AIR COMMERCIAL REAL ESTATE ASSOCIATION
STANDARD MULTI-TENANT OFFICE LEASE - NET

 REA :
(ASSOCLATIONY

1. Basic Provisions (“Basic Provisions”),

1.1 Parties: This Lease (“Lease”), dated for reference purposes only . . iIs made by and

between
/ S
. ("Lessor'

and / / ’)
/ / {"Lessee’]), (collactively the “Parties”, or individually a “Party™).
1.2{a) Premises: That certain portion of the Project (as dhs(i own as Suite Numbers(s) ) floor{s},
consisting of apprexmatal ¥ proximagsly useable square feet (“Premises”). The
Premises are located at: , in the City of .
County of , State of , with zip code . In addition to Lessese’s rights to use

and occupy the Premises as hereinafter specified, Lessee shall have non-axdlusive rights to the Commecn Areas (as defined in Paragraph
2.7 below) as hereinafter specified, but shall not have™ay rights to the roof| the exterior walls, the area above the dropped ceilings, or
the utitity raceways of the building containing the Premi (“Building™) gr to any other buildings in the Project. The Premises, the
Building, the Common Areas, the land upon which they are ted, along yith all other butldings and improvements thereon, are hersin
collectively referred to as the “Project” The Project consists o approximgisly useable square feel. (See also Paragraph 2)

1.2(b) Parking: unreserved and ' reserve icle’'parking spaces at a monthly cost of § per unreserved

space and $ per reserved space. (See Paragraph 2.6)
1.3  Term: . years and months (“Original Term”) commencing

{“Commencement Date”) and ending TN {“Expiration Date”). (See also Paragraph 3)
1.4 Early Possession: I \ {“Early Possession Date™).

{See also Paragraphs 3.2 and 3.3) \ j

5 1.5 Base Rent: $ per month (“Base Rent”), payable on the

ay
of each month commencing . {See also Paragraph 4)

O If this box is checked, there are provisions in this Lease for\fNase Rent to be adjusted.

1.6 Lessee’s Share of Operatin NSES! imemrmesmmereee RS E Bt} {“LOSSER'S Share™). Lessee’s Share has been
calculated by dividing the approximate useakle sqere footage of the Premises by the total approximate square footage of the useable
space contained in the Project and shall not by subjec vision except in connection with an actual changs in the size of the Premises
or a change in the space available for lease in'the Project.

1.7  Base Rent and Other Monies Paid Upon Execution:

{2) Base Rent: $ for the period

{b) Operating Expensé.\i for the period

{c) Security Deposit: $ \ ("Security Deposit™). (See also Paragraph 5)
{d) Parking: $ . ‘or the period

(8) Other: $ for

(i Totai Due UW!‘ this Lease: $
1.8  Agreed Use: AN

{See alzo Paragraph 6)
1.9 Insuring Party. Lessori ‘Insuring Party”. (See also Paragraph 8)
1.10 Real Estate Brokers: (See‘§/so Paragraph 15}

(a) Representation: The folpwing real estate brokers (the “Brokers”) and brokerage relationships exist in this
transaction (checr applicable boxes):

O

reprasents Lessor exclusively (“Lessor's Broker™);
represents Lessee exclusively (“Lessee’s Broker™); or

O o

0 \ / \ ‘\ represents both Lessor and Lessee (“Duat Agency”™).
(b} Payment to Brokers: Upon sxscution and delivery of this Lease by both Parties, Lessor shall pay to the Brokers

the brokerage fee Agreed to irya separate wriljen agreement (or if there is no such agreement, the sum of ar____ % of the total

Base Rent for the byokerage Services rendergd by the Brokers).

1.11  Guarantor. THe obligations of thg Lessee under this Lease shall be guaranteed by
(“Guarantor”). (See also Paragraph 37)
: am. o p.m., Mondays through Fridays (except Building Holidays) are-
SR=D Ao O~tONHOOR idaye). “Building Holidays" shall mean the dates of observation of New Year's

1.12 Busine

Day, President's Day, Memorial Day, Independence Day, Labor Day, Thanksgiving Day, Christmas Day, and .
1.13  Lessor Supplied Services. Notdithstanding the provisions of Paragraph 11.1, Lessor is NOT obligated to provide the

following:

O Janitorial services

O Electricity

[1 Cther (specify):
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1.14  Attachments. Attached hereto are the foliowing, ali of which constitute a part of this Lease:
O an Addendum consisting of Paragraphs through o
O aplot plan depicting the Premisas;
(1 acurrent set of the Rules and Regulations;
[0 a Work Letter;
O ajanitorial schedule;
O other (specify):

2. Premises.

2.1 Letting. Lessor hereby leases to Lessee, and Lessee herepy leasgs from Legsor, the Premi
) L , . ) ses, for the term, at the rental,
and qpon'all of the terms, covenants and conditions set forth in this Leage. Unjbss otherwise provided herein, any statement of size set
gjar;:wg‘nttgli Ia.sads?hor that may havebbeen used in calculating Rent, is gn appyoximation which the Parties agres is reasonable and any
ed thereon are not subject to revision whether or not thdgetugl size is mofe or fess. Note: Lessee i i i
the actual size prior to executing this Lease. 's advised to verlty

2.2  Condition. Lessor shall deliver the Premises to Lessee in a ndition on the Commenc
- : : ement Date ar the Earl
Poss_;es_s:on Date: whichever first occurs (“Start Date”), and warrants that the exi§ting electrical, plumbing, fire sprinkler, lighting, heating{
ventilating and air cond!t:omng systems (“HVAC”), and all other items which the\Lessor is obligated to construct pursuant to the Work
Letter attached hereto, if any, other than those constructed by U'dgsese, shall be i good operating condition on said date.

23 Compliance. Lessor warrants that the improvementdcomprising the Premises and the Common Areas comply with the
building codes that ware.in sffect at the time that sach such improvemdat, or portigh thereof, was constructed, and also with all applicable
laws, covenants or restrictions of record, regulations, and ordinances le Requirements”) in effact on the Start Date. Said
warranty does not apply to the use to which Lessee will put 1 difications which may be required by the Americans with
Disabilities Act or any similar laws as a result of Lessee's u ragraph 50}, or to any Alterations or Utility Installations (as defined
in Paragrapp 7.3(a)) made or to be made by Lessee. NO is responsible for determining whether or not the zoning and
other Applicable Requirements are appropriate for Lgssee’s jitended use, and acknowledges that past uses of the Premises
may no Ipner be allowed. If the Premises do not co i#h 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-compliancs, rectify the same.
If the Applicable Requirements are hereafter changed so require during the term of this Lease the construction of an addition 1o
or an alteration of the Premises, the remediation of any Hazar ubstance, or the reinforcement or other physical modification of the
Premises {"Capital Expenditure”), Lessor and Lessee shall alloc & cost of such work as follows:

{a) Subject to Paragraph 2.3(c) below,f such Capital Expe res are required as a resuit of the specific and unique use
of the Premises by Lessea as compared with uses byNehagts in general, Lessee shall be fully responsible for the cost thereof, provided,
however that if such Capital Expenditure is required d last 2 years of this Lease and the cost thereof exceseds 6 months' Base
Rent, Lessee may instead terminate this Lease unle otifies Lessee, in wriling, within 10 days after receipt of Lesses's
termination notice that Lessor has elected to pay the diffgrence be the actual cost thereof and the amount equal to 6 manths’ Base
Rent. If Lessee elacts termination, Lessee shall immedjately cease the use of the Premises which requires such Capital Expenditure
and deliver to Lessor written notice specifying a termingtion date at least 90 days thereafter. Such termination date shall, however, in
no event be earlier than the last day that Lessee ¢ legally utilize the Premises without commencing such Capital Expenditure.

(b} If such Capital Expenditure is nof™hg result of the specific and unique use of the Premises by Lessee (such as,
governmentally mandated seismic modifications), then L r and Lessee shall allocate the cost of such Capital Expenditure as follows:
Lessor shall advance the funds necessary for such Capital enditure but Lessee shall be cbligated to pay, each month during the
remainder of the term of this Lease, on the date on which Base Rent is due, an amount equal to the product of multiplying Lesses's
share of the cost of such Capital Expenditure (the percentage specified in Paragraph 1.6 by a fraction, the numerator of which is one, -
and the denominator of which is 144 (ie. 1/144 hg cost per month). Lessee shall pay interest on the unamortized batance of
Lessee's share at a rate that is commercially/feasonabte in the judgment of-Lessor's accountants. Lessee may, however, prepay its
obligation at any time. Provided, however, that if such Capita] Expenditure is required during the last 2 years of this Lease or if Lessor

i its share thereof, Lessor shall have the option to terminate this Lease

upon 90 days prior written notice {o Lessee unigss Leg @ssor, in writing, within 10 days after receipt of Lessor's termination

d re. if Lessor dbes not elect to terminate, and fails to tender its share of any such

Capital Expenditure, Lessea may advance such fuhgs and deduct same, with Interest, from Rent until Lessor's share of such costs have

been fully paid. If Lessee is unable to finance LesftX's share, or if the balance of the Rent dus and payabile for the remainder of this

Lease is not sufficient to fully reimburse Lessee on an'gffset basis, Lessee shail have the right to terminate this Lease upon 30 days
written notice to Lessor.

{¢) Notwithstandi

the above, the provisions c8ggerning Capital Expenditures are intended to apply only to non-voluntary,
unexpected, and new Applicabld Requirements. If the Capital Bxpenditures are instead triggered by Lessee as a result of an actual or
proposed change in use, change in intensity of or modification to the Premises then, and in that event, Lessee shall be fuily
responsible for the cost thereof, and Lessee shali not haye any right to terminate this Lease.

2.4 Acknowledgementl. Lessee gtknowledgeX that: (a) Lessee has been advised by Lessor and/or Brokers to satisfy itself
with respect to the condition of the Premisés (including Qut not limited to the electrical, HVAC and fire sprinkler systems, security,
environmental aspects, and complance with Applicable Rdguirements), and their suitability for Lessee's intended use, (b) Lessee has
made such investigation as it deems\necegsary with referende to such matters and assumes all responsibility therefor as the same relate
to its accupancy of the Premises, and (cV/neither Lessor, Legsor'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 acknowiedges that: (i) Brokers Ijava
made no representations, promises or warranties concernin Lessee’s ability to honor the Lease or suitability to occupy the Premises,
and (ii) it is Lessor's sole responsibility to investigate the fingncial capability and/or suitability of all proposed tenants.

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

2.6  Vehicle Parking. So long as Lessea is not/in default, and subject to the Rules and Regulations attached hereto, and as
established by Lessor from time to time, Lessee shall befentitied to rent and use the number of parking spaces specified in Paragraph
1.2(b) at the rental rate applicable from time to timg for fnonthly parking as set by Lessor and/or its licensee.

{a) If Lessee commits, permits or aliows any of the prohibited activities described in the Lease or the rules than in effect,
then Lessor shall have the right, without notice, in addition to such other rights and remedies that it may have, to remove or tow away
the vehicle involved and charge the cost to Lessee, which cost shall be immediately payable upon demand by Lessor.

(b) The monthly rent per parking space specified in Paragraph 1.2(b) is subject to change upon 30 days prior written notice
lo Lessee. Tha rent for the parking is payable one month in advance prior to the first day of each calendar month.

2.7 Common Areas - Definition. The term “Comman Areas” is defined as all areas and facilities outside the Premjses and
within the exterior boundary line of the Project and interior utility raceways and installations within the Premises that are provided and
designated by the Lessar from time to time for the general non-exclusive use of Lessor, Le‘ssee and othe( tenants of the Project and
their respective employees, suppliers, shippers, customers, contractors and invitees, including, but not limited to, common entrances,
lobbies, corridors, stairwells, public restrooms, elevators, parking areas, loading and unloading areas, trash areas, roadways, walkways,
driveways and landscaped areas.
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28  Common Areas - Lessee's Rights. Lessor grants to Lessee, for the benefit of Lessee and its employees, suppliers,
shippers, contractors, customers and invitees, during the term of this Lease, the non-exclusive right to use, in common with others
entitled to such use, the Common Areas as they exist from time to time, subject to any rights, powers, and privileges reserved by Lessor
under the terms hereof or under the terms of any rules and regulations or restrictions governing the use of the Project. Under no
circumstances shall the right herein granted to use the Common Areas be deemed to include the right to store any property, temporarily
or permanently, in the Common Areas. Any such storage shall be permitted only by the prior written consent of Lessor or Lessor's
desugnateq agent, which consent may be revoked at any time. In the event that any unauthorized storage shall ocour then Lessor shall
have the right, without notice, in addition to such other rights and remedies that it may have, to remove the property and charge the cost
to Lessee, which cost shall be immediately payable upon demand by Lessor.

2.9 Common Areas - Rules and Regulations. Lessor or such other person(s) as Lessor may appoint shall have the exclusive
control and management of the Common Areas and shall have the right, from time to time, to adopt, medify, amend and enforce
reaschable rules and regulations (“Rules and Reguiations") for the management, safety, care, and cleanliness of the grounds, the
parking and unioading of vehicles and the pressrvation of good order, as well as for the convenience of ather occupants or tenants of
the Building and the Proleqt and their invitees. The Lessee agrees to abide by and conform to all such Rules and Regulations, and to
cause its employees, supphgrs, shippers, customers, contractors and invitees to s¢ abide and conform. Lessor shall not be responsible
to Lessee for the non-compliance with said Rules and Reguiations by other tenarts of the Proje

2.10  Common Areas - Changes. Lessor shall have the right, in Lessof's sol¢ discretior|, from time to time:

. {a) To make changes to the Common Areas, including, without limifation/ changes irf the location, size, shape and number
of th_e icbbies, w:nqows, stain_cvays, air shafts, elevators, escalators, restrooms, d ways, entrgnces, parking spaces, parking areas,
loading and unloading areas, ingress, egress, direction of traffic, landscapsd areas, d utility raceways;

. (b} To close temporarily any of the Common Areas for maintenance pu
Premises remains available;

{c} To designate other land outside the boundaries of th roject to be a pary of the Common Areas:
(d) To add additional buildings and improvements to the Co

) {e) To use the Common Areas while engaged in making additidnal improverpients, repairs or alterations to the Project, or
any portion thereof; and '

. (f) To do and perform such other acts and make such other changes in, Ao or with respect to the Common Areas and
Project as Lessor may, in the exercise of sound business judgment, deem to be ap iate.
3. Term,

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

3.2 Early Possession. If Lesses totally or partially ocoypies the Premises prior to the Commencemant Dats, the obligation
to pay Base Rent shall be abated for the period of such early possesiger. All other terms of this Lease {including but not limited to the

obligations to pay Lessee's Share of the Operating Expenses) shall, hon effect during such period. Any such early passession

shall not affect the Expiration Date.

bgsonable efforts to delivar possession of the Premises
to Lessee by the Commencement Date. If, despite said e ~Lgssor is unable 1o deliver possession by such date, Lessor shall not be
subject to any liability therefor, nor shall such failure affect the valithity of this Lease. Lessee shall not, however, be obligated to pay Rent
or perform its other obligations until Lessor delivers possession of te.Premises and any period of rent abatement that Lesses would
ctherwise have enjoyed shall run from the date of delivery of pdssession continue for a period equal to what Lessee would otherwise
have enjoyed under the terms hereof, but minus any days of Ylelay cause the acts or omissions of Lessee. If possession is not
delivered within 60 days after the Commencement Date, as thg same may be extended under the terms of any Work Letter executed by
Parties, Lessee may, at its option, by notice in wrik 10 days after the end of such 60 day period, cancel this Leass, in which
event the Parties shall be discharged from all obligatioishereunder. If such written notice is not received by Lessor within said 10 day
period, Lessee’s right to cancel shall terminate. If possess] the Premises is not delivered within 120 days after the Commencement
Date, this Lease shall terminate unless other agresments are ed between Lessor and Lessee, in writing.

3.4 Lessee Compliance. Lessor shall not ba required to r possession of the Pramises to Lessee until Lessee complies
with its obligation to provide evidence of insurance (Paragraph 8.5). Pending delivery of such evidence, Lessee shail be reguired 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, it Lessee is required to perform any other
conditions prior to or concurrent with the Stagt Date, the Start Date shall occur but Lessor may elact to withhold possession until such
conditions are satisfied.

4. Rent.
41.  Rent Defined. All monetary obligati R8¢ fLessee to Lessor under the terms of this Lease (except for the Security Deposit)
are deemed to be rent (“Rent”).

42  Qperating Expengés. Lessee shall pay . gssor during the term hareof, in addition to the Base Rent, Lessee’s Share of
all Operating Expenses, as herginafter defined, during eac™galendar year of the term of this Lease, in accordance with the following
provisions:

{a) “Operating Expenses"” include all costs incuthed by Lessor relating to the ownership and operation of the Project,
calculated as if the Project wag at least 95% occupiserincluding, but not limited to, the following:
(i ~ Theloperation, repajr’and maifignance in neat, clean, safe, good order and condition, of the following:
on Areas, in§luding their surfaces, coverings, decorative items, carpats, drapes and

eas, loading and\unloading areas, trash areas, roadways, sidewalks, walkways, stairways,

window coverings, and including parking way alk i
triping, bumpers, ifrigation systems, Common Area lighting facilities, building exteriors and

parkways, driveways, landscapetj areas
roofs, fences and gates;

(bb) All heating, air conditionifig, plumbing, electrical systems, life safety equipment, communication
systems and other equipment used in common by, or for thg benefit of, lessees or occupants of the. Project, including elevators and
escalators, tenant diractories, fire detection systems includint sprinkler system maintenance and repair.

(i)  Trash disposal, janitorial and s curity services, pest control services, and the costs of any environmental
inspections;

{lil  Any other service to be ppdvided by Lessor that is elsewhere in this Lease stated to be an “Operating
Expense”;

{iv) The cost of the premiums for the insurance policies maintained by Lessor pursuant to paragraph 8 and any
deductible portion of an insured loss concerning the Building or the Common Areas;

(v} The amount of tha Real Property Taxes payabie by Lessor pursuant to paragraph 10;

(vi) The cost of water, sewer, gés. electricity, and other publicly mandated services not separately metered,;

{vii) Labor, salaries, and applicable fringe benefits and costs, materials, supplies and tools, used in maintaining
and/or cleaning the Project and accounting and management fees attributable to the operation of the Project;

{viti) The cost of any Capital Expenditure to the Building or the Project not covered under the provisions of
Paragraph 2.3 provided; however, that Lessor shall allocate the cost of any such Capital Expanditure over a 12 year period and Lessee
shall not be required to pay more than Lessee’s Share of 1/144th of the cost of such Capital Expenditure in any given month;

(ix) Replacement of equipment or improvements that have a useful life for accounting purposes of 5 years or less.
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) (b} Any item of Operating Expense that is specificaily attributable to the Premises, the Building or to any other building in
the Project or to the operation, repair and maintenance thereof, shall be allocated entirely to such Premises, Building, or other building.
However, any such item that is not specifically attributable to the Building or to any other buiiding or to the operation, repajr and
maintenance thereof, shall be equitably allocated by Lessor to all buildings in the Project.

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

{d) Lessee's Share of Operating Expenses shall be payable by Lessee within 10 days after a reasonably detailed
statement of actual expenses is presented to Lessee by Lessor. At Lessor's option, however, an amount may be estimated by Lessor
from time to time of Lessee’s Share of the Operating Expenses and the same shall be payable monthly or guarterly, as Lessor shall
designate, during each 12 month period of the Leaga term, on the sams day as the Base Rent is due hereunder. Inthe event that Lessee
pays Lessor's estimate of Lessee's Share of Operating Expenses as aforesaid, Lessor shall deliver to Lessae within 60 days after the
expiration of each calendar year a reasonably detailed statement showing Lessee's Share of the actual Operating Expenses incurred
during such year. If Lesses's payments under this paragraph (d) during said year excead Lassee’s Share as indicated on said statement,
Lessee shall be entitled to credit the amount of such overpayment against Lessee’s Share of Operating Expenses next falling due. If
Lessee's payments under this paragraph during said year were less than Lessee’s Share as indicated on said statement, Lessee shall
pay to Lessor the amount of the deficiency within 10 days after delivery by Lessor to Lessee of said statement. Lessor and Lessee shall
forthwith adjust between them by cash payment any balance detershined to existwith respect to that portion of the last calendar year for
which Lessee is responsible as to Operating Expenses, notwithstariding that the Ldase term may have terminated before the end of such
calendar year. ‘

(e) Operating Expenses shall not inciude the cost
foundations, exterior walls or a Common Area capital improvemen
life for accounting purposes of 5 years or more unless it is of the ty
be included as above providad. '

. _{f} Operating Expenses shall not include any expenses y tenant directly to third parties, or as to which Lessar
is otherwise reimbursed by any third party, other tenant, ®rby insurance Rroceeds.

4.3  Payment. Lessee shall cause payment of RenNo be receivelj by Lessor in lawful money of the United States on or before
the day on which it is due, without offset or deduction (excep specificgly permitted in this Lease). Rent for any period during the
term hereof which is for less than one full calendar month shal| be prorajed based upon the actual number of days of said month.
Payment of Rent shall be made to Lessor at its address stated herdlg or to guch other persons or place as Lessor may from time to time
designate in writing. Acceptance of a payment whi 8gs than f unt then due shalt not be a waiver of Lessor’s rights to the
balance of such Rent, regardiess of Lessor's endorgement oNany check so stating. in the event that any check, draft, or cther instrument
of payment given by Lessee to Lessor is dishonored for any {eason, Lessee agrees to pay o Lessor the sum of $25 in addition to any
Late Charge. Payments will be applied first to accried late cparges and attorney's fees, second to accrued interest, then to Base Rent
and Operating Expenses, and any remaining amoufitNg any/other outstanding charges or costs.

5.  Security Deposit. Lessee shall deposit with Lecution hereof the Security Deposit as security for Lessee's faithful

f replacement fgr equipment or capital components such as the roof,
ugh as the pdrking lot paving, elevators, fences that have a useful
g@scribed irf paragraph 4.2(a) (viii), in which case their cost shall

performance of its obligations under this Lease. If Lessee Ya{Is\{o pay Rent, or otherwise Defaults under this Lease, Lessor may use,
apply or retain all or any portion of said Sequrity Deposit for thpayment of any amount due Lessor or to reimburse or compensate
Lessor for any liability, expense, loss or damaj
partion of the Security Deposit, Lessee shall withi
said Security Deposit to the full amount required
upon written request from Lessor, deposit additionalNnone
bear the same proportion to the increased Base Rekt as the
Use be amended to accommodate a material chang
shall have the right to increase the Sequsi
increased wear and tear that the Premise
following such change the financial condition
such additional monies with Lessor as shall be s
on such change in financial condition. Lessor shall

hich Lessor may stffer ar incur by reason thereof. If Lessor uses or applies all or any
days after written request therefor deposit monies with Lessor sufficient {o rastore
ease. If the Base Rent increasaes during the term of this Lease, Lessee shall,
ith Lessor so that the total amount of the Security Deposit shall at all times

itigl Security Deposit bore to the initial Base Rent. Should the Agreed
in the business of Lessee or to accommodate a sublessee or assignes, Lessor
Depogit to the extent necessary, in Lessor's reasonable judgment, to account for any
ay sufter as a result thereof. If a change in control of Lessee occurs during this Lease and
gsses is, in Lessor's reasonable judgment, significantly reduced, Lessee shall deposit
icient to cause the Security Deposit to be at a commaercially reasonable level based
be required to keep the Security Deposit separate from its general accounts.
Within 14 days after the expiration or termination of this e, if Lessor elects to apply the Security Deposit only to unpaid Rent, and
otherwise within 30 days afier the Premises have been vac pursuant to Paragraph 7.4{(c} below, Lessor shall return that portion of
the Security Deposit not used or applied by Lessor. No part of the Security Deposit shall be considered to be held in trust, to bear interest
or to be prepayment for any monies to be paid by Lessee under this Lease.

6. Use.

6.1 Use. Lessee shall uséand octys
comparable thereto, and for no other}
creates damage, waste or a nuisance, d{Xhatfdisturbs occupants of or causes damage to neighboring premises or properties. Lessor
shall not unreasonably withhold or delay its
not impair the structural integrity of the imprpgments. of the Building, will not adversely affect the mechanical, electrical, HVAC, and other
systems of the Building, andfor will not affect Wie exterior appearance of the Building. If Lessor elects to withhold consent, Lessor shall
ithi i i {cation of same, which notice shall include an explanation of Lassor’s objections 1o the

‘\

the Premises only for the Agreed Use, or any other legal use which is reasonably

change in the Agreed Use.
6.2 Hazardous

{a) Reportable Uses i nsent. The term “Hazardous Substance™ as used in this Lease shall mean any
product, substance, or waste whosg’presence, use, manutacture, disposal, transportation, or release, either by itself or in combination
with other materials expedted t ises, is sither: (i) potentially injuricus to the public health, safety or welfare, the
environment or the Premisas, (i#} regulated or monjiored by any governmental authority, or (ili) a basis for potential liability of Lessor to
any governmental agency ird party under anyjapplicable statute or common law theory. Hazardous Substances shal! include, but
not be limited to, hydrocarbaons, petroteum, gasoling, and/or crude il or any products, by-products or fractions thereof, Lessee shall not
engage in any activity in or on the Premises whigh constitutes a Reportable Use of Hazardous Substances without the express prior
written consent of Lessor and timely compliance {#it L.essee’s expense) with all Applicable Requirements. “Reportable Use” shalil mesan
(i) the installation or use of any above or below/ground storage tank, (i} the generation, possession, storage, use, transportation, or
disposal of a Hazardous Substance that requirgs a permit from, or with respect to which a report, notice, registration or business plan
is required to be filed with, any governmental glthority, and/or (iii) the presence at the Premises of a Hazardous Substance with respect
to which any Applicable Requirements requj/as that a notice be given to persons entering or occupying the Premises or neighbaring
properties. Notwithstanding the foregaing, ¥essee may use any ordinary and customary materials reasonably required to be used inthe
normal course of the Agreed Use suc ‘ordinary office supplies (copier toner, liquid paper, glus, etc.) and common househeid 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 Reportable Use upon receiving such additional assurances as Lessor reasonably
deems necessary to protect itself, the public, the Premises and/or the environment against damage, contamination, injury and/or liability,
including, but not limited to, the instaliation (and remgcval on or before Lease expiration or termination) of protective modifications {such
as concrete encasemeants) and/or increasing the Security Deposit.

(b} Duty to inform Lessar. If Lessee knows, or has reasonable cause to believe, that a Hazardous Sub_stance has come
10 be located in, on, under or about the Premises, other than as praviously consented to by Lessor, Lessee shall immaediately give written
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notice of such fact to Lessor, and provide Lessor with a copy of any report, notice, claim or other documentation which it has congerning
the presence of such Hazardous Substance.

(c) Lessee_e Remediation. Lessee shall not cause or permit any Hazardous Substance to be spilled or released in, on,
under, or about the Prem]ses (including through the plumbing or sanitary sewer system) and shall promptly, at Lessee's expense, comply
with all Appllcalqie Requirements and take all investigatory and/or remedial action reasonably recommended, whether or not formally
ordered or requnred! for the cleanup of any contamination of, and for the maintenancs, security and/or manitaring of the Premises or
neighboring properties, that was caused or materially contributed to by Lesses, or pertaining to or involving any Hazardous Substance
brought onto the Premises during the term of this Lease, by or for Lesses, or any third party.

. (d) Lessee Indemnification. Lessee shall indemnify, defend and hold Lessor, its agents, employses, lenders and ground
lessor, if any, harmiess from and against any and all loss of rents and/or da ages, liabilities, judgrents, claims, expenses, penalties,
and aftorneys’ and consultants' fees arising out of or involving any Hazardoug Substance brolght onto the Premises by or for Lesses,
or any third party (provided, however, that Lessee shall have no liability undgr this Lgase with r pect to underground migration of any
Hazardous Substance under the Premises from areas outside of the Pr ject noy/ caused or pontributed to by Lessee). Lessee's
obligations shall inciuds, but not be limited to, the effects of any contaminatign or i ury to persorf, property or the environment created
or suffe_red.by Lessee, and the cost of investigation, removal, remediation, re jon and/or abafement, and shall survive the expiration
or termination of this Lease. No termination, cancellation or release agreemenh3utered into by Llessor and Lessee shall release Lesses

from its obligations under this Lease with respect to Hazardous Sybstances, unlbss specifically so agreed by Lessor in writing at the
time of such agreement.

_ {e) Lessor Indemnification. Lessor and its successors all indemnify, defend, reimburse and hold Lesses,
its employees and lendars, harmiless from and against any and all envi mages, including the cost of remediation, which
result from Hazardous Substances which existed on the Premises priof\to Lessee" ocgupancy or which are caused by the gross
negligence or willful misconduct of Lessor, its agents or employses. Lessprs obligations, as and when required by the Applicable

Requirements, shall include, but not be limited to, the cost of investigation, remqval, remediation, restoration and/or abatement, and shall
survive the expiration or termination of this Lease.

(f) Investigations and Remediations. Lesgor shall relgin the responsibility and pay for any investigations or remadiation
measures required by governmental entities having jurisdidtion with redpact to the existence of Hazardous Substances on the Premises
prior to Lessee’s occupancy, unless such remediation meas\ire is requifed as a rasult of Lessee’s use {including “Alterations”, as defined
in paragraph 7.3(a) below) of the Premises, in which event Lagsee shall be responsible for such payment. Lessee shall cooperate fully
in any such activities at the request of Lessor, including allowind egsér and Lessor's agents to have reasonable access to the Premises
at reasonable times in order to carry out Lessor's investigative Bnedial responsibilities.

{a) Lessor Termination Option. If a Hazardous Sub
this Lease, unless Lessee is legally responsible thery :
required by the Applicable Requiremants and this LeAse djall continue ull force and effect, but subject {o Lessor's rights under
Paragraph 6.2(d) and Paragraph 13), Lessor may, at Lesor's\qption, either | investigate and remediate such Hazardous Substance
Condition, if required, as soon as reasonably possible at\Lesso
effect, or (i) if the estimated cost to remediate such condition excedds 12 times the then monthly Base Rent or $100,000, whichever is
greater, give written notice to Lessee, within 30 days aftr receipt Dy _Lessor of knowledge of the occurrence of such Hazardous
Substance Condition, of Lessor's desirs to terqginate this Lgase as of thédate 60 days following the date of such notice. In the event
Lessor elects to give a termination notice, Lessq@~aay, within 10 days thereafter, give written notice o Lessor of Lessee's commitment
to pay the amount by which the cost of the remedigtiormot-Such Hazardous Substance Condition exceeds an amount equal to 12 times
the then monthly Base Rent or $100,000, whichayeINg greater. Lessee shall provide Lessor with said funds or satisfactory assurance
thersof within 30 days following such commitment. such event, this Lease shall continue in full force and effect, and Lessor shall
proceed to make such remediation as soon as reasonably gossible after the required funds are available. If Lessee does not give such
notice and provide the required funds or assurance therediWithin 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 Require

nts. Except as otherwise provided in this Lease, Lesses shall, at

ally comply with all Applicable Requirements, the requirements of
br rating buresy, and the recommendations of Lessor's enginesrs and/or consultants which
relate in any manner to the Premises, withqut regard tojwhather said requirements are now in effect or become effactive after the Start
Date. Lessee shall, within 10 days after Yegeipt of Lessor's™waiiten request, provide Lessor with copies of all permits and other
documents, and other information svidencing he s compliance™with any Applicable Requirements specified by Lessor, and shall
th copies of any ddcuments involved) of any threatened or actual claim, notice,

6.4  Inspection; Compfiance. Lessor arld besgor's “Lender” (as defined in Paragraph 30) and consultants shall have the right
to enter into Premises at any ti i gryexgency, and otherwise at reasonabie times, for the purpose of inspecting the
condition of the Premises and hessee with this Lease. The cost of any such inspections shall be paid by
Lessor, unless a violation of Applicable Requirements, or a zardous Substance Condition {see paragraph 9.1) is found to exist or be
imminent, or the inspection is reéquested or ordered by a goveomental authority. In such case, Lesses shall upon request reimburse
Lessor for the cost of such inspection, so long gs-soehk inspectiod is reasonably related to the violation or contamination.

7.  Maintenance; Repairs,

7.1 Lessee’s Obligatt i i 8gor's obligation to keep the Premises in good condition and repair, Lessee
shall be responsible for payment as additional rent for that portion of the cost of any maintenance and repair
of the Premises, or any equipmerk (wherever located) that sprves only Lessee or the Premises, 10 the extent such cost is attributable to
causes heyond normal wear and tear. Lessee shall be resppnsible for the cost of painting, repairing or replacing wall coverings, and to
repair or replace any improvements with the Premises. Lesgor may, at its option, upon reasonable notice, elect to have Lessee perform
any particular such maintenance or repairs the cost of which is otherwise Lessee’s responsibility hereunder.

7.2  Lessor's Obligations. Subject to the proyisions of Paragraphs 2.2 (Condition}, 2.3 (Compliance), 4.2 (Operating
Expenses), 6 {Use), 7.1 (Lessee's Obligations), 9 (Damagg or Destruction) and 14 (Condemnation}, Lessor, subject to reimbursement
pursuant to Paragraph 4.2, shall keep in good order, conglition and repair the foundations, exterior walls, structural condition of interior
bearing walls, exterior roof, fire sprinkler system, fire aldrm and/or smoke detection systems, fire hydrants, and the Common Areas.
Lessee expressly waives the benefit of any statute now Or hereafter in effect to the extent it is inconsistent with the terms of this Lease.

7.3 Utllity Installations; Trade Fixtures; Aljerations.

{(a) Definitions. The term “Utility Inatallations™ refars to all floor and window coverings, air lines, vacuum lines, power
pansls, electrical distribution, security and fire_pfotection systems, communication cabling, lighting fixtures, HVAC equipment, and
plumbing 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 delation. “Lessee Owned Alterations and/or Utility Installations” are defined
as Alterations and/or Utility Instaliations made by Lessee that are not yet owned by Lassor pursuant to Paragraph 7.4(a).

{b) Consent. Lessee shall not make any Alterations or Utility Instaliations to the Premises without Lessor’s prior written
consent. Lessee may, howeaver, make non-structural Utility Installations to the interior of the Premises (excluding the rocf) without such
consent but upon notice to Lesser, as long as they are not visible from the outside, do not involve puncturing, relocating or removing the
roof, ceilings, floors or any existing walls, will not affect the electrical, plumbing, HVAC, and/or life safety systems, and the cumulative
cost thereof during this Lease as extended does not exceed $2000. Notwithstanding the foregoing, L.essee 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 {o granting
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such approval, require Lessee to utilize a contractor chosen and/or approved by Lessor. Any Alterations or Utility Installations that
Lessee shall desire to make and which require the consent of the Lessor shall be presented to Lessor in written form with detailed plans.
Cansent shall be deemed conditioned upon Lessea's: (i) acquiring all applicable governmental permits, (ii} furnishing Lessor with copies
of both the permits and the plans and specifications prior to commencement of the work, and {iii) compliance with all conditions of said
permits and other Applicable Requirements in a prompt and expeditious manner. Any Alterations or Utility Installations shalt be
performed in a workmanlike manner with good and sufficient materials. Lessae shall promptly upon compietion furnish Lessor with as-
built plans and spe:ci_ficatiops. For work which costs an amount in excess of one/month's Base Rent, Lessor may condition its consant
upon Lgssee providing a lien and completion bond in an amount squal to 150% of the estimated cost of such Alteration or Utility
Instailation and/or upon Lessee's posting an additional Security Deposit with Legsor.

{c) Liens; Bonds. Lessee shall pay, when dus, all claims for labofor mat
to or for Lessee at or for use an the Premises, which claims are or may be secyred by
Premises or any interest therein. Lessee shall give Lessor not less than 10 d
or about the Premises, and Lessor shall have the right to post notices of non-ras
such lien, claim or demand, then Lessee shall, at its sole expense defend and prite
and shall pay and satisfy any such adverse judgment that may be rendered thekeon
require, Lessee shall furnish a surety bond in an amount equal to 150% of the\amou
indemnifying Lessar against liability for the same. If Lessor elects o participate in
fees and costs,

7.4 Ownership; Removat; Surrender; and Restoration.

(2) Ownership. Subject to Lessor's right to require removal g elect ownegship as hereinafter provided, ali Alterations and
Utility Installations made by Lessee shall be the property of Lessee, but corgidered a part of the Premises. Lessor may, at any time,
elect in writing to be the owner of all or any specified part of the Lessee Owned Alterations and Utility Installations. Unless otherwise
instructed per paragraph 7.4(b) hereof, all Lessae Owned Alterations and Utility ions shall, at the expiration or termination of this
Lease, become the property of Lassor and be surrendered by Les®ee with the Premisas.

{b) Removal. By delivery to Lessee of writterly notice flom Lessor not earlier than 80 and not later than 30 days prior to
the end of the term of this Lease, Lessor may require that any or all Leksee Owned Alterations or Utility Installations be removed by the
expiration or termination of this Lease. Lessor may require the removal at any time of all or any part of any Lessee Owned Alterations
or Utility Installations made without the required consent.

{¢) Surrender; Restoration. Lessee shall surren
with ali of the improvements, parts and surfaces thereof clean and
repair, ordinary wear and tear excepted. “Qrdinary wear and tear” sh

ials furnished or alleged to have been furnished
y mechanic's or materialman’s lien against the
notige prior to the{commencement of any work in, on
ibility. If Lesgee shall contest the validity of any
{{self, Lassor gand the Premises against the same
fore the enfforcement thereof. If Lassor shall
of sucll contested lien, claim or demand,

ion/ essee shall pay Lessor's attorneys'

e Premises by the Expiration Date or any earlier termination date,
& of debris, and in good operating order, condition and state of
ot include any darmage or deterigration that would have been
if this Lease is for 12 months or less, then Lesses shall
tart Date with NO allowance for ordinary wear and tear.
r removal of Trade Fixtures, iessee owned Alterations
e removal of any storage tank installed by or for Lessee. Lesssee shall
also completely remove from the Premises any and all HaYardous Sybstances brought onto the Premises by or for Lessee, or any third
party (except Hazardous Substances which were depositdd via undetground migration from areas outside of the Project) even if such
removal wouid require Lessee to perform or pay for work that exceeds stytory requirements. Trade Fixtures shall remain the property
of Lessee and shall be removed by Lessee. Yh&Nailure by Lessee to timdiy vacate the Premises pursuant to this Paragraph 7.4{c)
without the express written consent of Lessor shai| corisfitute a holdover under the provisions of Paragraph 26 below.

8.  Insurance; Indemnity.

8.1 Insurance Premiums. The cost of the iums for the insurance policies maintained by Lessor pursuant to paragraph
8 are included as Operating Expenses (ses paragraph 4.2a)(iv)). Said costs shall include increases in the premiums resuiting from
additional coverage refated to requirements of the holder of NR prigage or deed of trust covering the Premises, Building and/or Project,
increased valuation of the Premises, Building and/or Project, 2R Wor a general premium rate increase. Said costs shall not, however,
inciude any premium increases resulting’Trom-the nature of the oSsupancy of any other tenant of the Building. In no event, however,
shall Lessee be responsible for any poltion of fhrepremium cost altributable to liability insurance coverage in excess of $2,000,000
procured under Paragraph 8.2(b).

8.2 Liabllity insurance.

{a) Carried by Lessee. Dgssee ghall obtain arthkeep in force a Commercial General Liability policy of insurance
protecting Lessee and Lessor as an additioNa insired against claims Rr bedily injury, personal injury and property damage based upon
or arising out of the ownership, use, occupand N maintenance of the Pramises and ail areas appurtenant thereto. Such insurance shall
be on an occurrance basis providing single ¢ coverage in an amount not less than $1,000,000 per occurrence with an annual
aggregate of not tess than $2,000,000, an * ' lonal Insured-Managers or Lessors of Premises Endorsement” and contain the
“Amendment of the PollutionfExclusion Endorsemaq, for damage caused by heat, smoke or fumes from a hostile fire. The policy shall
not contain any intra-insureq exclusions as betweerNngured persons or organizations, but shall include coverage for liability assumed
under this Lease as an “ingured contract” for the pe mance of Lessee’s indemnity obligations under this Lease. The limits of said
insurance shali not, however, limit the liability of Lessee nox relieve Lessee of any obligation hereunder. All insurance carried by Lessee
shail be primary to and not contributory with similar urance carried by Lessor, whose insurance shall be considered excess
insurance only.

(b) Carried by\ Lessor. Lgssar shall mygintain liability insurance as described in Paragraph 8.2(a)}, in addition to, and not
in lieu of, the insurance required to beshaintained by Upssee. Lessee shall not be named as an additional insured thersin.

uilding, Improveinents and Rental Value.

{a) Building an provements. Lessol shall obtain and keep in force a policy or palicies of insurance in the name of
Lessor, with ioss payable 1o Lessor, any ground-lessor, and to any Lender insuring loss or damage to the Building and/or Project. The
amount of such insurance shall be equal to the full replagement cost of the Building and/or Project, as the same shall exist from time to
time, or the amount required by any Lender, but in no eveht more than the commercially reasonabie and available insurable value thereof,
Lessee Owned Alterations and Utility Installations, Trade Fixtures, and Lessee's personal property shall be insured by Lessee under
Paragraph 8.4. If the coverage is available and commaefcially appropriate, such policy or policies shall insure against all risks of direct
physical loss or damage (except the perils of flood and/gf earthquake unless raquired by a Lender), including coverage for debris removal
and the enforcement of any Applicable Requirements gequiring the upgrading, demolition, reconstruction or replacement of any portion
of the Premises as the result of a covered loss. Said policy or policies shall also contain an agreed valuation provision in lieu of any
coinsurance clause, waiver of subrogation, and inflatign guard protection causing an increase in the annual property insurance coverage
amount by a factor of not less-than the adjusted U.§. Department of Labor Consumer Price Index for All Urban Consumers for the city
nearest to whare the Premises are located. If suchnsurance coverage has a deductible clause, the deductible amount shall not exceed
$1,000 per occurrence.

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

(c) Adjacent Premiges. l.essee shall pay for any increase in the premiums for the property insurance of the Building and
for the Common Areas or other buildings in the Project if said increase is caused by Lessee’s acts, omissions, use or occupancy of the
Premises.

Lessee shall repair any damage occasioned by the ins aliatidq, maintenance
and/or Utility Installations, furnishings, and equipmant as well as

{d) Lessee’s Improvements. Since Lessor is the Insuring Party, Lessor shall not be required to insure Lessee Owned
Alterations and Ultility Installations unless the item in question has become the property of Lessor under the terms of this Lease.
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84  Lessee’s Property; Business Interruption Insurance.

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

of personal property, Trade Fixtures and Lessee Owned Alterations and Utility Instaliations. Lessee shall provide Lessor with written
evidence that such insurance is in force.

. (b} Business_ Interruption. Lesses shall abtain 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 ag a result of such perils.

) (c) No Representation of Adequate Coverage. Lessor malfes no reprégentation that the limits or forms of coverage of
insurance specified herein are adequate to cover Lessee’s property, busingss operations\or obligations under this Lease.

8.5  Insurance Policies. Insurance required herein shall be byfcompanigs duti licensed or admitted to transact business in
the state where the Premises are located, and maintaining during the poicy term & “Genelal Policyholders Rating” of at least B+, V, as
set forth in the most current issue of “Best's Insurance Guide”, or such ofNer rati g as may be required by a Lender. Lessee shall not
do or permit to be done anything which invalidates the required insurance poXgieg. Lessee ghall, prior to the Start Date, deliver to Lessor
certified copies of policies of such insurance or certificates evidencing the exigience and pmounts of the required insurance. No such
policy shall be cancelable or subject to modification except after 30 days prior Yyritten nojice to Lessor. Lessee shall, at least 30 days
prior to the expiration of such policies, furnish Lessor with evidence of renewals\ar “insdrance binders” avidencing renewal thereof, or
Lessor may order such insurance and charge the cost thereoiNop Lessee, which unt shall be payable by |.essee to Lessor upon
demand. Such policies shall be for a term of at least one year, ox the length of the remaining term of this Lease, whichever is less. If

either Party shall fail to procure and maintain the insurance requiredhto be carried by it, the other Party may, but shall not be required to,
procure and maintain the same.

8.6  Waiver of Subrogation. Without affecting any other ri
relieve the other, and waive their entire right to recover damages against\he other, for ioss of or damage to its propenty arising out of or
incident to the perils required 10 be insured against ~Jhe effect ohguch sleases and waivers is not limited by the amount of
insurance carried or required, or by any deductibles japplicable hereto. Th ies agree to have their respective property damage
insurance carriers waive any right to subrogation that duch 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 grosauneghig
harmless the Premises, Lessor and its agents, Lesso as
claims, loss of rents and/or damages, liens, judgments, pSnak|

ts or remegies, Lessee and Lessor each hereby release and

or willful misconduct, Lesses shall indemnify, protect, defend and hold
ér or ground lessor, partners and Lenders, from and against any and all
s, attorneys’ and consultants' fees, expenses and/or liabilities arising out
of, involving, or in connection with, the use and/or occupanc he Premises by Lessee. If any action or proceeding is brought against
Lessor by reason of any of the foregoing matters, Lessee shall Ul notice defend the sams at Lessse's expense by counse! reasonably

satisfactory to Lessor and Lessor shall coopgrate™wi Ngh defense. Lessor need not have first paid any such claim in order
10 be defended or indemnified. N\

8.8  Exemption of Lessor from Liabjlity. Lésgor shall not dq liable for injury or damage to the person or goods, wares,
merchandise or other property of Lessee, Lessie's employe , invitees, customers, or any other person in or about the
Premises, whether such damage or injury is cauded by or resbits from fire, steam, elactricity, gas, water or rain, or from the breakage,
leakage, obstruction or other defects of pipes, fire\sprinklers, wirés, appliances, plumbing, HVAC or lighting fixtures, or from any other
cause, whether the said injury or dargage results fom conditions ariigg upon the Premises or upon other portions of the Building, or
Qt be pable for any damages arising from any act or neglect of any other fenant of Lessor
nor from the failure of Lessor to enforce Yyg provisibns of any other lease in the Project. Notwithstanding Lessor's negligence or breach
of this Lease, Lessor shall under no circumstgnces be liable for injury to Lessee’s business or for any loss of income or profit therefrom.
9.  Damage or Destruction. \

8.1 Definitions.

{(a) “Premises Partial Damage” shallean damage or destruction to the improvements an the Premises, other than

Lessee Owned Alterations and Ulility !nstallations, whichhgan reasonably be repairad in 3 months or less from the date of the damage

or destruction, and the cost thergof ddeg not exceed a suM\gqual to 6 month’s Base Rent. Lessor shall notify Lessee in writing within
Bejruction as to whtkher or not the damage is Partial or Total.

(b} “Premises TotaNDestruction shall mean damage or destruction to the improvements on the Premises, other than
glallations kg Trade Fixtures, which cannot reasonably be repaired in 3 months or less from the
date of the damage or destruction andqithe cosj/thergef.gxceeds a sum equal to 6 month's Base Rent. Lessor shall notify Lessee in
writing within 30 days from the date of the ¥amage or destruttion-as to whether or not the damage is Partial or Total.

{c) “Insupéd Loss” shall megrAamage or destruction to improvemants on the Premises, other than Lessee Owned
res, which was caused by an event required to be covered by the insurance described
amounts or coverage limits involved.

he cost to repair or rebuild the improvermnents owned by Lessor at the time of the
occurrence 1o their condition existing immediately pNor thereto, including demolition, debris removal and upgrading required by the
operation of Applicable|Requirements, and without dedwgction for depreciation.

8l mean the occurrence or discovery of a condition involving the presence of,
defined in Paragraph 6.2(a), in, on, or under the Premiges which requires repair,

-

remediation, or restoratipn.

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 gRuchrdamage (but not Lessed’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 gost to repair of which is $5,000 or less, and, in such event, Lessor shall make
any applicable insurance proceeds available to Lessee bn a reasonable basis for that purpose. Notwithstanding the foregoing, if the
required insurance was not in force or the insurance prokeeds are not sufficient to effect such repair, the Insuring Party shall promptly
contribute the shortage in proceeds as and when requirdd to complete said repairs. in the event, however, such shorfage was due to
the fact that, by reason of the unique nature of the imgprovements, full replacement cost insurance coverage was not commercially
reasonable and available, Lessor shall have no obligatian to pay for the shortage in insurance proceeds or to fully restore the unique
aspects of the Premises uniess Lessae provides Lessor with the funds to cover sams, or adequate assurance thersof, within 10 days
following receipt of written notice of such shortage and fequest 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 fundg or assurance are not received, Lessor may nevertheless elect by written notice
o Lesses within 10 days thereafter to: (i) make sugh restoration and repair as is commercially reasonable with Lessor paying any
shortage in proceeds, in which case this Lease shall femain in full force and effect, or (ii) have this Lease terminate 30 days therea_!ter.
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 ¢ 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.

8.3  Partial Damage - Uninsured Loss. If a Premises Partial Damage that is not an tnsured 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
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damage. Such termination shall be effective 60 days foliowing the date of such notice. In the event Lessor slects 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 reimburserent from Lessor. Lesses shalil provide Lessor with said funds or satisfactory
assurance thereof within 30 days after making such commitment. In such evant this Lease shall continue in full force and effect, and
Lessor shall proceed to make such repairs as soon as reasonably possible after the required funds are available. If Lessee does not
make the required commitment, this Lease shall terminate as of the date specified in the termination notice.

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

9.5 Damage Near End of Term. If at any time during the last 6 manths of this Lease there is damage for which the cost to
repair exceeds one month's Base Rent, whether or not an Insured Loss, Lessor may terminate this Lease effective 60 days following the
date of occurrence of such damage by giving a written termigfation notice to Lessee within 30 days after the date of accurrence of such
damage. Notwithstanding the foregoing, it 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) exgrcising such option and (b) providing Lessor with any shortage in insurance
proceeds (or adequate assurance thereof) needed to magke the repairs on'or before the earlier of (i} the date which is 10 days after
Lessee’s receipt of Lessar's written notice purporting to trminate this/Leask, or (i) the day prior to the date upon which such option
expires. If Lessee duly exercises such option during sugh period and provides Lessor with funds {or adequate assurance thereof) to
covar any shortage in insurance proceeds, Lessor shall, ssor's gommerclally reasonable expanse, repair such damage as soon as
reasonably possible and this Lease shall continue in full forcend effect. if Leksae fails to exercise such option and provide such funds

or assurance during such period, then this Lease shall terminate\or/the date sglecified in the termination notice and Lessee’s option shall
be extinguished.

9.6  Abatement of Rent; Lessee’s Remedids.

{a) Abatement. in the event of Premises, Partial Damage-of Premises Total Destruction or a Hazardous Substance
Condition for which Lessee is not responsible under this\Lease, the Rent payable by Lessee for the periocd required for the repair,
remediation or restoration of such damage shall be abated ifkproportion td the degree to which Lessee's use of the Premises is impaired,
but not to exceed the proceeds received from the Rental Valug insurance. All other obligations of Lessee hereunder shall be performed

by Lessee, and Lessor shail have no liability for any such darage, destiuction, remediation, repair or restoration except as provided
herein.

{p) Remedies. If Lessor sha gstore the Premises and does not commence, in a substantial
and meaningful way, such repair or restordti 30 days after such obligation shall accrue, Lessee may, at any time prior to the
commencement of such repair or restoratiqn, give writtdn notice 10 Lessor and to any Lenders of which Lessee has actual notice, of
Lessee’s election to terminate this Lease on'g date not leps than 80 days foliowing the giving of such notice. If Lessee gives such notice
and such repair or restoration is not commenged within/30 days thereafter, this Lease shall terminate as of the date spacified in said
notice. If the repair or restoration is commenghd withift such 30 days, this Lease shall continue in full force and effect. “Commence”
shall mean either the unconditional authorizatid e preparation of the required plans, or the beginning of the actual work an the
Premises, whichever first occurs.

8.7  Termination; Advance
equitable adjustment shall be made co
shall, in addition, return to Lesses so

9.8 Waive Statutes. Lessor §
destruction of the Premises with respect t
to the extent inconsistent harewith.

10. Real Property Taxes.
10.1  Definitions. As usp

R terms of this Lease shall govern the effect of any damage to or
iqation of this Lease and hereby walve the provisions of any present or future statute

herein, the term “Real Property Taxes” shall include any form of assessment; real estate, generai,
rreatal levy or tax {other than inheritance, personal income or estate taxes); improvement bond:
and/or license fee imposed upon ot™Njed against any legal or equitable interest of Lessor in the Project, Lessor’s right to other income
therefrom, and/or Lessor's business k.-\. ing, by any authority having the direct or indirect power to tax and where the funds are
generated with reference to the Project 885 and where the proceeds so generated are to be applied by the city, county or other local
taxing autharity of a jurisdiction within which {hRyProject is located. Real Property Taxes shall also include any tax, fee, levy, assessment
or charge, or any increase therein, imposed by Rgson of events occurring during the term of this Lease, including but not limited to, a
change in the ownership of the-Broject or any portidQ thereof or a changs in the improvements thereon.

10.2 Payment of T2 Xegpt as otherwise Prgvided in Paragraph 10.3, Lessor shall pay the Real Property Taxes applicable
to the Project, and said pa he included in the calculation of Operating Expenses in accordance with the provisions of
Paragraph 4.2, :

10.3  Additional Improbg
records and work sheets as being

ed by additiohe] improvements placed upon the Project by other lessees or by Lessor for the
pees. Notwithstanting Paragraph 10.2 hereof, Lessee shall, however, pay to Lessor at the time
Operating Expenses arg payable ungex Maragraph 4.2, the entirety of any increase in Real Property Taxes if assessed solely by reason

10.4 Joint Agsessment. If the BiNing is not separately assessed, Real Property Taxes allocated to the Building shall be an
equitable proportion ¢f the Real Property Taxg for all of the land and improvements included within the tax parcel assessed, such
spective valuations assigned in the assessor's work sheets or such other information

10.5 Personal Property Taxes. L&ssee shall pay prior to delinquency all taxes assessed against and levied upon Lessee
Owned Alterations ang, Utility |Astallations, Trage Fixtures, furnishings, equipment and all personal property of Lessee contained in the
Premises. When posdjble, Yessee shall cauge its Lessee QOwned Alterations and Utility Instaliations, Trade Fixtures, furnishings,
equipment and all other onal 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 prdperty, Lessee shall pay Lessor the taxes attributable to Lessee's property within 10 days
after racaipt of a written statement setting forth the taxes applicable to Lessee’s property.

11. Utilities and Services.

11.1  Services Provided by Lessor. Legsor shall provide heating, ventilation, &ir conditioning, reasonable amounts of electricity
for normal lighting and office machines, water {pr reasonable and normal drinking and lavatory use in connection with an office, and
replacement light bulbs and/or fluorescent tubesfand ballasts for standard overhead fixtures. Lessor shall also prow_de _jan'ItOI’IaI services
to the Premises and Common Areas 5 times ppr week, excluding Building Holidays, or pursuant to the attached janitorial scheduls, if
any. Lessor shall not, however, be required to provide janitorial services to kitchens or storage areas inciuded within the Premises.

11.2 Services Exclusive to Less Lessee shall pay for all water, gas, heat, light, power, telephone and other utilities and
services specially or exclusively supplied 'or metered exclusively to the Premises or to Lessee, together with any taxes thfareon_. )
a service is deleted by Paragraph 1. such servica is not separately metered to the Premises, Lessee shall pay at Lessor's option,
either Lessee's Share or a reasonable proportion to be determined by Lessor of all charges for such jointly metered service.

11.3 Hours of Service. Said services and utilities shall be provided during times set forth in Paragraph 1.12. Utilities and
services reguired at other times shall be subject to advance request and reimbursement by Lessee to Lessor of the cost thereof.

11.4 Excess Usage by Lessee. Lessee shall not make connection to the utilities except by or through existing outlets _and shall
not install or use machinery or equipment in or about the Premisas that uses excess water, lighting or power, or suffer or permit any act
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that causes extra burden upon the utilities or services, including but not limited to security and trash services, over standard office usage
for the Project. Lessor shall require Lessee to reimburse Lessor for any excess expenses or costs that may arise out of a breach of this

subpgragraph_ by Lessee. Lessor may, in its sole discretion, install at lessee’s expense supplemental equipment and/or separate
metering applicable to Lessee's excess usage or loading.

‘ 11.5  Interruptions. There shall be no abatement of rent and Lessor shall not be liable in any respact whatsoever for the
inadequacy, stoppage, interruption or discontinuance of any utility or service due to riot, strike, labor dispute, breakdown, accident, repair
or other cause beyond Lessor's reasonable control or in cooperation with governmental request or directions.
12.  Assighment and Subletting.

12.1  lLessor's Consent Required.

i (a) Lessee shall not voluntarily or by operation of law assigh, transfer, mortgage or encumber (coliectively, “assign or
assignment”) or sublet all or any part of Lessee's interest in this Leasae g in the Premises without Lessor's prior written consent.

(b) Unless Lessee.is a corporation and its stock is publiclyftraded off a national s\ock exchange, a change in the control
of Lessee shall constitute an assignment requiring consent. The trandfsrlon a cuphulative basis, of 25% or more of the voting control of
Lessee shali constitute a change in control for this purpose.

] . {c) The involvement of Lessee or its assets in any transaction
financing, transfer, leveraged buy-out or otherwise), whether or not a fory
assets occurs, which results or will result in a reductio

ins (by way of merger, sale, acquisition,
pothecation of this Lease or Lessee's
nt greater than 25% of such Net Worth
recent assignment to which Lessor has
consented, or as it exists immediately prior to said transactid ing-Such reduction, whichever was or is greater,
shall be considered an assignment of this Lease to which Lesdor may withhold }ts consent. “Net Worth of Lessee” shall mean the net
worth of Lessee (excluding any guarantors) established under g Rnerally accepiad accounting principles.

(d) An assignment or subletting without consent sha¥|, at Lessor's option, be a Default curable after notice per Paragraph
13.1(c), or a noncurable Breach without the necessity of any notlsg and grage period. If Lessor elects to treat such unapproved
assignment or subletting as a noncurable Breachyt&8se may either: (iNgrminaip this Lease, or {il) upon 30 days written notice, increase
the monthly Base Rent to 110% of the Base Rent then ¥ effect. Furtisc_ip/the event of such Breach and rental adjustrnent, (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 breaty{ Paggraph 12.1 by Lessor shall be limited to compensatory damages and/or
injunctive relief, .

onsent, no assiggment or subletting shall: (i) be effective without the express written
assumption by such assignee or sublksseeNgf the obligation®yof Lessee undar this Lease, (ii) release Lessee of any obligations

hereunder, or (ili) alter the primary liabjty of Qent of Rent or for the performance of any other obligations to be
performed by Lessee.

(b} Lessor may accept Rent A

3ce of Lessee's dRigations from any parsan other than Lessee pending approval
or disapproval of an assignment. Neither

§ delay in tha approval or disapproval of such assignment nor the acceptance of Rent or
ppeal of Lessolg right to exercise its remedies for Lessee’s Default or Breach.

siting shall not constitute a consent to any subsequent assignment or

subletting.

{d) In the event of any --r or Breach by Lessee, Lessor may proceed directly against Lessee, any Guarantors or
anyone else responsible for the performanBa.of Lessee's obligations under this Lease, including any assignee or sublessee, without first

exhausting Lessor's remedias against any o rson or entity responsible therefor to Lessor, or any security held by Lessor.

(e) Each request for consent to amasgignment or subletting shall be in writing, accompanied by information relevant to

Lessor's determination as to the financial and op al responsibility and appropriateness of the proposed assignes or sublessee,

including but not limited to the-intended use and/or r sgd modification of the Premises, if any. Lessee agrees to provide Lessor with
i q$ may be reasonably requested. (See also Paragraph 36)

{f} Any assighee, of, blesses under, this Lease shall, by reason of accepting such assignment or entering into such
sublease, be deemed to have\gigumed angragreed to conform and comply with each and every term, covenant, condition and obligation
herein to be observed or pertdined by Lessebduring the term of said assignment or subleass, other than such obligations as ars
contrary to or incg i of an assigaqent or sublease to which Lessor has specifically consented to in writing.

() Lessor's consent ¥Q anf assignment or sUblstting shall not transfer to the assignee or sublessee any Option granted to
the original Lesgee by this Lease unldgbsuch transfer is specifically consented to by Lessor in writing. (See Paragraph 39.2)

Hitions Applicable to Subletting. The following terms and conditions shall apply to any
PpPremises and shall be deemed included in all subleases under this Lease whether or not

{a); Lessee hereby assigns and trangfers to Lessor all of Lessee's interest in all Rent payable on any sublease, and Lessor

may coliect such Rent and apply same toward LeS
Ry collect said Rent. Lessor shall not, by reason of the foregoing or any assignment

nor by reason g 3 jnt, be deemed liable to the sublessee for any failure of Lessee to perform and
of Lessee's obligations to such siklessee. Lessee heraby irrevocably authorizes and directs any such subiessee, upon
Lessor stating that a\Breach exists in the performance of Lessee’s obligations under this Lease, 1o pay
bacome due under the sybleasa. Sublessee shall rely upon any such notice from Lessor and shall pay all
Rents to Lessor without arly obligation or right to inquile as to whather such Breach exists, notwithstanding any claim from Lesses to
the contrary.

of such sublease
comply with any

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

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

(e) Lessor shall deliver a copy of any noticd 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 reimbursemeant
and offset from and against Lessee for any spch Detaulfs cured by the sublesses.

13. Default; Breach; Remedies.

13.1  Default; Breach. A “Default” is dsfined 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 faflure of Lessee to cure such Default within any applicable grace period:

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