Building in a first-class condition {including, e.g. graffit removal} consistent with the exterior appearance of other similar
facilities of comparable age and size in the vicinity, including, when necessary, the exterior repainting of the Building.

{b)  Service Contracts. Lessee shall, atLessee's sole €xpense, procure and maintain cantracts, with copies to Lessor, in customary form and substance for,
and with contractors specializing and experienced in the maintenance of the following equipment and improvements, if any, if and when installed on the Premises: (i)
HVAC equipment, {ii) boiler, and pressure vessels, (iif) fire extinguishing systems, including fire alarm and/or smoke detection, {iv) landscaping and irrigation systems,
(v} roof covering and drains, and {vi) clarifiers. However, Lessor reserves the right, upon notice to Lessee, to procure and maintain any or all of such service contracts,
and Lessee shall reifburse Lessor, upon demand, for the cost thereof

{c} Fallure to Perform. If Lessae fails to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon the Premises after 10 days' prior
written notice to Lessee {except in the case of an emergency, in which case no notice shall be required}, perform such obligations on Lessee's behalf, and put the
Premises in good order, condition and repair, and Lessee shall promptly pay to Lessor a sum equal to 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 resulting from
Lessee's failure to exercise and perform geod maintenance practices, if an item described in Paragraph 7.1(b} cannot be repaired other than at a cost which is in excess
of 50% of the cost of replacing such item, then such item shall be replaced by Lessor, and the cost thereof shall be prorated between the Parties and Lessee shall only
be obligated to pay, each month during the remainder of the term of this Lease, on the date on which Base Rentis due, an amount equal to the product of multiplying
the cost of such replacement by a fraction, the numerator of which isone, and the denominator af which is 144 (ie. 1/144th of the cost per month). Lessee shall pay
Interest on the unamortized balance hut may prepay its obligation at any time.

7.2 Lessor's Obligations. Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 {Compliance), 9 (Damage or Destruction) and 14 {Condemnation), it is

intended by the Parties hereto that Lessor have no obligation, in any manner whatsoever, to repair and maintain the Premises, or the equipment therein, all of which

obligations are intended to be that of the Lessee. It is the intention of the Parties that the terms of this Lease govern the respective obligations of the Parties as to
maintenance and repair of the Premises.

7.3 Utility Instailations; Trade Fixtures; Alterations.

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

(b} Consent. Lessee shall not make any Alterations or Utility Installations to the Premises without Lessor's prior written consent. lessee may, however,
make non-structural Alterations or Utlity Installations to the interior of the Premises (excluding the roof) without such consent but upon notice to lessor, as long as
they are not visible from the outside, do not involve puncturing, relocating or removing the roof orany existing walls, will not affect the electrical, plumbing, HVAC,
and/or fife safety systems, do not trigger the requirement for additional modifications and/or improvements to the Premises resulting from Applicable Reguirements,
such as compliance with Title 24, and the cumulative cost thereof durlng this Lease as extended does not exceed a sum equal 10 3 month’s Base Rent in the aggregate
ora sum equal to one month's Base Rent in any one year. Notwithstanding the foregoing, Lessee shall not make or permit any roof penetrations and/or install
anything on the roof without tha prior written approval of Lessor. Lessor may, as a precondition to granting such approval, require Lessee to utilize a contractor
chosen andfor approved by Lessor. Any Alterations or Utility Installations that Lessee shall desire to make and which require the consent of the Lessor shall be
presented to Lessor in written form with detailed plans. Consent shall be deemed conditioned upon Lessee's: (i) acquiring all applicable governmentat permits, (i)
furnishing Lessor with copies of both the permits and the plans and specifications prior to commencement of the work, and (iii) compliance with all conditions of said
permits and other Applicable Requirements in 3 prompt and expeditious manner. Any Alterations or Utifity Installations shall be performed in a workmanlike manner
with good and sufficient materials. Lessee shall promptly upon completion furnish Lessor with as-built plans and specifications. For work which costs an amountin
excess of one month's Base Rent, Lessor may condition its consent upon Lessee providing a lien and completion bond in an amount equalto 150% of the estimated
cost of such Alteration or Utility Installation and/or upon Lessee's posting an additional Security Deposit with Lessor,

{c) Liens;Bonds. Lessee shall pay, when due, ail claims for labor or materials furnished or alleged to have been furnished to or for Lessee at or for use on
the Premises, which claims are or may be secured by any mechanic’s or materialmen's lien against the Premises or anyi
less than 10 days notice prior to the commencement ofany workin, on or about the Premises, and Lessor shall have
Lessee shall contest the validity of any such tien, claim or demand, then Lessea shall, at its sole expense defend and protect itself, Lessor and the Premises against the
same and shall pay and satisfy any such adverse judgment that may be rendered thereon before the enforcement thereof. If Lessor shall require, Lessee shall furnish
asurety bond in an amount equal to 150% of the amount of such contested lien, claim or demand, indemnifying Lessor against liability for the same. If Lessor elects
to participate in any such action, Lessee shall pay Lessor's attorneys’ fees and costs.

7.4 Ownership; Removal; Surrender; and Restaration.

{a) Ownership. Subject to Lessor's right to require removal or glect ownership as hereinafter provided, all Alterations and Utility Installations made by
Lesseqpshall be the property of Lessee, but considered a part of the Premises. Lessor may, at any time, elect in writing to be the owner of altor any specified part o!
the L‘E,_'s,;s_%ewned Alterations and Utility Installations. Unless otherwise instructed per paragraph 7.4(b) hereof, alf Lessee Owned Alterations and Utility Installations
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shall, at the expiration or termination of this Lease, become the property of Lessor and be surrendered by Lessee with the Premises. Lessor shall inform Lessee
ab the time of request by Lessee of Lessor's approval for installation of any Alterations and/or Utility installations whether such
instalations must be retnoved at Lease expiration at Lessee's expense pursuant to this Section 7.3.

(b} Removal. 8y delivery to Lessee of written notice from Lessor not earfier than 30 and not later than 30 days prior to the end of the term of this Lease,
Lessor may require that any or all Lessee Owned Alterations or Utility Installations be removed by the expiration or termination of this Lease. Lessor may require the
removal at any dme of all or any part of any Lessee Owned Alterations ar Utility Instaflations made without the required consent. )

{c)  Surrender; Restoration. Lessee shall surrender the Premises by the Expiration Date o 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, L‘.:l:suu]l_v dzlmzxgo,
and damage caused by Lessoror Lessor's agents, invitees, employees, or contractors excepted. "Ordinary wearand tear” shalf not include any
damage or deterioration that would have been prevented by good maintenance practice. Notwithstanding the foregoing and the provisions of Paragraph 7.1{a}, if the
Lessee occupies the Premises for 12 months ar less, then Lessee shall surrender the Premisesin the same condition as delivered to Lessee on the Start Date with NO
sllowance for ordinary wear and tear. Lessee shall repair any damage occasioned by the installation, maintenance or rernoval of Trade Fixtures, Lassee owned
Alterations and/or Utility Instaflations, 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 anto the Premises by or for Lessee, or any third party {except Hazardous Substances which were deposited via
underground migration from areas outside of the Premises) to the leve! specified in Applicable Requirements. Trade Fixtures shall remain the property of Lessee and
shali 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 abandaned by Lesseg and may be disposed of or ratained by Lessor as Lessor may desire. The failure by Lessee to timely vacate the Premises pursuant to this
Paragraph 7.4{c} without the express written consent of Lessor shall constitute a haldover under the provisions of Paragraph 26 below.

8.  Insurance; Indemnity.

8.1 Payment For Insurance. Lessee shall pay for all insurance required under Paragraph 8 except to the extent of the cost attributable to liability insurance
carried by Lessor under Paragraph 8.2(b} in excess of $2,000,000 per occurrence. Premiums for policy periods commencing priar to or extending beyond the Lease
term shall be prorated to carrespond to the Lease term. Payment shall be made by Lessee to Lessor within 10 days following receipt of an invoice.

8.2 Liability Insurance.

(a} Carried by Lessee. Lessee shail obtain and keep in force a Commercial General Liability policy of insurance protecting Lessee and Lessoras an
additional insured against claims for bodily injury, personal injury and property damage based upon or arising out of the awnership, use, occupancy or maintenance of
the Premises and all areas appurtenant thereto. Such insurance shall be onan occurrence basis providing single limit coverage in an amount not less than $1,000,000
per nccurrence with an annual aggregate of not less than $2,000,000. Lessee shall add Lessor as an additional insured by means of an endorsement at least as broad
as the Insurance Service Organization's "Additional Insured-Managers or Lessors of Premises” Endorsement. The policy shall not contain any intra-insured exclusions
as between insured persons or organizations, but shall include coverage for liability assumed under this Lease as an “insured contract" for the performance of Lessee’s
indemnity obligations under this Lease. The limits of said insurance shall not, however, fimit the liability of Lessee nor relieve Lessee of any obligation hereunder.
Lessee shall provide an endorsement on its liabitity policy(ies) which provides thatits insurance shall be primary to and not contributory with any similar insurance
carried by Lessor, whose insurance shalf be considered excess insurance only.

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

8.3 Property Insurance - Building, Improvements and Rental Value.

(a) Building and Improvements. The Insuring Party shall obtain and keep in force a palicy or policies in the name of Lessor, with loss payable (o Lessor,
any ground-lessor, and to any Lender insuring loss or damage to the Premises. The amount of such insurance shalt 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 no event more than the commercially reasonable and available
insurable value thereof. Lessee Owned Alterations and Utility Installations, Trade Fixtures, and Lessee's personal property shall be insurad by Lessee not by Lessor. If
the coverage is available und conmmercially appropriate, such policy or policies shall insura against all risks of direct physical lass or damage (except the perils of flood
and/or carthyuake unless required by a Lender), including covarage for debris removal and the enlorcement of any Applicable Requireme
demolition, reconstruction ar replacement of any portion of the Premises as the result of a covered loss. Said policy or policies shall also contain an agreed valuation
provision in lieu of any coinsurance clause, waiver of subrogation, and inflation guard protection causing an increase in the annual properly insurance coverage
amount by a factor of not less than the adjusted U.S. Department of Labor Consumer Price Index for Al Urban Consumers for the city nearest to where
are focated. If such insurance coverage has a deductible clause, the deductible amount shali not exceed $5,000 per occurrence,
deductible amount in the event of an lnsured Loss.

(b) Rental Value, The Insuring Party shall obtain and keep in force a policy or policies in the name of Lessor with loss payable to Lessor and any Lender,
insuring the loss of the full Rent for ona year with an extended period of indemnity for an additional 180 days {"Rental Value insurance"). Said insurance shall cortain
anagreed valuation provision in lieu of any coinsurance clause, and the amount of coverage shall be adjusted annually Lo reflect the projected Rent otherwise payable
by Lessee, for the next 12 month period. Lessee shalf be fiable for any deductible amount in the event of such loss.

(c)  Adjacent Premises. f the Premises are part of a larger building, or of a group of buildings owned by Lessor which are adj
Lessee shall pay for any increase in the premiums for the property insurance of such building or buildings if said increase is caused by Less
occupancy of the Premises.

8.4 Lessee’s Property; Business Interruption Insurance; Worker's Compensation Insurance.

(a) Property Damage. Lessee shall obtain and maintain insurance caverage on all of Lessee's personal property, Trade Fixtures, and Lessee Owned
Alterations and Utility Installations. Such insurance shall be full replacement cost coverage with a deductible of not to exceedSLOUD 55,000 per occurrence. The
proceeds from any such insurance shall be used by Lessee for the replacement of personal property, Trade Fixtures and Lessea Owned Alterations and Utility
Installations.
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(b}  Business Interruption. Lessee shalf obtain and maintain loss of income and extra expense insurance in amoun
indirect loss of earnings attributable to alt perils commonly insured against by prudent lessees in the business of Lessee
Premises as a result of such perils.

(¢} Worker's Compensation Insurance. Lessee shall obtain and maintain Worker's Compensation tosur:
Applicable Requirements. Such policy shall include a ‘Waiver of Subrogation' endorsement. Lessee shall provide Le
the certificate of insurance or copy of the policy required by paragraph 8.5,

{d] Mo Representation of Adequate Coverage. Lessor makes no representation that the timits or forms of coverage of insurance

den@te to caver Lessee's property, business operations or obligations under this Lease.
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8.5 Insurance Policies. Insurance required herein shall be by companies maintaining during the policy term a "General Policyholders Rating" of at least A-, Vi,
as set forth in the most currant issite of "Best's Insurance Guide", or such other rating as may be required by a Lender. Lessee shall not do or permit to be done
anything which invalidates the required insurance policies. Lessee shall, prior to the Start Date, deliver to Lessor certified copies of policies of such insurance or
certificates 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 20 ten (10) days prior written notice to Lessor. Lessee shall, at least 10 days prior to the expiration of such policies, furnish Lessor with
evidence of renewals or "insurance binders” evidencing renewal thereof, or Lessor may 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. If either Party shall faif to procure and maintain the insurance required to be carried by it, the other Party may, but shall nat be required to,
procure and maintain the same. The Partiesagroe that insurance secured through a Joint Powers Authority shall satisfy the requirements of
this section,

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

8.7 indemnity. Except for Lessor's gross negligence or willful misconduct, Lessee shall indemnify, protect, defend and hold harmiess the Premises, Lessor and
its agents, Lessor's master or ground lessor, partners and Lenders, from and against any and all claims, loss of rents and/or damages, liens, judgments, penatiies,
attorneys' and consultants’ fees, expenses and/or liabilities arising out of, involving, or in connection with, a Breach of the Lease by Lessee and/or the use and/or
occupancy of the Premises and/or Project by Lessee and/or by Lessee's employees, contractors or invitees. iIf any action or proceeding is brought against Lessor by
reason of any of the foregoing matiers, Lessee shall upon notice defend the same at Lessee's expense by counsel roacanablysatsiacion: inlessar andlassar
designnlod by the insurance carrier shall cooperate with Lessee in such defense. Lessor need not have first paid any such claim in order to be defended or
indemnified. Lessee's Indemnification shall not include any claims, lesses. or damages caused by floods or carthquakes. Except for
Lessee's gross neglizence or willful misconduct, Lessor shall indemnify, proteet, defend. and hold harmiess Lessce and its agents.
directe sharchalders, and employees from and again any and all elaims. damages, judgments, penalties. attorneys' fees. and
consultant's foes, expenses and/or labilities o rising out of the negligence. willful miscondne: or breach of the lease by Lessor.

8.8 Exemption of Lessor and its Agents from Liability. Notwithstanding the negligence or breach of this Lease by Lessor or its agents, neither Lessar nor its
agents shall be liable under any circumstances for: (i} injury or damage to the person or goods, wares, merchandise or other property of Lessee, Lessee's employees,
contractors, invitees, customers, or any other person in or about the Premises, whether such damage or injury is caused by or results from fire, steam, electricity, gas,
water or rain, indoor air quality, the presence of mold or from the breakage, leakage, obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing,
HVAC or lighting fixtures, or from any ather cause, whether the said injury or damage results from conditions arising upon the Pramises or upon other portions of the
building of which the Premisesare a part, or from other sources or places, {ii) any damages arising from any act or neglect of any other tenant of Lessor or from the
failure of Lessor or its agents to enforce the provisions of any other lease in the Project, or (iii} injury to Lessee's business or for any loss of income or profit therafrom.
Instead, it isintended that Lessee’s sole recourse in the event of such damages or injury be to file 3 claim on the insurance policy(ies} that Lessee is required te
maintain pursuant to the provisions of paragraph 8.

8.9 Failure to Provide Insurance. Lessee acknowledges that any failure on its part to obtain or maintain the insurance re
risks and potentially cause Lessor to incur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertain. Accordingly, for any month

TS or certificates evidencing the
existence of the required insurance, the Base Rent shall be automatically increased, without any requirement for notice 1o Lessee, by an amount equal to 10% of the
then existing Base Rent or $100, whichever is greater. The parties agree that such increase in Base Rent represents fair and reasonable compensation for the
additional risk/costs that Lessor will incur by reason of Lessee's failure to maintsin the required insurance. Such increase in Base Rent shallin no event constitute a
waiver of Lessee's Default or Breach with respect to the failure to maintain such insurance, prevent the exercise of any of the other rights and remedies granted
hereunder, nor relieve Lessee of its obiigation to maintain the insurance specified in this Lease.

9.  Damage or Destruction.

9.1 Definitions.

{a} “Premises Partial Damage” shall mean damage or destruction to the improvements on the Premises, other than Lessee Owned Alterations and Utitity
Instaliations, which can reasonably be repaired in 6 months or less from the date of the damage or destruction. Less
from the date of the damage or destruction as to whether or not the damage is Partial or Total.

(b) "“Premises Total Destruction” shall mean damage or destruction to the Premises, other than Lessee Owned Alterations and Utility Installations and
Trade Fixtures, which cannat reasonably be repaired in 6 18 manths or less from the date of the damage or destruction. Lessor shall notify Lessee in writing within 30
days from the date of the damage or destruction as to whether or not the damage is Partial or Total,

{c) “Insured Loss" shall mean damage or destruction to improvements on the Premises, other than Lessee Owned Alterations and Utility Installations and
Trade Fixtures, which was caused by an event required to be covered by the insurance described in Paragraph 8.3(a), irrespective of any deductible amounts or
coverage limits involved,

{8} "Replacemant 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 toss. If 2 Premises Partial Damage that is an Insured Loss occurs, then Lessor shall, at Lessor's expense, repair such damage (but
not Lessee’s Trade Fixtures or Lessee Owned Alterations and Utility Installations) as soon as reasonably possible and this Lease shall continue in full force and effect;
provided, however, that Lessee shall, at Lessor's etection, make the repair of any damage or destruction the total cost to repair of which is 510,000 or less, and, in such
event, Lessor shall make any applicable insurance proceeds available to Lessee on areasonable basis for that purpose. Notwithstanding the foregoing, if the required
insurance was notin force or the insurance procgeds are not sufficient to effect such repair, the Insuring Party shall promptly contribute the shortage in proceeds
{except as to the deductible which is Lessee's responsibility) as and when required to complete said repairs. In the event, however, such shortage was due to the fact
that, by reason of the unique nature of the improvements, full replacement cost insurance coverage was not commercially reasonable and available, Lessor shail have
a ation to pay for the shortage in insurance proceeds or to fully restore the unique aspects of the Premises uniess Lessee provides Lessor with the funds to cover
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same, or adequate assurance thereof, within 10 days following receipt of written notice of such shortage and request therefor. If Lessor receives said funds or
adequate assurance thereof within, said 10 day period, the party responsible for making the repairs shalf complete them as soon as reasanably passible and this Lease
shall remain in full force and effect. If such funds or assurance are not received, Lessor may nevertheless elect by written notice to Lessee within 10 days thereafter
to: (i) make such restoration and repair as Is commercially reasonable with Lessor paying any shortage in proceeds, in which case this Lease shall remain in full force
and effect, or {ii) have this Lease terminate 30 days thereafter. Lossee shall not be entitled to reimbursement of any funds contributed by Lessee to repair any such
damage or destruction. Premises Partial Damage due ta flood or earthquake shall be subject to Paragraph 9.3, notwithstanding that there may be some insurance
coverage, but the net proceeds of any such insurance shall be made available for the repairs if made by either Party,

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

9.4 Total Destruction, Notwithstanding any other provision hereof, if 3 Premises Total Destruction oceurs, this Lease shall terminate 9 10 days following such
Destruction. f the damage or destruction was caused by the gross negligence or willful misconduct of Lessee, Lessor shall have the right to recover Lessor's damages
from Lessee, except as provided in Paragraph 8.6.

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

9.6 Abatement of Rent; Lessea's Remedies.

(a) Abatement. In the event of Premises Partial Damage or Premises Total Oestruction or a Hazardous Substance Condition for which Lessee is not
responsible under this Lease, the Rent payable by Lessee for the period required for the repair, remediation or restoration of such damage shall be abated in
proportion to the degree to which tessee's use of the Premises is impaired, but not to exceed the proceeds received from the Rental Value insurance. Allother
abligations of Lessee hereunder shali be performed by Lessee, and tessor shall have no liability for any such damage, destruction, remediation, repair or restoration
except as provided herein.

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

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

10. Real Property Taxes. | Sve Addendin Pur. 3%
10.1 Definition. As usad herein, the term "Real Property Taxes" shall include any form of assessment: real estate, general, special, ordinary or extraordinary, or

rentallevy or tax (other than inheritance, personalincame or estate taxes); improvement band; and/or license fee imposed npon or lovied against any tegal or

equilable interest of Lessor in the Premises or the Project, Lessor's right to other income therefrom, and/or Lessor's business of leasing, by any authority having the

direct or indirect power 1o tax and where the funds are generated with reference to the Building address. Real Property Taxes shall aiso include any tax, fee, iovy,

assessment or charge, or any increase therein: (1) imposed by reason of events oceurring during the term of this Lease, including but not limited to, 3 change in the

ownership of the Premises, and {ii) levied or assessed on machinery or equipment provided by Lessor to Lessee pursuant to this Loase.
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10.4 Personal Property Taxes. lessee shali pay, prior to delinquency, all taxes assessed against and levied upon Lessee Owned Alterations, Utility Instailations,
Trade Fixtures, furnishings, equipment and alt personal property of Lessee. When passible, Lessee shall cause Its Lessee Owned Alterations and Utility Instaltations,
Trade Fixtures, furnishings, equipment and all other personal property to be assessed and hilled separately from the real property of Lessor. If any of Lessee's said

¥y shall be assessed with Lessor's real property, Lessee shall pay Lessor the taxes attributable to Lassee’s property within 10 days after receipt of a written
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statement setting forth the taxes app!ic:{ble to Lessee's property.

13, Utilities and Services. Lessee shall pay for all -
together with any taxes thereon. i arccuch sand
In:.:_.ary_af_;x!!_g;\_@r_ga.:_j

“:45, gas, heat, light, power, telephone, hastdiznazsl and other utilities and services supplied to the Premises,

Az,

o conaeatalemelarad_ombillad_t o

353794 Fastaa.bessoa shalloay arescanahla propostiantohedatarmined b
ally-malemmdosbillad. There shall be no abatement of rent and Lessor shall not be liable in any respect whatsoever for the inadequacy,
stoppage, interruption or discontinuance of any utility or service due to riot, strike, labor dispute, breakdown, accident, repair or ather cause beyond Lessor's
reasonable control or in cooperation with governmental request or directions.

Within fifteen days of Lessor’s written request, Lessee agrees to deliver to Lessor such information, documents and/or authorization as Lessor needs in order for
Lessor to comply with new or existing Applicable Requirements relating to commercial building energy usage, ratings, and/or the reporting thereof.

12. Assignment and Subletting,
12.1 Lessor's Consent Required.

{a} Lessee shalinot voluntarily or by operation of law assign, transfer, mortgage or encumber (collectively, "assign or assignment”) or sublet all or any
partof Lessee’s interest in this Lease or in the Premises without Lessor's prior written consent which .shall not be unreasonably withheld.

» (b} Unless Lessee is a corporation and its stock is publicly traded on a national stock exchange, a change in the control of Lessee shall constitute an
assignment requiring consent. The transfer, on a cumulative basis, of 25% or more of the voting control of Lessee shall constitute a change in control for this purpose.

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

{d} Anassignment or subletting without consent shall, at Lessar's option, be a Default curable after notice per Paragraph 13.1{d}, or a noncurable Breach
without the necessity of any notice and grace period. If Lessor electsto treat such unapproved assignment or subletting as a noncurable Breach, Lessor may either: {i)
terminate this Lease, or (i) upon 30 days written notice, increase the monthly Base Rent to 110% of the Base Rent thenin effect. Further, in the event of such Breach
andrental adjustment, (i) the purchase price of any option to purchase the Premises held by Lessee shall be subject to simifar adjustment to 110% of the price
previously in effect, and (ii) all fixed and non-fixed rental adjustments schaduled 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 shal! be limited to compensatory damages and/or injunctive relief,

(f)  Lessor may raasonably withhold consentto a proposed assignment or subletting if Lessee is in Default at the time consent is requested.

(g} Notwithstanding the foregoing, allowing a de minimis portion of the Premises, ie. 20 square feet or less, to be used by a third party vendor in
connection with the installation ofa vending machine or payphone shalt not constitute a subletting.

12.2 Terms and Conditions Applicable to Assignment and Subletting.

(a) Regardless of Lessor's consent, no assignment or subletting shall ; {i) be effective without the express written assumption by such assignee or
sublessee of the obligations of Lessee under this Lease, {ii) release Lessee of any obligations hereunder, or {iii) alter the primary liability of Lessee for the payment of
Rentor for the performance of any other obligations to be performed by Lessee.

{b)  Lessor may accept Rent or performance of Lessee's obligations from any person other than Lessee pending approval or disapproval of an assignment.
Neither 3 delay in the approval or disapproval of such assignment nor the acceptance of Rent or performance shall constitute a waiver or estoppel of Lessor's rightto
exercise its remedies for Lessee's Default or Breach.

{c)  Lessor'sconsent to any assignment or subletting shall not constitute a consent to any subseguent assignment or subletting.

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

(e}  Each request for consent to an assignment or subletting shall be in writing, accompanied by information relevant to Lessor's determination as to the
financial and operational responsibility and appropriateness of the proposed assignee or sublessee, including but not limited to the intended use and/or required
modification of the Premises, if any, together with a fee of $500 as consideration for Lessor's considering and processing said request. Lessee agrees to provide Lessor
with such other or additional information and/or documentation as may be reasonably requested. (See also Paragraph 36}

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

{g) Lessor's consent to any assignment or subletting shall not transfer to the assignee or sublessee any Option granted to the original Lessee by this Lease
unless such transfer is specifically consented to by Lessor in writing. (See Paragraph 39.2)

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

{a) Lessee hereby assigns and transfers to Lessor all of Lessee's interest in all Rent payable on any sublease, and Lessor may collect such Rent and apply
same toward Lessee's obligations under this Lease; provided, however, that until a Breach shalt occur in the performance of Lessee’s obligations, Lessee may collect
said Rent. In the event that the amount collected by Lessor exceeds Lessee's then outstanding obligations any such excess shall be refunded to Lessee. Lessor shall

'’

written notice from Lessor stating that a Breach exists in the performance of Lessee's obligations under this Lease, to pay to Lessor all Rent duc and to become due
under the sublease. Sublessee shall rely upon any such notice from Lessor and shall pay all Rents to Lessor without any obligation or right to inquire as to whether
such Breach exists, notwithstanding any claim from Lessee to the contrary.

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

S P(c) Any matter requiring the consent of the sublessar under 3 sublease shall also require the consent of Lessor.
A 2
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{d} No sublessee shall further asslgn or sublet all or any part of the Premises without Lessor's prior written consent,
{e} Lassor shall deliver a copy of any notice of Default or Breach by Lessee to the sublessee, who shafl have the rightto cure the Default of Lessee within

the grace perled, if any, specified in such notice. The sublessee shall have 3 right of relmbursement and oifset from and against Lessee for any such Defaults cured by
the sublessee,

13. Defauit; Breach; Remedies,

13.1 Default; Breach. A "Default"is defined as 3 fajlure by the Lessee to comply with or perform any of the terms, covenants, conditions or Rules and
Regulations under this Lease. A "Breach” is defined as the accurrence of one or more of the following Defaults, and the failure of Lessee to cure such Default within
any applicable grace periad:

(3} The abandonment of the Premises; or the vacating of the Premises without providing a commercially reasonable levef of security, or where the
coverage of the progerty insurance described in Paragraph 8.3 is jeopardized as a result thereof or without providing reasonable assurances to minimize potentfal
vandalism.

(b} The fallure of Lessee to make any payment of Rent or any Securlty Depaosit required to be made by Lessea hereunder, whether to Lessor arto a third
party, when due, to pravide reasonable evidence of Insurance or surety bond, or to fulfifl any obligation under this Lease which endangers or threatens life or
praperty, where such fallure continues for a period of-3 fificon (15) business days following written notice to Lessee, THE ACCEPTANCE BY LESSOR OF A PARTIAL
PAYMENT OF RENT OR SECURITY DEPOSIT SHALL NOT CONST! ITUTE A WAIVER OF ANY OF LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF
THE PREMISES.

{c) Thefailure of Lessee 1o allow Lassor and/or its agents access to the Premises or the commission of waste, act or acts constituting public or private
nuisance, and/or an illegal activity on the Premises by Lessee, where such actions continue fora period of3 five (5} business days following written notice to Lessee.
Inthe event that Lessee commits waste, a nuisance or an illegal activity a secand time then, the Lessor may elect to treat such conductas a non-curable Breach rather
than a Default.

(d)  The failure by Lessee to provide {i} reasonable written evidence of compliance with Applicable Requirements, {1} the service contracts, {iil} the
rescisslon of an unauthorized assignment or subletting, {iv)an Estoppel Cartificate or financial statements, (v) 2 requested subordination, {vi} evidence concerning any
guaranty and/or Guarantor, (vil} any document requested under Paragraph 42, (viii) material safety data sheets {MSDS), or (ix} any other documentation or
information which Lessor may reasonably requlre of Lessee under the tarms of this Lease, where any such fallura continues fora period of 10 twenty (20) days
following written notice to Lassee.

{e} A Defaultbylessee asto the terms, covenants, conditions cr provisions of this Lease, or of the rules adopted under Paragraph 40 hereof, other than
those described in subparagraphs 13.1{a), {b}, (c} or {d}, above, where such Default continues for a period of 30 days after written notice; provided, however, that if
the nature of Lessee's Default is such that more than 30 days are reasonably required for its cure, then It shall not be deemed to be a Breach if Lessee commences
such cure within said 30 day period and thereaftar dillgently prosecutes such cure to completion.

{f) The occurrence of any of the following events: {i) the making of any general arrangement or assignment for the benefit of creditors; {ii} becoming a
“debtor as defined in 11U.S.C. § 101 0r any successor statute thereto (unless, in the case of 2 petition filed against Lessee, the same Is dismissed within 60 days); {iii)
the appointment of a trustee or recelver to take possession of substantially alf of Lessee's assets located at the Premises or of Lessee's interest in this Lease, where
possession is not restored to Lessee within 20 days; or {iv) the attachment, execution or other judicial selzure of substantially all of Lessea's assets located at the
Premises or of Lessee’s interest in this Lease, where such seizure Is not discharged within 30 days; provided, however, in the avent that any previston of this
subparagraph is cantrary to any applicable law, such provision shall be of no force or effect, and not affect the validity of the remaining provisians,

(8} The discovery that any financial statement of Lessee or of any Guarantor glven to Lessor was materially false.

{h) Ifthe performance of Lessee's obligations under this Lease is guaranteed: (i} the death of a Guarantor, {ti} the termination of a Guarantor's liabllity
with respect to this Lease other than in accordance with the terms of such guaranty, (ili) a Guarantor's becoming insolvent or the subject of abankruptey filing, {iv) a
Guarantor's refusal to hanor the guaranty, or (v} a Guarantor's breach of its Buaranty obligation on an anticipatory basis, and Lessee's failure, within 60 days following
wrilten notice of any such eveat, to provide written alternative assurance or security, which, when coupled with the then existing resources of Lessee, equals or
exceeds the combined financlal resources of Lessea and the Guaraators that existed at the time of execution of this Lease.

13.2 Remedles. IfLessee fails to perfarm any of its affirmative duties or obligations, within 2.0 thix‘l}’ (30) days after written notice {or in case of an
emergency, without notice}, Lessor may, atits aption, perform such duty or obligation on Lessee’s behalf, including but not timited to the obtaining of reasonably
required bonds, insurance policles, or governmental licenses, permits or approvals. Lessee shall Pay to Lessor an amount equal to 115% of the costs and exgenses
incurred by Lessor in such performance upon receipt of an involce therefar. In the event of 3 Breach, Lessor may, with or without further notice or demand, and
without limiting Lessor in the exercise of any right or remedy which Lessor may have by reason of such Breach:

(3) Terminate Lessee's right to possession of the Premises by any fawful means, In which case this Lease shall terminate and Lessee shall immediately
surrender possession to Lessor. tn such event Lessor shall be entitied to recover from Lessee: {1} the unpaid Rent which had been earned at the time of terminatian;
{1l) the worth at the time of award of the amount by which the uapaid rent which would have been earned after termination untit the ime of award exceeds the
amount of such rental loss that the Lessee proves could have been reasonably avoided; {lil} the worth at the time of award of the amount by which the unpaid rent for

course of things would be fikely to result therefrom, including but not limited to the cost of recovering possession of the Premises, expenses of reletting, including
necessary renovation and aiteration of the Premises, reasonable attorneys' fees, and that portion of any teasing cammission paid by Lessorin connection with this
Lease applicable ta the unexpired term of this Lease. The worth at the time of award of the smount referred to in provision (i) of the immediately preceding
sentence shall be computed by discounting such amount at the discount rate of the federal Reserve Bank of the District within which the Premises are focated at the
time of award plus one percent. Efforts by Lessor to mitigate damages caused by Lessee's Breach of this Lease shalil not waive Lessor's right to recover any damages to
which Lessor is otherwise entitied. f termination of this Lease is obtained through the provisional remedy of unlawfut detainer, Lessor shall have the right te recover
in such proceeding any unpaid Rent and damages as are recoverable therein, or Lessor may reserve the right to recover all orany part thereofin a separate suit, ¥ a
notice and grace period required under Paragraph 13.1wss not previously given, a notice to pay rent or quit, or to perfarm or quit given to Lessee under the unlawful
detainer statute shali also constitute the notice required by Paragraph 13.1. In such case, the applicable grace period required by Paragraph 13.1 and the unlawful
detainer statute shall run cancurrently, and the failure of Lessee to cure the Default within the greater of the two such grace periods shall constitute both an unfawlul
detalner and a Breach of this Lease entitling Lessor to the remedies provided for in this Lease and/or by said statute,

{b)  Continue the Lease and Lessce's rightto po ton and recaver the Rent asit becomes due, in which event Lessee may sublet or assign, subject only
to reasonable limitations. Actsof maintenance, efforts to relet, and/or the appoiatment of 3 receiver to protect the Lessor's interests, shaff not constitute 2

ation of the Lessee's right to possession.

AT
s | K
INITIALS INITIALS

© 2019 AIR CRE. AllRIghts Reserved. Last Edited: 3/11/2019 1:56 P
STN-27.21, Revised 01-09-2019 Page 10 of 17




DocuSign knvelope 10: 70C22351 ~515‘F~4‘96F—BFE3-E504564D2838

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

13.3 Inducement Recapture. Any agreement for free or abated rent or other charges, the cost of tenant improvements for Lessee paid for or performed by
Lessor, or for the giving or paying by Lessor to or for Lessee of any cash or other bonus, inducement or consideration for Lessee's entering into this Lease, all of which
concessions are hereinafter referred to as "inducement Provisions," shall be deemed conditioned upon Lessee's full and faithful performance of all of the terms,
covenants and conditions of this Lease. Upon Breach of this Lease by Lessee, any such Inducement Provision shall automatically be deemed deleted from this Lease
and of no further force or effect, and any rent, other charge, bonus, inducement or consideration theretofore abated, given or paid by Lessor under such a
Inducement Provision shall be immediately due and payable by Lessee to Lessor, notwithstanding any subsequent cure of said Breach by Lessee. The acce,
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 pa
unless specifically so stated in writing by Lessor at the time of such acceptance.

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

installments of Base Rent, then notwithstanding any provision of this Lease to the contrary, Base Rent shall, at Lessor's option, become due and payable quarterly in
advance.

n
ptance by
ragraph

13.5 Interest. Any monetary payment due Lessor hereunder, other than late charges, not received by Lessor, when due shall bear interest fram the 31ist day
after it was due. The interest ("Interest") charged shall be computed at the rate of 10% per annum but shall not exceed the maxim
payable in addition to the potential late charge provided forin Paragraph 13.4.

13.6 Breach by Lessor.

um rate allowed by law. Interest is

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

(o) Performance by Lessee on Behalf of Lessor. In the event that neither Lessor nor Lender cures said breach within 22 -tayc gix {6) mounths 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 shal not exceed an amount equal to the greater of one
month's Base Rent or the Security Deposit, reserving Lessee’s right to seek reimbursemant 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.

14. Condemnation. If the Premises or any portion thereof are taken under the power of eminent domain or sold under the threat of the exercise of said power
(collectively "Condemnation"), this Lease shail terminate as to the part taken as of the date the condemning authority takes title or possession, whichever first occurs.
If more than 10% of the Building, ar more than 25% of that portion of the Premises not occupied by any building, is taken by Condemnation, Lessee may, at Lessee's
option, to be exercised in writing within 10 days akter Lassor shall have given Lessee written notice of such taking (or in the absence of such notice, within 10 days
after the condemning authority shall have taken possession) terminate this Lease as of the date the condemning authority takes such possession. If Lessee does not
terminate this Lease in accordance with the foregoing, this Lease shall remain in full force and effect as to the portion of the Premises remaining, except that the Base
Rent shall be reduced in proportion to the reduction in utility of the Premises caused by such Condemnation. Condemnation awards and/or payments shall be the
property of Lessor, whether such award shall be made as compensation for diminution in value of the leasehold, the value of the part taken, or for severance
damages; provided, however, that Lessee shall be entitled to any compensation naid by the condemnor for Lessee's relocation expenses, loss of business goadwill
and/or Trade Fixtures, without regard to whether or not this Lease is terminated pursuant to the provisions of this Paragraph. All Alterations and Utility Installations
made to the Premises by Lessee, for purpases of Condemnation only, shall be considered the property of the Lessee and Lessee shall be entitied to any and all

compensation which is payable therefor. In the event that this Lease is not terminated by reason of the Condemnation, Lessor shalf repair any damage to the
Premises caused by such Condemnation.

15. Brokerage Fees,
il Addidonal Capunission.n.addition ol

~erssoaball pay Lok 2ozoedn

15.2 Assumption of Obligations. Any buyer or transferee of Lessor's interest in this Lease shall be deemed to have assumed Lessor's obligation hereunder,
Brokers shall be third parly beneficiaries of the provisions of Paragraphs 1.9, 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 shafl accrue Interest. In addition, if Lessor fails to pay any amounts to Lessee's Broker when due, Lessee'’s
Broker may send written notice to Lessor and Lessee of such failure and if Lessor fils to pay such amounts within 10 days after said notice, Lessee shall pay said
manies to its Broker and offset such amounts against Rent. In addition, Lessee's Broker shall be deemed to be a third party beneficia
entered into by and/or between Lessor and Lessor's Broker for the limited purpose of collecting any brokerage fee owed.

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

ry of any commission agreement

18T PBstoppel Certificates.
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{2} Each Party {as "Responding Party") shall within 10 days after written notice from the other Party {the "Requesting Party") execute, acknowledge and
deliver to the Requesting Party a statement in writing In form simllar to the then most current "Estoppel Certificate” form published BY AIR CRE, plus such additional
Information, confirmation and/or statements as may be reasonably requested by the Requesting Party.

{b) Ifthe Responding Party shall fail to execute or defiver the Estoppel Certificate within such 10 day periad, the Requesting Party may execute an
Estoppel Certificate stating that: (i) the Lease IsIn full force and effect without modification except as may be represented by the Requesting Party, {if} there are na
uncured defaults in the Requesting Party's performance, and (lii} if Lessor Is the Requasting Party, not more than one month's rent has been paid In advance.
Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppe! Certificate, and the Responding Party shall be estopped from denying the
truth of the facts contained In sald Certificate. in addition, Lessee acknowledges that any failure on its part to provide such an Estoppel Certificate will expose Lessor
to risks and potentially cause Lessor to incur casts not contemplated by this Lease, the extent of which will be extremely difficult to ascertain. Accordingly, should the
Lessee fail to execute and/or deliver a requested Estoppel Certificatein a timely fashion the monthly Base Rent shall be automatically increased, without any
requirement for notice to Lessee, by an amount equal to 10% of the then existing Base Rent or $100, whichever is greater for remainder of the Lease. The Parties
agree that such increase in Base Rent represents fair and reasonable compensation for the additianal risk/costs that Lessor will incur by reason of Lessee’s fallure to
provide the Estoppel Certificate. Such increase in Base Rent shall in no event constitute a waiver of Lessee's Default or Breach with resgect to the fallure to provide
the Estoppel Certificate nor prevent the exercise of any of the other rights and remedles granted hereunder.

() Iflessor desires to finance, refinance, or sell the Premises, or any part thereof, Lessee and all Guarantors shall within 10 days after written natice
from Lessor deliver to any potential lender or purchaser designated by Lessor such financial statements as may be reasonably required by such lender or purchaser,
including but not limited to Lessee's financial statements for the past 3 years. Allsuch financial statements shall be received by Lessarand such lender or purchaser in
cenfidence and shall be used only for the purposes herein set forth.

17. Definition of Lessor. The term “"Lessor” as used herein shall mean the owner or owners at the time in question of the fee title to the Premises, or, If thisls a
sublease, of the Lessea's interest in the prior lease. In the event of a transfer of Lessor's title or interast in the Premises or this Lease, Lesscr shall deliver to the
transferee or assignee (In cash or by credit) any unused Security Deposit held by Lessor. Upon such transfer or assignment and delivery of the Security Deposit, as
aforesald, the prior Lessor shall be refleved of alt liability with respect to the obligations and/or covenants under this Lease thereafter to be performed by the Lessor.
Sublect to the foregalng, the obligations and/or covenants in this Lease o be performed by the Lessor shall be binding only upon the Lessor as hereinabove defined.

18. Severability. The invalidity of any provision of this Lease, as determined by a court of competent jurisdiction, shafl In no way affect the validity of any other
provision hereof,

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

20. Limitation on Uahility. The obligations of Lessar under this Lease shall not canstitute personal obligations of Lessos, or its partners, members, directors, officers
aor shareholders, and Lessee shall look to the Prerises, and to no other assels of Lessor, for the satisfaction of any lability of Lassor with respect to this Lease, and
shall not seek recourse against Lessor's partners, members, directars, officers or shareholders, or any of their personal assets for such satisfaction.

Z1. Time of Essence. Time Is of the essence withrespect to the performance of all abligations to be performed or observed by the Parties under this Leasa.

22, Na Prioror Other Agreements; Broker Disclalmer. This Lease contains all agreements between the Partics with respect to any matter meationed herein, and no
other prior or contemporaneous agreement or understanding shall be effective. Lassor and Lessee each represents and warrants to the Brokers that it has made, and
is relying solely upen, its own investigation as to the nature, quality, character and Hnancial responsibility of the other Party to this Lease and as to the use, nature,
quality and character of the Premises. Brokers have no responsibility with respect thereto or with respect to any default or breach hereof by either Party.

23. Notices.

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

23.2 Date of Notice. Any notice sent by registered or certified mail, return receipt requested, shall be deemed given on the date of delivery shown on the
receipt card, or if no dellvery date is shown, the postmark thereon. If sent by regular mail the notgce shall be deemed given 72 hours after the samels addressed as
requlred herein and mailed with postage prepaid. Notices delivered by United States Express Mail or overnight courier that guarantees next day delivery shalf be
deemed given 24 hours after defivery of the same to the Postal Service or courier, Natices delivered by hand, or transmitted by facsimile transmisslon or by email
shall be deemed delivered upon actual receipt. If notice is received on a Saturday, Sunday or tegal haliday, it shall ke deemed received on the next business day.

23.3 Options. Notwithstanding the foregoing, In order to exercise any Options {see paragraph 39}, the Notice must be sent by Certified Mail {return receigt

requestad), Express Mail {signature required), courier {signature required) or some other methadology that provides a recelpt establishing the date the notice was
received by the Lessor.

24. Walvers.

(3) No waiver by Lessor of the Default or Breach of any term, cavenant or condition hereof by Lessee, shall be deemed a waiver of any other term,
covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any other term, covenant or condition hereof Lessor's consent to,
or approval of, any act shall not be deemed to render unnecessary the obtaining of Lessor's consent to, or approval of, any subsequent or similar act by Lessee, or be
construed as the basls of an estoppe! to enforce the provision or provisions of this Lease requiring such consent.

(b} The acceptance of Rent by Lessor shall not be a walver of any Default or Breach by Lessee. Any payment by Lassee may be accepted by Lessoron
account of monles or damages due Lessor, notwithstanding any qualifying statements or conditions made by Lessee in cannection therewlth, which such statements
and/or conditions shall be of no fosce 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 QR FUTURE STATUTE TO THE EXTENT THAT SUCH STATUTEIS INCONSISTENT WITH THIS LEASE,

25. Disclosures Regarding The Nature of 2 Real Estate Agency Relationship.
_,4 i-éa) When entering into a discussion with a real estate agent regarding a real estate transaction, a Lessor or Lessee should from the outset understand
—

) i
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what type of agency relationship or representation it has with the agentor agents in the transaction. Lessor and Lessee acknowledge being advised by the Srokersin
this transaction, as follows: ’

{i) Lessor'sAgent. A Lessor's sgent under a listing agraement with the Lessor acts asthe agent for the Lessoronly. A Lessor's agent or subagent
has the following affirmative obligations: To the Lessor: A fiduciary duty of utmast care, integrity, honesty, and loyalty in deafings with the Lessor. 7o the Lessee and
the Lessor: {a} Diligent exercise of reasonable skills and care in performance of the agent's duties. {b) A duty ofhonest and fair dealing and good faith. (¢} Aduty to

 disclose all facts known to the agent materially affecting the value or desirability of the preperty that are not known to, orwithin the diligent attention and

observation of, the Parties. An agent is not obligated to reveal to either Party any confidential information obtained fromthe other Party which does not involve the
affirmative duties set forth above.

(i} Lessee's Agent. Anagent canagree toactas agentfor tha Lessee only. In these sltuations, the agentis not the Lessor's agent, even if by
agreement the agent may receive compensation for services rendered, either in full or in part from the Lessor, An agent acting only for 3 Lessee has the following
affirmative obligations. To the tessee: A fiduclary duty of utmost care, integrity, honesty, and loyalty in dealings with the Lessee. To the Lessee and the Lessor: {a)
Diligent exercise of reasonable skills and care in pesformance ofthe agent's duties. (b) A duty of honest and fair dealing and good faith. {c} A duty to disclose ali facts
known to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and observation of, the Parties.
Anagent Is not obligated to reveal to elther Party any confidential information obtained from the other Party which does not involve the affirmative duties set farth

above.

(i) Agent, Representing Both Lessor and Lessee. Areal estate agent, either acting directly or through one or more associate licenses, can legally be
the agent of both the Lessor and the Lessee Ina 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 tha Lessee: {2} A fiduclary duty of utmost care, integrity, honesty and loyalty in the dealings
with either Lessor or the Lessee. {b} Other duties to the Lessor and the Lessee as stated above In subparagraphs {i} or (§i). In representing both Lessor and Lessee, the
agent may not, without the express permission of the respective Party, disclose to the other Party confidential Information, including, butnot limited to, facts relating
to either Lessee’s or Lessor’s financial position, motivatians, bargaining position, or other personal information that may impact rent, including Lessor’s willingness to
accept a rent less than the listing rent or Lessee’s willingness to pay rent greater than thetent offerad. The above duties of the agent in a real estate transaction do
not relieve a Lessor or Lessee from the responsibility to protect their own interests. Lessor and Lessee should carefully read all agreements to assure that they
adequately express their understanding of the transaction. A real estate agentisa person qualified to advise about real estate. If legal or tax advice is desired, consuft
a competent professional. Both Lessorand Lessee should strongly consider obtaining tax advice froma competent professional because the federal and state tax
consequences of a transaction can be complex and subject to change.

{b} Brokers have no responsibility with raspectto any default or breach hereof by either Party. The Parties agree that no lawsuit or other tegal
proceeding invelving any breach of duty, error or omission relating to this Lease may be brought against Broker more than one year after the Start Date and that the
ltability {including court costs and attorneys' fees), of any Broker with respect to any such lawsuit and/or legal proceeding shall not exceed the fae received by such
Broker pursuant to this Lease; provided, however, that the foregoing limitation on each Broker's liatllity shall not be applicable to 2ny gross negligence or willful
misconduct of such Broker.

{c) Lessorand Lessee agrae to identify to Brokers as "Canfidential” any communieation or information given Brokers that is considered by such Pariy to
be confidential.

26. No RightTo Holdover. Lessee hasno right to retaln possession of the Premises orany part thereof beyond the expiration or termination of this Lease, Inthe
event that Lessee holds over, then the Base Rent shall be increased to 150% 110% of the Base Rent applicable immediately praceding the expiration or termination.
Holdover Base Rent shall be calculated on monthly basis. Nothing contained herein shall be construed as consent by Lessor to any holding over by Lessee.

27. Cumulative Remedies. No remedy or election hereunder shali be deemed exclusive but shall, wherever possible, be cumulative with all other remedles at law or
in equity.

28, Covenants and Conditions; Construction of Agreament. All provisions of this Lease to be observed or performed by Lessee are both covenants and conditions.
in construing this Lease, all headings and titles are for the convenience of the Parties only and shall not be considered a part of this Lease. Whenever required by the

context, the singular shall include the plural and vice versa. This Lease shall not be construed as if prepared by one of the Parties, hut rather according to its fair
meaning as a whole, as if both Parties had prepared it.

29, Binding Effect; Cholce of Law. This Lease shall be hinding upon the Parties, their personal representatives, successors and assigns and be governed by the laws

of the State in which the Premises are located. Any litigation between the Parties hereto concerning this Lease shall be Tnitiated in the county In which the Premises
are located.

30. Subordination; Attornment; Non-Disturbance.

30.1 Subordination. This Lease and any Option granted hereby shall be subject and subordinate to any ground lease, mortgage, deed of trust, or other
hypothecation ar security device {collectively, "Security Device"), now ar hereafter placed upon the Premises, to any and alt advances made on the sacurity thereof,
and to all renewals, modifications, and extensions thereof. Lessee agrees that the holders of any such Security Devices (in this Lease together refarred to as "Lender"}
shall have no liability or obligation to perform any of the obligations of Lessor under this Lease. Any lender may elect to have this Lease and/or any Option granted
hereby superior to the lien of Its Security Device by giving written notice thereof to Lessee, whereupon this Lease and such Options shall be deemed prior to such
Security Device, notwithstanding the relative dates of the documentation or recordation thereof,

30.2 Attornment. In the event that Lessor transfers title to the Premises, or the Premises are acquired by another upon the foreclosure or termination of a
Security Device to which this Lease is subordinated (i) Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3, attorn to such new owner, and upon
request, enter into 3 new lease, containing all of the terms and provisions of this Lease, with such new owner for the remainder of the term hereof, or, at the election
of the new owner, this Lease will automatically became 2 new lease between Lessee and such new owner, and {H) Lessor shall thereafter be relieved of any further
obligations hereunder and such new owner shall assume all of Lessor's obligations, except that such new owner shall not: (a) be liable for any act or omission of any
prior lessor or with respect to events occurring prior to acquisition of ownership; {b) be subject to any offsets or defenses which Lessee might have against any prior
lessor, {c) be bound by prepayment of more than one month's rent, or (d) be liable for the return of any security deposit paid to any prier lessor which was not paid or
¢redited to such new owner.

30.3 Non-Disturbance. With respect to Security Devices entered Into by Lessor after the execution of this Lease, Lessee's subordination of this Lease shali be
subject to receiving a commerclally reasonable non-disturbance agreement (3 "Non-Disturbance Agreemant"} from the Lender which Non-Disturbance Agreement
provides that Lessee’s possession of the Premises, and this Lease, including any options to extend the term hereof, will notbe disturbed so long as Lessee is not in

B hereof and attorns to the record owner of the Premises. Further, within 60 days after the execution of this Lease, Lessor shall, if requested by Lessee, use its
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commercially reasonable efforts to obtain a Noa-Disturbance Agreement from the holder of any pre-existing Security Device whichis secured by the Premises. In the
event that Lessor is unable to provide the Non-Disturbance Agreement within said 60 days, then Lessee may, at Lessee's option, directly contact Lender and attempt
to negotiate for the execution and delivery of a Non-Disturbance Agreement.

30.4 Self-Executing. The agreements contained in this Paragraph 30 shall be effective without the execution of any further documents; provided, however, that,
upon written request from Lessor ora 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 subordinalion, attornment and/or Non-Disturbance Agreement provided for herein.

31. Attorneys’ Fees. ifany Party or Broker brings an action or proceeding involving the Premises whether founded in tort, contract or equity, orto declare rights
hereunder, the Prevailing Party {as hereafter defined) in any such proceeding, action, or appeal thereon, shalf be entitled to reasonable attorneys’ fees. Such fees ay
be awarded in the same suit or recovered in a separate suit, whether or not such action or praceeding is pursued 1o decision or judgment. The term, "Prevailing
Party" shall include, without limitation, a Party or Broker who substantially obtains or defeats the relief sought, as the case may be, whether by compromise,
settiement, judgment, or the abandonment by the other Party or Broker of its claim or defense. The attorneys' fees award shall not be camputed in accordance with
any court fee schedule, but shall be such as to fully reimburse all attorneys' fees reasonably incurred. In addition, Lessor shall be entitled to attorneys' fees, costs and
expenses incurred In the preparation and service of notices of Default and consultatiens in connection therewith, whether or nat a legal action is subsequently
commenced in connection with such Default or resulting Breach ($200 is a reasonable minimum per occurrence for such services and consultation)

32. Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premises at any time, in the case of an emergency, and
aotherwise at reasonable times after reasonable ptior notice far the purpose of showing the same to prospective purchasers, lenders, or tenants, and making such
alterations, repairs, improvements or additions to the Premises as Lessor may deem necessary or desirable and the erecting, using and maintaining of utilities,
services, pipes and conduits through the Premises and/or other premises as long as there is no material adverse effect on Lessee’s use of the Premises. All such
activities shall be without abatement of rent or liability to Lessee.

33. Auctions. Lessee shall not conduct, nor permit 1o be conducted, any auction upen the Premises without Lessor's prior written consent. Lessor shall not be
obligated to exercise any standard of reasonableness in determining whether to permit an auction.

34. Signs. Lessor may place on the Premises ordinary “For Sale" signs at any time and ordinary “For Lease” signs during the fast 6 months of the term hareof. Except
for ordinary "for sublease” signs, Lessee shall not place any sign upon the Premises without Lessor's prior written consent. All signs must comply with all Applicable
Reguirements.

35. Termination; Merger. Unless specifically stated otherwise in writing by Lessor, the voluntary or other surrender of this Lease by Lessee, the mutual termination
or cancellation hereof, or a termination hereof by Lessor for Breach by Lessee, shall automatically terminate any sublease or lasser estate in the Premises; provided,
however, that Lessor may elect to continue any one or all existing subtenancies. Lessor's failure within 10 days following any such event to elect to the contrary by
written notice to the holder of any such lesser interest, shall constitute Lessor's election to have such event constitute the termination of such interest.

36. Consents. All requests for consent shall be in writing. Except as otherwise provided herein, wherever in this Lease the consent of a Party is required to an act by
or for the other Party, such consent shall not be unreasonably withheld or delayed. Lessor's actual reasonable costs and expenses {including but not limited to
architects’, attorneys', engineers' and other consultants' fees) incurred in the consideration of, or response to, a request by Lessee for any Lessor consent, including
but not limited to consents to an assignment, a subletting or the presence or use of a Hazardous Substance, shall be paid by Lessee upon receipt of an invoice and
supporting documentation therefor, Lessor's consent to any act, assignment or subletting shall not constitute an acknowledgment that no Default or Breach by Lessee
of Lthis Lease exists, nor shall such consent be deemed a waiver of any then existing Default or Breach, except as may be otherwise specitically stated in writing by
Lessorat the time of such consent. The failure to specify herein any particular condition to Lessor’s consent shalt not preclude the imposition by Lessor al the time of
consent of such further or other conditions as are then reasonable with reference to the particular matter for which consent is being given. In the event that either
Party disagrees with any determination made by the other hereunder and reasonably requests the reasons for such determinatian, the determining party shall furnish
itsreasons in writing and in reasonable detail within 10 business days following such request.,
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33. Quiet Possession. Subject to payment by Lessee of the Rent and performance of all ot the covenants, conditions and provisions on Lessee’s part Lo 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 Lesseeis granted any Option, as defined below, then the following provisions shafl apply.

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

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 isin full possession of the Premises and, if requested by Lessor, with Lessee certifying that
Lessee has no intention of thereafter assigning or sublatting. A related, affitinted or cotmonly controlled entiny operaling the =ame agreed Use that
bas been wssigued or subleased this Lease shall be considered an “aviginal Lessee™ for purposes of tis paragraph.

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

39.4 Effect of Default on Options.

(a)  Lessee shall have no right to exercise an Option: (i) during the period commencing with the giving of any notice of Default and continuing untit said
Defaultis cured, {if) during the period of time any Rent is unpaid (without regard to whether notice thereof is given Lessee), (iii) during the time Lessee is in Breach of
Hhislgsise, or (iv) in the event that Lessee has been given 3 or more notices of separate Defauit, whether or not the Defauits are cured, during the 12 month period
urnl_%gixsely preceding the exercise of the Option.
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(b)  The pericd of time within which an Option may be exercised shall not be extended or enlarged by reason of Lessee's inabllity to exercisa an Option
because of the provisions of Paragraph39.4(a). '

{c}  An Option shall terminate and be of no further force or effect, notwithstanding Lessae’s due and timely exerclse of the Option, if, after such exarcise
and prior to the commencement of the extended term or completion of the purchase, (i) Lessee falls to pay Rentfor a perlod of 30 days after such Rent becomes dus
{without any necessity of Lessor to give notica thereof), or (ii} if Lessee commits a Breach of this Lease.

40. Multiple Bulldings. If the Pramises are a part ofa group of bulldings controlled by Lessar, Lessee agrees that [t will abide by and conform to all reasonable rules
and regulations which Lessor may make from time to tme for the management, safety, and care of sald properties, including the tare and cleanliness of the grounds
and including the parking, loading and unloadlng of vehicles, and to cause its employees, suppliers, shippers, customers, contractors and invitees o so abide and
conform. Lessee also agreesto pay its fair share of common expenses incurred in connection with such rules and regulations.

41. Security Measures. Lessee hereby acknowledges that the Rent payable to Lessor hereunder does not include the cost of guard service or other security

measures, and that Lessor shall have no obligation whatscever to provide same. Lessee assumaes all responsibility for the protection of the Premises, Lessee, its
agents and invitees and their property from the acts of third parties.

42. Reservations. Lessor reserves to itself the right, from time to time, to grant, without the consent or joinder of Lessee, such easements, rights and dedications
that Lessor deems necessary, and to cause the recordation of parcel maps and restrictions, so long as such easements, rights, dedications, mapsand restrictions do

netunreasonably interfere with the use of the Premises by Lessee, tessee agreas to sign any docurments reasonably requested by Lessorto effectuate any such
easement rights, dedication, map or restrictions.

43. Performance Under Protest. ifat any time a dispute shall arise as to any amount or sum of maney to be paid by one Party to the other under the provisions
hereof, the Party against whom the obligation to pay the money isasserted shall have the right to make payment “under protest” and such payment shali notbe
regarded as a voluntary payment and there shall survive the right on the part of said Party to Institute sult for recovery of such sum, Ifit shall be adjudged that there
was no legal obligation on the part of said Party to pay such sum ar any part thereof, sald Party shall be entitled to recover such sum or so much thereof as it was not

legally required to pay. A Party who does not initiate suit for the recovery of sums paid "under pratest” within & months shall be deemed to have waived its right to
protest such payment. !

44.  Authority; Multiple Parties; Execution.

{a) If either Party heretoisa corporation, trust, limited liabifity company, partnership, or similar entity, each individual executing this Lease on behalf of
such entity represents and warrants that he or she is duly authorized to execute and defiver this Lease on its behalf. Each Party shall, within 30 days after request,
deliver to the other Party satisfactory evidence of such authority.

{b) ifthis Leaseis executed by more than one personor entity as "Lessee”, each such person or entity shall be jointly and severally Fable hereunder, It is
agreed that any one of the nemed Lessees shall be empawered to execute any amendment to this Lease, or other document anciilary thereto and bind 2ll of the
named Lessees, and Lessor may rely on the same as if all of the named Lessees had executed such document.

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

45. Confllct. Any conflict betwaen the printed provisions of this Lease and the typewritien or handwritten provisions shall be controlled by the typewritten or
handwritten provistons.

46. Offer. Preparation ofthis Lease by either Party or their agent and submission of same to the other Party shall not be deemed an offer to Jease to the other
Party. This Lease is not intended to be binding unti] executed and delivered by all Parties hereto.

47. Amendments. This Lease may be madified only in writing, signed by the Parties In Interest at the time of the modification. Aslong as they do not materially
change Lessee's obligations hereunder, Lessee agrees to make such reasonable non-monetary modifications to this Lease as may be reasonably required by 3 Lender
in connection with the obtaining of normal financing or refinancing of the Premises.

48, Waiver oflur‘y Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY SURY IN ANY ACTION OR PROCEEDING INVOLVING THE PROPERTY
OR ARISING OUT OF THIS AGREEMENT,

43. Arbitration of Disputes. An Addendum requiring the Arbitration of all disputes between the Parties and/or Brokers arising out of this Lease is D Isaot
attached to this Lease.

56. Accessibility; Americans with Disabiities Act.
{a) The Premises:

@ have not undergone an inspection by a Certified Access Specialist (CASp). Note: A Certifiad Access Specialist {CASp} can Inspact the subject premises and
determine whether the subject premises comply with all of the applicable construction-related accessibility standards under state law, Although state law does ngt
require 3 CASp inspection of the subject premises, the commercial property owner orlessor may not prohibit the lessee or tenant from abtaining a CASp inspection of
the subject premises for the occupancy or potential occupancy of the lessee 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 inspection, and the cost of making any repairs necessary to
correct violations of construction-related accessibility standards within the premises.

have undergone an inspection by a Certified Access Spacialist {CASp) and it was determined that the Premises met all applicable construction-related

accessibility standards pursuant to California Civil Code §55.51 et seq. Lessee acknowledges that it received 5 copy of the inspection report at least 48 hours prior to
executing this Lease and agrees to keep such report confidential.

| have undergone an inspection by a Certified Access Specialist {CASp) and it was determined that the Premises did not meet all applicable construction-related
accessibility standards pursuant to California Civil Code §55.51 et seq. lessee acknowledges that it received s copy of the inspection report at least 48 hours prior to
exacuting this Lease and agrees to keep such report confidential except as necessary to complete repairs and corrections of violations of construction related
accessibility standards.

{n tﬁ gvent that the Premises have been issued an inspection report by a CASp the Lessor shatl provide a copy of the disability access inspection certificate to Lessee
D
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within 7 days of the exccution-of this Lease.

{b}  Since compliance with the Americans with Disabilities Act (ADA) and other state and local accessibility statutes are dependent upon Lessee's specific
use of the Premises, Lessor makes no warranty or representation as to whether or not the Premises comply with ADA or any similar legislation. In the event that
Lessee's use of the Premises requires madifications or additions to the Premises in order to be in compliance with ADA or other accessibility statutes, Lessee agrees to
make any such necessary modifications and/or additions at Lessee's expense.

LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND BY THE EXECUTION OF THIS
LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY AGREE THAT, AT THE TIME THIS LEASE IS EXECUTED, THE TERMS OF

THIS LEASE ARE COMMERCIALLY REASONABLE AND EFFECTUATE THE INTENT AN

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

ATTENTION: NO REPRESENTATION OR RECOMNMENDATION IS MADE BY AIR CRE OR BY ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX

CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TQ 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 8UT 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, AND THE SUITABILITY OF THE PREMISES FOR LESSEE'S INTENDED USE.

WARNING: IF THE PREMISES ARE LOCATED IN A STATE OTHER THAN CALIFORNIA,

THE LAWS OF THE STATE IN WHICH THE PREMISES ARE LOCATED.

CERTAIN PROVISIONS OF THE LEASE MAY NEED TO BE REVISED TO COMPLY WITH

The parties hereto have executed this Lease at the place and on the dates specified above their respective signatures.

E1 borado Hills, ca
Executed at:
on3/11/2019
By LESSOR:

Fowler Propertyv Tnvestments, LD
DocuSigned by:

By: Coda_Sdade

Name Printed: Feg,ggg,rg‘ wbr State

Title: Presicdent. Orange Hat, fne. s Califoruia corporation,
General Pactuer of Fowler Property [nvestinents, L
Phone: 4155770618

Fax: —

Email: Stateperio@gmail.com

DocuSlgned by:

By: _/4414,@,& J wsl
- P YO e
Name PrmFed. A s,”ﬂ.,e 'SH')OI«!B‘ﬂéQJ“ I

Tide: Vi

il it

Poavibior G peisrg s
Phc>nu:4_:_]_‘5378//15

Fax:

Email

Address: 227 3 rw—/!anning bor, £1 Dorado Hills, ca
Federal 1D No.: 35-2573158

BROKER

Amerivan Commarcial Heal Estate

Alln:
Title:

Address: 1944
Daor
Phone: _ {9161 i
Fax: _ {916) 943-0G44

Emait: _maxilvn. gaucschifigmall. con
Federal 1D No.:
Broker/AGENT DRE License i:

223
[rowss
G
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Executed at:
On:

By LESSEE:
Rising Sun Montessori Scnoal

Name Printed: ._/_<’ z_‘/t//\/ﬁ}// T . b EAr At
Tle: lheg. ceiai R

Phone: /4 - 938-2333F

Fax:

Email:

By:
Name Printed:
Title:

Phone:
Far:

Email:

Addresy:
Federalib No.: __

BROKER
Colliars interne 3]
Attn:

Green

Title: 3 rabe
Address:
Phone:
Fax:
Email:.
Federal ID No.:

Broker/AGENT DRE License #1: 07 4
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OPTION(S) TO EXTEND
STANDARD LEASE ADDENDUM

Dated: March 8,2019
By and Between

Lessor: Fowler Propertv Investments, LP
Lessee: Rising Sun Montessori School
Property Address: 4958 Robert J. Mathews Parkway, El Dorado Hills, California
95762

{street address, city, state, zip}
Paragraph: _58

A.  OPTION(S) TO EXTEND:

Lessor hereby grantsto Lessee the option to extend the term of this Lease for _one (1) additonal sixty (60) _ month seriod(s) commencing
when the prior term expires upon each and all of the following terms and conditions:

(i}  Inorder toexercise an aption to extend, Lessee must give written notice of such election to Lessor and Lessor must recelve the sameatleast  six
(6) butnotmorethan twelve (12 )} months prior to the date that the option perlod would commence, time being ofthe essence, if proper

notification of the exercise of an option is not given and/ar received, such option shall automatically expire. Options (if there are more than anej may only be
exercised consecutively,

(i}  The provisions of paragraph 39, including those relating to Lessee's Default sat forth in paragraph 39.4 of this Lease, are conditions of this Option.

{iii)  Except for the provisions of this Lease granting an option or options ta extend the term, all of the termsand cenditions of this Lease except where
specifically modified by this option shatl apply.

(v} This Option is personal to the original Lessee, and cannot be assigned or exercised by anyane other than said original Lessee and only while the original
Lessee is in full possession of the Premises and without the intention of thereafter assigning ar subletting.

{v] The monthly rent for each month of the option period shall be calculated as follows, using the method(s) Indicated balow:
{Check Method(s) to be Used and fill in Appropriately)
D t Cost of Living Adjustment(s) (COLA}
3. On (Filin COLA Dates): the Base Rent shall be adjusted by the change, if any, from the Base Month specified below, in the Consumer Price

Index of the Bureau of Labor Statistics of the U.S. Degartment of Labar for (select ane): CPIW {Urban Wage Earners and Clerleal Workers) or D CPH U (All Urban
Consumers), for {Fill in Urban Area): - All ltems {1982-1984 = 100}, herein referred to as "Cpi".

b.  The monthly Base Rent payable in accordance with paragraph A.La. of this Addendum shafl be calculated as follows: the Base Rent set forth in paragraph
1.5 of the attached Lease, shall be multipfied by a fraction the numerator of which shall be the CPI of the calendar month 2 months prior to the month(s) specified in
paragraph A.La, above during which the adjustment is to take effect, and the denominator of which shalt be the CPl of the calendar month which is 2 months prior to

(select one): the first month of the term of this Lease as set forth In paragraph 1.3 ("Base Month") or {Fil in Other “Base Month"): . The sum

so caleulated shall constitute the naw monthly Base Rent hereunder, but in no event, shall any such new monthly Base Rent be less than the Base Rent payable for the
month immediately preceding the rent ad]ustment.

¢ Inthe event the compilation and/or publication of the CP shall be transferred to any other governmental department or bureau or agency or shall be
discontinued, then the Index most nearly the same as the CPI shall be used to make such calculation. In the event that the Parties cannot agree on such alternative
index, then the matter shall be submitted for decision to the American Arbitration Association in accordance with the then rules of said Assoclation and the daclsion
of the arbitrators shail he binding upon the parties, The cost of said Arbitration shall be paid equally by the Parties,

@ . Market Rental Value Adjustment(s} {MRV)

a.  On (Fillin MRV Adjustment Date{s}) _the first dav of the Extension Period the Base Rent shall be adjusted to the
"Market Rental Value" of the property as follows:

1) Four months prior to each Market Rental Value Adjustment Date described above, the Partias shall attempt to agree upon what the new MRV wil be
on the adjustment date. Ifagreement cannot be reached, within thirty days, then:

{a) Lessor and Lessee shall immediately sppoint 3 mutually acceptable appraiser or broker to establish the new MRV within the next 30days. Any
associated costs will be split equally between the Parties, or

DS

= 20

{b) Both Lessor and Lessee shall cach immediately make a reasonable determination of the MRV and submit such determination, in writing, to
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arbitration in accordance with the following provisions:

(i}  Within 15 days thereafter, Lessor and Lessee shall each select an independent third party D appraiser or @ broker {"Consuitant” -
check one) of their choice to act asan arbitrator (Note: the parties may not select sither of the Brokers that was Involved in negotiating the Lease). The two
arbitrators so appointed shall immediately select a third mutually acceptable Consultant to actas a third srbitrator.

{i} The3 arbitrators shall within 30 days of the appointment of the third arbitrator reach 3 declsion as to what the actual MRV for the
Premises is, and whether Lessor's or Lessee's submitted MRV is the closest thereto. The decision ofa majority of the arbitrators shall be binding on the Parties. The
submitted MRV which is determined to be the closest to the actual MRV shall thereafter be used by the Parties.

{iii) If either of the Parties f3ils to appointan arbitrator within the specified 15 days, the arbltrator timely appointed by one of them shall reach
2 decision on his or her own, and sald decision shall be binding on the Partias.

{iv] The entire cost of such arbitration shall be paid by the party whose submitted MRV is not selected, ie. the one that is NOT the closest to
the aclual MRV,

2)  When determining MRY, the Lessar, Lessee and Consultants shall consider the terms of comparable market transactions which shait include, but not
limited to, rent, rental adjustments, abated rent, lease term and financial condition of tenants.

3}  Notwithstanding the foregoing, the new Base Rent shall not be less than the rent payable for the month immediately preceding the rent adjustment,

b.  Upon the establishment of each New Market Rental Value;
1) the new MRV wilt become the new "Sase Rent" far the purpose of calculating any further Adjustments, and
2)  the first month of each Market Rental Value term shall become the new "Base Month" for the purpose of calculating any further Adjustments.
@ fIl.  Fixed Rental Adjustment(s} (FRA)

The Base Rent shall be increased to the following amaunts on the dates set forth below:

‘ On (Fill in FRA Adjustment Datefs)): The New Monthly Base Rent shall be:
Year 2 of Extension Period ’ $260 above previous vear's monthlyv base
rent
Year 3 of Extension Period $260 above previous vear's monthly base
rent
Year 4 of Extension Period $260 above previous vear's monthly base
’ rent
Year 5 of Extension Period $260 above previous vear's monthlv base
rent

11

i

D W, Initial Term Adjustments

The formula used to calcuiate adjustments to the Base Rate during the original Term of the Lease shall continue to be used during the extended term.

B. NOTICE:

Unless specified otherwise herein, notice of any rental adjustments, other than Fixed Rental Adjustments, shall be made as specified in paragraph 23 of the Lease.
C. BROKER'S FEE:

The Brokers shall be paida Brokerage Fee for each adjustment specified above in accordance with paragraph 15 of the Lease or if applicable, paragraph 9 of the

Sublease.

AIR CRE. 500 North Brand Blvd, Suite 900, Glendale, CA 91203, Tel 213-687-8777, Emall contracts@aircre.com
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AIRCRE

ARBITRATION AGREEMENT
STANDARD LEASE ADDENDUM

Dated: March 8,2019
By and Between
Lessor: Fowler Propverty Investments, LP
Lessee: Rising Sun Montessori School
Property Address: 4958 Robert J. Mathews Parkwav, El Dorado Hills, California
95762

(street address, clty, state, zip}

Paragraph: _ 60
A, ARBITRATION OF DISPUTES:

Except as provided in Paragraph B below, the Partias agree to resolve any and all clalms, disputes or disagreements arising under this tease, including, but not limited
to any matter relating to Lessor's failure to approve an assignment, sublease or ather transfer of Lessee's Interest in the Lease under Paragraph 12 of this Lease, any
other defaults by Lessor, or any defaults by Lessee by and through arbitration as provided below and frrevocably waive any and all rights ta the contrary. The Parties
agree to atall times conduct themselves in strict, full, complete and timely accordance with the terms hereof and that any attempt to circumvent the terms of this
Arbitration Agreement shalt be absotutely null and void and of no farce ar effect whatsoever.

B.  DISPUTES EXCLUDED FROM ARBITRATION:

The following claims, disputes or disagreements under this Lease are expressly excluded from the arbitration procedures set forth herein: 1. Disputes for which a
different resolution determination is specifically set forth in this Lease, 2. Alt claims by either party which {a} seek anything other than enforcement or determination
of rights under this Lease, or (b} are primarily founded upon matters of fraud, willful misconduct, bad faith or any other allegations of tortious action, and seek the
award of punitive or exemplary damages, 3. Claims relating to {a) Lessar's exercise of any unlawful detainer rights pursuant to applicable law or (b) rights or remedies
used by Lessor to gain possession of the Premises or terminate Lessee's right of possession to the Premises, all of which disputes shall be resolved by suit filed in the
applicable court of jurisdiction, the decislon of which court shall be subject to appeal pursuant to applicable law 4. Any claim or dispute that is within the jurisdiction
of the Small 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 determined by binding arbitration before: Lda retired judge of the applicable court of jurisdiction {e.g.,
the Superlor Court of the State of Californiaj affiliated with Judicial Artitration & Mediation Services, Inc. ("JAMS"), ] the American Arbitration Association {"AAA")

under its commerctal arbitration rules, « Oras may be otherwise mutually agreed by Lessor and Lessee {the "Arbitrator"). In theevent that the
parties 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 Arhitrators in
Commercial Disputes {see: http://www.adr.org/aaa/ShuwProperty?nodeld:/UCM/ADRSTG_OO38G7). Sucharbitration 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 certified mait to the ather party
and to the Arbitrator. The Arbitratian Notice shall contain a description of the subject matter of the arbitration, the dispute with respect therelo, the amount
involved, if any, and the remedy or determination sought. If the Parties have agreed to 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 a list of three available judges and each parly may strike one. The remaining judge (or if there are two, the one
selected by JAMS) will serve as the Arbitrator. if the Parties 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 [or above for any reason, the party initiating arbitration shall apply to the appropriate
Caurt for the appointment of a qualified retired judge to act as the Arbitrator.

D, ARBITRATION PROCEDURE:

1. PRE-HEARING ACTIONS. The Arbitrator shall schedule 2 pre-hearing conference to resolve procedural matlers, arrange for the exchange of information,
obtain stipulations, and narrow the issues. The Parties will submit proposed discovery schedules to the Arbitrator at the pre-hearing conference. The scope and
duration of discovery will be within the sole discretion of the Arbitrator. The Arbitrator shall have the discretion to order a pre-hearing exchange of information by the
Pardes, including, without limitation, praduction of requested documents, exchange of summaries of testimony of proposed witnesses, and examination by deposition
of parties and third-party witnesses. This discretion shall be exercised in favor of discovery reasonable under the circumstances. The Arhitrator shall issue subpoenas
and subpoenas duces tecum as provided for in the applicable statutory or case law (e.g., in California Code of Civit Pracedure Section 1282.6).

2. THE DECISION, The arbitration shall be conducted in the city or county within which the Premises are located ata reasonably convenient site. Any Party
may be represanted by counsel or other authorized representative. In rendering a decision(s), the Arbitrator shall determine the rights and obligations of the Parties
accarding to the substantive laws and the terms and provisions of this Lease. The Arbitrator's decision shall be based on the evidence Introduced at the hearing,
including ali logical and reasonable inferences therefrom. The Arbltrator may make any determination and/or grant any remedy or ralief that is just and equitable,
The decision must be based on, and accompanied by, a written statement of decision explaining the factual and legal basis for the decision as to each of the principal
controverted issues. The decision shall be conclusive and binding, and it may thereafter be confirmed asa judgment by the court of applicable jurisdiction, subject
cmc%shauenge on the graunds set forth in the applicable statutory or case law (e.g., In California Code of Civii Procedure Section 1286.2). The validity and

—
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enforceability of the Arhitrator's decision is to be determined exclusively by the court of appropriata jurisdiction pursuant to the provisions of this Lease. The

Arbitrator may award costs, including without limitation, Arbitrator's fees and costs, attorneys' fees, and expert and witness costs, to the prevailing party, if any, as
determined by the Arbitrator in his discretion.

Whenever a matter which has been submitted to arbitration involves a dispute as to whether or nota particular act or omission {other than a failure to pay
money) constitutes a Default, the time to commence or cease such action shall be tolled from the date that the Notice of Arbitration is served through and until the

date the Arbitrator renders his or her decision. Provided, however, that this provision shall NOT apply in the event that the Arhitrator determines that the Arbitration
Notice was prepared in bad faith.

Whenever a dispute arises between the Parties concerning whether or not the foilure to make a payment of meney constitutes a default, the service of an
Arbitration Notice shall NOT toll the time period in which to pay the money. The Party allegedly obligated to pay the money may, hawever, elect to pay the money
"under pretest” by accompanying said payment with a written statement satting forth the reasons for such protest. If theresfter, the Arbitrator determines that the
Party who received said money was not entitfed to such payment, said money shall be promptly returned to the Party who paid such money under protest together

with Interest thereon as defined In Paragreph 13.5. Ifa Party makes s payment "under protest” but no Notice of Arbitration isfiled within thirty days, then such
protest shall be deemed waived. (See also Paragraph 42 or 43)

AIR CRE. 500 Nerth Brand Blvd, Suite 900, Glendale, CA 91203, Tel 213-§87-8777, Email contracts@alrere.com
NOTICE: No part of these works may be repraduced in any form without permissionin writing.
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EXHIBIT A - Lessee's Obligations
4958 Robert J. Mathews Parkway
El Dorado Hills, CA 95762

TEM
Utility Installations
Alterations
Electrical
Plumbing
Mechanical
HVAC Equipment
Lighting
Fixtures
Walls {interior and exterior)
Ceilings
Floors
Windows
Doors
Plate Glass

Fire Protection System as it relates to T} only

Exterior Walls {ie graffiti)

Signs installed by Lessee

Other Building Signs

Everything else inside the Premises
Tenant lmprovements
Maintenance Service Contracts

The following Lessee Obligations are part of the Co
the owner's association whose dues are paid by Le

Retaining Walls
Sidewalks
Parkways
Landscaping
Driveways
Fences

Foundations

Reof

Roof Drainage Systems {not agreed)
Fire Protection System

Boilers
Pressure Vessels

RESPONSIBLE PARTY

Lessee
Lessee
Lessae
Lessee
Lessee
Lessee
Lessee
Lessee
Lessee
Lessee
Lessee
Lessee
Lessee
Lessee
Lessee
Lassee
Lessee
Lessee
Lessee
Lessee
Lessee

mmon Area and are the responsibility of

Owners Association
Owner's Association
Owner's Association
Cwhner's Association
Owaner's Association
Owner's Association

Lessor
Lessor
Lessor
Laessor

N/A (There are none)
N/A (There are none)
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EXHIBIT B - FURNITURE
4958 Robert J. Mathews Parkway
El Dorado Hills, CA 95762

The following items {Furniture) currently located in the Premises shall be provided to Tenant for
Tenant’s use during the term of the Lease.

3 brown 4' x 4° square tables

1 tan desk

19 black office chairs

13 patterned upholstered waiting room chairs
1 fire extinguisher

6 cubicle setups, each with L-shaped desk, 2 sets of drawers, and shelf
1 brown office chair

1 Lshaped desk

1 desk "extension arm"

3 U-shaped desk/office setups

2 bathroom cabinets

2 bathroom trash cans

1 ITRack

1 Black plastic trash can
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EXHIBIT C-Fioorplan
4950 Robert J. Mathews Parkway
El Dorado Hills, CA 95762
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Exhibit D-Site Plan
4958 Robert J. Mathews Parkway
El Dorado Hills, CA 95762
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DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIP
CIVIL CODE SECTIONS 2079.132 THROUGH 2079.24 {2079.16 APPEARS ON THE FRONT)

2073.13. As used In Sections 2079.7 and 2079.14 to 2075.24, inclusive, the following terms have the following meanings:

{a) “Agent” means a person acting under provisions of Title 9 {commencing with Section 2295} in areal property transaction, and includes a person who s licensed as
a real estate broker under Chapter 3 {commencing with Section 10130} of Part 1 of Division 4 of the Business and Professions Code, and under whose license a listing
is executed or an offer to purchase is obtained, The agent in the real property transaction bears responsibility for that agent's salespersons or broker associates who
perform asagents of the agent. When a salesperson or broker assaciate owes a duty to any principal, or to any buyer or seiler who Is not a principal, In a real property
transaction, that duty is equivalent to the duty owed to that party by the broker for whom the salesperson or broker assaclate functions. (b) “Buyer” means a
transferee in a real property transaction, and includes 2 person who executes an offer to purchase real property from a seller through an agent, or who seeks the
services of an agent In more thana casual, transitory, or preliminary manner, with the obfect of entering Into a real property transaction, “Buyer” includes vendee or
lessee of real property. () “Commercial real property” means all real property in the state, except (1} single-family residential real property, (2} dwelling units made
subject to Chapter 2 (commencing with Section 1940} of Title S, {3) a mobilehome, as defined In Section 798.3, {4} vacant tand, or {5} a recreational vehlcle, as defined
in Section 7599.29. {d) "Duat agent” means an agent acting, elther directly or through a salesperson or broker associate, as agent for both the seller and the buyer ina
real property transaction, {e} “Listing agreement” means a written contract between a seller of rea) property and an agent, by which the agent has been authorized to
sell the real property or to find or obtain a buyer, including rendering ather services for which a real estate license is requived to the seller pursuant to the terms of the
agreement. {f) “Seller’s agent” means a person who has obtained a listing of real property to act s an agent for compensation. (g} “Listing price” Is the amount
expressed in dollars specified in the listing for which the seller Is willing ta sell the real property through the seller’s agent. (h) “Offering price” Is the amount
expressed In dolfars specified inan offer to purchase for which the buyer is willing to buy the real property. {ij “Offer to purchase” means a written contract executed
by a buyer acting through a buyer's agent that becomes the contract for the sale of the real property upon acceptance by the seller. {j) “Real property” means any
estate specified by subdivision (1) or (2) of Section 761 in property, and includes (1) single-family residential property, (2} multiunit residential property with more
than four dwelling units, (3) commercial real property, (4) vacant land, {5} a ground lease coupled with improvements, or {6) 2 manufactured home as defined in
Section 18007 of the Health and Safety Code, or a mobllehome as defined in Section 18008 of the Health and Safety Code, when offered for sale or sold through an
agent pursuant to the authority contained in Section 10131.6 of the Business and Professions Code. {k) “Real property transaction” means @ transaction for the sale of
real property in which an agent is retained by a buyer, seller, or both a buyer and seller to act In that transaction, and includes a listing or an offer to purchase. (1)
“Sell,” “sale,” or “sold” refers to a transaction for the transfer ofreal property from the selfer to the buyer and includes exchanges of real property between the seller
and buver, transactions for the creation of a real property sales contract within the meaning of Section 2985, and transactions for the creation of 3 feasehold
exceeding ane year's duration. {m} “Seller” means the transferor in a real property transaction and Includes an owner who lists real property with an agent, whether
or nota transfer results, or who recaives an offer to purchase real property of which he or she is the awner from an agent on behalf of another. “Seller” includes both
avendor and a lessor of real property. (n} “Buyer’s agent” means an agent who represents a buyerin a real property transaction,

2079.14. A seller’s agent and buyer’s agent shall provide the selier and buyer in a real property transaction with a copy of the disclosure form specified in Section
2079.16, and shail obtain a signed acknowledgment of receipt from that selfer and buyer, except as provided in Section 2079.15, as follows: {a) The selfer’s agent, if
any, shall provide the disclosure form to the seller prior to entering into the listing agreement. {b) The buyer’s agent shall provide the disclosure form to the buyer as
soon as practicable prior to execution of the buyer’s offer to purchase. If the offer to purchase is not prepared by the buyer’s agent, the buyer's agent shall present the
disclosure form to the buyer not later than the next business day after recelving the offer to purchase from the buyer,

2079.1S. In any circumstance in which the seller or buyer refuses to sign an acknowledgment of receipt pursuant to Section 2075.14, the agent shall set forth, sign,
and date 3 written declaration of the Facts of the refusal,

2079.16 Reproduced on Page 1 of this AD form.

2079.17(a) As soon as practicable, the buyer's agent shall disclose to the buyer and sefler whether the agent is acting in the rea property transaction as the buyer’s
agent, or as a dual agent representing both the buyer and the seller. This refationship shall be confirmed in the conlract ta purchase and sel real property or in a
separate writing executed or acknowledged by the seller, the buyer, and the buyer’s agent prior to or coincident with execution of that contract by the buyer and the
seller, respectively. (b} As soon as practicable, the seller’s agent shall disclose to the seller whether the seller’s agent {s acting in the real property transaction as the
seller’s agent, or as a dual agent representing both the buyer and seller, This relationship shall be confirmed in the contract to purchase and sell real property or in a
separate writing executed or acknowledged by the seller and the seller’s agent prior to or colncident with the execution of that contract by the seller.

{C} CONFIRMATION: The following agency relationships are confirmed for this transaction.

Seller's Brokerage Firn DO NOT COMPLETE, SAMPLE ONLY License Number

Is the broker of (check one): O the seller; or O both the buyer and seller. (dual agent)

Seller's Agent DO NQT COMPLETE, SAMPLE ONLY License Number

Is (check one): {7 the Seller's Agent. (salespersan or broker associate); or I both the Buyer's Agent and the Seller's Agent, (dual agent)
Buyer's Brokerage Firm DO NOT COMPLETE, SAMPLE ONLY License Number

s the broker of {check one): I the buyer; or O both the buyer and seller. (dual agent)

Buyer's Agent DO NOT COMPLETE, SAMPLE ONLY License Number

Is (check one): O the Buyer's Agent. (salesperson or broker associate); or {1 both the Buyer's Agent and the Seller's Agent. (dual agent)

{d) The disclosures and confirmation required by this section shall be in addition to the disclosure required by Section 2079.14. An agent’s duty to pravide disclosure
and confirmation of representation in this section may be performed by a real estate salesperson or broker assaclate affiliated with that broker.

2072.18 (Repealed pursuant to AB-1289, 2017-18 California Legislative sassion)

2075.19 The payment of compensation or the abligation to pay compensation to an agent by the seller or buver isnot necessarlly determinative of a particular agency
relationship between an agent and the seller or buyer. Alisting agentand a selling agent may agree to share any compensation or cammission paid, or any right to any

compensation or commission for which an abligation arises as the result of a real estate transaction, and the terms of any such agreement shall not necessarily be
determinative of a particular refationship.

‘ﬁi:?_thing in this article prevents an agent from sefecting, as a condition of the agent’s employment, a specific form of agency refationship nat specifically
(R
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prohibited by this article If the requirements of Section 2075.14 and Section 2079.17 are complied with,

2079.21 (a} Adual agent may not, without the express permission of the seller, disclose to the huyer any confidential information obtained from the sefler, {b) Adual
agentmay not, without the express permission of the buyer, disclose to the seller any confidentia! information obtained from the buyer. (c} "Confidential information”
means facts relating to the client’s financial pasition, motivations, bargaining position, or other personal information that may impact price, such as the sefleris willing
to accept a price less than the listing price or the buyer Is willing to pay a price greater than the price offered. {d} This section does not zlter inany way the duty or
responsibility of a dual agent to any principal with respect to confidential information other than price.

2679.22 Nothing in this article precludes a seller’s agent from also being a buyer’s agent. If a seller or buyer In a transaction chooses to not be represented by an
agent, that does not, of itself, make that agent a dual agent.

2079.23 (a) Acontract between the principal and agent may be modified or altered to change the agency relationship atany time before the performance of the act
whichis the object ofthe agency with the written consent of the parties to the agency relationship. {b}A lender or an aucton company retained by alender to
control aspects of a transaction of real property subject to this part, including validating the sales price, shall not require, as a condition of receiving the lender’s
approval of the transaction, the homeowneror listing agent to defend or Indemnify the fender or auction company from any liability alleged to result from the actions
of the lender or auction company. Any clause, provision, covenant, or agreement purporting to impose an abligation to defend or Indemnify 2 lender or an auction
company in violation of this subdivision is against public policy, void, and unenforcaable.

2079.24 Nothing in this article shall be construed to elther diminish the duty of disclosure owed buyers and sellers by agents and thelr associate licensees, subagents,
and employees or to relieve agents and their associate licensees, subagents, and employees from liability for their conduct In connection with acts governed by this
article or for any breach ofa fiduciary duty or a duty of disclosure,

AIRCRE. 500 North Brand Blvd, Suite 900, Glendale, €A 91203, Tel 213-687-8777, Email contracts@alrere.com
NOTICE: No part of these works may be reproduced In any form without permission in writing,
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AIRCRE

STANDARD INDUSTRIAL/COMMERCIAL SINGLE-TENANT LEASE - NET
(DO NOT USE THIS FORM FOR MULTI-TENANT BUILDINGS)

1.  BasicProvisions ("Basic Provisions").
1.1 Parties. This Lease {"Lease"), dated for reference purposes only oh 31, @033 ismade byand between
] i Sohonl [“Lessee”), {collectively the "Parties," or individually a "Party").

including all improvements therein or to be provided by Lessor under the terms of this Lease, commonly known as

0 f i 0o s ("Premises”). The Premises are located in the Countyof E! and are

he nature of the propearty and , if applicable, the "Project," if the property is focated within a Project): 3
Sl : ST . (See also Paragraph 2)

yearsand T months ("Original Term") commencing _ Juns 3 , =7i% ["Commencement Date") and ending

(“Expiration Date"). (See also Paragraph 3)

("Lessor")

sing 3un sAari

and

1.2 Premises: That certain real property,
(street address, city, state, zip): i 240
generally described as (describe briefly tl

b Lad 2L CELL T Wre T CEEL T PO ¢

1.4 Early Possession: If the Premises are available Lessee may have non-exclusive possession of the Premises commencing _:1.
Lloawl, (“Early P ion Date”). (Seealso Paragraphs 3.2 and 3.3)

1.5 BaseRent: _Z 3 C°0 per month("Base Rent"), payableonthe - |

Paragraph 4}

7. day of each month commencing

. {See also

KZ I this box is checked, there are provisions in this Lease for the 8ase Rentto be adjusted. See Paragraph
1.6 Base Rentand Other Monies Paid Upan Execution:

(a) BaseRent: _ & G fortheperiod _iuro i, iD= T 30 .
{b)  Security Deposit: _ ¥ 1T, {41¢.  (“Security Deposit"). (See also Paragraph 5)
{c) Association Fees: for the period

(d) Other: for .
(e) Total Due Upon Execution of this Lease: .. QBT
1.7 Agreed Use: _[ji.l o2 vndo dvhionl L (Seealso Paragraph 6)

1.8 Insuring Party. Lessor is the "Insuring Party" unless otherwise stated herein. (See also Paragraph 8}
1.9 Real Estate Brokers. (See also Paragraph 15 and 25}
{3} Representation: Each Party acknowledges receiving a Disclosure Regarding Real Estate Agency Relationship, confirms and consents to the following
agency relationships in this Lease with the following real estate brokers ("Broker(s)") and/or their agents {"Agent(s)"}:

License No.

Lessor’s Brokerage Firm _IF 571 isthe broker of {check one): E’ the Lessor;

ar [—' both the Lessee and Lessor (dual agent).

i, COLE License No. Is {check one): N the Lessor’s Agent {salesperson or broker associate); or

Lessor's Agent 'l

| both the Lessee’s Agent and the Lessor's Agent (dual agent).

Isthe broker of (check one): {‘*/’ the

Lessee's Brokerage Firm = crvead Cw, ine. License No. L
Lessee; or both the Lessee and Lessor {dual agent). -
Lessee’s Agent  Dar. LicenseNo. _ 1.} Is [check one): v the Lessee’s Agent (salesperson or broker associate); or E both the

Lessee’s Agent and the Lessor’s Agent (dual agent).
(b) Payment to Brokers: Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the Brokers the brokerage fee agreed toin a
separate written agreement (or if there is no such agreement, the sum of or % of the total Base Rent) for the brokerage services rendered
by the Brokers.
1.10 Guarantor. The obligations of the Lessee under this Lease are to be guaranteed by ("Guarantor"). (See also Paragraph 37)
1.11 Attachments. Attached hereto are the following, all of which constitute a part of this Lease:

[7 an Addendum consisting of Paragraphs . through " ¢

J—

.

l__ a plot plan depicting the Premises;

¥

I acurrent set of the Rules and Regulations;
—_

H
{__ aWork Letter;
L other {specify):

2. Premises.

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

2.2 Condition. Lessor shall deliver the Premises to Lessee broom clean and free of debris on the Commencement Date or the Early Possession Date, whichever

v ﬂz;g
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first occurs {"Start Date"}., and, so long as the required service contracts described in Paragraph 7.1{b) below are obtained by Lessee and in effect within thirty days
following the Start Date, warrants that the existing electrical, plumbing, fire sprinkler, lighting, heating, ventilating and air conditioning systems ("HVAC"), loading
doors, sump pumps, if any, and all other such elementsin the Premises, other than those canstructed by Lessee, shall be in good operating condition on said date,
that the structural elements of the roof, bearing walls and foundation of any buildings on the Premises {the “Building"} shall be free of material defects, and that the
Premises do not contain hazardous levels of any mold or fungi defined as toxic under applicable state or federal law. If 2 non-compliance with said warranty exists as
of the Start Date, orif one of such systems or elements should malfunction or fail within the appropriate warranty period, Lessor shall, as Lessor's sole obligation with
respect lo such matter, except as otherwise provided in this Lease, promptly after receipt of written notice from Lessee setting forth with specificity the nature and
extent of such non-compliance, malfunction or failure, rectify same at Lessar's expense. The warranty periods shall be as follows: {i} 6 months as to the HVAC systems,

and (ii) 30 75 days as to the remaining systems and other elements of the Building. If Lessee does not give Lessor the required notice within the appropriate
warranty period, correction of any such non-compliance, malfunction or failure shall be the obligation of Lessee at Lessee's sole cost and expense. Lessor also
warrants, that unless otherwise specified in writing, Lessar is unaware of {i) any recorded Natices of Default affecting the Premise; {ii} any delinquent amounts due
under any loan secured by the Premises; and (i} any bankruptcy proceeding affecting the Premises. Sec pm‘ugmph 52: HVAC, Buildin}.’, S_\-'stems and
tenant Improvements

2.3 Compliance. Lessor warrants that to the best of its knowledge the improvements on the Premises comply with the building codes, applicable laws,
covenants or restrictions of record, regulations, and ordinances (“Applicable Requirements”) that were in effect at the time that each improvement, or portion
thereof, was constructed. Said warranty does not apply to the use to which Lessee will put the Premises, modifications which may be required by the Americans with
Disabilities Act or any similar laws as a result of Lessee's use {see Paragraph 49), or to any Alterations or Utility Installations (as defined in Paragraph 7.3(a}) made orto
be made by Lessee. NOTE: Lessee is responsible for determining whether or not the Applicable Requirements, and especially the zaning, are appropriate for
Lessee's intended use, and acknowledges that past uses of the Premises may no longer be allowed. If the Premises do not comply with said warranty, Lessor shall,
except as otherwise provided, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of such non-compliance, rectify
the same at Lessor's expense. If Lessae does not give Lessor written notice of a non-compliance with this warranty within 6 months following the Start Date,
correction of that non-compliance shall be the obligation of Lessee at Lessee's sole cost and expense. If the Applicable Requirements are hereafter changed so as to
require during the term of this Lease the construction of an addition to or an alteration of the Premises and/or Building, the remediation of any Hazardous Substance,
or the reinforcement or other physical maodification of the Unit, Premises and/or Building ("Capital Expenditure"), Lessor and Lessee shall allocate the cost of such
work as follows:

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

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

{c} Notwithstanding the above, the provisions concerning Capital Expenditures are intended to apply anly to non-voluntary, unexpected, and new
Applicable Requirements. If the Capital Expenditures are instead triggered by Lessee as a result of an actual or proposed change in use, change in intensity of use, or
modification to the Premises then, and in that event, Lessee shall either: {i) immediately cease such changed use or intensity of use and/or take such other steps as
may be necessary to eliminate the requirement for such Capital Expenditure, or (i) complete such Capital Expenditure atits own expense. Lesianwhallanl, howbis-
aavaangdghtlotunmindathic Lasss.

[n the event Lessee is unable to obtain the CUP for the localion, Lessee shall have the election to terminate this Lease
with no further obligation to Lessor. However, once Lessee starts operating, Lessee shall not have the right to terminate.
Lessee’s obligation in Section 2.3(a) shall be limited to those arcas designated for Lessee's exclusive use. Lessee shall have
no obligation under said Section with respect to the arcas labeled for exclusive use of Lessor or shared use.

2.4 Acknowledgements. Lessee acknowledges that: (a}it has been given an opportunity to inspect and measure the Premises, (b} it has been advised by
Lessor and/or Brokers to satisfy itself with respect to the size and condition of the Premises (including but not imited to the electrical, HVAC and fire sprinkler
systems, security, enviranmental aspects, and compliance with Applicable Requirements and the Americans with Disabilities Act), and their suitability for Lessee's
intended use, (c) Lessee has made such investigation as it deems necessary with reference to such matters and assumes all responsibifity therefor as the same relate
to its occupancy of the Premises, {d) it is not relying on any representation as to the size of the Premises made by 8rokers or Lessor, (e) the square fostage of the
Premises was not material to Lessee's decision to lease the Premises and pay the Rent stated herein, and {f} neither Lessor, Lessor's agents, nor Brokers have made
any oral or written representations or warranties with respect to said matters other than as set forth in this Lease. In addition, Lessor acknowledges that: {i} 8rokers
have made no representations, promises or warranties concerning Lessee's ability to honor the Lease or suitability to occupy the Premises, and (i) it is Lessor's sole
responsibility to investigate the financial capability and/or suitability of all proposed tenants.

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

3.  Term.
3.1 Term. The Commencement Date, Expiration Date and Original Term of this Lease are as specified in Paragraph 1.3. )
3.2 Early Possession. Any provision herein granting Lessee Early Possession of the Premises is subject to and conditioned upon the Premises being availabie

A
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for such possession prior'to the Commencement Date. Any grant of Early Possession only conveys a non-exclusive right to occupy the Premises. [f Lessee totally or
partially occupies the Premises prior to the Commencement Date, the obligation to pay Base Rent shall be abated for the period of such Early Possession. Alf other
terms of this Lease (including but not limited to the obligations to pay Real Property Taxes and insurance premiums and to maintain the Premises) shall be in effect
during such period. Anysuch Early Possession shall not affect the Expiration Date.

3.3 Delay In Possession.” Lessor agrees to use its best commercially reasonable effarts to deliver possession of the Premises to Lessee by the Commencement
Date. If, despite said efforts, Lessor is unable to deliver possession by such date, Lessor shall nat be subject to any liability therefor, nor shall such failure affect the
validity of this Lease or change the Expiration Date. Lessee shall not, however, be obligated to pay Rent or perform its other obligations until Lessor defivers
possession of the Premises and any period of rent abatement that Lessee would otherwise have enjoyed shall run from the date of delivery of possession and
continue for a period equal to what Lessee would otherwise have enjoyed under the terms hereof, but minus any days of delay caused by the acts or omissions of
Lessee. If possession is not delivered within 60 days after the Commencement Date, as the same may be extended under the terms of any Work Letter executed by
Parties, Lessee may, at its option, by notice in writing within 10 days after the end of such 60 day period, cancel this Lease, in which event the Parties shall be
discharged from ali obligations hereunder. If such written notice is not received by Lessor within said 10 day period, Lessee’s right to cancel shall terminate, If
possession of the Premises is not delivered within 120 days after the Commencement Date, this Lease shall terminate unless other agreements are reached between
Lessor and Lessee, in writing.

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

4. Rent.

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

4.2 Payment. Lessee shall cause payment of Rent to be received by Lessor in lawful money of the United States, without offset or deduction (except as
specifically permitted in this Lease), on or before the day on which itis due. All monetary amounts shall be rounded to the nearest whole doliar. In the event thatany
invoice prepared by Lessor is inaccurate such inaccuracy shall not constitute a waiver and Lessee shall be obligated to pay the amount set forth in this Lease. Rentfor
any period during the term hereof which is for less than one full calendar month shall be prorated based upon the actual number of days of said month. Paymentof
Rent shall be made to Lessor at its address stated herein or to such other persons or place as Lessor may from time to time designate in writing. Acceptanceof a
payment which is less than the amount then due shall not be a waiver of Lessor's rights to the balance of such Rent, regardiess of Lessor's endorsement of any check
so stating. In the event that any check, draft, or other instrument of payment given by Lessee to Lessor is dishonored for any reason, Lessee agrees to pay to Lessor
the sum of $25 in addition to any Late Charge and Lessor, at its option, may require all future Rent be paid by cashier's check. Payments will be applied first to accrued
late charges and attorney's fees, second to accrued interest, then to Base Rent, insurance and Real Property Taxes, and any remaining amount to any other
outstanding charges or costs.

4.3 Association Fees. inaddition to the Base Rent, Lessee shall pay to Lessor each month an amount equal to any owner's association or condominium fees
levied or assessed against the Premises. Said monies shall be paid at the same time and in the same manner as the Base Rent.

S.  Security Deposit. lessee shall deposit with Lessor upon exetution hereof the Security Depesit as security for Lessee’s faithful performance of its obligations
under this Lease. if Lessee fails to pay Rent, or otherwise Defaults under this Lease, Lessor may use, apply or retain all or any partion of said Security Deposit for the
payment of any amount already due Lessor, for Rents which will be due in the future, and/ or to reimburse or compensate Lessor for any liability, expense, loss of
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 8ase Rent increases
during the term of this Lease, Lessee shall, upon written request from Lessor, deposit additional monies with Lessor so that the total amount of the Security Deposit
shall at all imes bear the same proportion to the increased Base Rent as the initial Security Deposit bore to the initial Base Rent. Should the Agreed Use be amended
to accommodate a material change in the business of Lessee or to accommodate a sublessee or assignee, Lessor shall have the right to increase the Security Deposit
to the extent necessary, in Lessor's reasonable judgment, to account for any increased wear and tear that the Premises may suffer as a result thereof. If a change in
control of Lessee occurs during this Lease and following such change the financial condition of Lessee is, in Lessor's reasonable judgment, significantly reduced, Lessee
shalt deposit such additional monies with Lessor as shall be sufficient to cause the Security Deposit to be at a commercially reasonable level based on such change in
financial condition. Lessor shall not be required to keep the Security Deposit separate from its general accounts. Within 28-30 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 heldin
trust, to bear interest or to 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 uniawful, creates damage, waste or a nuisance, of that disturbs occupants of or
causes damage to neighboring premises or properties. Other than guide, signal and seeing eye dogs, Lessee shall not keep or allow in the Premises any pets, animals,
birds, fish, or reptiles. Lessor shall not unreasonably withhold or delay its consent to any written request for a modification of the Agreed Use, so long as the same will
not impair the structural integrity of the improvements on the premises or the mechanical or electrical systems therein, and/or is not significantly more burdensome
to the Premises. If Lessor elects to withhold consent, Lessor shall within 7 days after such request give written notification of same, which notice shall include an
explanation of Lessor's objections to the change in the Agreed Use.

6.2 Hazardous Substances.

{a) Reportable Uses Require Consent. The term "Hazardous Substance” as used inthis Lease shall mean any product, substance, or waste whose
presence, use, manufacture, disposal, transportation, or release, either by itself or in combination with other materials expected to be on the Premises, is either: {i)
potentially injurious to the public health, safety or welfare, the environment or the Premises, (i) regulated or monitored by any governmental authority, or {iif} a basis
for potential liability of Lessor to any governmental agency or third party under any applicable statute or common law theory. Hazardous Substances shall include, but
not be limited to, hydrocarbons, petroleum, gasaline, and/or crude oil or any products, by-products or fractions thereof. Lessee shall not engage in any activity in or
on the Premises which constitutes a Reportable Use of Hazardous Substances without the express prior written consent of Lessor and timely compliance (at Lessee's
expense} with all Applicable Requirements. "Reportabie Use" shall mean (i} the instaliation or use of any above or below ground storage tank, {ii} the generation,
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possession, storage, use, transportation, or dispasal of a Hazardous Substance that requires a permit from, or with respect to which a report, notice, registration or
business plan is required to be filed with, any governmental authority, and/or {iii) the presence at the Premises of a Hazardous Substance with respect to which any
Applicable Requirements requires that a notice be given to persons entering or occupying the Premises or neighboring properties. Notwithstanding the foregoing,
Lessee may use any ardinary and customary materials reasonably required to be used in the normal course of the Agreed Use, ordinary office supplies (copier toner,
liquid paper, glue, etc.) and common household cleaning materials, so long as such use isin compliance with all Applicable Requirements, is not a Reportable Use, and
does not expose the Premises or neighbering property to any meaningful risk of contamination or damage or expose Lessor to any liability therefor. In addition,
Lessor may condition its consent to any Reportable Use upon receiving such additional assurances as Lessor reasonably deems necessary to protect itself, the public,
the Premises and/or the environment against damage, contamination, injury and/or liability, including, but not fimited to, the installation {and removal on or before
Lease expiration or termination) of protective modifications {such as concrete encasements) and/or increasing the Security Depasit.

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

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

(d] Lessee demnification. Except for Hazardous Substances present in, on or nnder the Premises prior to the
Comumencement Date or caused or controlled by Lessor orany party acting on Lessor's behalll Lessee shall indemnify, defend and
hold Lessor, its agents, employees, lenders and ground lessor, if any, harmless from and against any and all loss of rents and/or damages, liabilities, judgments, claims,
expenses, penalties, and attorneys' and consultants’ fees arising aut of or involving any Hazardous Substance brought onto the Premises by or for Lessee, seanythizd
#aety (provided, however, that Lessee shall have no liability under this Lease with respect to underground migration of any Hazardous Substance under the Premises
fram adjacent properties not caused or contributed to by Lessee). Lessee's obligations shall include, but not be limited to, the effects of any contamination or injury to
person, property or the environment created or suffered by Lessee, and the cost of investigation, remaval, remediation, restoration and/or abatement, and shall
survive the expiration or termination of this lease. No termination, cancellation or release agreement entered into by Lessor and Lessee shall release Lessee from
its obligations under this Lease with respect to Hazardous Substances, unless specifically so agreed by Lessor in writing at the time of such agreement.

(e} Lessor indemnification. Except as otherwise provided in paragraph 8.7, Lessor and its successors and assigns shall indemnify, defend, reimburse and
hold Lessee, its employees and tenders, harmless from and against any and all environmental damages, including the cost of remediation, which result from
Hazardous Substances which existed on the Premises prior to Lessee’s occupancy or which are caused by the gross negligence or willful misconduct of Lessor, its
agents or employees. Lessor’s obligations, as and when required by the Applicable Requirements, shall include, but not be limited to, the cost of investigation,
removal, remediation, restoration and/or abatement, and shall survive the expiration or termination of this Lease.

{f) tovestigations and Remediations. Lessor shall retain the responsibility and pay for any investigations or remediation measures required by
governmental entities having jurisdiction with respect to the existence of Hazardous Substances on the Premises priar to Lessee’s occupancy, unless such remediation
measure is required as a result of Lessee's use (including "Alterations”, as defined in paragraph 7.3(a) below) of the Premises, in which event Lessee shall be
responsible for such payment. Lessee shall cooperate fully in any such activities at the request of Lessor, including allowing Lessor and Lessor's agents to have
reasonable access to the Premises at reasonable times in order to carry out Lessor's investigative and remedial responsibilities.

{g) Lessor Termination Optian. if a Hazardous Substance Condition (see Paragraph 9.1(e}) occurs during the term of this Lease, unless Lesseeis legally
responsible therefor {in which case Lessee shall make the investigation and remediation thereof required by the Applicable Requirements and this Lease shall continue
in full force and effect, but subject to Lessor's rights under Paragraph 6.2(d) and Paragraph 13}, Lessor may, at Lessor's option, either (i) investigate and remediate such
Hazardous Substance Condition, if required, as soon as 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 written notice to Lessee, within
30 days after receipt by Lessor of knowledge of the occurrence of such Hazardous Substance Condition, of Lessor's desire to terminate this Lease as of the date 60
days following the date of such notice. In the event Lessor elects to give a termination notice, Lessee may, within 10 days thereafter, give written notice to Lessor of
Lessee's commitment to pay the amount by which the cost of the remediation of such Hazardous Substance Candition exceeds an amount equal to 12 times the then
manthly Base Rent or $100,000, whichever is greater. Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30 days foliowing such
commitment. In such event, this Lease shall continue in full force and effect, and Lessor shall proceed to make such remediation as soon as reasonably possible after
the required funds are available. If Lessee does not give such notice and provide the required funds or assurance thereof within the time provided, this Lease shall
terminate as of the date specified in Lessor's natice of termination. Rent shall be abated onee Lessee has completely vacated the premises
after the Lessor has provided notice of termination.

6.3 Lessee's Compliance with Applicable Requirements. Exceptas otherwise provided in this Lease, Lessee shall, at Lessee's sole expense, fully, diligently and
in 2 timely manner, materially comply with all Applicable Requirements, the requirements of any applicable fire insurance underwriter or rating bureau, and the
recommendations of Lessor's engineers and/or consultants which relate in any manner to the Premises, without regard to whether said Applicable Requirements are
now in effect or become effective after the Start Date. Lessee shall, within 10 days after receipt of Lessor's written request, provide Lessor with copies of all permits
and other documents, and other information evidencing Lessee's compliance with any Applicable Requirements specified by Lessar, and shall immediately upon
receipt, notify Lessor in writing (with copies of any documents involved) of any threatened or actual claim, notice, citation, warning, complaint or report pertaining to
orinvolving the failure of Lessee or the Premises to comply with any Applicable Requirements. Likewise, Lessee shall immediately give written notice to Lessor of: {i)
any water damage to the Premises and any suspected seepage, pooling, dampness or other condition conducive to the production of mold; or {ii) any mustiness or
other odors that might indicate the presence of mold in the Premises. In addition, Lessee shail provide copies of all relevant material safety data sheets {(MSDS) to
Lessar within 10 days of the receipt of a written request therefor. In addition, Lessee shall provide Lessor with copies of its business license, certificate of occupancy
and/or any similar document within 10 days of the receipt of a written request therefor,

6.4 Inspection; Compliance. Lessorand Lessor's "Lender” (as defined in Paragraph 30} and consultants authorized by Lessor shall have the right to enter into
Premisesat any time, in the case of an emergency, and otherwise at reasonable times after reasonable notice, for the purpose of inspecting and/or testing the
condition of the Premises and/or for verifying compliance by Lessee with this Lease. The cost of any such inspections shail be paid by Lessor, unless a violation of
Applicable Requirements, or a Hazardous Substance Candition {see paragraph 9.1} is found to exist or be 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 inspection, so long as such inspection is reasonably refated to
the violation or contamination. In addition, Lessee shall provide copies of all relevant material safety data sheets [MSDS) to Lessar within 10 days of the receipt of a
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written request therefor. Lessee acknowledges that any failure on its part to aflow such inspections or testing will expose Lessor to risks and potentially cause Lessor
toincur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertain. Accordingly, should the Lessee fail to allow such inspections
and/or testing in a timely fashion the Base Rent shall be automatically increased, without any requirement for notice to Lassee, by an amount equal to 10% of the
then existing Base Rent or $100, whichever is greater for the remainder to the Lease. The Parties agree that such increase in Base Rent represents fair and reasonable
compensation for the additional risk/costs that Lessor wiltincur by reason of Lessee's failure to allow such inspection and/or testing. Such increase in Base Rent shall
in no event constitute a waiver of Lessee's Default or Breach with respect to such failure nor prevent the exercise of any of the other rights and remedies granted
hereunder.

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

7.1 lessee's Obligations.

{a) in General. Subject to the provisions of Paragraph 2.2 {Condition), 2.3 (Compliance), 6.3 {Lessee's Compliance with Applicable Requirements), 7.2
{Lessor's Obligations), 9 (Damage or Destruction), and 14 (Condemnation), Lessee shall, at Lessee’s sole expense, keep the Premises, Utility Installations {intended for
Lessee's exclusive use, no matter where located), and Alterations in good order, condition and repair (whether or not the portion of the Premises requiring repairs, or
the means 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, al equipment or facilities, such as plumbing, HVAC equipment,
electrical, lighting facilities, boilacs, pressure vessels, fire protection system, fixtures, walls {interior and exterior) feundations, ceilings, roofs, roof drainage systems,
floors, windows, doors, plate glass, skylights, landscaping, driveways, parking lots, fences, retaining walls, signs, sidewalksand padhwayslosatadin, s ar adiacartte
thaRramicas, Lessee, in keeping the Premises in good order, condition and repair, shail exercise and perform good maintenance practices, specifically including the
procurement and maintenance of the service contracts required by Paragraph 7.1{b} below. Lessee's obligations shall include restorations, replacements or renewals
when necessary to keep the Premises and all improvements thereon or a part thereof in good order, condition and state of repair. Lessee shall, during the term of this
Lease, keep the exterior appearance of the Building in a first-class condition {including, e.g. graffiti removal) consistent with the exterior appearance of other similar
facilities of comparabie age and size in the vicinity, including, when necessary, the exterior repainting of the Building.

(b} Service Contracts. Lessee shall, at Lessee's sole expense, procure and maintain contracts, with copies to Lessor, in customary form and substance for,
and with contractors specializing and experienced in the maintenance of the following equipment and improvements, if any, if and wheninstalled on the Premises: (i)
HVAC equipment, filboilarand aeascura vazsale, (i) fire extinguishing systems, including fire alarm and/or smoke detection, {iv} landscaping and irrigation systems,
L) enal coveriag and draing_and [uil cladfiars, However, Lessor reserves the right, upon notice to Lessee, to procure and maintain any or all of such service contracts,
and Lessee shall reimburse Lessor, upon demand, for the cost thereof, H .

lc) Failure to Perform. If Lessee fails to perform Lessee’s obligations under this Paragraph 7.1, Lessor. may enter upon the Premises after 10 days’ prior
written natice to Lessee {except in the case of an emergency, in which case no notice shall be required}, perform such obligations on Lessee's behalf, and put the
Premises in good order, condition and repair, and Lessee shall promptly pay to Lessor a sum equal to 115% of the cast thereof.

{d) Replacement. Subject to Lessee's indemnification of Lessor as set forth in Paragraph 8.7 below, and without relieving Lessee of liability resulting from
Lessee's failure to exercise and perform good maintenance practices, if an item described in Paragraph 7.1(b) cannot be repaired other than at a cost whichis in excess
of 50% of the cost of replacing such item, then such item shali be replaced by Lessor, and the cost thereof shall be prorated between the Parties and Lessee shall only
be obligated to pay, each month during the remainder of the term of this Lease, on the date on which 8ase Rent is due, an amount equal to the product of multiplying
the cost of such replacement by a fraction, the numerator of which is one, and the denominator of which is 144 (ie. 1/144th of the cost per month). Lessee shall pay
Interest on the unamortized balance but may prepay its obligation at any time.

7.2 tessor's Obligations. With the exception of all items struck-throngh in 7.1 a and 7.1 b and the Lessor obligations spelled
out in the addendum paragraph _. and ssubject to the provisions of Paragraphs 2.2 {Condition), 2.3 {Compliance), 9 {Damage or
Destruction} and 14 {Condemnation), itis intended by the Parties hereto that Lessor have no obligation, in any manner whatsoever, to repair and maintain the
Premises, or the equipment therein, all of which obligations are intended to be that of the Lessee. It isthe intention of the Parties that the terms of this Lease govern
the respective obligations of the Parties as to maintenance and repair of the Premises.

7.3 Utility Installations; Trade Fixtures; Alterations.

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

(b) Consent. Lessee shall not make any Alterations or Utility Installations to the Premises without Lessor's prior written consent. Lessee may, however,
make non-structural Alterations or Utility Installations to the interior of the Premises {excluding the roof} without such consent but upon notice to Lessor, as long as
they are not visible from the outside, do not invalve puncturing, relocating or removing the roof or any existing walls, will not affect the electrical, plumbing, HVAC,
and/or life safety systems, do not trigger the requirement for additional modifications and/or improvements to the Premises resulting from Applicable Requirements,
such as compliance with Title 24, and the cumulative cost thereof during this Lease as extended does not exceed a sum equal to 3 month's Base Rent in the aggregate
ora sum equal to one month's Base Rent in any one year. Notwithstanding the foregoing, Lessee shall not make or permit any roof penetrations and/or install
anything on the roof without the prior written approval of Lessor. Lessor may, as a precondition to granting such approval, require Lessee to utilize a contractor
chosen and/or approved by Lessor. Any Alterations or Utility Installations that Lessee shall desire to make and which require the consent of the Lessor shall be
presented to Lessor in written farm with detailed plans. Consent shall be deemed conditioned upon Lessee's: (i) acquiring all applicable governmental permits, {ii}
furnishing Lessor with copies of both the permits and the plans and specifications prior to commencement of the work, and (iii) compliance with all conditions of said
permits and other Applicable Requitefnents in a prompt and expeditious manner. Any Alterations or Utility Installations shall be performed in 3 workmanlike manner
with good and sufficient materials. Lessee shall promptly upon completion furnish Lessor with as-built plans and specifications. For work which costs an amount in
excess of one month's Base Rent, Lessor may condition its consent upon Lessee providing a lien and completion bond in an amount equal to 150% of the estimated
cost of such Alteration or Utility Installation and/or upon Lessee's posting an additional Security Deposit with Lessor.

{c) Liens; Bonds. Lessee shall pay, when due, all claims for labor or materials furnished or alleged to have been furnished to or for Lessee at or for use on
the Premises, which claims are or may be secured by any mechanic's or materialmen's lien against the Premises or any interest therein. Lessee shall give Lessor not
less than 10 days notice prior to the commencement of any workin, on or about the Premises, and Lessor shall have the right to post notices of non-responsibility. I
Lessee shall contest the validity of any such lien, claim or demand, then Lessee shall, at its sole expense defend and protectitself, 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
asurety bond in an amount equal to 150% of the amount of such contested lien, claim or demand, indemnifying Lessor against liability for the same. If Lessor elects
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to participate in any such action, Lessee shall pay Lessor’s attorneys' fees and costs.

7.4 Ownership; Removal; Surrender; and Restoration.

(@) Ownership. By delivery to the Lessee of wrilten notice from Lessor at the time Lessor approves the Lessee

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

() Removal. By delivery to the Lessce of written notice from Lessor at the time Lessor approves the Lessee Owned
Alterations or Ul’i“l}" Tnstallations, sydativacy tolussesobwitesnoticatromLassornoraadiarthan-00uadant latarthan 30 dayspriortothe-ard ot
thatasm oithis Laass, Lessor may require that any or all Lessee Owned Alterations or Utility Installations be removed by the expiration or tarmination of this Lease.
Lessor may require the removal at any time of all or any part of any Lessee Owned Alterations or Utility Installations made without the required consent.

{c) Surrender; Restoration. Lessee shall surrender the Premises by the Expiration Date or any earlier termination date, with all of the improvements,

parts and surfaces thereof broom clean and free of debris, and in good operating order, condition and state of repair, ordinary wear and tear excepted. Casual t)"
damzlge and da‘\mage CZILlSG.d b}' Lessor or Lessot's agents, mwtees, em [)]O)’C‘I‘S, or contractors
expected. "Qrdinary wear and tear" (‘LlSllzl[t)’ damage and dumagc shall not include any damage or deterioration that would have been prevented by
good maintenance practice. Notwithstanding the foregeing and the provisions of Paragraph 7.1{a), if the Lessee accupies the Premises for 12 months or less, then
Lessee shall surrender the Premises in the same condition as delivered to Lessee on the Start Date with NO allowance for ordinary wear and tear. Lessee shall repair
any damage occasioned by the installation, maintenance or removal of Trade Fixtures, Lessee owned Alterations and/or Utility instailations, 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
onto the Premises by or for Lessee, or any third party (except Hazardous Substances which were deposited via underground migration from areas outside of the
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 nat 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 to timely vacate the Premises pursuant to this Paragraph 7.4{c) without the express
written cansent of Lessor shall constitute a holdover under the provisions of Paragraph 26 below.

8. Insurance; indemnity.

8.1 Payment ForInsurance. Lessee shall pay for allinsurance required under Paragraph 8 except to the extent of the cost attributable to liability insurance
carried by Lessor under Paragraph 8.2(b}in excess of $2,000,000 per occurrence. Premiums for palicy periods commencing prior to or extending beyond the Lease
term shall be prorated to correspond to the Lease term. Payment shall be made by Lessee to Lessor within 10 days folfowing receipt of an invoice.

8.2 Liahility Insurance.

{a} Carried by Lessee. tessee shall obtain and keep in force a Commaercial Generat Liability policy of insurance protecting Lessee and Lessor as an
additional insured against claims for badily injury, persenal injury and property damage based upon or arising out of the ownership, use, occupancy or maintenance of
the Premises and all areas appurtenant thereto. Such insurance shall be on an occurrence basis providing single limit coverage in an amount not less than $1,000,000
per occurrence with an annual aggregate of not less than $2,000,000. Lessee shall add Lessor as an additional insured by means of an endorsement at least as broad
as the Insurance Service Organization's "Additional Insured-Managers or Lessors of Premises” Endorsement. The policy shall not contain any intra-insured exclusions
as between insured persons ar organizations, but shall include coverage for liability assumed under this Lease asan “insured contract” for the performance of Lessee’s
indemnity obligations under this Lease. The limits of said insurance shall not, however, limit the liability of Lessee nor relieve Lessee of any obligation hereunder.
Lessee shalt provide an endorsement onits liability policy{ies) which provides that its insurance shall be primary to and not contributory with any simifar insurance
carried by Lessor, whose insurance shall be considered excess insurance only.

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

8.3 Property Insurance - Building, Improvements and Rental Value.

(a) Building and improvements. The Insuring Party shall obtain and keepin force a policy or policies in the name of Lessor, with loss payable to Lessor,
any ground-lessor, and to any Lender insuring loss or damage to the Premises. The amount of such insurance shall be equal to the full insurable replacement cost of
the Premises, as the same shall exist from time to time, or the amount required by any Lender, but in no event more than the commercially reasonable and available
insurable value thereof. Lessee Owned Alterations and Utility Installations, Trade Fixtures, and Lessee's personal property shall be insured by Lessee not by Lessor. if
the coverage is available and commercially appropriate, such policy or policies shall insure against all risks of direct physical loss or damage (except the perils of flood
and/or earthquake unless required by a Lender), including coverage for debris removal and the enforcement of any Applicable Requirements requiring the upgrading,
demalition, reconstruction or replacement of any portion of the Premises as the result of a covered loss. Said policy or policies shall also contain an agreed valuation
provision in lieu of any coinsurance clause, waiver of subrogation, and inflation guard protection causing an increase in the annual property insurance coverage
amount by a factor of not less than the adjusted U.S. Department of Labor Consumer Price index for All Urban Consumers for the city nearest to where the Premises
are located. If such insurance coverage has a deductible clause, the deductible amount shall not exceed $5,000 per occurrence, and Lessee shall be lable for such
deductible amount in the avent of an Insured Loss.

(b) Rental Value. The Insuring Party shall obtain and keep in force a policy or policies in the name of Lessor with ioss payable to Lessor and any Lender,
insuring the loss of the full Rent for one year with an extended period of indemnity for an additional 180 days (“Rental Value insurance"). Said insurance shall contain
an agreed valuation provision in lieu of any coinsurance clause, and the amount of coverage shail be adjusted annuaily to reflect the projected Rent otherwise payable
by Lessee, for the next 12 month period. Lessee shall be fiable for any deductible amount in the event of such loss.

{c) Adjacent Premises. If the Premises are part of alarger building, or of a group of buildings owned by Lessor which are adjacent to the Premises, the
Lessee shall pay for any increase in the premiums for the property insurance of such building or buildings if said increase is caused by Lessee's acts, omissions, use or
occupancy of the Premises.

8.4 lessee's Property; Business Interruption Insurance; Worker's Compensation insurance.

(a) Property Damage. Lessee shall abtain and maintain insurance coverage on all of Lessee's personal property, Trade Fixtures, and Lessee Owned
Alterations and Utility Installations. Such insurance shall be fuli replacement cost coverage with a deductible of not to exceed $5,08 S35,000 peraccurrence. 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.

e T
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.(b) BusinessInterruption. Lessee.shall obtain and maintain loss of income and extra expense insurance in amounts as will reimburse Lessee for direct or
indirect loss of earnings attributable to all perils commonly insured against by prudent lessees in the business of Lessee or attributable to prevention of access to the
Premises as a result of such perils.

{¢) Worker's Compensation Insurance. Lessee shall obtain and maintain Worker's Compensation Insurance in such amount as may be required by
Applicable Requirements, Such-palicyshall indluda 3 \Waluar ol Subsegatiant adaramant - Lessee shall provide Lessor with a copy of such endorsement along 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 that the limits or forms of coverage of insurance specified herein are
adequate to cover Lessee’s property, business operations or obligations under this Lease.

8.5 Insurance Policies. Insurance required herein shall be by companies maintaining during the policy term a "General Policyholders Rating" of atleast A-, VI,
as set forth in the most current issue of "Best's Insurance Guide", or such other rating as may be required by a Lender. Lessee shall not do or permit to be done
anything which invalidates the required insurance policies. Lessee shall, prior to the Start Date, deliver to Lessor certified capies of policies of such insurance or
certificates with copies of the required endorsements evidencing the existence and amounts of the required insurance. o-s shopolicy shall besancalabla-gagihiact
lomadification axcent 2las 30 days prias weittan satice salassaz. Lessor shall be provided with 10 davs notice of cancellation for
nonpavment of premium by Lessee and 30 days nolice of cancellation or any other reason. tessee shall, at least 10 days prior to the
expiration of such policies, furnish Lessor with evidence of renewals or “insurance binders" evidencing renewal thereof, or Lessor may 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 feast one
year, or the length of the remaining term of this Lease, whichever isless. If either Party shall fail to procure and maintain the insurance required to be carried by it,
the other Party may, but shall not be required to, procure and maintain the same. The parties agree that insurance secured through a Joint
Powers Authority shall satisfy the requirements of this section.

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

8.7 indemnity. Except for Lessor's gross negligence or willful misconduct, Lessee shall indemnify, protect, defend and hold harmless the Premises, Lessor and
its agents, Lessor's master or ground lessor, partners and Lenders, from and against any and all claims, loss of rents and/or damages, liens, judgments, penalties,
attorneys' and consultants' fees, expenses and/or liabilities arising out of, involving, or in connection with, a Breach of the Lease by Lessee and/or the use and/or
occupancy of the Premises and/or Project by Lessee and/or by Lessee's employees, contractors or invitees. [f any action or proceeding is brought against Lessor by

reason of any of the foregoing matters, Lessee shall upon notice defend the same at Lessee's expense by counsel zzasanably satisfactory 1o essoc deSigD ate.d
b_\" insm'ance carrier and Lessor shall cooperate with Lesseein such defense. Lessor need not have first paid any such claim in order to be defended or
indemnified Lessee's indemnification shall not include any claims, losses, or damages caused by floods or
earthquakes. Except for Lessee's gross negligence or willfull misconduct, Lessor shall indemnify,
protect, defend, and hold harmless Lessee and its agents, officers, directors, shareholders, and
employees from and against any and all claims, damages, judgments, penalties, attorneys' fees and
consultant's fees, expenses and/or liabilities arising out of the negligence, willful misconduct or
breach of the Lease by the Lessor. .

8.8 Exemption ofLessor and its Agents from Liability. Notwithstanding the negligence or breach of this Lease by Lessor or its agents, neither Lessor nor its
agents shall be liable under any circumstances for: {i) injury or damage to the person or goods, wares, merchandise or other property of Lessee, Lessee's employees,
contractors, invitees, customers, or any other person in or about the Premises, whether such damage or injury is caused by or resuits from fire, steam, electricity, gas,
water or rain, indoor air quality, the presence of mold or from the breakage, leakage, obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing,
HVAC or lighting fixtures, or from any other cause, whether the said injury or damage results from conditions arising upon the Premises or upon other portions of the
building of which the Premises are a part, or from other sources or places, (i) any damages arising from any act or neglect of any other tenant of Lessor or from the
faiture of Lessor or its agents to enforce the provisions of any other lease in the Project, or {iii) injury to Lessee's business or for any loss of income or profit therefrom.
Instead, it isintended that Lessee's sole recourse in the event of such damages or injury be to file a claim on the insurance policy{ies) that Lessee is required to
maintain pursuant to the provisions of paragraph 8.

8.9 Failure to Provide Insurance. Lessee acknowledges that any failure on its part to obtain or maintain the insurance required herein will expose Lessorto
risks and potentially cause Lessor to incur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertain. Accordingly, for any month
or portion thereof that Lessee does not maintain the required insurance and/or does not provide Lessor with the required binders or certificates evidencing the
existence of the required insurance, the Base Rent shall be automatically increased, without any requirement for notice to Lessee, by an amount equal to 10% of the
then existing Base Rent or $100, whichever is greater. The parties agree that such increase in Base Rent represents fair and reasonable compensation for the
additional risk/costs that Lessor will incur by reason of Lessee’s failure to maintain the required insurance. Such increase in Base Rent shall in no event constitute a
waiver of Lessee's Default or Breach with respect to the failure to maintain such insurance, prevent the exercise of any of the other rights and remedies granted
hereunder, nor relieve Lessee of its obligation to maintain the insurance specified in this Lease.

9.  Damage or Destruction.
9.1 Definitions. .

(a) “Premises Partial Damage" shall mean damage or destruction to the improvements on the Premises, other than Lessee Owned Alterations and Utility
Installations, which can reasonably be repaired in 6 months or less from the date of the damage or destruction. Lessor shall notify Lessee in writing within 30 days
from the date of the damage or destruction as to whether or not the damage is Partial or Total.

{b} "Premises Total Destruction” shall mean damage or destruction to the Premises, other than Lessee Owned Alterations and Utifity installations and
Trade Fixtures, which cannot reasonably be repaired in 6 manths or less from the date of the damage or destruction. Lessor shall notify Lessee in writing within 30
days from the date of the damage or destruction as to whether or not the damage is Partial or Total.

(c} “insured Loss" shall mean damage or destruction to improvements on the Premises, other than Lessee Owned Alteratians and Utility Installations and
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Trade Fixtures, which was caused by an eventrequired to be covered by the insurance described in Paragraph 8.3(a), irrespective of any deductible amounts or
coverage limits involved.

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

9.3 Partial Damage - Uninsured Loss. |fa Premises Partial 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 soon as reasonably possible at Lessor's expense, in which
event this Lease shall continue in full force and effect, or (if) terminate this Lease by giving written notice to Lessee within 30 days after receipt by Lessor of knowledge
of the occurrence of such damage. Such termination shali be effective 60 days following the date of such notice. In the event Lessor elects to terminate this Lease,
Lessee shall have the right within 10 days after receipt of the termination notice to give written notice to Lessor of Lessee's commitment to pay for the repair of such
damage without reimbursement from Lessor. Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30 days after making such
commitment. In such event this Lease shall continue in full force and effect, and Lessor shall proceed to make such repairs as saon as reasonably possible after the
required funds are available. If Lessee does not make the required commitment, this Lease shall terminate as of the date specified in the termination notice.

9.4 Total Destruction. Notwithstanding any other provision hereof, if a Premises Total Destruction occurs, this Lease shall terminate d(:‘ng.‘,nil ted b_\-‘ the

Msuranee ca rrier, 60 30 days following such Destruction. If the damage or destruction was caused by the gross negligence or willful misconduct of Lessee,
Lessor shall have the right to recover Lessor's damages from Lessee, except as provided in Paragraph 8.6.

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

9.6 Abatement of Rent; Lessee's Remedies,

{a) Abatement. In the event of Premises Partial Damage or Premises Total Destruction or a Hazardous Substance Condition for which Lessee is not
responsible under this Lease, the Rent payable by Lessee for the period required for the repair, remediation or restoration of such damage shall be abated in
proportion to the degree to which Lessee's use of the Premises is impaired, but not to exceed the proceeds received from the Rental Value insurance. Allother
obligations of Lessee hereunder shall be performed by Lessee, and Lesser shall have no liability for any such damage, destruction, remediation, repair or restoration
except as provided herein.

(b} Remedies. If Lessor is obligated to repair or restore the Premises and does not commence, in 3 substantial and meaningful way, such repair or
restoration within 90 days after such obligation shall accrue, Lessee may, at any time pricr to the commencement of such repair or restoration, give written notice to
Lessor and to any Lenders of which Lessee has actual notice, of Lessee's election to terminate this Lease on a date not less than 60 days folfowing the giving of such
notice. If Lessee gives such notice and such repair or restoration is not commenced within 30 days thereafter, this Lease shall terminate as of the date specified in said
notice. If the repair or restoration is commenced within such 30 days, this Lease shall continue in full force and effect. "Commence” shall mean either the
unconditional authorization of the preparation of the required plans, or the beginning of the actual work on the Premises, whichever first occurs.

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

10. Real Property Taxes.

10.1 Definition. Asused herein, the term "Real Property Taxes" shall include any form of assessment; real estate, general, special, ordinary or extraordinary, or
rental levy or tax {other than inheritance, personal income or estate taxes); improvement bond: and/or license fee imposed upon or levied against any legal or
equitable interest of Lessor in the Premises or the Project, Lessor's right to other income therefrom, and/or Lessor's business of leasing, by any authority having the
direct or indirect power to tax and where the funds are generated with reference to the Building address. Real Property Taxes shall also include any tax, fee, levy,
assessment or charge, or any increase therein: (i) imposed by reason of events occurring during the term of this Lease, including but not limited to, a change in the
ownership of the Premises, and (iij levied or assessed on machinery or equipment provided by Lessor to Lessee pursuant to this Lease,

102 Pavament-of Taxas—landditiontaasa Rual Lassaashall eyl lassar-ansmount-uqualiothe Raal Pegporpedacinstalimaentduc atioas- 20 ays-paceto.
INITIALS INITIALS
© 2019 AIR CRE. AllRights Reserved. Last Edited: 3/11/20191:52 fM™

STN-27.21, Revised 01-09-2019 Page 8of 17



[
'

tho aoplicabla delinquansye data  if any cuch ingtalimant shall covar any paricd of Hima priortoes afiar tha gepiration artarminilion oithisleasa lossanzchara {
2Df LARLGG Y 2 2 L 2 AL %R S - 5 2

cuchinstallmant chall ha araratad lntha avant Loccpaingice alaia chaega anany Rant paymant, Lastoe may astimata the curraot Raal Beaparty Tavas, and saguira

that cuchitaves o naid in sdyanca tolassac by laccaa maathly in advanca with the paymant af tha Baca Rear Suchmoathiy navmaatcghall haaa amaouatagqualio
— 3 o ¥ RB-LA0 Y + £

tha amaunt altha acsmatadinstallmant of 3 sividad by tha aumbac af maathe camaining bafoco thamenthin which said inctalimant bagomas dalinguant Wwhan

tha actual amount of the analicable taxbilliz. kogua tha apsgunt afcech saual g vhh, advanca paymant shatl ha sdinctad ag ranyicrodta FALITY idatha funds neaded
? 0 PR > T T HLen

tepaeshoa sanlicahln \avaz ¥ tha amaent collacted by Laccorconauficiant to pay such Raal Dropacty Taxasshan dua-Lescaachall paylascar upaa demaod such
£ P4 > o 3 S 4 3 § 3 £3 3 SRA-L07 Sagar o :

addiianaloumoasis apeacsary Adusnca navaante ma haigtarminglad with athgr manaus af Leccar and chall nas baxcintarest Iathe ovant.of 3 Breach by lassagin
. DAGLGEALS y-ha 3 gia 2 2 Q $ 3 ALRS 2 Y 2

thaparformanca olits oblisatians uadar thic Laaca then 3oy such advance paymants may ha traatad by lacear 2¢ an 3adisaaal Security Dacach

1002 loint Assassmant JEiha Dramicac ara ot canacataly scsascad Lacean'’s Hability challba anaavitable seasorion oftha Baal Brocacy Tavas for allaftha
laadand imacovamantsoncludad wita the tav aascal accacsad_such seapartion 1o ho canclugivaly datazminad by tasear fram tha rocanstive yaluatices assignad i
tha-asanssoc's wark shaats gecuch athars iofarmation ag may he saaconahly availabla

10.4 Personal Property Taxes. Lessee shall pay, prior to delinquency, all taxes assessed against and levied upon Lessee Owned Alterations, Utility Installations,
Trade Fixtures, furnishings, equipment and all personal property of Lessee. When possible, Lessee shall cause its Lessee Owned Alterations and Utility Installations,
Trade Fixtures, furnishings, equipment and all other personal property to be assessed and billed separately from the real property of Lessor. If any of Lessee's said
property shall be assessed with Lessor’s real property, Lessee shall pay Lessor the taxes attributable to Lessee's property within 10 days after receipt of a written
statement setting forth the taxes applicable to Lessee's property.

11, Utilities and Services. Lessee shall pay for all water, gas, heat, light, power, telephone, trash disposal and other utilities and services supplied to the Premises,
together with any taxes thereon. If any such services are not separately metered or billed to Lessee, Lessee shall pay a reasonable proportion, to be determined by
Lessor, of all charges jointly metered or billed. There shall be no abatement of rent and Lessor shall not be liable in any respect whatsoever for the inadequacy,
stoppage, interruption or discontinuance of any ufility or service due to riot, strike, labor dispute, breakdown, accident, repair or other cause beyond Lessor's
reasonable control or in cooperation with governmental request or directions.

Within fifteen days of Lessor’s written request, Lessee agrees to deliver to Lessor such information, documents and/or authorization as Lessor needs in order for
Lessor to comply with new or existing Applicable Requirements relating to commercial building energy usage, ratings, and/or the reporting thereof.

12. Assignment and Subletting.
12.1 lessor's Consent Required.

(a}) Lessee shall not voluntarily or by operation of faw assign, transfer, mortgage or encumber (collectively, “assign or assignment”) ar sublet all or any
part of Lessee's interest in this Lease orin the Premises without Lessor's prior written consent.

{b)  Unless Lessee is a corporation and its stock is publicly traded on a national stock exchange, 3 change in the control of Lessee shall constitute an
assignment requiring consent. The transfer, on a cumulative basis, of 25% or more of the voting control of Lessee shall constitute a change in control for this purpose.

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

(d)  Anassignment or subletting without consent shall, at Lessor's option, be a Default curable after notice per Paragraph 13.1(d), or a noncurable Breach
without the necessity of any notice and grace period. If Lessor elects to treat such unapproved assignment or subletting as a noncurable Breach, Lessor may either: {i)
terminate this Lease, or (i) upon 30 days written notice, increase the monthiy Base Rentto 110% of the Base Rent then in effect. Further, in the event of such Breach
and rental adjustment, (i} the purchase price of any option to purchase the Premises held by Lessee shall be subject to similar adjustment to 110% of the price
previously in effect, and (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 to compensatory damages and/or injunctive relief.

(f}  Lessor may reasonably withhold consent to a proposed assignment or subletting if Lessee is in Default at the time consent is requested.

(g} Notwithstanding the foregoing, allowing a de minimis portion of the Premises, ie. 20 square feet or less, to be used by a third party vendor in
connection with the installation of a vending machine or payphone shall not constitute a subletting.

12.2 Terms and Conditions Applicable to Assignment and Subletting.

{2} Regardless of Lessor's consent, no assignment or subletting shall : {i) be effective without the express written assumption by such assignee or
sublessee of the obligations of Lessee under this Lease, (ii) release Lessee of any obligations hereunder, or (iii} alter the primary liability of Lessee for the payment of
Rent or for the performance of any other obligations to be parformed by Lessee.

{b) Lessor may accept Rent or performance of Lessee’s obligations from any person other than Lessee pending approval or disapproval of an assignment.
Neither a delay in the approval or disapproval of such assignment nor the acceptance of Rent or performance shall constitute a waiver or estoppel of Lessor's right to
exercise its remedies for Lessee's Default or 8reach.

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

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

(e} Each request for consent to an assignment or subletting shall be in writing, accompanied by information relevant to Lessor's determination as to the
financial and operational responsibility and appropriateness of the proposed assignee or sublesseg, including but not limited to the intended use and/or required
modification of the Premises, if any, together with a fee of $500 as consideration for Lessor's considering and processing said request. Lessee agrees to provide Lessor
with such other or additional information and/or documentation as may be reasonably requested. (See also Paragraph 36)

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

{g) Lessor's consent to any assignment or subletting shall not transfer to the assignee or sublessee any Option granted to the original Lessee by this Lease
unless such transfer is specifically consented to by Lessor in writing. {See Paragraph 39.2)
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12.3 Additional Terms and Conditions Applicable.to Subletting. The following terms and conditions shall apply to any subletting by Lessee of all or any part of
the Premises and shall be deemed included in all subleases under this Lease whether or not expressly incorporated therein:

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

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

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

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

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

13. Default; Breach; Remedies.

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

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

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

{c) The failure of Lessee to allow Lessor and/or its agents access to the Premises or the commission of waste, act or acts constituting public or private
nuisance, and/or anillegal activity on the Premises by Lessee, where such actions continue for a period of 3 business days following written notice to Lessee. In the
event 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 8reachrather thana
Default.

{d) The failure by Lessee to provide (i) reasonable written evidence of compliance with Applicable Requirements, {ii) the service contracts, {iii} the
rescission of an unauthorized assignment or subletting, {iv} an Estoppel Certificate or financial statements, {v} a requested subordination, {vi} evidence concerning any
guaranty and/or Guarantor, {vii) any document requested under Paragraph 42, {viii) material safety data sheets (MSDS), or (ix) any other documentation or
information which Lessor may reasonably require of Lessee under the terms of this Lease, where any such failure continues for a period of 10 days following written
notice to Lessee.

{e} A Default by Lessee as to the terms, covenants, conditions or provisions of this Lease, or of the rules adopted under Paragraph 40 hereof, other than
those described in subparagraphs 13.1{a), (b}, (c) or {d}, above, where such Default continues for a period of 30 days after written notice; provided, however, that if
the nature of Lessee's Default is such that more than 30 days are reasonably required for its cure, then it shall not be deemed to be a Breach if Lessee commences
such cure within said 30 day period and thereafter diligently prosecutes such cure to completion.

{f}  The occurrence of any of the following events: (i) the making of any general arrangement or assignment for the benefit of creditors; (ii) becoming a
"debtor” as defined in 11U.5.C. § 101 or any successor statute thereto {unless, in the case of a petition filed against Lessee, the same is dismissed within 60 days); {iii)
the appaintment of a trustee or receiver to take possession of substantially all of Lessee’s assets located at the Premises or of Lessee's interest in this Lease, where
possession is not restored to Lessee within 30 days; or {iv) the attachment, execution or other judicial seizure of substantially ali of Lessee's assets located at the
Premises or of Lessee’s interest in this Lease, where such seizure is not discharged within 30 days; provided, however, in the event that any provision of this
subparagraph is contrary to any applicable law, such provision shali be of no force or effect, and not affect the validity of the remaining provisions.

{g) The discovery that any financial statement of Lessee or af any Guarantor given to Lessor was materiafly false.

{h} W the performance of Lessee's obligations under this Lease is guaranteed: {i) the death of a Guarantor, (i) the termination of a Guarantor's liability
with respect to this Lease other than in accordance with the terms ol such guaranty, (i) 2 Guarantor's becoming insolvent or the subject of a bankruptcy filing, (iv) a
Guarantor's refusal to honor the guaranty, or (v} a Guarantor's breach of its guaranty obligation on an anticipatory basis, and Lessee's failure, within 60 days following
written notice of any such event, to provide written alternative assurance or security, which, when coupled with the then existing resources of Lessee, equals or
exceeds the combinad financial resources of Lessee and the Guarantors that existed at the time of execution of this Lease.

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

(3} Terminate Lessee’s right to possession of the Premises by any lawful means, in which case this Lease shall terminate and Lessee shall immediately
surrender possessian to Lessar. In such event Lessor shall be entitled to recover from Lessee: (i) the unpaid Rent which had been earned at the time of termination;
{ii) the worth at the time of award of the amount by which the unpaid rent which would have been earned after termination until the time of award exceeds the
amount of such rental loss that the Lessee proves could have been reasonably avoided; (i) the worth at the time of award of the amount by which the unpaid rent for
the balance of the term after the tinme of award exceeds the amount of such rental loss that the Lassee proves could be reasonably avoided; and {iv) any other amount
necassary to compensate Lessor for all the detriment proximately caused by the Lessee's failure to perform its obligations under this Lease or which in the ordinary
course of things would be likely to result therefrom, including but not limited to the cost of recovering possession of the Premises, expenses of refetting, including
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necessary renovation and alteration of the Premises, reasonable attorneys' fees, and that portion of any leasing commission paid by Lessor in connection with this
Lease applicable to thé unexpired term of this Lease. The worth at the time of award of the amount referred toin provision (iii} of the immediately preceding
sentence shall be computed by discounting such amount at the discount rate of the Federal Reserve Bank of the District within which the Premises are located at the

in such proceeding any unpaid Rent and damages as are recoverable therein, or Lessor may reserve the right to recover all or any part thereofin a separate suit. If 3
notice and grace period required under Paragraph 13.1 was not previously given, a notice to pay rent or quit, or to perform or quit given to Lessee under the unlawful
detainer statute shall also constitute the notice required by Paragraph 13.1. Insuch case, the applicable grace period required by Paragraph 13.1 and the unlawful
detainer statute shall run concurrently, and the failure of Lessee to cure the Default within the greater of the two such grace periods shall constitute both an unlawful
detainer and a 8reach of this Lease entitling Lessor to the remedies provided for in this Lease and/or by said statute.

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

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

13.3 inducement Recapture. Any agreement for free or abated rent or other charges, the cost of tenant impravements for Lessee paid for or performed by
Lessor, or for the giving or paying by Lessor to or for Lessee of any cash or other bonus, inducement or consideration for Lessee's entering into this Lease, all of which
concessions are hereinafter referred to as "Inducement Provisions," shall be deemed conditioned upon Lessee’s full and faithful performance of alf of the terms,
covenants and conditions of this Lease. Upon Breach of this Lease by Lessee, any such Inducement Provision shall automatically be deemed deleted from this Lease
and of no further force or effect, and any rent, other charge, bonus, inducement or consideration theretofore abated, given or paid by Lessor under such an

Lessor of rent ar the cure of the Breach which initiated the operation of this paragraph shall not be deerned 3 waiver by Lessor of the provisions of this paragraph
unless specifically so stated in writing by Lessor at the time of such acceptance.

134 Late Charges. Lessee hereby acknowledges that late payment by Lessee of Rent will cause Lessor to incur costs not contemplated by this Lease, the exact
amount of which will be extremely difficult ta ascertain. Such costs include, but are not fimited 1o, processing and accounting charges, and late charges which may be
imposed upon Lessor by any Lender. Accordingly, if any Rent shall not be received by Lessor within 5 days'after such amount shall be due, then, without any
reguirement for notice to Lessee, Lessee shall immediately pay to Lessor a one-time late charge equal to 10% of each such overdue amount or $100, whichever is
greater. The Parties hereby agree that such late‘charge represents a fair and reasonable estimate of the costs Lessor will incur by reason of such fate payment.

exercise of any of the other rights and remedies granted hereunder. In the event that a late charge is payabie hereunder, whether or not collected, for 3 consecutive
instaliments of Base Rent, then notwithstanding any provision of this Lease to the contrary, Base Rent shall, at Lessor's option, become due and payable quarterly in
advance.

13.5 Interest. Any monetary payment due Lessor hereunder, other than late charges, not received by Lessor, when due shall bear interest from the 31st 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 law. Interest is
payabie in addition to the potential late charge provided for in Paragraph 13.4.

13.6 Breach by Lessor.

(a) Notice of Breach. Lessor shall not be deemed in breach of this Lease unless Lessor fails within 2 reasonable time to perform an obligation required to

provided, however, that if the nature of Lessor's obligation is such that more than 30 days are reasonably required for its performance, then Lessor shall not be in
breach if performance is commenced within such 30 day period and thereafter diligently pursued to completion.

(b)  Performance by Lessee on Behalf of Lessor. In the event that neither Lessor nor Lender Cures said breach within 30 days after receipt of said notice,
or if having commenced said cure they do not diligently pursue it to completion, then Lessee may elect to cure said breach at Lessee's expense and offset from Rent
the actual and reasonable cost to perform such cure, provided, however, that such offset shall not exceed an amount equal to the gréater of one month's Base Rent or
the Security Deposit, reserving Lessee's right to seek 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.

14. Condemnation. If the Premises or any portion thereof are taken under the power of eminent domain or sold under the threat of the exercise of said power
(collectively "Condemnation"), this Lease shall terminate as to the part taken as of the date the condemning authority takes title or possession, whichever first occurs.
If more than 10% of the 8uilding, or more than 25% of that portion of the Premises not occupied by any building, is taken by Condemnation, Lessee may, at Lessee's
option, to be exercised in writing within 10 days after Lessor shall have given Lessee written notice of such taking (or in the absence of such notice, within 10 days
after the condemning authority shall have taken possession) terminate this Lease as of the date the condemning authority takes such possession. If Lessee does not
terminate this Lease in accordance with the foregaing, this Lease shall remain in full force and effect as to the portion of the Premises remaining, except that the Base
Rent shall be reduced in proportion to the reduction in utility of the Premises caused by such Condemnation. Condemnation awards and/or payments shall be the
property of Lessor, whether such award shall be made as compensation for diminution in value of the leasehold, the value of the part taken, or for severance
damages; provided, however, that Lessee shall be entitled to any compensation paid by the condemnor for Lessee's relocation expenses, loss of business goodwill
and/or Trade Fixtures, without regard to whether or not this Lease is terminated pursuant to the provisions of this Paragraph. All Alterations and Utility Instaffations
made to the Premises by Lessee, for purposes of Condemnation only, shall be considered the property of the Lessee and Lessee shall be entitled to any and ali
compensation which is payable therefor. In the event that this Lease is not terminated by reason of the Condemnation, Lessor shall repair any damage to the
Premises caused by such Condemnation.

15. Brokerage Fees.
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15.2 Assumption of Obligaﬁbns. Any buyer or transfaree of Lessor's interest in this Lease shall be deemed to have assumed Lessar's obligation hereunder.
Srokers shall be third party beneficiaries of the provisions of Paragraphs 1.9, 15, 22 and 31, If Lessor failsto pay to Brokers any amounts due as and for brokerage fees
pertaining to this Lease when due, then such amounts shalt accrue Interest. In addition, if Lessar fails to pay any amountsto Lessee's Broker when due, Lessee's
Broker may send written notice to Lessor and Lessee of such failure and if Lessor fails to pay such amounts within 10 days after said notice, Lessee shall pay said
monies to its Broker and offset such amounts against Rent. in addition, Lessee's Broker shall be deemed to be a third party beneficiary of any commission agreement
entered into by and/or between Lessor and Lessor's Broker for the limited purpose of collecting any brokerage fee owed.

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

16. Estoppel Certificates.

{a) Each Party {as “Responding party") shall within 10 days after written notice from the other Party {the "Requesting Party") execute, acknowledge and
deliver to the Requesting Party a statement in writing in form similar to the then most current "Estoppel Certificate” form published 8Y AIR CRE, plus such additional
information, confirmation and/or statements as may be reasonably requested by the Requesting Party.

[b) if the Responding Party shall fail to execute or deliver the Estoppel Certificate within such 10 day period, the Requesting Party may execute an
£stoppel Certificate stating that: (i) the Lease is in full force and effect without modification except as may be represented by the Requesting Party, (ii} there are no
uncured defaults in the Requesting Party's performance, and (iif) if Lessor is the Requesting Party, not more than one month's rent has been paid in advance.
Prospective purchasers and encumbrancers may rely upon the Reguesting Party's Estoppel Certificate, and the Responding Party shall be estopped from denying the
truth of the facts contained in said Cerlificate. In addition, Lessee acknowledges that any failure on its part to provide such an Estappel Certificate will expose Lessor
to risks and potentially cause Lessor to incur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertain. Accordingly, should the
Lessee fail to execute and/or deliver a requested Estoppel Certificate in 3 timely fashion the monthly Base Rent shall be automatically increased, without any
requirement for notice to Lessee, by an amount equal to 10% of the then existing Base Rentor $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, Suchincrease in 8ase Rent shall in no event constitute a waiver of Lessee's Default or Breach with respect to the failure to provide
the Estoppel Certificate nor prevent the exercise of any of the other rights and remedies granted hereunder.

(¢} IfLessor desires to finance, refinance, or sell the Premises, or any part thereof, Lessee and all Guarantors shall within 10 days after written notice
from Lessor deliver to any potential lander 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. Allsuch financial statements shall be received by Lessor and such lender or purchaser in
confidence and shall be used only for the purposes herein set forth.

17. Definition of Lessor. The term "Lessor” as used herein shall mean the owner or owners at the timein question of the fee title to the Premises, or, if thisis a
sublease, of the Lessee's interest in the prior lease. In the event of a transfer of Lessor's title or interest in the Premises or this Lease, Lessar shalt deliver to the
transferee or assignee (in cash or by credit) any unused Security Deposit held by Lessor. Upan such transfer or assignment and delivery of the Security Deposit, as
aforesaid, the prior Lessar shall be relieved of alt liability with respect to the obligations and/or covenants under this Lease thereafter ta 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 provision of this Lease, as determined by a court of competent jurisdiction, shall in no way affect the validity of any other
provision hereof.

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

20. Limitation on Liability. The obligations of Lessor under this Lease shall not constitute personal obligations of Lessor, orits partners, members, directors, officers
or shareholders, and Lessee shall iook to the Premises, and to no other assets of Lessor, far the satisfaction of any liability of Lessor with respect to this Lease, and
shall not seek recourse against Lessor's partners, members, directors, officers or sharehalders, or any of their personal assets for such satisfaction.

21. Time of Essence. Time is of the essence with respect to the performance of all obligations to be performed or observed by the Parties under this Lease.

22. No Prior or Other Agreements; 8roker Disclaimer. This Lease contains all agreements between the Parties with respect to any matter mentioned herein, and no
other prior or contemporaneaus agreement or understanding shall be effective. Lessor and Lessee each represents and warrants to the Brokers that it has made, and
is relying solely upon, its own investigation as to the nature, quality, character and financial responsibility of the other Party to this Lease and as to the use, nature,
quality and character of the Premises. Brokers have no responsibility with respect thereto or with respect to any default or breach hereof by either Party.

23. Notices.

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

23.2 Date of Notice. Any notice sent by registered or certified mail, return receipt requested, shall be deemed given on the date of delivery shownon the
receipt card, or 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 Mail or overnight courier that guarantees next day delivery shall be
deemed given 24 hours after delivery of the same to the Postal Service or courier. Notices delivered by hand, or transmitted by facsimile transmission or by email
shall be deemed delivered ugon actual receipt. If notice is received on a Saturday, Sunday or legal holiday, it shall be deemed received on the next business day.

23.3 Options. Notwithstanding the foregoing, in order to exercise any Options (see paragraph 39}, the Notice must be sent by Certified Mail (return receipt
requested), Express Mail {signature required), courier {signature required) or some other methodology that provides a receipt establishing the date the notice was
received by the Lessor.
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24, Waivers. )

{al  No waiver by Lessor of the Default o Breach of any term, covenant or condition hereof by Lessee, shall be deemad a waiver of any other term,
covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any other term, covenant or condition hereof. Lessor
or approval of, any act shall not be deemed to render unnecessary the obtaining of Lessor's consent to, or approval of, any subsequent or similar act by Lessee, or be
construed as the basis of an estoppel to enforce the provision or provisions of this Lease requiring such consent.

(b} The acceptance of Rent by Lessor shall not be a waiver of any Default or 8reach by Lessee. Any payment by Lessee may be accepted by Lessoron
account of monies or damages due Lessor, notwithstanding any qualifying statements or conditions made by Lessee in connection therewith, which such statements
and/or conditions shall be of no force or effect whatsoever unless specifically agreed to in writing by Lessor at or before the time of deposit of such payment.

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

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

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

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

(i) Lessee's Agent. An agent can agree to act as agent for the Lessee only. In these situations, the agentis not the Lessor's agent, even if by
agreement the agent may receive compensation for services rendered, either in full or in part from the Lessor. An agent acting only for a Lessee hasthe following
affirmative obligations. To the Lessee: A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with the Lessee. To the Lessee and the Lessor: (a)
Diligent exercise of reasonable skills and care in performance of the agent's duties. (b} A duty of honest and fair dealing and good faith. {c)A duty to disclose alf facts
known to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and observation of, the Parties.
An agent is not obligated to reveal to either Party any confidential information obtained from the other Party which does not involve the affirmative duties set forth

above.
(i) Agent Representing Both Lessor and Lessee. Areal 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 2 dual agency situation,
the agent has the following affirmative obligations to both the Lessor and the Lessee: (3} A fiduciary duty of utmost care, integrity, honesty and loyalty in the dealings
with either Lessor or the Lessee. (b} Other duties to the Lessor and the Lessee as stated above in subparagraphs (i) or {ii). In representing both Lessor and Lessee, the
agent may not, without the express permission of the respective Party, disclose to the other Party confidential information, including, but not limited to, facts relating
to either Lessee’s or Lessor’s financial position, motivations, bargaining position, or other personal information that may impact rent, including Lessor’s willingness to
accept a rent less than the listing rent or Lessee’s willingness to pay rent greater than the rent offered. The above duties of the agent in a real estate transaction do
not relieve 3 Lessor or Lessee from the responsibility to protect their own interests. Lessor and Lessee should carefully read all agreements to assure that they
adequately express their understanding of the transaction. A real estate agentisa person qualified to advise about real estate. If legal or tax advice is desired, consult
a competent professional. Both Lessor and Lessee should strongly consider obtaining tax advice from a competent professional because the federal and state tax
consequences of a transaction can be complex and subject to change.

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

{c}) Lessorand Lessee agree to identify to 8rokers as "Confidential® any communication or information given Brokers that is considered by such Party to
be confidential.

26.  No Right To Holdover. Lessee has no right to retain possession of the Premises orany part thereof beyond the expiration or termination of this Lease. Inthe
event that Lessee holds over, then the 8ase Rent shall be increased to 150% of the 8ase Rent applicable immediately preceding the expiration or termination.
Holdover Base Rent shall be calculated on monthly basis. Nothing contained herein shall be construed as consent by Lessor to any holding over by Lessee.

27. Cumulative Remedies. No remedy or election hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all other remedies at law or
in equity.

28. Covenants and Conditions; Construction of Agreement. All provisions of this Lease to be observed or performed by Lessee are both covenants and conditions.
in construing this Leasa, all headings and titles are for the convenience of the Parties only and shall not be considered a part of this Lease. Whenever required by the
context, the singular shall include the plural and vice versa. This Lease shall not be canstrued asif prepared by one of the Parties, but rather according ta its fair
meaning as a whole, as if both Parties had prepared it.

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

30. Subordination; Attornment; Non-Disturbance.
30.1 Subordination. This Lease and any Option granted hereby shalf be subject and subordinate to any ground lease, mortgage, deed of trust, or other

hypothecation or security device {collectively, "Security Device"), now or hereafter piaced upon the Premises, to any and all advances made on the security thereof,
and to all renewals, modifications, and extensions thereof. Lessee agrees that the holders of any such Security Devices {in this Lease together referred to as "Lender”)
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30.2 Attoriment. In the event that Lessor transfers title to the Premises, or the Premises are acquired by anothe; upon the foreclasure or termination of a
Security Device to which this Lease is subordinated (i} Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3, attorn to such new owner, and upon
request, enter into a new lease, containing all of the terms and provisions of this Lease, with such new awner for the remainder of the term hereof, or, at the election
of the new owner, this Lease will automatically become a new lease between Lessee and such new owner, and (i} Lessor shall thereafter be relieved of any further
obligations hereunder and such new cwner shall assume alf of Lessor's obligations, except that such new owner shall nat: {a) be liable for any act or omission of any
prior lessor or with respect to events occurring prior ta acquisition of awnership; (b} be subject to any offsets or defenses which Lessee might have against any prior
lessor, {c) be bound by prepayment of more than one month's rent, or {d} be liable for the return of any security deposit paid to any prior lessor which was not paid or
credited to such new owner.

30.3 Non-Disturbance. With respect to Security Devices entered into by Lessor after the execution of this Lease, Lessee's subordination of this Lease shall be
subject to receiving a commercially reasonable non-disturbance agreement (a "Non-Disturbance Agreement”) from the lender which Non-Disturbance Agreement
provides that Lessee's possession of the Premises, and this Lease, including any options to extend the term hereof, will not be disturbed so long as Lessee isnot in
8reach hereof and attorns to the record owner of the Premises. Further, within 60 days after the execution of this Lease, Lessar shall, if requested by Lessee, use its
commercially reasonable effortsto obtaina Non-Disturbance Agreement from the holder of any pre-existing Security Device which is secured by the Premises. In the
event that Lessor is unable to provide the Non-Oisturbance Agreement within said 60 days, then Lessee may, at Lessee's option, directly contact Lender and attempt
to negotiate for the execution and delivery of a Non-Disturbance Agreement.

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

31. Attorneys' Fees. if any Party or Broker brings an action or proceeding involving the Premises whether founded in tort, contract or equity, or to declare rights
hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, actian, or appeal thereon, shall be entitied to reasonable attorneys' fees. Such fees may
be awarded in the same suit or recovered in a separate suit, whether or not such action or proceeding is pursued to decision or judgment. The term, "Prevailing
Party” shall include, without limitation, a Party or 8roker who substantially obtains or defeats the relief sought, as the case may be, whether by compromise,
settlement, judgment, or the abandonment by the other Party or Broker of its claim or defense. The attorneys' fees award shall not be computed in accordance with
any court fee schedule, but shall be such as to fully reimburse all attorneys' fees reasonably incurred. In addition, Lessor shall be entitled to attorneys’ fees, casts and
expenses incurred in the preparation and service of notices of Default and consultations in connection therewith, whether or not a legal action is subsequently
commenced in connection with such Default or resulting Breach {$200Q is a reasonable minimum per occurrence for such services and cansultation).

32, Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premises atany time, in the case of an emergency, and
otherwise at reasonable times after reasanable prior notice for the purpose of showing the same to prospective purchasers, lenders, or tenants, and making such
alterations, repairs, improvements or additions to the Premises as Lessor may deem necessary or desirable and the erecting, using and maintaining of utilities,
services, pipes and conduits through the Premises and/for other premises as long as there is no material adverse effect on Lessee’s use of the Premises. All such
activities shall be without abatement of rent or liability to Lessee.

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

34. Signs. Lessor may place on the Premises ardinary "for Sale" signs at any time and ordinary "For Lease" signs during the last 6 months of the term hereof. Except
for ardinary "for sublease” signs, Lessee shail not place any sign upon the Premises without Lessor's prior written consent. All signs must comply with all Applicable
Requirements.

35. Termination; Merger. Unless specifically stated otherwise in writing by Lesser, the voluntary or other surrender of this Lease by Lessee, the mutual termination
or cancellation hereof, or a termination hereof by Lessor for Breach by Lessee, shall automatically terminate any sublease or lesser estate in the Premises; provided,
however, that Lessar may elect to continue any one or all existing subtenancies. Lessor's fatlure within 10 days following any such event to elect to the contrary by
written notice to the holder of any such lesser interest, shall constitute Lessor's election to have such event constitute the termination of such interest.

36. Conmsents. All requests for consent shall be in writing. Except as otherwise provided herein, wherever in this Lease the consent of a Party isrequired to an act by
or for the ather Party, such consent shall not be unreasonably withheld ar delayed. Lessor's actual reasonable costs and expenses (including but not limited to
architects', attorneys', engineers' and other consultants’ fees) incurred in the consideration of, or response to, a request by Lessee for any Lessor consent, including
but not limited to consents to an assignment, a subletting or the presence or use of a Hazardous Substance, shall be paid by Lessee upon receipt of an invoice and
supporting documentation therefar. Lessor's consent to any act, assignment or subletting shall not constitute an acknowledgment that no Default or Breach by Lessee
of this Lease exists, nor shall such consent be deemed a waiver of any then existing Default or Breach, except as may be otherwise specifically stated in writing by
Lessor at the time of such cansent. The failure to specify herein any particular condition (o Lessor's consent shali not preclude the imposition by Lessor at the time of
consent of such further or other conditions as are then reasonable with reference to the particular matter for which consent is being given. In the event that either
Party disagrees with any determination made by the other hereunder and reasonably requests the reasons for such determination, the determining party shall furnish
its reasons in writing and in reasonable detail within 10 business days following such request.

37. QGuarantor.

37.1 Execution. The Guarantors, if any, shall each execute a guaranty in the form most recently published BY AIR CRE, and each such Guarantor shall have the
same obligations as Lessee under this Lease.

37.2 Default. itshall constitute a Default of the Lessee if any Guarantor fails or refuses, upon request to provide: (a) evidence of the execution of the guaranty,
including the authority of the party signing on Guarantor's behalf to obligate Guarantor, and in the case of a corporate Guarantor, a certified copy of 2 resolution of its
board of directors authorizing the making of such guaranty, {b} current financia! statements, {c) an Estoppel Certificate, or {d) written confirmation that the guaranty is
stiltin effect.

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

39. Options. If Lessee is granted any Option, as defined below, then the following provisions shall apply.
39.1 Definition. "Option" shall mean: {a) the right to extend or reduce the term of or renew this Lease or ta 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 property of Lessor; {c} the right to purchase,
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the right of first offer to purchase or the right of first refusal to purchase the Premises or other property of Lessor. .

39.2 Opﬁons Personal To Original Lessee. Any Option granted to Lessee in this Lease is personal to the original Lessee, and cannot be assigned or exercised by
anyone other than said original Lessee and only while the original Lessee is in full possession of the Premises and, if requested by Lessor, with Lessee certifying that
Lessee has no intention of thereafter assigning or subletting. A related. affiliated or commonly controlled entity operating the same Agreed
Usce that has been assigned or subletted this Lease shall be considered an ‘original Lessee’ for purposes of this paragraph.

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

39.4 Effect of Default on Options.

(3} Lessee shall have noright to exercise an Option: (i) during the period commencing with the giving of any notice of Default and continuing until said
Oefault is cured, (ji) during the period of time any Rent is unpaid (without regard to whether notice thereof is given Lessee), {iii) during the time Lessee is in Breach of
this Lease, or {iv) in the event that Lessee has been given 3 or more notices of separate Default, whether or not the Defauits are cured, during the 12 month period
immediately preceding the exercise of the Option.

(b]  The period of time within which an Option may be exercised shall not be extended or enlarged by reason of Lessee's inability to exercise an Option
because of the provisions of Paragraph 39.4(3).

{c)  AnOption shall terminate and be of no further force or effect, notwithstanding Lessee's due and timely exercise of the Option, if, after such exercise
and prior to the commencement of the extended term or completion of the purchase, (i} Lessee fails to pay Rent for a period of 30 days after such Rent becomes due
{without any necessity of Lessor to give notice thereof), or (ii) if Lessee commits 3 Breach of this Lease.

40. Multiple Buildings. If the Premises are a part of a group of buildings controlled by Lessor, Lessee agrees that it will abide by and conform to alf reasonable rules
and regulations which Lessor may make from time to time for the management, safety, and care of said properties, including the care and cleanliness of the grounds
and including the parking, loading and unloading of vehicles, and to cause its employees, suppliers, shippers, customers, contractors and invitees to so abide and
conform. Lessee also agrees to pay its fair share of common expenses incurred in connection with such rules and regulations.

41. Security Measuras. Lessee hereby acknowledges that the Rent payable to Lessor hereunder does not include the cost of guard service or other security
measures, and that Lessor shall have no obiigation whatsoever to provide same. Lessee assumes all responsibility for the protection of the Premises, Lessee, its
agents and invitees and their property from the acts of third parties.

42. Reservations. Lessor reserves to itself the right, from time to time, to grant, without the consent or joinder of Lessee, such easements, rights and dedications
that Lessor deems necessary, and to cause the recordation of parcel maps and restrictions, so lang as such easements, rights, dedications, maps and restrictions do
not unreasonably interfere with the use of the Premises by Lessee. Lessee agrees to sign any documents reasonably requested by Lessor to effectuate any such
easement rights, dedication, map or restrictions.

43. Performance Under Protest. Ifat any time a dispute shall arise as to any amount or sum of money to be paid by one Party to the other under the provisions
hereof, the Party against whom the obligation to pay the money is asserted shall have the right to make payment "under protest” and such payment shall not be
regarded as a voluntary payment and there shall survive the right on the part of said Party to institute suit for recovery of such sum. Ifit shall be adjudged that there
was no legal obligation on the part of said Party to pay such sum or any part thereof, said Party shall be entitled to recover such sum or so much thereof as it was not
legally required to pay. A Party who does not initiate suit for the recovery of sums paid "under protest” within 6 months shall be deemed to have waived its right to
protest such payment.

44. Authority; Multiple Parties; Execution.

{a) If either Party hereto is a corparation, trust, limited liability company, partnership, or similar entity, each individual executing this Lease on behalf of
such entity represents and warrants that he or she is duly authorized to execute and deliver this Lease on its behalf. Each Party shall, within 30 days after request,
deliver to the other Party satisfactory evidence of such authority.

{b) Ifthis Lease is executed by more than one person or entity as "Lessee", each such person or entity shall be jointly and severally liable hereunder. Itis
agreed that any one of the named Lessees shall be empowered to execute any amendment to this Lease, or other document ancillary thereto and bind all of the
named Lessees, and Lessor may rely on the same as if all of the named Lessees had executed such document.

[c) ThisLease may be executed by the Parties in counterparts, each of which shall be deemed an original and all of which together shall constitute one
and the same instrument.

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

46. Offer. Preparation of this Lease by either Party or their agent and submission of same to the other Party shall not be deemed an offer to lease to the other
Party. This Lease is not intended to be binding until executed and delivered by all Parties hereto.

47. Amendments. This Lease may be modified only in writing, signed by the Parties in interest at the time of the modification. As long as they do not materially
change Lessee's obligations hereunder, Lessee agrees to make such reasonable non-manetary modifications to this Lease as may be reasonably required by a Lender
in connection with the obtaining of normal financing or refinancing of the Premises.

48. Waiver of fury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL 8Y JURY IN ANY ACTION GR PROCEEDING INVOLVING THE PROPERTY
OR ARISING OUT OF THIS AGREEMENT.

49. Arbitration of Disputes. An Addendum requiring the Arbitration of all disputes between the Parties and/or Brokers arising out of this Lease ] is ™M
attached to this Lease.

50. Accessibility; Americans with Disabilities Act.
{a) The Premises:

; »

s have not undergone an inspection by a Certified Access Speciafist {CASp). Note: A Certified Access Specialist {CASp) can inspect the subject premises and
determine whether the subject premises comply with all of the applicable construction-related accessibility standards under state law. Although state law does not
require a CASp inspection of the subject premises, the commercial property owner or lessor may not prohibit the lessee or tenant from obtaining a CASpinspection of
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qualifications stated in this paragraph within ten (10) calendar days after the last date the
two brokers are given to set the fair market monthly rental. Each of the parties hereto
shall bear one-half (1/2) the cost of appointing the third broker and of the third broker’s
fee. The third broker shall be a person who has not previously acted in any capacity for
either party.

The third broker shall conduct his own investigation of the fair market monthly rent, and
shall be instructed not to advise either party of his determination of the fair market
monthly rent except as follows: When the third broker has made his determination, he
shall so advise Landlord and Tenant and shall establish a date, at least five (5) calendar
days after the giving of notice by the third broker to Landlord and Tenant, on which he
shall disclose his determination of the fair market monthly rent. Such meeting shall take
place in the third broker’s office unless otherwise agreed by the parties. After having
initialed a paper on which their determination of fair market monthly rent is set forth, the
third broker shall place their determination of the fair market monthly rent in a sealed
envelope. Landlord’s broker and Tenant’s broker shall each set forth their determination
of fair market monthly rent on a paper, initial the same and place them in sealed
envelopes. Each of the three envelopes shall be marked with the name of the party whose
determination is inside the envelope.

In the presence of the third broker, the determination of the fair market monthly rent by
Landlord’s broker and Tenant’s broker shall be opened and examined. If the higher of the
two determinations is one hundred five percent (105%) or less of the amount set forth in
the lower determination. the average of the two (2) determinations shall be the fair
market monthly rent, the envelope containing the determination of the fair market
monthly rent by the third broker shall be destroyed and the third broker shall be
instructed not to disclose his determination. [ either party’s envelope is blank, or does
not set forth a determination of fair market monthly rent, the determination of the other
party shall prevail and be treated as the fair market monthly rent. If the higher of the (2)
two determinations is more than one hundred five percent (105%) of the amount of the
lower determination, the envelope containing the third broker’s determination shall be
opened. If the value determined by the third broker is the average o [ the values proposed
by Landlord’s broker and Tenant’s broker, the third broker’s determination of fair market
monthly rent shall be the fair market monthly rent. If such is not the case, fair market
monthly rent shall be the rent proposed by whichever of Landlord’s broker or Tenant’s
broker is closest to the determination of fair market monthly rent by the third broker.

56. Additional Rent
1. Definitions.

(a) “Base Year” shall mean the calendar year 2019.

(b) For the purposes of the lease. *Operating Costs” means all costs the
Landlord incurs of managing, operating, maintaining, repairing. or replacing the Property.



These expenses include all items struck through in Sections 7.1 and 7.1 of the lease; for
illustration purposes only, these expenses could include:

3 costs of operation, maintenance, repair, restoration, or replacement
of portions of any of the Property, including glass, roof covering or membrane.

(i1) the capitalized costs in that year for any repairs, replacements, or
capital improvements that are required to be capitalized for federal income tax purposes or
intended to reduce Operating Costs or to improve the appearance or efficiency of the
Property or any part or portion thereof);

(it premiums for, and any deductible or other amounts paid under or in
connection with, any insurance with respect or relating to the Property (or any part or
portion thereof) carried by Landlord;

(iv)  fees or charges for licenses, permits or inspections of any of the
Property:

(v) any expense or charge not hereinbefore described, which is, or is
determined by Landlord to be, an expense of managing, operating, maintaining, repairing
and/or replacing the Property or any portion or part thereof.

(c) “Taxes” means:

6] all real property taxes and general, special or district assessments
and other governmental or similar impositions, of whatever kind, nature or origin, imposed
on or by reason of the ownership or use of the Property or any part or portion thereof.
including any assessments, impositions, charges. fees. or other expenses imposed by or in
connection with the El Dorado Hills Business Park:

(i) any governmental charges, fees or assessments for transit or traffic
mitigation (including area-wide traffic improvement assessments and transportation
system management fees), housing, police, fire or other governmental service or purported
benefits to the Property or any portion thereof:

(iif)  any increases in the foregoing caused by changes in assessed
valuation, tax rate or other factors or circumstances.

2. Additiona] Rent.

(a) Tenant shall pay Landlord as “Additional Rent” for each calendar year or
portion thereof during the Term the Tenant’s Share multiplied by the amount (if any) by
which the Operating Costs for the period exceed the Operating Costs for the Base Year.

G Prior to the end of the Base Year and each calendar year during the Term
thereafter. Landlord shall notify Tenant of Landlord’s estimate of the Operating Costs and
Tenant’s Additional Rent for the following calendar year. Commencing on the first day of
January of each calendar year and continuing on the first day of every month thereafter in



such year, Tenant shall pay to Landlord one-twelfth (1/12") of the estimated Additional
Rent.

(¢) As soon as reasonably practicable after the end of the Base Year and each
calendar year thereafter during the Term, Landiord shall furnish Tenant a statement (the
“Statement”) with respect to such year, showing the Operating Costs and Additional Rent
for the year, and the total payments made by Tenant with respect thereto. Unless Tenant
raises any objections to the Statement within sixty (60) days after receipt of the same, such
Statement shall conclusively be deemed correct and Tenant shall have no right thereafter
to dispute such Statement or any item therein or the computation of Additional Rent based
thereon. If Tenant disputes the amount of Additional Rent stated in the Statement, Tenant
may designate, within sixty (60) days after receipt of the Statement, an independent
certified public accountant to inspect Landlord’s records. Tenant is not entitled to request
that inspection, however, if Tenant is then in default under the Lease. Tenant must give
reasonable notice to Landlord of the request for inspection, and the inspection must be
conducted in Landlord’s offices at a reasonable time or times. All costs and expenses of
the tenant audit shall be paid by Tenant (and Tenant shall pay Landlord, on demand and as
Additional Rent. Landlord’s invoice for the following costs, to the extent reasonably
incurred by Landlord: (i) the photocopying of documents; (ii) the retrieval of documents
from Landlord’s storage archives unless the audit shows that Landlord overstated the
Operating Costs for the subject calendar year by more than five percent (5%). in which
case Landlord shall pay all reasonable costs and expenses (not to exceed the lesser of (x)
the amount of the refund owing to Tenant as a result of the tenant audit, or (y) Two
Thousand Dollars ($2,000.00)) of the tenant audit). If Tenant’s Additional Rent as finally
determined for the year exceeds the total payments made by Tenant on account thereof,
Tenant shall pay Landlord the deficiency within ten (10) days of Tenant’s receipt of
Landlord’s Statement. If the total payments made by Tenant on account thereol exceed
Tenant's Additional Rent as finally determined for the year, Tenant’s excess payment shall
be credited toward the rent next due from Tenant under the Lease, unless such excess is
more than Two Thousand and No/100ths Dollars ($2.000.00) and Tenant is not then in
default under the Lease, in which event such excess shall be refunded to Tenant. For any
partial calendar year at the beginning or end of the Term, Additional Rent shall be prorated
on the basis of a 365-day year by computing Tenant’s Share of the increases in Operating
Costs for the entire year and then prorating such amount for the number of days during
such year included in the Term. Notwithstanding the termination of the Lease, Landlord
shall pay to Tenant or Tenant shall pay to Landlord, as the case may be, within ten (10)
days after Tenant’s receipt of Landlord’s final Statement for the calendar year in which the
Lease terminates, the difference between Tenant’s Additional Rent for that year, as finally
determined by Landlord, and the total amount previously paid by Tenant on account
thereof.
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Please note that the terms “Seller” and “Buyer™ are defined by the CA Civil Code to include a lessor and lessee,
respectively.

This form must be delivered before or concurrently with the signing of the purchase and safe contract (or lease). In lieu of this
form, such confirmation may also be set forth in the purchase and sale contract (or lease).

REPRESENTATION CONFIRMATION
March 11, 2019

EDHCDC LLC

Rising Sun Montessori School

4840 Robert J Mathews Pkwy, El Dorado Hills, CA
4940 Robert J Mathews Pkwy, El Dorado Hills, CA

a 6,000 SF building situated on a parcel consisting of 43,560 SF

Date:

Seller/Lessor:

Buyer/Lessee:

Property Name:

Street Address. City. State:

Further described as:

A real estale agent. cither acting directly or through one or more associate licensees. can legally be the agent of both the Seller
and the Buyer in a transaction. but enly with the knowledge and consent of both the Sctler and the Buyer. In a dual agency
situation, the agent has the following affirmative obligations to both the Seller and the Buyer:

(a) A fiduciary duty of utmost care. integrity. honesty and loyalty in the dealings with cither the Seller or the Buyer.
{b) Other dutics to the Selfer and the Buyer as stated above in their respeetive sections.

In representing both Seler and Buyer. the agent may not. without the express permission of the respective party. disclose to 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 not relieve a Seller or Buyer from the responsibility to
protect his or her own interests. You should carefully read all agreements Lo assure that they adequately express your
understanding of the transaction. A real estate agent is a person qualified to advise about real estate., I'egal or tax advice is
desired. consult a competent professional. Throughout your real properly transaction you may reccive more than one disclosure
form. depending upon the number of agents assisting in the transaction, The law requires cach agent with whom you have more
than a casual relationship to present you with this disclosure form. You should read its contents cach time it is presented to you.
considering the relationship between you and the real estate agent in your specific transaction.

Bacon Commercial Real Estate . o Listing

Agent & Brokerage Firm) is the agent of (check one):

EZ] The seller exclusively; or
Both the buyer and seller.

Coliiers International CA, Inc. - Dan Green

agent of (check one):

(Name of Selling Agent/Procuring Broker & Brokerage Firm) is the

[/l The buyer exclusively; or
[ The seller exclusively; or
[ Both the buyer and seller.

SELLER/LESSOR BUYER/LESSEE

it ov: 1)kt U Quﬂ%%@>’ A

PRINT NAMI: Khinh Hoang PRINT NaME: Mdadlle. R i eldS
TITLE: Owner TITLE: Boorcl clnos € J

BY: BY:

PRINT NAME: PRINT NAME:

TITLE: TITLE:




Please note that the terms *Seller” and “Buyer” are defined by the CA Civil Code to include a lessor and lessee, respectively.

If you are a Listing Agent — you must deliver the form to the sclor/lessor before entering into the listing agreement. 1 the buyer/lessee is not
represented by an agent, you must also deliver the form 1o the buyer/lessee within one business day after receiving an offer from the buyerflessee.
ifyou are the Buyer's Agent- you must deliver the form to the buyer/lessee as soon as the buyer/lessee seeks your services. but in any cvent before the
buyer/lessee signs an offer. [n addition. you must also deliver the form (o the sellerflessor before or concurrently with preseating an offer.

DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIP

(Ax requived by the Civil Code)

When yvou enter into a discussion with a real estate agent regarding a real estale transaction. you should from the outset understand what type of ageney
relatioship or representation you wish to have with the agent in the transaction,
SELLER'S AGENT

A Seller's agent under a listing agrecment with the Seller acts as the agent for the Seller only. A Seller's agent or a subagent ol that agent has the following
atfirmative oblipations:

To the Seller: A fiduciary duty of utmost care, integrity, honesty. and fayalty in dealings with the Selter.
Ta the Buyer and the Seller:

(a) Ditigent exercise of rensonable skill and care in performance ol the agent's duties.
(b) A duty of honest and [air dealing and goud faith.
¢ A duty (o disclose all Tucts known to the agent materially affecting the value or desirability of the property that are not known to, or within the
¥ = g ¥ prog

diligent atention and observation of. the parties.
An agent is not obligated to reveal 1o either party any confidential information obtained from the other party that does not involve the affirmative duties set forth
above.
BUYER'S AGENT
A selling agent can, with o Buyer's consent. agree to act as agent for the Buyer only. In these situations, the agent is not the Scller's agent, even il by agrecment
the agent may receive compensation for services rendered. cither in fulf or i part from the Selier. An agent acting only for a Buyer has the {ollowing
altirmative obligations:

To the Buyer: A fiduciary duty of utmost care, integrity. honesty. and Toyalty in deatings with the Buyer.
‘To the Buyer and the Saller:

(@) Diligent exercise of reasonable skill and care in performance of the agent's duties.
(b A duty of honest and fuir dealing and good faith.
(c) A duty to disclose all facts known to the agent materiatly affecting the vitue or desirability of the property that are not known Lo, or within

the diligent attention and observation of. the parties. An agent is ot obligated (o reveal 1o cither party any confidential information
obtained from the other party that does not involve the affirmative duties set forth above,

AGENT REPRESENTING BOTUH SELLER AND BUYER

A real estate agent, cither acting dircetly or through v or more associate ficenses
with the knowledge and consent of both the Sclter and the Buyer. 1 o dual agency
Buyer:

5. can fegally be the agent of both the Setfer and the Buyer in g transaction, but only
sitnation, the agent has (he Tollowing alfirmative obligations o both the Sclfer and the

() A fiduciary duty of utmost care, integrity. honesty and loyulty m the dealings with either the Scller or the Buyer
{h) Other duties to the Seller and the Buyer as stated above in their tespective sections.

in representing both Seler and Buyer. the agent may not without the express pernssion of the respective party, diselose o the other party that the Setler will aceept a
price less than the listing price or that the Buyer will pay a price greater than the price offered. The above dutics of the agent in a real estate” transaction do not relieve a
Selier or Buyer from the responsibility to proteet his or her own interests. You should carefully read all agreements to assure that they adequately express
understanding of the transaction. A real estate agent is a person qualiticd o advise about real estate, ¥ legal or tax advice is desired. consult @ competent profess
Throughout your real property transaction you may receive more than one disclosure form. depending upon the number of agents assisting in the transaction. The
Jaw requires cach agent with whom you have more than i casual relationship to present you with this disclosure Torm, You should read its contents cach
time it is presented to vou. considering the relationship between you and the real estate agent in your specific transaction. This disclosure form includes the
provisions of Sections 2079.13 to 2079.24. inclusive. of the Civil Code’set forth an the reverse hercal. Read it carefully.

Colliers International CA, Inc. (//)/Zw/(,t’( Mff/b)\u,}nm(\%b/ 3 -j2-K

;.-Aﬂ__'enLPrinlc.:d»Nzunc / " Buyer/bussee Signatufe ) (dite)
APl 2/ Z/ 1/ Miche lle. Reunoids
ASaciate Licensee Sipnature (date) Buyer/Lessee Printed Name /)
Dan Green
Associate Licensee Printed Name Buyer/Lessee Signature (date)

Buyer/Lessee Printed Nome

Mar 12,2019
Seler/Lessor Sighature (dae)
Khinh Hoang

Selier/Lessor Printed Name

Seller/Lessor Signature (date)

Seller/Lessor Printed Name




2079.13. As used in Sections 2079.14 10 2079.24. inclusive, the followmg terms. have the following
meanings* -

(n) “Agent” means a person acting under provisions of Title 9 (commencing with Section 2293 in a real
property transaction. and includes a person who is licensed as a real estate broker under Chapter 3
(commencing with Section 10130) of Part 1 of Division 4 of the Business and Professions Code, and
under whase ficense a listing s excented or an offer to purchase is obtained

{b) "Associate licensee™ means a person who is licensed as a real cstate broker or salesperson under
Chapter 5 (commencing with Section 10130) of Part 1 of Division 4 of the Business and Professions Code
and wha is cither licensed under a broker or has entered into a written contract with a broker o act as the
broker's agent in connection with acts requiring a real estate ficense and to fimction under the broker's
supervision in the capacity of an associate licensee. The agent in the reat property transaction bears
responsibility for his or her associate licensees who perform as agents of the agent Whea an associate
licensce owes a duty to any principal. or to any buyer or seller who is not a principal. in a real property
transaction, that duty is cquivalent to the duty owed 1o that party by the broker for whom the associate
ticensee functions,

(<) “Buyer”™ means a transferee in a real property transaction. and includes a person who exceutes an offer
ta purchase real property from a seller through an agent, or who seeks the services of an agent in morce than
a casual, transitory. or preliminary manner, with the object of entering into a real praperty transaction.
“Buyer” inchudes vendee or lessec,

(d) “Commercial veal property™ means all real property in the state, exeept single-family residential real
property. dwelling units made subject 1o Chapter 2 {commencing with Scetion 19401 of Title 5.
mohilchomes. ns defined in Seetion 798 3. or reereational vehicles, as defined in Section 799,29,

(¢} "Dual agent™ means an agent acting. cither discetly or through an associate licensce. as agent for both
the sclter and the buyer in a real property transaction.

(D) “Listing agreement™ means a comtract between an owner of real property and an agent, by which the
agent has been autherized to sell the real property or to find or obtain a bayer

(g) “Listing agent” means a person wha has obtained a listing of real property fo act as an agent for
compensation,

(h) “Listing price” 1s the amount expressed in doliars specificd in the listing for which the seller is
willing to sell the real property through the lsting agent.

(1) "Offering price” is the amount expressed in dollars specified in an offer to purchase for which the
buyer is willing 1o buy the real property.

(1) ~Offer to purchase™ means a writien contract exccuted by a buyer acting through a selling agent that
hecomes the contract for the sale of the real property upon aceeptance by the seller.

(k) “Real property™ means any estate specified by subdivision (1) or {2) of Scction 761 in property that
constitutes or is improved with one to four dwelling units. any commercial real property. any heaschold in
these types of propenty exeeeding one year's duration. and mobilehomes. when offered for sale or sold
through an agent pursuant 1o the autherity contained in Section 10131.6 of the Business and Professions
Code.

1) “Real property ion” means a tr jon for the sale of real property in which an

agent is propenty that are not known ta, or within the diligent attention and observation of. the
cmployed by one of mare of the principals to act in that transaction, and includes a listing or an offer to
purchase

(m}Sell.” “sale.” or “sold” refers to 2 transaction for the traasfer of real property from the seller to

the buyer. and includes exchanges of real property 95 Ch. 200 — 2 —between the seller and buyer,
transactions for the creation of a real property sales contract within the meaning of Section 2985, and
ctions for the creation of a leasehold exceeding one year's duration.

) “Seller” means the transieror in 2 real propernty transaction, and includes an owner wha lists real
property with an agent. whether or not a transfer results, or who receives an offer 1o purchase real property
of which he ar she is the owner from an agent on behalf of another. “Sciler™ inclumdes

bath a vendor and a lessor.

(0) "Selling agent” means a listing agent who acts alane. or an ngent who acls in coopuration with a
listing agent. and who sells or finds and obtains a buyer for the real property, or an agent who focates
property for a buyer or wha finds a buyer for a propeny for whiich no listing exists and presents

an offer 1o purchase to the seller,

(p} "Subagen(™ means a person to whom an agent defegates agency powers as provided i Aricle 3
(commencing with Section 2349) of Chapter 1 of Title 9 However. “subagent” does not include an
asseciate licensee wha is acting under the supervision of an agent in a reat property transaction,

207914, Listing agents and sclling agents shall provide the seller and buyer in 2 real propenty transaction
with a copy of 1he disclosure form specified in Section 2079.16, and, except as provided in subdivision
{c). shall obtain a signed acknowledgment of receipt from that seller or buyer, except as provided in this
section or Section 2079.15, as folows:

(a) The listing agent. if any. shall provide the disclosure form to the scller prior to entering into the listing
agn:cmum,

th) The seilmg agent shall provide the disclosure form to the seller as soon as practicable prior to
presenting the seller with an offer to purchase. unless the sefling agent previously provided the seller
with o copy of the disclosure form pursuant o subdivision (a).

(e} Where the selling agent does not deal on a face-to-face basis with the seller, the disclosure form prepared
by the sclling agent may be (urnished to the selier (and acknewledgment of seceipt obtained for

the sclting agent from the seller) by the isting agent. or the selling agent may defiver the disclosure fonn

by certified mail addressed to the seller at his or her fast known address. in which case no signed
acknowledgment of receipt is required.

(d) The selting agent shall provide the disclosure form to the buver as soon as practicable prior to
execution of the buyer's offer to purchase. except that {7 the affer to purchase is not prepared by the
selling agent. the selling agens shall present the disclosure form to the buyer not later than the next
husiness day afier the sclling agent reccives the offer to purchase from the buyer

2079.18 In any cireumstance in which the seller or buyer refuses to sign an acknowledgment of receipt
pursuant to Scction 2079, 14, the agent. or an associate licensee acting for an agent. shall sct forth. .
and date a written declaration of the facts of the refusal.

2079.16. The disclasure form required by Seetion 2079, 14 shall huve

Sections 2079.153 o 1079 24 inclusive, excluding this section,

printed on the back. and on the front of the disclosure form the

following shall appear:

DISCLOSURE REGARDING
REAL ESTATE AGENCY RELATIONSHIP
{As required by the Civil Codey
When you enter into a discussion with a real cstate agent regarding a real estate transaction. you
should from the outset understand what type of agency relationship or representation you wish to have
with the agent in the transaction,

SELLERS AGENT

A Seller's agent under a listing agreement with the Sciler acts as the agent for the Scller only.
Selfer's agent or a subagent of that agent las the tollowing afTirmatve abligations:
To the Scller:

A fiduciany duty of utmost care. integrity. honesty, and loyalty in dealings with the Selter
Ta the Buyer and the Scller

(a) Diligent exercise of reasonable skill and carc 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 1o the agent materially affecting the value or desirability of the

partics. :

A agent is not obligated 1o reveal to cither party any confidential information obtained from the

ofhrer party that docs not invelve the affirmative duties set forth above,
BUYER'S AGENT

A selling agent can, with a Buyer's consent. agree 1o act as agent for the Buyer only. In these
situations. the agent is not the Scller's agent, even if by agreement the agent may receive
compensation {ar services rendered, cither in foll or in part from the Seller. An agent acting only for
a Buyer has the following affirmative obligations:

To the Buyer:

A fiduciary duty of utmost carc. integnty. honesty. and loyalty in dealings with the Buyer.
To the Buyer and the Selter

(2) Diligent exercisc of reasonable skill and care in performance of the agent's duties.

(b} A duty of honest and fair deating and good fith.

(€) A duty to disclose afl facts known to the agent materially affecting the value or desirabitity of
the property that are not known fo, or within the diligent attention and observation of, the parties. An
agent is not obligated 1o reveal 1o cither party any conlidential information obtained from the other
party that does not involve the affirmative dutics sct forth above,

AGENT REPRESENTING BOTH SELLER AND BUYER

A real cstate agent. cither acting dircetly or through one or more associate lieensees, can fegally be
the agent of both the Seller and the Buyer in a transaction, but only with the knowledge and consent
of both the Sclier and the Buyer.

In & dual agency situation, the agent has the following affirmative abligations to both the Sclfer and
the Buyer:

() A fiduciary duty of wimost care. integrity. honesty and loyalty in the dealings with cither the
Scller or the Buyer

(b} Other dutics to the Selier and the Buyer as stated above in their respective sections.

In representing both Seller and Buyer, the agent may not. without the express pemmission of the
respective party, disclose to the other party that the Seller will accept a price fess 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 not relicve a Seller or Buyer from the
responsibility to protect his or her own interests. You should carefully read all agreements to assure
that they adequately express vour under ling of the ion. A real estate agent is a person
qualified to advise about real estate. 17 legal or tax advice is desired. consult a competent
professional.

Throughout your real property transaction you may reccive more than one disclosure form.
depending upon the number of agents assisting in the transaction. The law requires cach agent with
whom you have muse than a casual relationship to present you with this disclosure form. You should
read its contents each time it is presented 1o you. considering the relationship between you and the
veal estate agent in your specific transaction,

This disclosure form includes the provisions of Sections 2079.13 10 207924, inclusive, of the Civil
Code set forth an the reverse hereol. Read it carefutly.

SAOMPET ONDY - DONOTCONPEE 1)

Agent {date} 5_-cr/5c11c1 {date) T
(Signaturc)

Associate Licenses (ela Buver/Seller {date)

(Smaure) {Signature)

2073.17. (@} As soon as practicable, the selling ageat shall disclose to the buyer and seller whether
the slling agent is acting in the real property transaction exclusively as the buyer's agent. exclusively
as the seller’s agent, or as a duat agent representing both the huyer and the sclter. This sefationship
shall be confirmed in the contract to purchase and sell real propenty or i a separate writing exccuted
or acknowledged by the selfer, the buver, and the selling agent priar to or coincident with cxceution
of that coniract by the buyer and the seller. respectively.

(b3 As soon as practicable. the listing agent shalf disclose to the selter whether the listing agent is
acting in the real property transaction exclusively as the seller's agent. or as a dual agent representing
bath the buyer and selles. This refationship shall be confinmed in the contract 1a purchase and sell
real propenty or in a separate writing executed or acknowledged by the seller and the listing ngent
prios to or coincident with the execution of that cantract by the sehler,

() The canfirmation required by subdivisions (a) and (b} shall be in the following form:

SNIPLE ONTY-DONOTCOMPLL TR

is the agent of

{Name of L
teheck one}
{ } the seller exclusively; or
1 3 both the buyer and selier

ing Agent)

.. is the agent of
0t tf not the same as the Listing Agenr)

(Kame of Selis
{check one)
) the buyer exclusively, or
1) the seller exclusively, or
{ Y both the buyer and selfer
(d} The disclosures and confinnation required by this section shall be in addition to the disclosure
required by Section 207914,
2079.38 No sclling agent in 1 real propenty transaction may act as an agent {or the buyer only. when
the selling agent is also acting as the Jisung agent in the transaction.
2079.19. The payment of I ion or the obligation to pay ¥ ion to an agent by the
scller or buyer is not necessarity determinative of a panticular agency reluionship between an agem
and the seller or huyer. A listing agent and a sclling agent may agree 10 share any compensation or
ton paid. or any right to any compensation or commission for which an obligation arises as
the resuit of a real estate transaction. and the tenns of any such agrecment shall not necessarily be
determinative of a particular refationship.
2679.20. Nothing in this article prevents an agent from sclecting. as a condition af the agent's
employment, a specific form of agency relati ip not specifieally § 3 by this acticle if the
requirenients of Section 207914 and Section 2079.17 are complicd with.
2079.21. A dual agent shall not disclosc to the buyer that the seller is willing 1o sell the propeny ata
price less than the listing price. withaut the express writlen consent of the selfer. A dual agent shafl
nat disclose to the seller that the buyer is willing to pay a price greater than the affering price,
without the express written consent of the buyer,
This scetion does nat altee in any way the duty or responsil
with respect to confidential information other than price.
2078 Nothing in this articke precludes a listing agent from also being a selling agent. and the
combination of these functions i one agent docs not, of itself. make that agent a dual ageat,
2079.23. A contract between the principal and agent may be modified or aliered 10 change the
agency relationship at any time before the performance of the act which is the object of the ageney
with the written consent of the parties to the agency relationship.
2079.24. Nathing in this article shall be construed to cither diminish the duty of disclosure owed
buyers and sellers by agents and their iate i liagents, and empioyees or to relicve
agents and their associate licensees. subagents, and employees from lability for their conduet in
conncetion with acts governed by this article or for any breach of 3 fiduciary duty or a duty of
disclosure.

v of a dual agent to any principal




