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STANDARD INDUSTRIAL/COMMERCTAL STNGLE-TENANT LEASE - GROSS

(DO NOT USE THrS FORM FOR MULTT-TENANT BUtLD|NGS)

1. Basic Provisions ("Basic Provisions").

1.1 Parties. This Lease("[ease"), datedforreference purposesonly MaV 13, 2019 ,ismade byand between Pico Veteran. LLC,
a Cal-ifornia limj-ted liabilitv companv ("Lessor") and Sketchy Group. LLC, a California limited
liabil-ty company ("Lessee"), (collectively the "Parties," or individually a "Party").

1.2 Premises: Thatcertainreal property,includingall improvementsthereinortobeprovidedbyLessorunderthetermsof thisLease,commonlyknofvnas
(streetaddress,city,state,zip): 2372 Veteran Avenue, Los Anqeles, CA 90064 ("premises"). Thepremisesarelocatedinthe
County of Los Anqeles , and are generally described as (describe briefly the nature of the property and, if applicable, the "project," if the property is

locatedwithin a Project): approximatelV 4,515 square f eet of of f ice space on two levels. (Seealso
Paragraph 2)

1.3 Term: 3 years and 0 months ("Original Term") commencing June 1 20I9 ("Commencement Date")andending
May 3L , 2022 ("Expiration Date"). (See also Paragraph 3)

1'4 Farly Pesscss ive+ossessiran sf the Premisesesmmeneing _ ("EarlyPcssrssion
Date"), (Seeatse Paragraphs 3,2 anC 3.3)

1.5 Base Rent: S11, 964 .75 permonth ("BaseRent"), payableon tne f irst day of each monthcommencing June 1, 2019
(See also Paragraph 4)

M,f,f,,rboxischecked,thereareprovisionsinthisLeasefortheBaseRenttobeadjusted. Seeparagraph 51
1.6 Base Rentand Other Monies Paid Upon Execution:

(a) Base Rent: SI]- , 954 .'15 for the period June 2 019
(b) Security Deposit: 923 , 929 .50 ("Security Deposit"). (See also Paragraph 5)

H- nssoeiation+ees- _ Je+.ih+perlr4
(d) other: ($22,575.00) for Securitv Deposit Credit FroB pagoda Artworks
(e) Total DueUpon Execution ofthis Lease: $13, 319.25
Agreed Use: General- of f ice . (SeealsoParagraph 6)

lnsuring Party. Lessor is the "lnsuring Party". (See also Paragraph 8)

Real Estate Brokers. (See also Paragraph 15 and 25)
(a) 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 ("Broke(s)") and/or their agents ('Agent(s)"):
Lessor's Brokerage firm Westside Retail , Inc . License No. 0]-7 59028

- ls the broker of (check one): I an" Lessor; or M notn the Lessee and Lessor (dual agent).

Lessor'sAgent Marc Pollock LicenseNo. 00881177 ls(checkonel, f theLessor's

Agent(salespersonorbrokerassociate);or M boththeLessee'sAgentandtheLessor'sAgent(dualagent).
Lessee's Brokerage Firm

- 
ls the broker of (check one): f ,n. Lessee; or I Uotn the Lessee and Lessor (dual agent).

Lessee,sAgentLicenseNo.-ls(checkon.1.ItheLessee,sAgent
(salesperson or broker associate); or L--J 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-tein-a
the sumof S21, 558.55 e+-,o/.efthetetalBase Rentlforthebrokerage services

L,7

1.8

1.9

rendered by the Brokers.

1.10 G uarantor. The obligations of the Lessee u nder this Lea se a re to be guaranteed by

Saud Siddiqui . MD ("Guarantor"). (See also Paragraph 37)
1.11 Attachments. Attachedheretoarethefollowing,allofwhichconstituteapartofthisLease:

M an nddendum consisting of Paragraphs 5 1 through 6 0 ;
r--iI 1 a plot plan depicting the Premises;

I , .rrr"n, set of the Rules and Regulations;

I a work Letter;

I other(specify):

tttt C_-

License No

Brvan Lemieux, MD. Andrew Bero. MD.
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2. Premises,
2.1 Letting. LessorherebyleasestoLessee,andLesseeherebyleasesfromLessotthePremises,fortheterm,attherental,anduponalloftheterms,

covenantsandconditionssetforthinthisLease. WhiletheapproximatesquarefootageofthePremisesmayhavebeenusedinthemarketingofthePremisesfor
p urposes of com pa rison, th e Base Rent stated herein is N OT tied to sq ua re footage and is not subject to adjustme nt shou ld the actual size be determ ined to be
dlfferent. NOTE:Lesseeisadvisedtoverifytheactual sizepriortoexecutingthisLease.

2'2Condition.LessorshalldeliverthePremisestoLessee$!ooe@d.brisinits''asis'',''whereis''conditioflonthe
Commencement Date ^. the ("Start Date").r"nd,solo!€:+the .equired s6rv describeC in Paragraph 7.1(b)

ventilating and air eenCiuening systems ("HVAC")' leaCing Ccc's, sv-p pumps, if a1y, anC all sther such el€ments in tho Dre.nises, ether than these €enstru€ted by
Lessee' shell be rn gced epe'atin$'enCiticn en saiC Cate anC that the surfaGe and $ruetural elements eftt's .eef, bearing walls and feunCatie^ efany bsilCings en the
Prernises (the "BuilCing") shall be free ef material defeets, anC that the Unit Cees neteentain hazardeu*levels ef any melC erfufi{i Cefined as te;rie underapplieable
.tate er frderat ra"

?pprepriate warranty peried' tesser shall' as lesser'5 sele gbligatign wthrespe6t tecu€h matterr ex€€pt as etherwise previCed ln this teare, premptly after re€€ipt €{
written netie e frem Lessee setting ferth with specifi eity the .atu'c anC eytent ef su6h nen €em pliance, malfs nct'cn e r fa rlu re, re etify sam e a! L€sser's sxpen$e, The
\ilarranty psrieCs shall be as fellews; (i) 5 menths as te the HVn C systems, a^d (ii) 30 Cays as te the remairing systems and etbe. ererents ef thg guilCing, lf Lessee

er failure shall be the ebligatier
efLesseeatL€ssee'ssglecestandsxpense,gx€eptferthereef,feurdatiens,andbearingwalls-,hichar€hanCreCasprevidgdinparagraphT Lesseralsgwarrants,
that unless ethe^"rse sp^cin^C i' 'vrrfrgr I esser is unaware ef (i) any rece.CeC Netie€s ef Default affscfng the Premissi {i,i}any Celinquent ameunts due e^de. any
rcan secureC by the Premises; anC {iii} any bankrHpt€y pre€eeding affecting the Premises,

2.3 Compliance. LessorwarrantsthattothebestofitsknowledgetheimprovementsonthePremisescomplywiththebuildingcodes,applicablelaws,
covenants or restrlctions 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 lnstallations (as defined in Paragraph 7.3(a)) made or to
bemadebyLessee. NOTE:LesseeisresponsiblefordeterminingwhetherornottheApplicableRequirements,andespeciallythezoning,areappropriatefor
Lessee'sintendeduse,andacknowledgesthatpastusesof thePremisesmaynolongerbeallowed. lfthePremisesdonotcomplywithsaidwarranty,Lessorshall,
except as otherwise provided, promptly after receipt ofwritten notice from Lessee setting forth with specificlty the nature and extent of such non-compliance, rectify
the same at Lessor's expense. lf Lessee does not give Lessor written notice of a non-compliance with this warranty within 6 months following the Start Date,
correction of that non-compliance shall be the obligation of Lessee at Lessee's sole cost and expense. lfthe Applicable Requirements are hereafterchanged 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,
orthe reinforcement or other physical modification ofthe 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 ofthe Premises by Lessee as
compared with uses by tenants in general, Lessee shall be fully responsible for the cost thereol provided, however, that if such Capital Expenditure is required during
the last 2 years ofthis 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'BaseRent. lfLesseeelectstermination,LesseeshallimmediatelyceasetheuseofthePremiseswhichrequiressuchCapital ExpenditureanddelivertoLessor
writtennoticespecifyingaterminationdateatleast90daysthereafter. Suchterminationdateshall,however,innoeventbeearlierthanthelastdaythatLessee
could legally utilize the Premises without commencing such Capital Expenditure.

(b) lfsuch Capital Expenditure is not the result of the specific and unique use ofthe 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
orany extension thereol on the date that on which the Base Rent is due, an amountequal to 1/144th of the portion of such costs reasonably attributable tothe
Premises. Lessee shall pay lnterest on the balance but may prepay its obllgation at any time. lf, however, such Capital Expenditure is required during the last 2 years
ofthis Lease or if Lessor reasonably determines that it is not economically feasible to pay its share thereol Lessor shall have the option to terminate this Lease upon
90 days prior written notice to Lessee unless Lessee notifies Lessor, in wrihng, within 10 days after receipt of Lessor's termination notice that Lessee will pay for such
CapitalExpenditure. lfLessordoesnotelecttoterminate,andfailstotenderitsshareofanysuchCapitalExpenditure,Lesseemayadvancesuchfundsanddeduct
same,withlnterest,fromRentuntil Lessor'sshareof suchcostshavebeenfullypaid. lfLesseeisunabletofinanceLessor'sshare,orifthebalanceoftheRentdue
and payable for the remainder ofthis 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) Notwithstandingthe above,the provisionsconcerningCapital Expendlturesare intendedto applyonlyto non-voluntary, unexpected, and new
Applicable Requirements. lf 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/ortake such other steps as
maybenecessarytoeliminatetherequirementforsuchCapital Expenditure,or(ii) completesuchCapital Expenditureatitsownexpense. Lesseeshall not,however,
have any rightto terminate this Lease.

2.4 Acknowledgements. Lesseeacknowledgesthat: (a) ithasbeengivenanopportunitytoinspectandmeasurethePremises,(b) ithasbeenadvisedby
Lessor and/or 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,andcompllancewithApplicableRequirementsandtheAmericanswithDisabilitiesAct),andtheirsuitabilityforLessee's
intended use, (c) Lessee has made such investigation as it deems necessary with reference to such matters and assumes all responsibility therefor as the same relate
to its occupancy of the Premises, (d) it is not relying on any representation as to the size of the Premises made by Brokers or Lessor, (e) the square footage of the
Premises was not material to Lessee's decision to lease the Premises and pay the Rent stated herein, and (f) neither Lessori Lessor's agents, nor Brokers have made
anyoral orwrittenrepresentationsorwarrantieswithrespecttosaidmattersotherthanassetforthinthisLease. lnaddition,Lessoracknowledgesthat: (i) Brokers
have made no representations, promises orwarranties concerning Lessee's ability to honor the Lease or suitability to occupy the premises, and (ii) it is Lessor's sole
responsibility to investigate the financial capabillty and/or suitability of all proposed tenants.

2.5 LesseeasPriorowner/Occupant. ThewarrantiesmadebyLessorinParagraph2shall beof noforceoreffectif immediatelypriortotheStartDateLessee
wastheowneroroccupantofthePremises. lnsuchevent,Lesseeshallberesponsibleforanynecessarycorrectivework.

3. Term.

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

//--rfu- /4 L
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fer su6h pessgssien prrer te the CernmenEement Date tly grart e{ Early Pessession enly cenveys a nerFeyclusive right te 9€€upy the Prgmises, lf Lessee tetally er
parFalry eecupre bated fer the perl
terms ef this tease (ine lgding bst net limited te the ebligatiens te pay Real Preperty Taxes and insgranee premiums and to maintain the Premises) shall be in effect
Curingsuch perieC, lnJ-such ca.lJ- ogssessisn sh3ll n€t a#ect the Fypi,at'c^ Date.

,,3 Dolay ln Pcsses

valiCity ef this Lease er ehange the Expiration Date Lessee shall net, hewever, be ebligated te pay Rc.t er perferm lts ether ebligatiens sntil Lesrer delivsrs
pessessien ef the Premises and any perieC ef rent abatement that Less€e weCC etherwise have €fljeyed shall run frem the Cate ef Celivery ef pe€sessien and
Gentinue fer a peried equal te what tessee weuld etherwi6e haye enieyeC snder the terms hereef, but minus any days ef delay eauseC by the aets e. emissiens ef
ressee, lf pessessienisnetCerrveredwitl"i.60daysafte'theCern.nencementDate,asthesamemaybeextenCeCunCerthetermsef anyWerkLetterexeeutedby

disch a'Bed r.c'n arr c hligahen€ hers unC e', lf su€h written neFc€ is 1st receiyeC by lesse' with in saiC 10 day p€rieC, Lesses's right te ca nce I shall t.rminate, lf

te€s€€sd+esse€,
3.4 LesseeCompliance. Lessorshall notberequiredtotenderpossessionofthePremisestoLesseeuntil Lesseecomplieswithitsobligationtoprovide

evidence of insurance (Paragraph 8.5). Pending delivery of such evidence, Lessee shall be required to perform all of its obligations underthis Lease from and afterthe
StartDate,includingthepaymentofRent,notwithstandingLessor'selectiontowithholdpossessionpendingreceiptof suchevidenceof insurance. Further,ifLessee
is required to perform any other conditions priorto or concurrent with the Start Date, the Start Date shall occur but Lessor may elect to withhold possession until such
conditions are satisfi ed.

4. Rent.

4.1 RentDefined. Allmonetaryobligationsof LesseetoLessorunderthetermsofthisLease(exceptfortheSecurityDeposit) aredeemedtoberent("Rent").
4.2 Payment. LesseeshallcausepaymentofRenttobereceivedbyLessorinlawfulmoneyoftheUnitedStates,withoutoffsetordeduction(exceptas

specificallypermlttedinthisLease),onorbeforethedayonwhichitisdue, All monetaryamountsshall beroundedtothenearestwholedollar. lntheeventthatany
invoicepreparedbyLessorisinaccuratesuchinaccuracyshallnotconstituteawaiverandLesseeshallbeobligatedtopaytheamountsetforthinthisLease. Rentfor
anyperiodduringthetermhereofwhichisforlessthanonefull calendarmonthshall beproratedbasedupontheactual numberof daysof saidmonth. Paymentof
Rentshall bemadetoLessoratitsaddressstatedhereinortosuchotherpersonsorplaceasLessormayfromtimetotimedesignateinwriting. 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, regardless of Lessor's endorsement of any check
sostating. lntheeventthatanycheck,draft,orotherinstrumentofpaymentgivenbyLesseetoLessorisdishonoredforanyreason,LesseeagreestopaytoLessor
thesumofS25inadditiontoanyLateChargeandLessor,atitsophon,mayrequireallfuturepaymentstobemadebyLesseetobebycashier'scheck. Paymentswill
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 outstand ing charges or costs.

4,3 A"agci3fonFees lnadCitisateth€gassRe^t,rcsseeshall payteLesse'eaehmenthanameunt€qsartganyewner'sassc€iatener€enCeminiumf€e€
le"ieCe'assesseCagai^sttheDrerises, SaiCneniesshallbepaiCatthesametrmeandinthesamemanne'astheBaseRent,

5. Security Deposit. Lessee shall deposit with Lessor upon execution hereof the Security Deposit as security for Lessee's faithful performance of its obligations
underthisLease. lfLesseefailstopayRent,orotherwiseDefaultsunderthisLease,Lessormayuse,applyorretainall oranyportionofsaidSecurityDepositforthe
payment of any amount already due Lessor, for Rents which will be due in the future, and/ orto reimburse or compensate Lessorfor any liability, expense, loss or
damagewhichLessormaysufferorincurbyreasonthereof. lfLessorusesorappliesalloranyporhonoftheSecurityDeposit,Lesseeshallwithinl0daysafter
writtenrequesttherefordepositmonieswithLessorsufficienttorestoresaidSecurityDeposittothefull amountrequiredbythisLease. lftheBaseRenilncreases
during the term of this Lease, Lessee shall, upon written request from Lessor, deposit additional monies with Lessorso 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 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
totheextentnecessary,inLessor'sreasonablejudgment,toaccountforanyincreasedwearandtearthatthePremisesmaysufferasaresultthereol lfachangein
control of Lessee occurs during this Lease and following such change the financial condition of Lessee is, in Lessor's reasonablejudgment, signlficantly 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
financialcondition. Lessorshall notberequiredtokeeptheSecurityDepositseparatefromitsgeneral accounts. Withing0daysaftertheexplrationorterminationof
thisLease,LessorshallreturnthatportionoftheSecurityDepositnotusedorappliedbyLessor. LessorshalluponwrittenrequestprovideLesseewithanaccounting
showinghowthatportionoftheSecurityDepositthatwasnotreturnedwasapplied. NopartoftheSecurityDepositshall beconsideredtobeheldintrust,tobear
interestortobeprepaymentforanymoniestobepaidbyLesseeunderthisLease. THESECURITYDEPOSITSHALLNOTBEUSEDBYLESSEETNLTEUOFpAyMENTOF
THE LAST MONTH'S RENT.

6. Use.

6.1 Use. LesseeshalluseandoccupythePremisesonlyfortheAgreedUse,oranyotherlegal usewhichisreasonablycomparablethereto,andfornoother
purpose. LesseeshallnotuseorpermittheuseofthePremisesinamannerthatisunlawful,createsdamage,wasteoranuisance,orthatdisturbsoccupantsofor
causesdamagetoneighboringpremisesorproperties. Otherthanguide,signal andseelngeyedogs,LesseeshallnotkeeporallowinthePremisesanypets,animals,
birds, fish, or reptiles. Lessor shall not unreasonably withhold or delay its consent to any written request for a modification ofthe Agreed Use, so long as the same will
not impair the structural integrity ofthe improvements on the Premises orthe mechanical or electrical systems therein, and/or is not significantly more burdensome
tothePremises. lfLessorelectstowithholdconsent,LessorshallwithinTdaysaftersuchrequestgivewrittennotificationofsame,whichnoticeshall includean
explanation of Lessor's objections to the change in the Agreed Use.

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

presence, use, manufacture, disposal, transportation, or release, either by itself or in combination with other materials expected to be on the Premises, is either: (i)
potentially injurious to the public health, safety orwelfare, the environment orthe Premises, (ii) regulated or monitored by any governmental authority, or (iii) a basis
forpotential liabilityof Lessortoanygovernmentalagencyorthirdpartyunderanyapplicablestatuteorcommonlawtheory. HazardousSubstancesshall include,but
not be limited to, hydrocarbons, petroleum, gasoline, and/or crude oil or any products, by-products orfractions thereof. Lessee shall not engage in any activity in or
on the Premises which constitutes a Reportable Use of Hazardous Substances without the express prior written consent of Lessor and timely compliance (at Lessee's
expense) with all Applicable Requirements. "Reportable Use" shall mean (i) the installatron or use of any above or below ground storage tank, (ii) the generation,n.
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possession/ storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, or with respect to which a report, notice, registration or
business plan ls 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
Appllcable Requirements requiresthat a notice be givento personsentering oroccupyingthe Premisesor neighboringproperties. Notwithstandingthe foregoing,
Lessee may use any ordinary and customary materials reasonably required to be used in the normal course ofthe Agreed Use, ordinary office supplies (copier toner,
liquid paper, glue, etc.) and common household cleanlng materials, so long as such use is in compliance with all Applicable Requirements, is not a Reportable Use, and
doesnotexposethePremisesorneighboringpropertytoanymeaningful riskofcontaminationordamageorexposeLessortoanyliabilitytherefor. lnaddition,
Lessor may condition its consent to any Reportable Use upon receiving such additronal assurances as Lessor reasonably deems necessary to protect itsell the public,
the Premlses and/orthe environment against damage, contamination, injury and/or liability, including, but not limited to, the installation (and removalon or before
Lease expiration or termination) of protective modlfications (such as concrete encasements) and/or increasing the Security Deposit.

(b) DutytolnformLessor. lfLesseeknows,orhasreasonablecausetobelieve,thataHazardousSubstancehascometobelocatedin,on,underor
aboutthe Premises, other than as previously consented to by Lessot Lessee shall immediately give written notice ofsuch factto Lessor, and provide Lessorwith a

copy of any report, notice, claim or other documentation whlch 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 Premlses

(lncludingthrough the plumbing or sanitary sewer system)and shallpromptly, 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 materlally contributed to by Lessee, or pertaining to or involving any
Hazardous Substance brought onto the Premises during the term ofthis Lease, by or for Lessee, or any third party.

(d) Lesseelndemnification. Lesseeshall indemnify,defendandholdLessor,itsagents,employees, lendersandgroundlessor,ifany,harmlessfromand
against any and all loss of rents and/ordamages, liabilities, judgments, claims, expenses, penalties, and attorneys' and consultants'fees arising out ofor lnvolving any
Hazardous Substance brought onto the Premises by orfor Lessee, or any third party (provided, however, that Lessee shall have no liability underthis Lease with
respecttoundergroundmigrationofanyHazardousSubstanceunderthePremisesfromadjacentpropertiesnotcausedorcontributedtobyLessee). 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
thecostofinvestigation,removal,remediation,restorationand/orabatement,andshall survivetheexpirationorterminationofthisLease. Notermination,
cancellation or release a8reement 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 lndemnification. Except as othe rwise p rovided in paragraph 8.7, Lessor a nd its successo rs a nd ass igns shall ind em nify, defend, re im bu rse a nd
hold Lessee, its employees and lenders, harmless from and against any and all environmental damages, including the cost of remediation, which result from
Hazardous Substances which exlsted on the Premises priorto Lessee's occupancy orwhich are caused by the gross negligence orwillful misconduct ofLessor, its
agentsoremployees. Lessor'sobligahons,asandwhenrequiredbytheApplicableRequirements,shallinclude,butnotbelimitedto,thecostof investigation,
removal, remediation, restoration and/or abatement, and shall survive the expiration or termination ofthis Lease.

(f) lnvestigationsandRemediations. Lessorshall retalntheresponsibilityandpayforanyinvestigationsorremediationmeasuresrequiredby
Sovernmental entities havingjurisdiction with respect to the existence of Hazardous Substances on the Premises prior 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) ofthe Premises, in which event Lessee shall be
responsible for such payment. Lessee shall cooperate fully in any such activities at the request ofLessor, including allowing Lessor and Lessor's agents to have
reasonable access to the Premises at reasonable times in orderto carry out Lessor's investigative and remedial responsibilities.

(S) Lessor Termination Option. lf a Hazardous Substance Condition (see Paragraph 9.1(e)) occurs duringthe term ofthis Lease, unless Lessee is legally
responsible therefor (in which case Lessee shall make the investigation and remediation thereof requlred 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) investrgate and remediate such
Hazardous Substance Condltion, lf required, as soon as reasonably possible at Lessor's expense, in which event this Lease shall continue in full force and effect, or (ii) if
the estimated cost to remediate such condition exceeds 12 times the then monthly Base Rent or S100,000, whichever is greatet give written notice to Lessee, within
30 days after receipt by Lessor of knowledge of the occurrence ofsuch Hazardous Substance condition, of Lessor's desire to terminate this Lease as ofthe date 60
daysfollowingthedateofsuchnotice. lntheeventLessorelectstogiveaterminationnotice,Lesseemay,withinl0daysthereaftetgivewrittennoticetoLessorof
Lessee's commitment to pay the amount by which the cost of the remediation of such Hazardous Substance Condition exceeds an amount equal to 12 times the then
monthly Base Rent or S100,000, whichever is greater. Lessee shall provide Lessorwith said funds orsatisfactory assurance thereofwithin 30 days following such
commitment. lnsuchevent,thisLeaseshallcontinueinfull forceandeffect,andLessorshallproceedtomakesuchremedlationassoonasreasonablypossibleafter
therequiredfundsareavailable. lf Lesseedoesnotgivesuchnoticeandprovidetherequiredfundsorassurancethereof withinthetimeprovided,thisLeaseshall
terminate as ofthe date specified in Lessor's notice oftermination.

6.3 Lessee'sCompliancewithApplicableRequirements. ExceptasotherwiseprovidedinthisLease,Lesseeshall,atLessee'ssoleexpense,fully,diligentlyand
in a timely manneI 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
nowineffectorbecomeeffectiveaftertheStartDate. Lesseeshall,withinl.Odaysafterreceiptof Lessor'swrittenrequest,provideLessorwithcopiesofall permits
and other documents, and other information evidencing Lessee's compllance with any Applicable Requirements specified by Lessor, and shall immediately upon
receipt, notify Lessor in writing (with copies of any documents involved) of any threatened or actual claim, nohce, citation, warning, complaint or report pertaining to
orinvolvingthefailureofLesseeorthePremisestocomplywithanyApplicableRequirements. Likewise,Lesseeshall immediatelygivewrittennoticetoLessorof: (i)
any water damage to the Premises and any suspected seepage, pooling, dampness or other conditton conducive to the production of mold; or (ii) any mustiness or
otherodorsthatmightindicatethepresenceofmoldinthePremises. Inaddition,LesseeshallprovideLessorwithcopiesofitsbuslnesslicense,certificateof
occupancyand/oranysimilardocumentwithinl0daysoftherecelptofawrittenrequesttherefor.

6.4 lnspection; Compliance. Lessor and Lessor's "Lender" (as defined in Paragraph 30) and consultants authorized by Lessor shall have the right to enter into
Premises at any time, in the case of an emergency, and otherwise at reasonable times after reasonable notice, for the purpose of inspecting and/or testing the
conditionof thePremisesand/orforverifyingcompliancebyLesseewiththisLease. Thecostof anysuchinspectionsshall bepaidbyLessor,unlessaviolationof
Applicable Requirements, or a Hazardous Substance Condition (see Paragraph 9.1) is found to exist or be imminent, or the inspection ls requested or ordered by a
governmentalauthorlty. lnsuchcase,LesseeshalluponrequestreimburseLessorforthecostof suchinspection,solongassuchinspectionisreasonablyrelatedto
theviolationorcontamination. Inaddltion,Lesseeshall providecopiesofall relevantmaterialsafetydatasheets(MSDS) toLessorwithinl0daysofthereceiptof a
writtenrequesttherefor. Lesseeacknowledgesthatanyfailureonitsparttoallowsuchinspectionsortestingwill exposeLessortorisksandpotentiallycauseLessor
to incur costs not contemplated bythis 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 Lessee, by an amount equal to 10% ofthe
thenexistrngBaseRentor$l00,whicheverisgreaterfortheremaindertotheLease. ThePartiesagreethatsuchincreaseinBaseRentrepresentsfairandreasonable
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compensationfortheadditional risk/coststhatLessorwill incurbyreasonofLessee'sfailuretoallowsuchinspectionand/ortesting. SuchincreaseinBaseRentshall
in no event constitute a waiver of Lessee's Default or Breach with respectto such failure nor prevent the exercise of any ofthe other rights and remedies granted
h ere u nde r.

7, Maintenance; Repairs; Utility lnstallations; Trade Fixtures and Alterations.
7.1 Lessee'sObligations.

(a) lnGeneral. Subjecttotheprovisionsof Paragraph2.2(Condition),2.3(Compliance),6.3(Lessee'sCompllancewithApplicableRequirements),7.2
(Lessor's Obligations), 9 (Damage or Destruction), and 14 (Condemnation), Lessee shall, at Lessee's sole expense, keep the Premises, Utillty lnstallations (intended for
Lessee's excluslve 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 whetheror not the need for such repairs occurs as a result ofLessee's use, any
prior use, the elements orthe age ofsuch porhon of the Premises), including, but not limited to, all equipmentor facilities, such as plumbing, HVAC equipment,

skylights, landscaping, driveways, parking lots, fences, retaining walls, signs, sidewalks and parkways located in, on, or adjacent to the Premises. Lessee is also
responsibleforkeepingtheroofandroofdrainagecleanandfreeofdebris. Lessorshallkeepthesurfaceandstructuralelementsoftheroof,foundations,andbearing
walls in good repair (see paragraph 7.2). Lessee, in keeping the Premlses in good order, condition and repair, shall exercise and perform good maintenance prachces,
specifically including the procurement and maintenance of the service contracts required by Paragraph 7.1(b) below. Lessee's obligations shall include restorations,
replacementsorrenewalswhennecessarytokeepthePremisesandall improvementsthereonorapartthereofingoodorder,conditionandstateof repair. Lessee
shall, during the term ofthis Lease, keep the exterior appearance ofthe Building in a first-class condition (lncluding, e.g. graffiti removal) consistent with the exterior
appearance of othersimilar facilitiesofcomparable age and size in thevicinity, lncludlng, when necessary, theexterior repainting ofthe Building.

(b) ServiceContracts. Lesseeshall,atLessee'ssoleexpense,procureandmaintaincontracts,withcopiestoLessor,incustomaryformandsubstancefor,
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, (iii) fire extinguishing systems, including fire alarm and/orsmoke detection, (iv) landscaping and irrigatton systems,
and(v) clarifiers. However,Lessorreservestheright,uponnoticetoLessee,toprocureandmaintainanyorall of suchservicecontracts,andLesseeshallreimburse
Lessor, upon demand, for the cost thereoi

(c) FailuretoPerform. lfLesseefailstoperformLessee'sobligatronsunderthlsParagraphT.l,LessormayenteruponthePremisesafterl0days'prior
written notice to Lessee (except in the case of an emergency, in which case no notice shall be required), perform such obligations on Lessee's behall and putthe
Premises in good order, condition and repair, and Lessee shall promptly pay to Lessor a sum equal to 115% ofthe cost thereol

(d) Replacement. SubjecttoLessee'sindemnificatronof LessorassetforthinParagraph8.Tbelow,andwithoutrelievingLesseeofliabilityresultingfrom
Lessee's failure to exerclse and perform good maintenance practices, if an item described in Paragraph 7.1(b) cannot be repaired other than at a cost whlch is in excess
of50% ofthe cost ofreplacing such item, then such item shall be replaced by Lessor, and the costthereof shall be prorated between the Parties and Lessee shall only
be obligated to pay, each month during the remainder ofthe term ofthis Lease, on the date on which Base Rent is due, an amount equal to the product of multiplying
thecostofsuchreplacementbyafraction,thenumeratorof whichisone,andthedenominatorofwhichisl44(ie.1/144thof thecostpermonth). Lesseeshall pay
lnterest on the unamortized balance but may prepay its obligation at any time.

7.2 lessor'sObligations.SubjecttotheprovisionsofParagraphs2.2(Condition),2.3(Compliance),9(DamageorDestruction) and14(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, exceptfor the surface and structural elements ofthe rool foundations and bearing walls, the repair of which shall be
theresponsibilityofLessoruponreceiptofwrittennoticethatsucharepairisnecessary. ltistheintentronof thePartresthatthetermsofthisLeasegovernthe
respective obligations ofthe Parties asto maintenance and repairof the Premises.

7.3 Utility lnstallations; Trade Fixtures; Alterations.
(a) Definitions. The term "Utility lnstallations" refers to all floor and window coverings, air and/or vacuum lines, power panels, electrical distrlbution,

securityandfireprotectionsystems,communicationcabling, lightingfixtures,HVACequipment,plumbing,andfencinginoronthePremises. Theterm"Trade
Fixtures"shall meanLessee'smachineryandequipmentthatcanberemovedwithoutdoingmaterial damagetothePremises. Theterm"Alterations"shallmeanany
modificationof thelmprovements,otherthanUtilitylnstallationsorTradeFixtures,whetherbyadditionordeletion. "LesseeOwnedAlterationsand/orUtility
lnstallations" 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. Lesseeshall notmakeanyAlterationsorUtilitylnstallationstothePremiseswithoutLessor'spriorwrittenconsent. Lesseemay,however,
make non-structural Alterations or Utility lnstallations to the interior ofthe 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 or any existing walls, will not affect the eiectrical, plumbing, HVAC,
and/or life safetysystems, do not trigger the requirement for additional modifications and/orimprovements 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
orasumequal toonemonth'sBaseRentinanyoneyear. Notwithstandlngtheforegoing,Lesseeshall notmakeorpermitanyroof penetrationsand/orinstall
anythin8ontheroof withoutthepriorwrittenapproval ofLessor. Lessormay,asapreconditiontograntingsuchapproval,requireLesseetoutilizeacontractor
chosen and/or approved by Lessor. Any Alterations or Utillty lnstallations that Lessee shall desire to make and which requlre the consent ofthe Lessor shall be
presented to Lessor in written form 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 (iil) compliance with all conditions of said
permitsandotherApplicableRequirementsinapromptandexpeditiousmanner. AnyAlterationsorUtilitylnstallationsshall beperformedinaworkmanlikemanner
withgoodandsufficientmaterials. LesseeshallpromptlyuponcompletionfurnishLessorwithas-builtplansandspecifications. Forworkwhichcostsanamountin
excess of one month's Base Rent, Lessor may condition its consent upon Lessee providlng a lien and completion bond in an amount equal to 150% of the estimated
cost of such Alteration or Utility lnstallation and/or upon Lessee's posting an additional Security Deposit with Lessor.

(c) Liens;Bonds. Lesseeshallpay,whendue,all claimsforlaborormaterialsfurnishedorallegedtohavebeenfurnishedtoorforLesseeatorforuseon
the Premlses, which claims are or may be secured by any mechanic's or materialmen's lien against the Premises or any interest therein. Lessee shallgive Lessor not
lessthanl0daysnoticepriortothecommencementofanyworkin,onoraboutthePremises,andLessorshall havetherighttopostnoticesof non-responsibitity. lf
Lessee shall contest the validity of any such llen, claim or demand, then Lessee shall, at its sole expense defend and protect itsell Lessor and the premises against the
sameandshallpayandsatisfyanysuchadversejudgmentthatmayberenderedthereonbeforetheenforcementthereof lfLessorshallrequire,Lesseeshallfurnish
asuretybondinanamountequal to150%oftheamountofsuchcontestedlien,claimordemand,indemnifyingLessoragainstliabilityforthesame. lf Lessorelects
to participate in any such action, Lessee shall pay Lessor's attorneys' fees and costs.

7.4 Ownership; Removal; Surrender; and Restoration.
(a) Ownership. Subject to Lessor's right to require removal or elect ownership as hereinafter provided, allAlterations and Utility lnstallations made by

Lesseeshall bethepropertyofLessee,butconsideredapartofthePremises. Lessormay,atanytime,electinwritingtobetheownerof all oranyspecifiedpartof
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the Lessee Owned Alterations and Utility Installations. Unless otherwise instructed per paragraph 7.4(b) hereol all Lessee Owned Alterations and Utility Installations
shall, at the expiration or termination of this Lease, become the property of Lessor and be surrendered by Lessee with the Premises.

(b) Removal. BydeliverytoLesseeofwrittennoticefromLessornotearlierthan90andnotlaterthan30dayspriortotheendof thetermof thisLease,
Lessormayrequirethatanyorall LesseeOwnedAlterationsorUtilitylnstallationsberemovedbytheexpirationorterminationof thisLease. Lessormayrequirethe
removalatanytimeof all oranypartof anyLesseeOwnedAlteratronsorUtilitylnstallationsmadewithouttherequiredconsent.

(c) Surrender;Restoration. LesseeshallsurrenderthePremisesbytheExpirationDateoranyearlierterminationdate,withall oftheimprovements,
partsandsurfacesthereof broomcleanandfreeof debris,andingoodoperatingorder,conditionandstateof repair;ordinarywearandtearexcepted. "Ordinary
wearandtear"shall notincludeanydamageordeteriorationthatwouldhavebeenpreventedbygoodmalntenancepractice. Notwithstandlngtheforegoingandthe
provisionsof ParagraphT.l(a), if theLessee occupiesthe Premisesfor 12monthsorless,then Lesseeshall surrenderthePremises inthesame conditionas delivered
toLesseeontheStartDatewithNOallowanceforordinarywearandtear. Lesseeshallrepairanydamageoccasionedbytheinstallation,maintenanceorremovalof
Trade Fixtures, Lessee owned Alterations and/or Utility lnstallations, furnishings, and equipment as well as the removal ofany 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
Su bsta nces which were deposited via u nd ergrou nd migration fro m a reas o utside of the P re mises) to the leve I specified in App lica ble Req u irem ents. Trade Fixtu reis

shall remain the property of Lessee and shall be removed by Lessee. Any personal property of Lessee not removed on or before the Expiration Date or any earller
termlnationdateshall bedeemedtohavebeenabandonedbyLesseeandmaybedisposedof orretainedbyLessorasLessormaydesire. ThefailurebyLesseeto
timelyvacatethePremisespursuanttothisParagraphT.4(c)withouttheexpresswrittenconsentofLessorshallconstituteaholdoverundertheprovisionsof
Paragraph 26 below.

8. lnsurance;lndemnity.
9,tr Payment ofPremium lncreascs,

{a) tessee'hallpaytetesgeranyin'uraneeeestinerease{"lnsuraneeCestlnsreaee") eeegrringduringthetermefthistease, lnsuraneeCest|+ereasei+
defined as any inerease rn the aetual eest ef the insuranee required under Pa'ag.aph 8,2(b), 8,3(a) and 8.3(b), over and abeve the Base P.emium as hereinafter defined
Eal€ulatgd en an ann ual basis. lnsuranee Cest ln€rsase sha ll inclsCs b ut net be lim ite C tg in€reases 'esulting frern the nature ef Lesse€'s e-clpancy, a ^y act e'
e'nissien ef Lessee' reqsirements ef the helCer ef mertgage er dee€i grt.ust csverirg the Premises, inereaseC valuatien ef the Prs'nises anC,/er a premium rate
ine;rease, The parties baseC en tbe lgreeC Use ej
the pramiSeL lf iha partia< fril i^ incart a rl^ll2r :m^, 'ni i^ plrlgrlnh 1 R, ihan tha Rica Dramirm chrll he lho l^\^?ocr rnn,,rl prami' rm 16r(^nahly ^hiainrhlo f^r iho

be r€spen.ible fer any
pertien ef the in6re 8,2(bl 11 eycess ef S2,OOO,OOO per e€Eurrenc€,

{b ) Lesse€ sha ll pay any s uch rnsurane e Cest ln 6r€ase te Ls€scr u,ithin 30 C ays arte r reeeipt by Lessee ef a €€p}4er t!'e p.e mrum state ment er ethe r

e' shall alse iell
tng in +ease+able detail the manner in whi6h su6h ameunt M/as

€empHted' Premiumsferpeli€yperieds€emmenein8prieriererextendingbej-endthetermefthistease,shall bepreratedte€errespendtethetermefthi6tease,
8.2 Liability lnsurance.

(a) Carried by Lessee. Lessee shall obtain and keep in force a Commercial General Liability policy of insurance protecting Lessee and Lessor as an
additional insured against claims for bodily injury, personal injury and property damage based upon or arising out ofthe ownership, use, occupancy or maintenance of
thePremisesandall areasappurtenantthereto. Suchinsuranceshall beonanoccurrencebasisprovidingsinglelimitcoverageinanamountnotlessthanSl,OO0,OO0
peroccurrencewithanannualaggregateofnotlessthan52,000,000. LesseeshalladdLessorasanadditionalinsuredbymeansofanendorsementatleastasbroad
as the lnsurance Service Organization's "Additronal lnsured-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 underthis Lease. The limits of said insurance shall not, however, limitthe liabilityof Lessee nor relieve Lessee of any obligation hereunder.
Lessee shall provide an endorsement on its liability policy(ies) which provides that its insurance shall be primary to and not contributory with any similar insurance
carried by Lessor, whose insurance shall be considered excess insurance only.

(b) CarriedbyLessor. LessorshallmaintainliabilityinsuranceasdescribedinParagraphS.2(a),inadditionto,andnotinlieuoltheinsurancerequiredto
be maintained by Lessee. Lessee shall not be named as an additional insured thereln.

8.3 Property lnsurance - Building, lmprovements and Rental value.
(a) Building and lmprovements. The lns u rin g Party s hall obtain a nd keep in fo rce a policy o r policies in th e name of Lesso r, with loss payable to Lessor,

anyground-lessor,andtoanyLenderinsuringlossordamagetothePremises. Theamountofsuchinsuranceshallbeequal tothefull insurablereplacementcostof
the Premises, as the same shallexist from time totime, orthe amount requlred by any Lender, but in no event more than the commercially reasonable and available
insurablevaluethereol LesseeOwnedAlterationsandUtilitylnstallations,TradeFixtures,andLessee'spersonal propertyshallbeinsuredbyLesseenotbyLessor. lf
the coverage is avaiiable and commerclally 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 or included in the Base Premium), including coverage for debris removal and the enforcement of any Applicable
Requirementsrequiringtheupgrading,demolition,reconstructionorreplacementof anyportionofthePremisesastheresultofacoveredloss. Saidpolicyorpolicies
shall also contain an agreed valuation provision in lieu ofany coinsurance clause, waiver ofsubrogation, 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 lndex for All Urban Consumers for the
citynearesttowherethePremisesarelocated. lfsuchinsurancecoveragehasadeductibleclause,thedeductibleamountshall notexceed$5,000peroccurrence,
and Lessee shall be liableforsuch deductibleamount inthe eventofan lnsured Loss.

(b) RentalValue. ThelnsuringPartyshall obtainandkeepinforceapolicyorpoliciesinthenameof LessorwithlosspayabletoLessorandanyLender,
insuringthelossof thefullRentforoneyearwithanextendedperiodof indemnityforanadditional 180days("RentalValueinsurance"). Saidinsuranceshall 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
byLessee,forthenextl2monthperiod. Lesseeshall beliableforanydeductibleamountintheeventof suchloss.

(c) AdjacentPremises. lf thePremisesarepartof alargerbuilding,orof agroupofbuildingsownedbyLessorwhichareadjacenttothepremises,the
Lessee shall pay for any increase in the premiums forthe property insurance of such building or buildings if said increase is caused by Lessee's acts, omisslons, use or
occupancy of the Premises.

8.4 Lessee's Property; Business lnterruption lnsurance; Worker's Compensation lnsurance.
(a) PropertyDamage. Lesseeshallobtainandmaintaininsurancecoverageonall of Lessee'spersonal property,TradeFixtures,andLesseeOwned

AlterationsandUtilitylnstallations. Suchinsuranceshallbefull replacementcostcoveragewithadeductibleofnottoexceed$1,000peroccurrence. Theproceeds
from any such insurance shall be used by Lessee for the replacement of personal property, Trade Fixtures and Lessee Owned Alterations and Utility lnstallations.

(b) Businesslnterruption. Lesseeshall obtainandmaintainlossofincomeandextraexpenseinsuranceinamountsaswill reimburseLesseefordirector
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indirect loss ofearnings attributable to all perils commonly insured against by prudent lessees in the business of Lessee or attributable to prevention of accessto the
Premises as a result ofsuch perils.

(c) Worker'sCompensationlnsurance. Lesseeshall obtainandmaintainWorker'sCompensationlnsuranceinsuchamountasmayberequiredby
ApplicableRequirements. Suchpolicyshall includea'Waiverof5ubrogation'endorsement. LesseeshallprovideLessorwithacopyof suchendorsementalongwith
the certificate of insurance or copy of the policy required by paragraph 8.5.

(d) NoRepresentadon ofAdequate Coverage. Lessor makesno representationthatthe limitsorformsof coverageofinsurance specifiedherein are
adequatetocoverLessee'sproperty,businessoperationsorobligationsunderthisLease.

8.5 lnsurancePolicies. lnsurancerequiredhereinshall bebycompaniesmaintainingdurlngthepolicyterma"General PolicyholdersRating"of atleastA-,Vll,
assetforthinthemostcurrentissueof "Best'slnsuranceGuide",orsuchotherratingasmayberequiredbyaLender. Lesseeshall notdoorpermittobedone
anythingwhichlnvalidatestherequlredinsurancepolicies. Lesseeshall,priortotheStartDate,delivertoLessorcertifiedcopiesof policiesofsuchinsuranceor
cerlficateswithcopiesoftherequiredendorsementsevidencingtheexistenceandamountsoftherequiredinsurance. Nosuchpolicyshall becancelableorsubject
tomodlficationexceptafter30dayspriorwrittennoticetoLessor. Lesseeshall,atleastL0dayspriortotheexpirationofsuchpolicies,furnishLessorwithevidenceof
renewalsor"insurancebinders"evidencingrenewalthereof,orLessormayincreasehisliabilityinsurancecoverageandchargethecostthereoftoLessee,which'
amountshall bepayable byLesseeto Lessorupon demand. Suchpoliciesshall beforatermof atleastoneyear,orthelength of the remainingtermof thisLease,
whichever ls less. lf either Party shall fail to procure and maintain the insurance required to be carried by it, the other Party may, but shall not be required to, procure
and maintain the same.

8.6 Waiver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each hereby release and relieve the other, and waive their entire
rlght 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
effectof suchreleasesandwaiversisnotlimitedbytheamountof insurancecarriedorrequired,orbyanydeductiblesapplicablehereto. ThePartiesagreetohave
their respective property damage insurance carriers waive any right to subrogatron 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 lndemnity. ExceptforLessor'sgrossnegligenceorwillful misconduct,Lesseeshall indemnify,protect,defendandholdharmlessthePremises,Lessorand
its agents, Lessor's master orground lessor, partners and Lenders, from and against any and all claims, loss of rents and/or damages, liens, judgments, penaltres,
attorneys'and consultants'fees, expenses and/or liabilities arising out of, involving, or in connection with, a Breach ofthe Lease by Lessee and/orthe use and/or
occupancyofthePremisesand/orProjectbyLesseeand/orbyLessee'semployees,contractorsorinvitees. lfanyactionorproceedingisbroughtagainstLessorby
reason of any of the foregoing matters, Lessee shall upon notice defend the same at Lessee's expense by counsel reasonably satisfactory to Lessor and Lessor shall
cooperatewithLesseeinsuchdefense. Lessorneednothavefirstpaidanysuchclaiminordertobedefendedorindemnified.

8.8 ExemptionofLessoranditsAgentsfromLiability. Notwithstandingthenegligenceorbreachof thisLeasebyLessororitsagents,neitherLessornorits
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 lnjury is caused by or results from fire, steam, electricity, gas,

water or rain, indoor air quality, the presence of mold or from the breakage, leakage, obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing,
HVAC or lighting fixtures, or from any other cause, whether the said injury or damage results from conditions arlsing upon the Premises or upon other portions ofthe
building of which the Premises are 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 forany loss of income or profit therefrom.
Instead, it is intended that Lessee's sole recourse in the event ofsuch damages or injury be to file a claim on the insurance policy(ies) that Lessee ls required to
maintain pursuant to the provisions of paragraph 8.

8.9 FailuretoProvidelnsurance. Lesseeacknowledgesthatanyfailureonitsparttoobtainormaintaintheinsurancerequiredhereinwill exposeLessorto
risksandpotentiallycauseLessortoincurcostsnotcontemplatedbythlsLease,theextentof whichwill beextremelydilficulttoascertain. Accordingly,foranymonth
orportionthereofthatLesseedoesnotmaintaintherequiredinsuranceand/ordoesnotprovldeLessorwiththerequiredbindersorcertificatesevidencingthe
existence of the required insurance, the Base Rent shall be automatically increased, without any requirement for notice to Lessee, by an amountequal to 10% of the
thenexistingBaseRentor$l00,whicheverisgreater. ThepartiesagreethatsuchincreaseinBaseRentrepresentsfairandreasonablecompensationforthe
additional risk/coststhatLessorwillincurbyreasonof Lessee'sfailuretomaintaintherequiredinsurance. SuchincreaseinBaseRentshall innoeventconstitutea
waiver of Lessee's Default or Breach with respectto 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
lnstallatlons,whichcanreasonablyberepairedin6monthsorlessfromthedateofthedamageordestruction. Lessorshall notifyLesseeinwritingwithin30days
fromthedateof thedamageordestructionastowhetherornotthedamageisPartial orTotal.

(b) "Premises Total Destruction" shall mean damage or destruction to the Premises, other than Lessee Owned Alterations and Utility lnstallations and
TradeFixtures,whichcannotreasonablyberepairedin6monthsorlessfromthedateof thedamageordestruction. LessorshallnotifyLesseeinwrltingwithin30
days from the date ofthe damage or destruction as to whether or not the damage is Partial or Total.

(c) "lnsuredLoss"shallmeandamageordestructiontoimprovementsonthePremlses,otherthanLesseeOwnedAlterationsandUtilitylnstallationsand
Trade Fixtures, which was caused by an event required to be covered by the insurance described in Paragraph 8.3(a), irrespective of any deductible amounts or
coverage limits involved.

(d) "ReplacementCost"shallmeanthecosttorepairorrebuildtheimprovementsownedbyLessoratthetimeof theoccurrencetotheircondition
existing immediately priorthereto, including demolition, debris removaland upgrading required bythe operatton of Applicable Requirements, and without deduction
for depreciation.

(e) "HazardousSubstanceCondition"shall meantheoccurrenceordiscoveryofaconditioninvolvingthepresenceof,oracontaminationby,a
Hazardous Substance, in, on, or under the Premises which requires restoration.

9.2 Partial Damage-lnsuredLoss. lfaPremisesParhal DamagethatisanlnsuredLossoccurs,thenLessorshall,atLessor'sexpense,repairsuchdamage(but
not Lessee's Trade Fixtures or Lessee Owned Alterations and Utility lnstallations) 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 ofwhich is $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. Notwithstandingthe foregoing, ifthe required
insurance was not in force orthe 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) 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 ofthe improvements, full replacement cost insurance coverage was not commercially reasonable and available, Lessor shall have
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no obligation to pay forthe shortage in insurance proceeds or to fully restore the unique aspects ofthe Premises unless Lessee provides Lessor with the funds to cover
same,oradequateassurancethereof,withinlOdaysfollowingreceiptof writtennoticeof suchshortageandrequesttherefor. lf Lessorreceivessaidfundsor
adequate assurance thereofwithin said 10 day period, the party responsible for making the repairs shall complete them as soon as reasonably possible and this Lease
shallremaininfull forceandeffect. lf suchfundsorassurancearenotreceived,LessormayneverthelesselectbywrittennoticetoLesseewithinl0daysthereafter
to: (i)makesuchrestorationandrepairasiscommerciallyreasonablewithLessorpayinganyshortageinproceeds,inwhichcasethisLeaseshallremaininfull force
andeffect,or(ii) havethisLeaseterminate30daysthereafter. Lesseeshall notbeentitledtoreimbursementofanyfundscontributedbyLesseetorepairanysuch
damageordestruction. PremisesPartialDamageduetofloodorearthquakeshallbesubjecttoParagraph9.3,notwithstandingthattheremaybesomeinsurance
coverage, but the net proceeds ofany such insurance shall be made available for the repairs if made by either Party.

9.3 Partial Damage-UninsuredLoss. lfaPremisesPartial DamagethatisnotanlnsuredLossoccurs,unlesscausedbyanegligentorwillful actof Lessee(in
whicheventLesseeshallmaketherepairsatLessee'sexpense),Lessormayeither: (i)repairsuchdamageassoonasreasonablypossibleatLessor'sexpense,inwhich
event this Lease shall continue in full force and effect, or (ii) terminate this Lease by giving written notice to Lessee within 30 days after receipt by Lessor of knowledge
ofthe occurrenceofsuchdamage. Suchtermlnation shallbe effective60days followingthe dateofsuch notice. lntheevent Lessorelects toterminate thisLease,
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 si.rch

d amage witho ut reim b urseme nt fro m Lesso r. Lessee shall p rovide Lesso r with sa id fu nds or satisfactory assu ra nce th ereof within 30 d ays after ma king such
commitment. lnsucheventthisLeaseshall continueinfull forceandeffect,andLessorshallproceedtomakesuchrepairsassoonasreasonablypossibleafterthe
requiredfundsareavailable. lfLesseedoesnotmaketherequiredcommitment,thisLeaseshall terminateasofthedatespecifiedintheterminationnotice.

9.4 Total Destruction. Notwithstandinganyotherprovisionhereof,ifaPremisesTotal Destructionoccurs,thisLeaseshallterminate60daysfollowingsuch
Destruction. lfthedamageordestructionwascausedbythegrossnegligenceorwillfulmisconductofLessee,LessorshallhavetherighttorecoverLessor'sdamages
from Lessee, except as provided in Paragraph 8.6.

9.5 DamageNearEndofTerm. lfatanytimeduringthelast6monthsofthisLeasethereisdamageforwhichthecosttorepairexceedsonemonth'sBase
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
terminationnoticetoLesseewithin30daysafterthedateof occurrenceofsuchdamage. Notwithstandingtheforegoing,ifLesseeatthattimehasanexercisable
option to extend this Lease or to purchase the Premises, then Lessee may preserve this Lease by, (a) exercising such option and (b) providing Lessor with any shortage
in insurance proceeds (or adequate assurance thereof) needed to make the repairs on or before the earlier of (i) the date which is 10 days after Lessee's receipt of
Lessor'swrittennoticepurportingtoterminatethisLease,or(ii) thedaypriortothedateuponwhichsuchoptionexpires. lf Lesseedulyexercisessuchoptionduring
such period and provides Lessor with funds (or adequate assurance thereof) to cover any shortage in insurance proceeds, Lessor shall, at Lessor's commercially
reasonableexpense,repairsuchdamageassoonasreasonablypossibleandthisLeaseshall continueinfull forceandeffect. lfLesseefailstoexercisesuchoptionand
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
extingu ished.

9.6 Abatement of RenU Lessee's Remedies.
(a) Abatement. lntheeventof PremisesPartial DamageorPremisesTotal DestructionoraHazardousSubstanceConditionforwhichLesseeisnot

responsible under this Lease, the Rent payable by Lessee forthe period required for the repair, remediation or restoration ofsuch damage shall be abated in
proportion to the degree to which Lessee's use of the Premises is impaired, but not to exceed the proceeds received from the Rental Value insurance. All other
obligations of Lessee hereunder shall be performed by Lessee, and Lessor shall have no liability for any such damage, destruction, remediation, repair or restoration
except as provided herein.

(b) Remedies. lfLessorisobligatedtorepairorrestorethePremisesanddoesnotcommence,inasubstantial andmeaningful way,suchrepairor
restoration within 90 days after such obligation shall accrue, Lessee may, at any time prior to the commencement of such repair or restoration, give written notice to
Lessor and to any Lenders ofwhich Lessee has actual notice, of Lessee's election to terminate this Lease on a date not less than 60 days following the giving ofsuch
notice. lfLesseegivessuchnoticeandsuchrepairorrestorationisnotcommencedwithin30daysthereafter,thisLeaseshallterminateasofthedatespecifiedinsaid
notice. lfthe repairorrestoration iscommenced withinsuch 30days,this Leaseshall continueinfull forceand effect. "Commence" shallmean eitherthe
unconditional authorization ofthe preparatron of the required plans, or the beginning ofthe actual work on the Premises, whichever first occurs.

9.7 Terminadon; Advance Payments. Upon termination of thls Lease pursuant to Paragraph 6.2(g) or Paragraph 9, an equitable adjustment shall be made
concerningadvanceBaseRentandanyotheradvancepaymentsmadebyLesseetoLessor. Lessorshall,inaddition,returntoLesseesomuchofLessee'sSecurity
Deposit as has not been, or is not then required to be, used by Lessor.

10. Real PropertyTaxes.
10.1 Definifion. As used herein, t he term "Rea I Property Taxes" shall includ e a ny fo rm of assessme nU rea I estate, ge ne ral, special, o rdinary or extraord ina ry, o r

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 Premlses or the Project, Lessor's right to other income therefrom, and/or Lessor's business of leasing, by any authority having the
directorindirectpowertotaxandwherethefundsaregeneratedwithreferencetotheBuildingaddress. Real PropertyTaxesshall alsoincludeanytax,fee, levy,
assessment or charge, or any increase therein: (i) imposed by reason ofevents occurring during the term ofthis Lease, including but not limited to, a change in the
ownershipof thePremises, and(ii) levied orassessed onmachineryorequipmentprovided byLessortoLesseepursuanttothis Lease.

10.2 PaymentofTaxes. LessorshallpaytheRealPropertyTaxesapplicabletothePremises.+rovide/,hcweve6thatLesseesf'arlpaytoLessorthea.ncun+,i{
anyrbywhrchRearPrepertyTaxesapplieabletethePrerisesine"easeevgrthefrscarta-yearCuring'vhichtheCern^1eneementDateOccu's{"Taxlnerease"), paymeel
ef any ss€h Tax in€rease sheil be nEde by tessee te tesser withifi 30 days after re€eipt ef tesser's lr/ritten statement setliflg ferth the amesnt due and 6emputatign
thereef' lfanysuehtaxesshal]6everanyperieCef timeprierteeraftertheexpiratienerterminatienef thisteas€,tessee'sshareef suchtayesshallbeprsrateCte
€everenlythatpcrtio'efth.taxbillappli€abletethepcrieCthatthisLsaseisir€ffect, lntheeventLes€e€in€ursalate€hargeeFa^yRentpayment,Lesse.rmay
esf'nate the €urrent Real Prepert+Tayes' a'C require that the Tax lncrease be paid in advan€e te Lgsser by Lessee menthry in aCvan€e with the payrent efthe Base
Rent' sucl"^'lenthlypaymentshall bea.la'ncu^tequartetheameunteftheestimateCinstallmenteftheTerlnereasediviCsChythenumberef menthsremaining
hefer€thsmenthinwhichsaiCinstallmentbe€emssdsli.quent, Whenthea€tualamsunteftheapprreableTaxlrcreas€isknelyn,theareuntef su€hequal r.enthly
advancepaymentsshallbeadju€tsCasrequir€CtepreviC€thefunC6neeCeCtepayth€applicableTaxlnc,ease, lftheamcuntcelle€teCbyLesserisinsuffici€nttepey
the Tax Inerease when due, lessee shall pay Lesser, spen d€manC, sueh adCitienal sums asare neeessary !e pay suchebligatiens, Advanee paymenls may be
intermingledwithethermeneyseftesseran+Ehallnetbearinterest, lrFtheeventef agrea6hbytesseeintheperferman€€ef it6ebligatiensHnCerthistease,then
any su€h aCvance paynents may be treated by Lesser es an aCCitienal Seesrity Depesit,

10.3 Additional lmprovements. NotwithstandinganythingtothecontraryinthisParagraphl0.2,Lesseeshall paytoLessorupondemandtherefortheentirety
ofany increase in Real Property Taxes assessed by reason of Alterations or Utjllty lnstallations placed upon the Premises by Lessee orat Lessee's request or by reason
of any alterations or improvements to the Premises made by Lessor subsequent to the execution of this Lease by the parties.
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10.4 Joint Assessment. lf the Premises are not separately assessed, Lessee's liability shall be an equitable proportion of the Tax lncrease for all ofthe land and
improvements included within the tax parcel assessed, such proporhon to be conclusively determined by Lessor from the respective valuations assigned in the
assessor's work sheets or such other information as may be reasonably available.

10.5 Personal PropertyTaxes. Lessee shall pay, priorto delinquency, all taxes assessed against and levied upon Lessee Owned Alterations, Utility lnstallations,
Trade Fixtures, furnishings, equipment and all personal property of Lessee. When possible, Lessee shall cause its Lessee Owned Alterations and Utility lnstallations,
Trade Fixtures, furnishings, equipment and all other personal property to be assessed and billed separatelyfrom the real property ofLessor. lfany ofLessee's said
property shall be assessed with Lessor's real property, Lessee shall pay Lessorthetaxes attributable to Lessee's property within 10 days after receipt of a written
statement setting forth the taxes applicable to Lessee's property.

11, UtilitiesandServices. Lesseeshall payforall water,gas,heat, light,power,telephone,trashdisposal andotherutilitiesandservicessuppliedtothePremises,
togetherwithanytaxesthereon. lf anysuchservicesarenotseparatelymeteredorbilledtoLessee,Lesseeshall payareasonableproportion,tobedeterminedby
Lessor,ofallchargesjointlymeteredorbilled. ThereshallbenoabatementofrentandLessorshallnotbeliableinanyrespectwhatsoeverfortheinadequacy,
stoppage, interruption ordiscontinuance ofany utility orservice dueto riot, strike, labor dispute, breakdown, accident, repairor othercause beyond Lessor's
reasonable control or in cooperahon 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
LessortocomplywithneworexistingApplicableRequirementsrelatingtocommercial buildingenergyusage, ratings,and/orthereportingthereof.

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

(a) Lessee shall not voluntarily or by operation of law assign, transfer, mortgage or encumber (collectively, "assign or assignment") or sublet all or any
part of Lessee's interest in this Lease or in the Premlses without Lessor's prior written consent.

(b) Unless Lessee is a corporation and its stock is publicly traded on a national stock exchange, a change in the control of Lessee shall constitute an
assign ment req uiring conse nt. The transfe r, o n a cum u lative basis, of 25% or more of the voting control of Lessee sha ll co nstitute a cha nge in control fo r this p urpose.

(c) TheinvolvementofLesseeoritsassetsinanytransaction,orseriesoftransactions(bywayofmerger,sale,acquisition,financing,transfer,leveraged
buy-out or otherwise), whether or not a formal assignment or hypothecation ofthis 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 ofthe execution of this Lease or at the time ofthe most
recent assignment to which Lessor has consented, or as it exists immediately priorto sald transaction ortransactions constituting such reduction, whicheverwas or is

greater,shall beconsidered anassignmentofthisLease towhich Lessormaywithhold itsconsent. "Networth ofLessee" shallmeanthe networth ofLessee
(excluding any guarantors) established undergenerally accepted accounting principles.

(d) An assignment or subletting without consent shall, at Lessor's ophon, be a Default curable after notice per Paragraph 13.1(d), or a noncurable Breach
withoutthenecessityof anynoticeandgraceperiod. lf LessorelectstotreatsuchunapprovedassignmentorsublettingasanoncurableBreach,Lessormayeither: (i)
terminatethisLease,or(ii) upon30dayswrittennotice,increasethemonthlyBaseRenttoll0%oftheBaseRentthenineffect. Further,intheeventofsuchBreach
and rental adjustment, (i) the purchase price ofany option to purchase the Premises held by Lessee shall be subjectto similar adjustmentto 110% of the price
previously in effect, and (ii) all fixed and non-fixed rental adjustments scheduled during the remainder of the Lease term shall be increase dto 7lO% ofthe 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 reliel
(f) Lessor may reasonably withhold consent to a proposed assignment or subletting if Lessee is ln Default at the time consent is requested.
(g) Notwithstandingtheforegoing,allowingademinimisportronofthePremises,ie.20squarefeetorless,tobeusedbyathirdpartyvendorin

connection with the installatron of a vending machlne or payphone shall 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, (li) release Lessee of any obligations hereunder, or (iii) alter the primary liability of Lessee for the payment of
Rent or forthe performance ofany other obligations to be performed by Lessee.

( b ) Lessor may acce pt Rent o r performance of Lessee's ob ligatro ns fro m a ny pe rso n other than Lessee pend ing a pproval o r d isa pp rova I of a n assignme nt.
Neither a delay in the approval or disapproval of such assignment northe acceptance of Rent or performance shall constitute a waiver or estoppel of Lessor's right to
exercise its remedies for Lessee's Default or Breach.

(c) Lessor'sconsenttoanyassignmentorsublettingshallnotconstituteaconsenttoanysubsequentassignmentorsubletting.
(d) ln the event of any Default or Breach by Lessee, Lessor may proceed directly against Lessee, any Guarantors or anyone else responsible for the

performance of Lessee's obligahons underthis Lease, including any assignee or sublessee, without first exhausting Lessor's remedies against any other person or
entity responsible therefor to Lessot or any security held by Lessor.

(e) Eachrequestforconsenttoanassignmentorsublettingshall beinwriting,accompaniedbyinformationrelevanttoLessor'sdeterminationastothe
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 S5O0 as consideration for Lessor's considering and processing said request. Lessee agrees to provide Lessor
with such other or additional information and/or documentatron as may be reasonably requested. (See also paragraph 36)

(f) Anyasslgneeof,orsublesseeunder,thisLeaseshall,byreasonofacceptingsuchassignment,enteringintosuchsublease,orenteringintopossession
ofthe Premises or any porrion 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 obligations as are contrary to or inconsistent with
provisions of an assignment orsublease to which Lessor has specifically consented to in writtng.

(C) Lessor'sconsenttoanyassignmentorsublethngshall nottransfertotheassigneeorsublesseeanyOptiongrantedtotheoriginal LesseebythisLease
unless such transfer is specifically consented to by Lessor in writing. (See Paragraph 39.2)

12.3 Additional TermsandConditionsApplicabletoSubletting.Thefollowingtermsandconditionsshall applytoanysublettingbyLesseeof alloranypartof
the Premises and shall be deemed included in all subleases under this Lease whether or not expressly incorporated therein:

(a) Lessee herebyassigns andtransfersto Lessorall ofLessee's interestinall Rentpayable onanysublease, and Lessor maycollectsuch Rentand apply
same toward Lessee's obligations under this Lease; provided, howevel that until a Breach shall occur in the performance of Lessee's obligations, Lessee may collect
saidRent. IntheeventthattheamountcollectedbyLessorexceedsLessee'sthenoutstandingobligationsanysuchexcessshallberefundedtoLessee. Lessorshall
not, by reason of theforegoing or any asslgnment ofsuch sublease, nor by reason of the collection of Rent, be deemed liable to the sublessee for any failure of Lessee
to perform and comply with any of Lessee's obligations to such sublessee. Lessee hereby irrevocably authorizes and directs any such sublessee, upon receipt of a
written notice from Lessor stating that a Breach exists in the performance of Lessee's obligations under this Lease, to pay to Lessor all Rent due and to become due
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underthesublease. SublesseeshallrelyuponanysuchnoticefromLessorandshallpayallRentstoLessorwlthoutanyobligationorrighttoinquireastowhether
such Breach exists, notwithstanding any claim from Lessee to the contrary.

(b) ln the event of a Breach by Lessee, Lessor may, at lts option, require sublessee to attorn to Lessot in which event Lessor shall undertake the
obligations of the sublessor under such sublease from the trme of the exercise of said option to the expiration ofsuch sublease; provided, however, Lessor shall not be
liable for any prepaid rents or security deposit paid by such sublessee to such sublessor or for any prior Defaults or Breaches ofsuch sublessor.

(c) AnymatterrequiringtheconsentofthesublessorunderasubleaseshallalsorequiretheconsentofLessor.
(d) No sublessee shall further assign or sublet all or any part of the Premises without Lessor's prior written consent.
(e) Lessorshalldeliveracopyof anynoticeof DefaultorBreachbyLesseetothesublessee,whoshallhavetherighttocuretheDefaultofLesseewithin

thegraceperiod,if any,specifiedinsuchnotice. Thesublesseeshall havearightof reimbursementandoffsetfromandagainstLesseeforanysuchDefaultscuredby
the sublessee.

13. Default; Breachi Remedies.

13.1 DefaulUBreach.A"Default"isdefinedasafailurebytheLesseetocomplywithorperformanyoftheterms,covenants,conditionsorRulesand
RegulationsunderthisLease. A"Breach"isdefinedastheoccurrenceofoneormoreofthefollowingDefaults,andthefailureof LesseetocuresuchDefaultwithin
any applicable grace period:

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

(b) Thefailureof Lesseetomakeanypaymentof RentoranySecurityDepositrequiredtobemadebyLesseehereunder,whethertoLessorortoathird
party, when due, to provide reasonable evidence of insurance or surety bond, or to fulfill any obligation under this Lease which endangers or threatens life or
p roperty, where such failure co ntinues for a pe riod of 3 business days fo llowing writte n notice to Lessee. TH E ACCEPTAN CE BY LESSOR OF A PARTIAL PAYM ENT OF
RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY OF LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE

PREM ISE5.

(c) Thefailureof LesseetoallowLessorand/oritsagentsaccesstothePremisesorthecommissionof waste,actoractsconstitutingpublicorprivate
nuisance,and/oranillegal activityonthePremisesbyLessee,wheresuchactionsconhnueforaperiodof3businessdaysfollowingwrittennoticetoLessee. Inthe
eventthat Lessee commits waste, a nuisance or an illegal activity a second time then, the Lessor may elect to treat such conduct as a non-curable Breach rather than a
Default.

(d) The failure by Lessee to provide (i) reasonable wrltten evidence ofcompliance 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 ofthis 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 ofthe rules adopted under Paragraph 40 hereol other than
those described in subparagraphs r3.r(a), (b), (c) or (d), above, where such Default contrnues 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) Theoccurrenceofanyofthefollowingevents: (i)themakingofanygeneralarrangementorassignmentforthebenefitofcreditors;(ii) becominga
"debtor" as defined ln 11 U.S.C. I 101 or any successor statute thereto (unless, in the case of a petition filed against Lessee, the same is dismissed within 60 days); (iii)
the appointment of a trustee or receiver to take possession of substantially all of Lessee's assets located at the Premises or of Lessee's interest in this Lease, where
possession is not restored to Lessee within 30 days; or (iv) the attachment, execution or other judicial seizure of substantially all ofLessee's assets located at the
Premises or of Lessee's interest in this Lease, where such seizure is not discharged within 30 days; provided, howeve4 in the event that any provision of this
subparagraph is contraryto any applicable law such provision shall be of noforce or effect, and not affect the validity ofthe remaining provisions.

(g) Thediscoverythatanyfinancial statementof Lesseeorof anyGuarantorgiventoLessorwasmateriallyfalse.
(h) lftheperformanceof Lessee'sobligationsunderthisLeaseisguaranteed: (i)thedeathof aGuarantor,(ii) theterminationofaGuarantor'sliability

with respect to this Lease other than in accordance with the terms of such guaranty, (iii) a Guarantor's becoming insolvent or the subject of a bankruptcy filing, (iv) a

Guarantor's refusal to honor the guaranty, or (v) a Guarantor's breach of its guaranty obllgation on an anticipatory basis, and Lessee's failure, within 60 days following
written n otice of any such event, to p rovi de writte n a lte rn ative assura nce or security, whlch, when coupled with th e then existi ng resou rces of Lessee, eq ua ls or
exceeds the combined financial resources of Lessee and the Guarantors that existed atthe time of execution ofthis Lease.

13.2 Remedies. lf Lesseefailstoperformanyof itsaffirmativedutiesorobligations,withinl0daysafterwrittennotice(orincaseofanemergency,without
notice), Lessor may, at its option, perform such duty or obligation on Lessee's behall including but not limited to the obtaining of reasonably required bonds,
insurancepolicies,orgovernmental licenses,permitsorapprovals. Lesseeshall paytoLessoranamountequaltol15%ofthecostsandexpensesincurredbyLessor
insuchperformanceuponreceiptofaninvoicetherefor. lntheeventof aBreach,Lessormay,withorwithoutfurthernoticeordemand,andwithoutlimitingLessor
in the exercise of any right or remedy which Lessor may have by reason ofsuch Breach:

(a) Terminate Lessee's right to possession of the Premises by any lawful means, in which case this Lease shall terminate and Lessee shall immediately
surrenderpossessiontoLessor. lnsucheventLessorshall beentitledtorecoverfromLessee: (i)theunpaidRentwhichhadbeenearnedatthettmeoftermination;
(li) the worth at the time of award of the amount by which the unpaid rent which would have been earned after termination until thetime of award exceeds the
amount of such rental loss that the Lessee proves could have been reasonably avoided; (iii) the worth at the time of award ofthe amount by which the unpaid rent for
the balance ofthe term after the time of award exceeds the amount of such rental loss that the Lessee proves could be reasonably avoided; and (iv) any other amount
necessaryto compensate Lessor for allthe detriment proximately caused by the Lessee's failure to perform its obligations under this Lease orwhich ln the ordinary
course of things would be likely to result therefrom, including but not limited to the cost of recovering possession ofthe Premises, expenses of reletting, including
necessary renovation and alteration ofthe Premises, reasonable attorneys' fees, and that portion of any leasing commlssion paid by Lessor in connectron with this
Lease applicable to the unexplred term of this Lease. The worth atthe time of award of the amount referred to in provision (iii) of the immediately preceding
sentence shall be computed by discounting such amount at the discount rate ofthe Federal Reserve Bank ofthe District within which the Premlses are located atthe
timeof awardplusonepercent. EffortsbyLessortomitigatedamagescausedbyLessee'sBreachofthisLeaseshall notwaiveLessor'srighttorecoveranydamagesto
which Lesso r is othe rwise e ntitled. lf te rm ination of this Lease is o bta ined th rough the p rovisio nal rem edy of u nlawful d etaine r, Lessor sha ll h ave th e right to recover
insuchproceedinganyunpaidRentanddamagesasarerecoverabletherein,orLessormayreservetherighttorecoverall oranypartthereof inaseparatesuit. lf a
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
detainerstatuteshallalsoconstrtutethenoticerequiredbyParagraph13.l, Insuchcase,theapplicablegraceperiodrequiredbyparagraph13.landtheunlawful
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detainer statute shall run concurrently, and the failure of Lessee to cure the Default within the greater ofthe two such grace periods shall constitute both an unlawful
detainer 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 Lessee's right to possession and recover the Rent as it becomes due, in which event Lessee 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 lnterests, shall not constitute a

termination of the Lessee's right to possession.
(c) Pursue any other remedy now or hereafter available under the laws orjudicial decisions ofthe state wherein the Premises are located. The expiratron

ortermination ofthis 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 lnducement 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 forthe 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 ofwhich
concessions are hereinafter referred to as "lnducement Provisions," shall be deemed conditjoned upon Lessee's full and faithful performance of all of the terms,
covenantsandconditionsofthisLease. UponBreachofthisLeasebyLessee,anysuchlnducementProvisionshall automaticallybedeemeddeletedfromthisLease
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
InducementProvision shallbe immediatelydueand payableby Lesseeto Lessor,notwithstandinganysubsequentcure ofsaidBreach byLessee. Theacceptance by
Lessor of rent or the cure of the Breach which initiated the operation of this paragraph shall not be deemed a waiver by Lessor ofthe provisions of this paragraph
unless specifically so stated in writing by Lessor at the time ofsuch acceptance.

13.4 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
amountof whichwill beextremelydifficulttoascertain. Suchcostsinclude,butarenotlimitedto,processingandaccountingcharges,andlatechargeswhichmaybe
imposed upon Lessor by any Lender. Accordingly, if any Rent shall not be received by Lessorwithin 5 days after such amount shall be due, then, without any
requirementfor 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 ofthe costs Lessorwill incur by reason ofsuch 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 preventthe
exerciseofanyoftheotherrightsandremediesgrantedhereunder. Intheeventthatalatechargeispayablehereunder,whetherornotcollected,for3consecutive
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
adva nce.

13.5 lnterest. AnymonetarypaymentdueLessorhereunder,otherthanlatecharges,notreceivedbyLessor,whendueshallbearinterestfromthe 3lstday
afterltwasdue. Theinterest ("lnterest")charged shallbe computedatthe rateofl0%perannum butshall notexceedthe maximumrate allowedby law. lnterest is

payable in addition to the potential late charge provided for in Paragraph 13.4.

13.6 Breach byLessor.
(a) NoticeofBreach. Lessorshall notbedeemedinbreachofthisLeaseunlessLessorfailswithinareasonabletimetoperformanobligationrequiredto

beperformedbyLessor. ForpurposesofthisParagraph,areasonabletimeshall innoeventbelessthan30daysafterreceiptbyLessor,andanyLenderwhosename
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 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 completton.

(b) PerformancebyLesseeonBehalfofLessor. lntheeventthatneitherLessornorLendercuressaidbreachwithin30daysafterreceiptofsaidnotice,
orif havingcommenced saidcurethey donot diligentlypursue ittocompletion, thenLessee mayelectto curesaid breachatLessee's expenseand offsetfrom Rent
the actual and reasonable cost to perform such cure, provided however, that such offset shall not exceed an amount equal to the greater of one month's Base Rent or
theSecurityDeposit,reservingLessee'srighttoseekreimbursementfromLessorforanysuchexpenseinexcessofsuchoffset. Lesseeshall documentthecostofsaid
cure and supply said documentation to Lessor.

14. Condemnation. lfthePremisesoranyportionthereofaretakenunderthepowerofeminentdomainorsoldunderthethreatoftheexerciseofsaidpower
{collectively "Condemnation"), this Lease shall terminate as to the part taken as ofthe date the condemning authority takes title or possesslon, whichever first occurs.
lf more than 10% of the Building, or more than 25% of that portion ofthe 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 ofsuch taking (or in the absence of such notice, within 10 days
afterthecondemningauthorityshallhavetakenpossession)terminatethisLeaseasofthedatethecondemningauthoritytakessuchpossession. lfLesseedoesnot
terminate this Lease in accordance with the foregoing, this Lease shall remain in full force and effect as to the portion of the Premlses remaining, except that the Base
Rentshall bereducedinproportiontothereductioninutilityofthePremisescausedbysuchCondemnation. Condemnationawardsand/orpaymentsshall bethe
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 goodwilt
and/orTradeFixtures,withoutregardtowhetherornotthisLeaseisterminatedpursuanttotheprovlsionsofthisParagraph. AllAlterationsandUtilitylnstallations
made to the Premises by Lessee, for purposes of Condemnation only, shall be considered the property ofthe Lessee and Lessee shall be entitled to any and all
compensationwhichispayabletherefor. lntheeventthatthisLeaseisnotterminatedbyreasonoftheCondemnation,Lessorshallrepairanydamagetothe
Premises caused by such Condemnation.

15. Brokerage Fees.

15.1 Additiona I Commission. ln add itio n to the payme nts owed p ursu a nt to Paragra p h 1.9 above, Lesso r agrees th at: (a) if Lessee exercises a ny Option, (b) if
Lessee or anyone affiliated with Lessee acquires any rights to the Premises or other premises owned by Lessor and located within the same project, if any, within
which the Premises is located, (c) if Lessee remains in possession ofthe Premises, with the consent ofLessor, afterthe expiration ofthis Lease, or (d) if Base Rent is
increased, whether by agreement or operation of an escalation clause herein, then, Lessor shall pay Brokers a fee in accordance with the fee schedule ofthe Brokers in
effect at the time the Lease was executed.

15.2 AssumptionofObligations. Anybuyerortransfereeof Lessor'sinterestinthisLeaseshall bedeemedtohaveassumedLessor'sobligationhereunder.
Brokersshall bethirdpartybeneficiariesof theprovisionsofParagraphsT.9,TS,22and3l.. lfLessorfailstopaytoBrokersanyamountsdueasandforbrokeragefees
pertainingtothisLeasewhendue,thensuchamountsshallaccruelnterest, lnaddition,if LessorfailstopayanyamountstoLessee'sBrokerwhendue,Lessee's
Broker may send written notice to Lessor and Lessee ofsuch failure and if Lessorfails to pay such amounts within 10 days after said notice, Lessee shall pay said
moniestoitsBrokerandoffsetsuchamountsagainstRent. lnaddition,Lessee'sBrokershall bedeemedtobeathirdpartybeneficiaryofanycommissionagreement
entered into by and/or between Lessor and Lessor's Broker for the limited purpose of collecting any brokerage fee owed.

L5.3 Representationsandlndemnitiesof BrokerRelationships. LesseeandLessoreachrepresentandwarranttotheotherthatithashadnodealingswithany
person, firm, broker, agent or finder (other than the Brokers and Agents, if any) in connection with this Lease, and that no one other than said named Brokers and
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Agents is enhtled to any commission or finder's fee in connection herewith. Lessee and Lessor do each hereby agree to indemnify, protect, defend and hold the other
harmless from and against liabilltyfor compensation or charges which may be claimed by any such unnamed broker, finder or other similar party by reason of any
dealings or actions of the indemnifying Party, including any costs, expenses, attorneys'fees reasonably incurred with respect thereto.

16. EstoppelCer6ficates.
(a) Each Party (as "Responding Party") shall within 10 days after written notice from the other Party (the "Requesting Party") execute, acknowledge and

deliver to the Requesting Party a statement in writing in form similar to the then most current "Estoppel Certificate" form published BY AIR CRE, plus such additional
information,confirmation and/orstatements asmaybe reasonablyrequested bythe RequestingParty.

(b) lfthe Responding Party shall fail to execute or deliver the Estoppel Cerhficate within such 10 day period, the Requestrng Party may execute an
Estoppel Certificate stating that: (i) the Lease is ln full force and effect without modification except as may be represented by the Requesting Party, (ii) there are no
uncured defaults in the Requesting Party's performance, and (iii) if Lessor is the Requestrng Party, not more than one month's rent has been paid in advance.
Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppel Certificate, and the Responding Party shall be estopped from denying the
truthofthefactscontainedinsaidCertificate. Inaddition,LesseeacknowledgesthatanyfailureonitsparttoprovidesuchanEstoppel Certificatewill exposeLessor
torisksandpotentiallycauseLessortoincurcostsnotcontemplatedbythisLease,theextentofwhichwill beextremelydlfficulttoascertain. Accordingly,shouldthe
Lessee fail to execute and/or deliver a requested Estoppel Cerhficate in a timely fashion the monthly Base Rent shall be automatically increased, wlthout any
requirementfornoticetoLessee,byanamountequal to10%ofthethenexistingBaseRentorSl00,whicheverisgreaterforremainderoftheLease. TheParties
agreethatsuchincreaseinBaseRentrepresentsfairandreasonablecompensationfortheaddltionalrisk/coststhatLessorwillincurbyreasonofLessee'sfailureto
providetheEstoppel Certificate. SuchincreaseinBaseRentshall innoeventconstituteawaiverofLessee'sDefaultorBreachwithrespecttothefalluretoprovide
theEstoppel Certificatenor preventtheexercise ofany ofthe otherrightsand remediesgranted hereunder.

{c) lf Lessordesirestofinance,refinance,orsellthePremises,oranypartthereolLesseeandall Guarantorsshallwithinl0daysafterwrittennotice
from Lessor deliverto any potential lender or purchaser designated by Lessor such financial statements as may be reasonably required by such lender or purchaser,
includingbutnotlimitedtoLessee'sfinancial statementsforthepast3years. Allsuchfinancialstatementsshall bereceivedbyLessorandsuchlenderorpurchaserin
confidence and shall be used only for the purposes herein set forth.

17. DefinitionofLessor, Theterm"Lessor"asusedhereinshall meantheownerorownersatthetimeinquestionofthefeetitletothepremises,or,if thisisa
sublease,of theLessee'sinterestinthepriorlease. lntheeventof atransferofLessor'stitleorinterestinthePremlsesorthisLease,Lessorshalldelivertothe
transfereeorassignee(incashorbycredit) anyunusedSecurityDepositheldbyLessor. Uponsuchtransferorassignmentanddeliveryof theSecurityDeposit,as
aforesaid, the prior Lessor shall be relieved of all liability with respectto the obligations and/or covenants underthis Lease thereafter to be performed bythe Lessor.
Subjectto the foregolng, the obligations and/or covenants in this Lease to be performed by the Lessor shall be binding only upon the Lessor as herelnabove defined.

18. Severability. Theinvalidityofanyprovisionof thisLease,asdeterminedbyacourtofcompetentjurisdiction,shallinnowayaffectthevalidityof anyother
provision hereof.

19, Days. Unlessotheruuisespeclficallyindicatedtothecontrary,theword"days"asusedinthisLeaseshall meanandrefertocalendardays.

20. LimitationonLiability. TheobligationsofLessorunderthisLeaseshall notconstitutepersonal obligationsofLessor,oritspartners,members,directors,officers
orshareholders, and Lessee shall lookto the Premlses, and to no other assets ofLessor, for the satisfaction ofany liability of Lessor with respect to this Lease, and
shall not seek recourse against Lessor's partners, members, directors, officers or shareholders, or any oftheir personal assets for such satisfaction.

21. TimeofEssence.TimeisoftheessencewithrespecttotheperformanceofallobligationstobeperformedorobservedbythePartiesunderthisLease.

22. NoPriororOtherAgreements;BrokerDisclaimer. ThisLeasecontainsallagreementsbetweenthePartieswithrespecttoanymattermentionedherein,andno
otherpriororcontemporaneousagreementorunderstandingshallbeeffective. LessorandLesseeeachrepresentsandwarrantstotheBrokersthatithasmade,and
is relying solely upon, its own investigation as to the nature, quality, character and financial responsibility ofthe other Party to this Lease and asto the use, nature,
qualityandcharacterofthePremises. Brokershavenoresponsibilitywithrespecttheretoorwithrespecttoanydefaultorbreachhereof byeitherParty.

23. Notices.
23.1 NoticeRequirements.All nohcesrequiredorpermittedbythisLeaseorapplicablelawshall beinwritingandmaybedeliveredinperson(byhandorby

courier) or may be sent by regular, cerlified or registered mail or U.S. Postal Service Express Mail, with postage prepaid, or by facsimile transmission, or by email, and
shailbedeemedsufficientlygivenifservedinamannerspecifiedinthisParagraph23. TheaddressesnotedadjacenttoaParty'ssignatureonthisLeaseshall bethat
Party'saddressfordeliveryormailingof notices. EitherPartymaybywrittennoticetotheotherspecifyadifferentaddressfornotice,exceptthatuponLessee's
takingpossessionofthePremises,thePremisesshallconstituteLessee'saddressfornotice. AcopyofallnoticestoLessorshall beconcurrentlytransmittedtosuch
party or partres at such addresses as Lessor may from time to time hereafter designate in writing.

23.2 DateofNotice. Anynoticesentbyregisteredorcertifiedmail,returnreceiptrequested,shall bedeemedgivenonthedateof deliveryshownonthe
receipt card, or if no delivery date is shown, the postmark thereon. lf 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 courierthat guarantees next day delivery shall be
deemedgiven24hoursafterdeliveryof thesametothePostalserviceorcourier. Noticesdeliveredbyhand,ortransmittedbyfacsimiletransmissionorbyemail
shall bedeemeddelivereduponactualreceipt. lf noticeisreceivedonaSaturdaysundayorlegal holiday,itshall bedeemedreceivedonthenextbusinessday.

23.3 Options. Notwithstandingtheforegoing,inordertoexerciseanyOptions(seeparagraph3g),theNoticemustbesentbyCertifiedMail (returnreceipt
requested), Express Mail (signature required), courier (signature required) or some other methodologythat provides a receipt establishingthe date the notice was
received by the Lessor.

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

covenantorcondltionhereolorofanysubsequentDefaultorBreachbyLesseeofthesameorofanyotherterm,covenantorconditionhereof. Lessor'sconsentto,
or approval ol 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) TheacceptanceofRentbyLessorshallnotbeawaiverofanyDefaultorBreachbyLessee. AnypaymentbyLesseemaybeacceptedbyLessoron
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 pavment.
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(c) THEPARTIESAGREETHATTHETERMSOFTHISLEASESHALLGOVERNWITHREGARDTOALLMATTERSRELATEDTHERETOANDHEREBYWAIVETHE
PROVISIONSOFANYPRESENTORFUTURESTATUTETOTHEEXTENTTHATSUCHSTATUTEISINCONSISTENTWITHTHISLEASE.

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

whattypeofagencyrelationshiporrepresentationithaswiththeagentoragentsinthetransaction.LessorandLesseeacknowledgebeingadvisedbytheBrokersin
this transaction, as follows:

(i) Lessor'sAgent. ALessor'sagentunderalistingagreementwiththeLessoractsastheagentfortheLessoronly. ALessor'sagentorsubagent
has the followlng affirmative obligations: To the Lessor: A fiduciary duty of utmost care, inteBrity, honesty, and loyalty ln dealings with the Lessot. To the Lessee ond
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 all 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
observationof,theParties. AnagentisnotobligatedtorevealtoeitherPartyanyconfidential informationobtainedfromtheotherPartywhichdoesnotinvolvethe
affirmative duhes set forth above.

(ii) Lessee's Aqent. An agent can agree to act as agent for the Lessee only. ln these situations, the agent is not the Lessor's agent, even if by
agreementtheagentmayreceivecompensationforservicesrendered,eitherinfull orinpartfromtheLessor. AnagentactingonlyforaLesseehasthefollowlng
affirmativeobligations, TotheLessee: Afiduclarydutyof utmostcare,integrity,honesty,andloyaltyindealingswiththeLessee.TotheLesseeondtheLessor'.(aJ
Diligentexerciseofreasonablesklllsandcareinperformanceoftheagent'sduties. (b) Adutyof honestandfairdealingandgoodfaith. (c)Adutytodiscloseall 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 ol the Parties.
An agent is not obligated to reveal to either Party any confidential information obtalned from the other Party which does not lnvolve the affirmative duties set forth
a bove.

(iiil AqentRepresentinaBothLessorondLessee. Areal estateagent,eitheractrngdirectlyorthroughoneormoreassociatelicenses,canlegallybe
theagentofboththeLessorandtheLesseeinatransaction,butonlywiththeknowledgeandconsentofboththeLessorandtheLessee. lnadualagencysituation,
the agent has the following affirmative obligations to both the Lessor and the Lessee: (a) A fiduciary duty of utmost care, integrity, honesty and loyalty in the dealings
witheitherLessorortheLessee. (b)OtherdutiestotheLessorandtheLesseeasstatedaboveinsubparagraphs(i)or(ii). InrepresentingbothLessorandLessee,the
agent may not, without the express permission ofthe respective Party, disclose to the other Party confidential information, including, but not limited to, facts relating
to either Lessee's or Lessor's financlal position, motivations, bargaining position, or other personal information that may impact rent, including Lessor's willingness to
acceptarentlessthanthelistingrentorLessee'swillingnesstopayrentgreaterthantherentoffered.Theabovedutiesoftheagentinarealestatetransactiondo
notrelieveaLessororLesseefromtheresponsibilitytoprotecttheirowninterests. LessorandLesseeshouldcarefullyreadall agreementstoassurethatthey
adequately express their understanding ofthetransaction. A real estate agent is a person qualified to advise about real estate. lf legal ortax 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) Brokershavenoresponsibilitywithrespecttoanydefaultorbreachhereof byeitherParty. ThePartiesagreethatnolawsuitorotherlegal
proceeding involving any breach ofduty, error or omission relating to this Lease may be brought against Broker more than one year after the Start Date and that the
liability {including court costs and 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 tothis Lease; provided, however; that the foregolng llmitation on each Broker's liabilityshall not be applicable to any gross negligence or willful
misconduct of such Broker.

(c) Lessor and Lessee agree to identify to Brokers as "Confidential" any communication or information given Brokers that is considered by such Party to
be confidenhal.

25' NoRishtToHoldover.LesseehasnorighttoretalnpossessionofthePremisesoranypartthereofbeyondtheexpirationorterminationofthisLease. lnthe
event that Lessee holds over, then the Base Rent shall be increased to 150% ofthe Base Rent applicable immediately preceding the expiration or termination.
HoldoverBaseRentshallbecalculatedonmonthlybasis. NothingcontainedhereinshallbeconstruedasconsentbyLessortoanyholdingoverbyLessee.

27. Cumula$veRemedies. Noremedyorelectionhereundershall bedeemedexclusivebutshall,whereverpossible,becumulativewithall otherremediesatlawor
in equity.

28. Covenants andConditions; ConstructionofAgreement, All provisionsofthis Leaseto beobserved orperformed by Lesseeare bothcovenantsand conditions.
lnconstruingthisLease,all headingsandtitlesarefortheconvenienceofthePartiesonlyandshallnotbeconsideredapartof thisLease. Wheneverrequiredbythe
context,thesingularshall includetheplural andviceversa. ThisLeaseshall notbeconstruedasif preparedbyoneoftheParties,butratheraccordingtoitsfair
meaning as a whole, as if both Parties had prepared it.

29. BindingEffect;ChoiceofLaw.ThisLeaseshall bebindingupontheParties,theirpersonal representatives,successorsandassignsandbegovernedbythelaws
of the State in whichthe Premises are located. Any litigation betweenthe Parties hereto concerningthis Lease shall be initiated inthe countyin whichthe premises

are located.

30. Subordination; Attornment; Non-Disturbance.
30.1 Subordination. ThisLeaseandanyOptiongrantedherebyshallbesubjectandsubordinatetoanygroundlease,mortgage,deedoftrust,orother

hypothecation or security device (collectively, "Security Device"), now or hereafter placed upon the Premises, to any and all advances made on the security thereol
andtoallrenewals,modifications,andextensionsthereof. LesseeagreesthattheholdersofanysuchSecurityDevices(inthisLeasetogetherreferredtoas"Lender")
shallhavenoliabilityorobligattontoperformanyoftheobligationsofLessorunderthisLease-AnyLendermayelecttohavethisLeaseand/oranyOptiongranted
hereby superior to the lien of its Security Device by giving wrltten notice thereof to Lessee, whereupon this Lease and such Optrons shall be deemed prior to such
Security Device, notwithstanding the relative dates of the documentation or recordation thereof.

30.2 Attornment. lntheeventthatLessortransferstitletothePremises,orthePremisesareacquiredbyanotherupontheforeclosureorterminationofa
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 provlsions of this Lease, with such new owner for the remainder of the term hereof, or, at the election
ofthe new owner, this Lease will automattcally become a new lease between Lessee and such new owner, and {ii) Lessor shall thereafterbe relieved of anyfurther
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) beboundbyprepaymentofmorethanonemonth'srent,or(d)beliableforthereturnof anysecuritydepositpaidtoanypriorlessorwhichwasnotpaidor
credited to such new owner.
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30.3 Non-Disturbance. With respect to Security Devices entered into by Lessor afterthe execution ofthis Lease, Lessee's subordination ofthis 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 ofthe Premises, and this Lease, including any ophons to extend the term hereoi will not be disturbed so long as Lessee is not in
Breachhereof andattornstotherecordownerofthePremises. Further,within60daysaftertheexecutionofthisLease,Lessorshall,ifrequestedbyLessee,useits
com m ercially reaso nable efforts to o bta in a N o n-Distu rba nce Agree ment from the holde r of a ny p re-existing Secu rity Device wh ich ls secu red by the P rem ises. ln 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 agreem e nts co nta ined i n th is Paragra p h 30 sha | | be effective witho ut the execution of a ny fu rthe r docu ments; provided, howeve r; th at,
upon written requestfrom Lessor or a Lender in connection with a sale, financing or refinancing ofthe Premlses, Lessee and Lessor shall execute such further writings
asmay bereasonably requiredtoseparately documentany subordlnation,attornment and/orNon-DisturbanceAgreement providedfor herein.

31. Attorneys'Fees, lfanyPartyorBrokerbringsanactionorproceedlnginvolvingthePremiseswhetherfoundedintort,contractorequity,ortodeclarerights
hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal thereon, shall be entitled to reasonable attorneys' fees. Such feesmay
beawardedinthesamesuitorrecoveredinaseparatesuit,whetherornotsuchactionorproceedingispursuedtodecisionorjudgment. Theterm,"Prevailing
Pany" shall include, without limitation, a Party or Broker who substantially obtains or defeats the relief sought, as the case may be, whether by compromise,
settlement,judgment,ortheabandonmentbytheotherPartyorBrokerof itsclaimordefense. Theattorneys'feesawardshallnotbecomputedinaccordancewith
any court fee schedule, but shall be such as to fully reimburse all attorneys' fees reasonably incurred. ln addition, Lessor shall be entitled to attorneys' fees, costs and
expenses incurred in the preparation and service ofnotices of Default and consultations in connection therewith, whether or not a legal action is subsequently
commenced in connection with such Default or resulting Breach (9200 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 rlght to enter the Premises at any time, in the case of an emergency, and
otherwise at reasonable times after reasonable prior notice for the purpose of showing the same to prospective purchasers, lenders, or tenants, and making such
alterations, repairs, improvements or additions to the Premises as Lessor may deem necessary or desirable and the erecting, using and maintainlng of utilities,
services, pipes and conduits through the Premises and/orother premises as long asthere is no material adverse effect on Lessee's use ofthe Premises. All such
activities shall be without abatement of rent or liability to Lessee.

33' Auctions'Lesseeshallnotconduct,norpermittobeconducted,anyauctionuponthePremiseswithoutLessor'spriorwrlttenconsent.Lessorshallnotbe
obligatedtoexerciseanystandardof reasonablenessindeterminingwhethertopermitanauction.

34' Signs. LessormayplaceonthePremisesordinary"ForSale"signsatanytimeandordinary"ForLease"signsduringthelast6monthsofthetermhereof Except
fo r o rdinary "fo r sublease " signs, Lessee sha ll not place any sign u po n the Prem lses without Lessor's prior writte n conse nt. All signs m ust co m ply with a ll App lica ble
Req ui rements.

35. Termination;Merger. UnlessspecificallystatedotherwiseinwritrngbyLessor,thevoluntaryorothersurrenderofthisLeasebyLessee,themutual termination
orcancellation hereol or a termination hereof by Lessor for Breach by Lessee, shall automaticallyterminate any sublease or lesser estate in the Premises; provided,
however,thatLessormayelecttocontinueanyoneorall existingsubtenancies. Lessor'sfailurewithinlOdaysfollowinganysucheventtoelecttothecontraryby
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 requestsforconsentshall beinwritrng. Exceptasotherwiseprovidedherein,whereverinthisLeasetheconsentof apartyisrequiredtoanactby
orfortheotherParty,suchconsentshallnotbeunreasonablywithheldordelayed. Lessor'sactualreasonablecostsandexpenses(includingbutnotlimitedto
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 ofan invoice and
supportingdocumentationtherefor. Lessor'sconsenttoanyact,assignmentorsublettingshallnotconstituteanacknowledgmentthatnoDefaultorBreachbyLessee
ofthis Lease exists, nor shall such consent be deemed a waiver ofany then existing Default or Breach, except as may be otherwise specifically stated in writing by
Lessoratthetimeofsuchconsent. ThefailuretospecifyhereinanyparticularconditiontoLessor'sconsentshallnotprecludetheimpositionbyLessoratthetimeof
consentof suchfurtherorotherconditionsasarethenreasonablewithreferencetotheparticularmatterforwhichconsentisbeinggiven. Intheeventthateither
Party disagrees with any determination made by the other hereunder and reasonably requests the reasons for such determination, the determining party shall furnish
its reasons in writing and in reasonable detail within 10 business days following such request.

37. Guarantor.
37.L Execution. TheGuarantors,ifany,shalleachexecuteaguarantyintheformmostrecentlypublishedByAlRCRE.
37.2 Default. ltshall constituteaDefaultoftheLesseeif anyGuarantorfailsorrefuses,uponrequesttoprovide: (a) evidenceoftheexecutionoftheguaranty,

including the authority of the party signing on Guarantor's behalf to obligate Guarantor, and in the case of a corporate Guarantot a certified copy of a resolution of its
board of directors authorizing the making of such guaranty, (b) current financial statements, (c) an Estoppel Certificate, or (d) written confirmation thatthe guaranty is
still in effect.

38. Quiet Possession. Subjectto payment by Lessee ofthe Rent and performance ofall ofthe covenants, conditions and provisions on Lessee's partto be observed
and performed underthis Lease, Lessee shall have quiet possession and quiet enjoyment of the Premises duringthe term hereol

39. Options. lf LesseeisgrantedanyOption.asdefinedbelow,thenthefollowingprovisionsshall apply.

39.1 Definition. "Option"shall mean: {4the righttoextend o.recucetheterm of or-reaewthis Lease.ertoe.te^dorreCuc.tlgte'-of orre^ela.y tease

tl"at Lessee has e^ ethe' p"epe"ty ef Lesser; (b) the 'ight ef first refusar er fi'st effer te lease eithe. the Pre'nises er ether preperty ef Lesse.; (e) the right te purshase,
the right effirst efferte purehase erthe right ef first refgsal te purehase the lremiseser ether preBertr- ef tesser,

39.2 OptionsPersonal Tooriginal Lessee.AnyoptiongrantedtoLesseeinthisLeaselspersonal totheoriginal Lessee,andcannotbeassignedorexercisedby
anyone other than said original Lessee and only while the original Lessee is in full possession ofthe Premises and, if requested by Lessori with Lessee certifying that
Lessee has no intention ofthereafter assigning or subletting.

Optiens te extenC er renew tl'is Lea6e, a rater Optien eannet be €xerEissd snless th€ prier
W

39.4 Effect of Default on Options.
(a) LesseeshallhavenorighttoexerciseanOption: (i)duringtheperlodcommencingwiththegivingofanynoticeofDefaultandcontinuinguntrl said
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Default is cured, (ii) during the period oftrme 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 ofseparate Default, whether or not the Defaults are cured, during the 12 month period
immediately preceding the exercise of the Option.

(b) TheperiodoftimewithinwhichanOptionmaybeexercisedshall notbeextendedorenlargedbyreasonofLessee'sinabilitytoexerciseanOption
because of the provisions of Paragraph 39.4(a).

(c) An Option shall terminate and be of no further force or effect, notwithstanding Lessee's due and timely exercise of the Option, if, after such exercise
and prior to the commencement ofthe extended term or completion ofthe 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) lf Lessee commits a Breach ofthis Lease.

40. MultipleBuildings. lfthePremisesareapartofagroupof buildlngscontrolledbyLessor,Lesseeagreesthatitwillabidebyandconformtoall reasonablerules
and regulations which Lessor may make from time to time for the management, safety, and care ofsaid properties, including the care and cleanliness ofthe grounds
and including the parking, loading and unloading ofvehicles, and to cause its employees, suppliers, shippers, customers, contractors and invitees to so abide and
conform. Lesseealsoagreestopayitsfairshareof commonexpensesincurredinconnectionwithsuchrulesandregulations.

41. SecurityMeasures, LesseeherebyacknowledgesthattheRentpayabletoLessorhereunderdoesnotincludethecostofguardserviceorothersecurity
measu res, a nd that Lessor s hall have no o b ligaho n wh atsoeve r to provid e sa me. Lessee assu mes a ll respo nsibility fo r the protection of the Pre mises, Lessee, its
agents and invitees and their property from the acts ofthird 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, maps and restrictions do
notunreasonablyinterferewiththeuseofthePremisesbyLessee. LesseeagreestosignanydocumentsreasonablyrequestedbyLessortoeffectuateanysuch
easement rights, dedication, map or restrictions.

43. PerformanceUnderProtest. lfatanytimeadisputeshall ariseastoanyamountorsumofmoneytobepaidbyonePartytotheotherundertheprovisions
hereol 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
regardedasavoluntarypaymentandthereshallsurvivetherightonthepartofsaidPartytoinstrtutesuitforrecoveryofsuchsum. lfitshallbeadjudgedthatthere
was no legalobligation onthepart ofsaid Partyto paysuchsum orany partthereof,said Partyshall beentitledto recoversuch sumorsomuchthereofasitwasnot
legallyrequiredtopay. APartywhodoesnotlnltiatesuitfortherecoveryof sumspaid"underprotest"within6monthsshall bedeemedtohavewaiveditsrightto
protest such payment.

44. Authority; Multiple Partes; Execution.
(a) lf either Party hereto is a corporation, trust, limited liability company, partnership, or similar entity, each individual executing this Lease on behalf of

suchentityrepresentsandwarrantsthatheorshelsdulyauthorizedtoexecuteanddeliverthisLeaseonitsbehalf. EachPartyshall,within30daysafterrequest,
deliver to the other Party satisfactory evidence of such authority.

(b) lfthisLeaseisexecutedbymorethanonepersonorentityas"Lessee",eachsuchpersonorentityshall bejointlyandseverallyliablehereunder. ltis
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 ofthe 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. Conflict. Any conflict between the printed provisions ofthis Lease and the typewritten or handwritten provisions shall be controlled bythe typewritten or
handwrltten provisions.

46. Offer. PreparationofthisLeasebyeitherPartyortheiragentandsubmissionof sametotheotherPartyshall notbedeemedanoffertoleasetotheother
Party. Thls Lease is not intended to be binding until executed and delivered by all Parhes hereto.

47. Amendments. ThisLeasemaybemodifiedonlyinwriting,signedbythePartiesininterestatthetimeof themodlfication. Aslongastheydonotmaterially
change Lessee's obligations hereunder, Lessee agrees to make such reasonable non-monetary modifications to this Lease as may be reasonably required by a Lender
in connection wlth the obtaining of normal financing or refinancing of the Premises.

48. WAiVET Of JUTY TT|AI. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR PROCEEDING INVOLVING THE PROPERTY
OR ARISING OUT OF THIS AGREEMENT.

49. ArbitrationofDisputes.AnAddendumrequiringtheArbitrationofall disputesbetweenthePartiesand/orBrokersarisingoutofthisr..r. l-]isMisnot
attached to this Lease.

50. Accessibility; Americanswith DisabilitiesAct.
(a) The Premlses:

M n.u. not u nde rgone a n inspectio n by a Certified Access Specia list (CASp). Note: A Certifi ed Access Specia list (CASp) ca n inspect the su bject p rem ises 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 CASp inspection of
the subject premisesfor the occupancy or potentral occupancy ofthe lessee ortenant, if requested bythe lessee ortenant. The parties shall mutually agree on the
arrangements for the time and manner of the CASp inspecion, 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.

T--.]
L" lhaveundergoneaninspectionbyaCertifiedAccessspecialist(CASp) anditwasdeterminedthatthePremisesmetall applicableconstruction-related

accessibilitystandardspursuanttoCaliforniaCivil CodeS55.51etseq. Lesseeacknowledgesthatitreceivedacopyof theinspectionreportatleast43hourspriorto
executing this Lease and agrees to keep such report confidential.
frLJ i13vs undergone an inspection by a Certified Access Specialist (CASp) and it was determined that the Premises did not meet all applicable construction-related

accessibilitystandardspursuanttoCaliforniaCivil Code555.51etseq. Lesseeacknowledgesthatitreceivedacopyoftheinspectionreportatleast43hourspriorto
executing this Lease and agrees to keep such report confidential except as necessary to complete repairs and corrections of violations of construction related
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accessibility standards.

ln the eventthat the Premises have been issued an inspection report by a CASp the Lessorshall provide a copy ofthe disability access inspection certificate to Lessee
within 7 days of the execution of this Lease.

(b) Since compliance with the Americans with Disabilities Act (ADA) and other state and local accessibility statutes are dependent upon Lessee's specific
useofthePremises,LessormakesnowarrantyorrepresentationastowhetherornotthePremisescomplywithADAoranysimilarlegislation. lntheeventthat
Lessee's use ofthe Premises requires modifications or additions to the Premises in order to be in compliance wlth ADA or other accessibility statutes, Lessee agrees to
make any such necessary modifications and/or additions at Lessee's expense.

LESSOR AND LESSEE HAVE CAREFUTLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND BY THE EXECUTION OF THIS
LEASESHOWTHEIRINFORMEDANDVOTUNTARYCONSENTTHERETO. THEPARTIESHEREBYAGREETHAI,ATTHETIMETHISLEASEISEXECUTED,THETERMSOF
THIS TEASE ARE COMMERCIALTY REASONABTE AND EFFECTUATE THE INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT TO THE PREMISES.

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY AIR CRE OR BY ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECI, OR TAx
CONSEQUENCES OF THIS LEASE OR THE TRANSACNON TO WHICH IT REIATES. THE PARTIES ARE URGED TO:
1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE,

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

WARNING: IFTHEPREMISESARELOCATEDINASTATEOTHERTHANCALIFORNIA,CERTAINPROVISIONSOFTHELEASEMAYNEEDTOBEREVISEDTOCOMPLYWITH
THE LAWS OF THE STATE IN WHICH THE PREMISES ARE LOCATED.

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

Executed at:

On:

I tt

Title: Manaoi no M-^mbe r

By:

Fax

Title:

Address: 3706 Trlden Avenue Los Anoeles. CA
90034
Federal lD No

BROKER

Westsi de Relai I . Tnc-

By IESSEE:

.Sketr-hr; Grnrrn. T,T,C a l-:l i forni: l imi't-a.'l
I i:hi I irz cnmnanrz

By:

Name Printed Brvan
Title: Manaqino Member
Phone

Fax:

Email:

By:

Name Printed:

Title:

P ho ne:

Fax:

E mail:

Address: 21 I31 East El Macero Drive
El Macero, CA 95618
Federal lD No.:

BROKER

Attn:

Title:

Add ress:

P ho ne:

Email:

Federal lD No

/nL
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Phone: (31 0) 701 -1?1?

Email: mef issaderGaof . com

By:

Name Printed

Phon e

Fax:

Email:

Attn

Title

Ma rr- Pol I or-k
President

Address: 71841 Gorham Avenue, Suite 120
Los Anqeles, CA 90049
Phone: (310)826-8000
Fax: (310) 826-8333
Email: Marc(?weslsi deref ai I - com
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51.

52.

ADDENDUM TO STANDARD INDUSTRIALiCOMMERCIAL SINGLE-TENANT LEASE - GROSS

This Addendum to Standard Industrial/Commercial Single-Tenant Lease-Gross ("Addendum") is attached to, incorporated into
and amends and supplements that certain Standard lndustrialiCommercial Single-Tenant Lease-Net (the "Lease"), dated the 13th
day of May 2019 by and between the Pico & Veteran LLC,a California limited liability company as "Lessor", and Sketchy
Group, LLC, a California limited liability company as "Lessee", for those Premises commonly known as 2372 Veteran Avenue,
Los Angeles, Califomia. Lessor and Lessee agree that notwithstanding anything contained in the Lease to the contrary, the Lease
as modified by the provisions set forth in this Addendum represents the fullnegotiated agreement of the parties, and the provisions
of this Addendum will be deemed to be a part of the Lease and will supersede any contrary or conflicting provision in the Lease
and prevail and control for all purposes. Lessor and Lessee intends by this Addendum to eliminate the need to strike through and
interlineate portions of the Lease to reflect the changes desired by the parties as set forth in this Addendum. This Addendum',
together with the Lease itself, and all other exhibits, riders and addenda attached thereto represents the fully integrated and
binding agreement of the parties. All references in the Lease and in this Addendum to Lease are to be construed to mean the
Lease as amended and supplemented by this Addendum. All terms used in this Addendum, unless specifically defined in this
Addendum, have the same meaning as such terms have in the Lease.

"Base Rent", Section 1.5 continued: the Base Rent for the Original Term shall be:

June I , 20 l9 through May 3 I , 2020 - $11 ,964.7 5

June I, 2020 through May 31, 2021 - $12j23.69
June l, 2021 through May 3l ,2022 - $12,693.40

Vehicle Parking. Lessor shall designate I 3 parking spaces for Lessee's use during the term ofthis Lease at no additional
charge, as shown on Exhibit B. If at any time during this Lease the City of Los Angeles requires the parking area to be
restriped and such restriping results in the gross loss ofparking spaces, the Lessor shall have the right to reduce Lessee's
number of parking spaces to not less than I 

.l . Such spaces shall be located on Los Angeles County Tax Assessors Parcel
Number 4322-010-017. Lessee shall not use more parking spaces than said number. Lessee will be responsible for
supervising the parking of any vehicles in such designated parking spaces, and Lessor hereby authorizes Lessee to
exercise the rights of Lessor to have any vehicles removed from such designated parking spaces. Said parking spaces
shall be used for parking by vehicles no larger than full-size passenger automobiles or pick-up trucks, herein called
"Permitted Size Vehicles." No vehicles other than Permitted Size Vehicles may be parked in such designated parking
spaces without the prior written permission of Lessor. In addition:
(a) Lessee shall not permit or allow any vehicles that belong to or are controlled by Lessee or Lessee's employees,
suppliers, shippers, customers, contractors or invitees to be loaded, unloaded, or parked in areas other than such
designated parking spaces.
(b) Lessee shall not service or store any vehicles in such designated parking spaces.
(c) If Lessee permits or allows any of the prohibited activities described in this Paragraph 52, 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.

Sale/Lease Disclosure, attached

"Options", Item 39 continued: Lessor hereby grants to Lessee one 3-year option to extend this Lease ("Option"), to
commence when the Original Term expires, upon all of the following terms and conditions:

(l) At least six (6) months prior to the date that the Option would commence, Lessee delivers a written notice ("Option
Notice") to Lessor by certified mail, return receipt requested, in accordance with the notice requirements of this Lease,
of the exercise of the Option for said additional term, time being of the essence. If Option Notice is not so given, then
the Option, and any future Options shall automatically expire;

(II) The provisions ofparagraph 39, including the provision relating to default ofLessee set forth therein, are conditions
ofthis Option, provided, however, that the Option shall be personal not only to the original Lessee, but also to any
Permitted Transferee (as that term is defined below);

(III) All of the terms and conditions of this Lease, except where specifically modified by this Option, shall apply;

53.

54.
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55.

56.

(IV) The Base Rent for the Option shall be as follows:

June l,2022through May 31,2023 -$13,074.21
June 1,2023 through May 31,2024 -$13,466.43
June l,2024through May 31,2025 -$13,870.42

Confidentiality. Except for Lessee's advisors, representatives, members, affiliates, and potential investors and
franchisees, Lessee agrees not to disclose any ofthe terms or conditions ofthis Lease to any third party other than as

may be required by law or as may be reasonably necessary in order to enforce this Lease. This provision shall survive
the termination of this Lease. Lessee acknowledges that Lessor would not enter into this Lease but for, among the other
terms ofthis Lease, Lessee's agreement regarding confidentiality as aforesaid in this paragraph.

Lessee's Move-Out Procedure: Lessee must notifu Lessor in writing at least thirty (30) days prior to the Expiration
Date Lessee's move-out procedure in reasonable details, including, without limitation, any utility shut-offs proposed by
Lessee. Lessor shall inform Lessee prior to the Expiration Date whether Lessee shall leave any utility service in place.
If Lessor elects to have Lessee leave any utility service in place after the Expiration Date, Lessee shall cooperate with
Lessor to cause such utility service to be switched back to the name and account of Lessor, and Lessor shall indemnifu
and hold Lessee harmless from any charges for such utility service incurred following Lessee's surrender ofpossession.

*Utility Installations; Trade Fixtures; Alterations"o Section 7.3, and "Removal", Section 7.4(b) continued:

Subject to the provisions ofParagraph 7.3(b) hereofand this Paragraph 57, Lessee shall have the right to perform the
Alterations and Utility lnstallations, including, without limitation, any improvements for the initial occupancy of the
Premises by Lessee in accordance with the Agreed Use. Lessee shall make no Alterations or Utility Installations in or
to the Premises without Lessor's prior written approval. To the extent any such Alteration is nonstructural and shall not
adversely affect the structural integrity of the Premises or any the Project's system, including, without limitation, the
electrical, plumbing, mechanical or heating, ventilating and air conditioning systems, Lessor's consent shall not be
unreasonably withheld, conditioned or delayed. Notwithstanding anything to the contrary contained herein, Lessor's
consent shall not be required with respect to any decorative alteration such as painting, carpeting, wall covering and
floor covering, provided that Lessee shall furnish to Lessor prior written notice with respect to the performance of such
decorative alteration and such work shall otherwise be performed in accordance with the provisions of this Lease. Before
proceeding with any Alteration or Utility Installation (other than painting, decorating, wall covering or carpeting,
provided Lessee shall otherwise be in compliance with this Paragraph and provided further that Lessee shall provide
Lessor with ten (10) days'prior notice thereof), Lessee shall obtain Lessor's approval ofthe plans and specifications
for the work to be done, which shall include a scheduled completion date, and Lessee shall not proceed with such work
until it obtains Lessor's written approval ofsuch work, plans and specifications. Lessor shall have 5 business days from
the date plans and specifications are received by Lessor in which to approve or disapprove same, and ifLessor fails to
disapprove within such period, then Lessor shall be deemed conclusively to have given its consent and approval.
Lessor's approval of the plans and specifications shall not be deemed a representation that the Alteration or the Utility
lnstallation is in compliance with any applicable legal requirements.

Lessee shall pay to Lessor upon demand, as additional rent, Lessor's reasonable out-of-pocket costs and expenses
(including, without limitation, the fees of any architect or engineer employed by Lessor or any Lender for such purpose)
for (i) reviewing said plans and specifications and (ii) inspecting the Alterations or Utility Installation.

If in connection with any Alterations or Utility Installation, Lessee shall hire the services of any contractor or
construction manager, Lessee shall enter into an agreement with such party which shall provide that such contractor or
construction manager, as well as all subcontractors, material men and suppliers hired in connection therewith (all of the
foregoing known collectively as the "Contractors"), shall upon receiving any payment respecting such Alterations or
Utility Installations deliver to Lessee a duly executed waiver of mechanic's lien evidencing payment in full for the cost
of work, labor and/or services theretofore furnished, which shall name the Lessor and Lessee as the beneficiaries thereof,
and which shall be in a form reasonably acceptable to Lessor ("Lien Waivers"). Prior to the commencement of any
Alterations or Installations, a form of the Lien Waivers to be given by each such Contractor must be approved by Lessor;
provided, however, that any such Lien Waivers that conform to the California Civil Code shall be deemed approved by
Lessor. All Alterations and Utility Installation shall be performed by Lessee in compliance with all applicable
requirements of insurance bodies, and with applicable legal requirements and the same shall be diligently performed in
a good and workmanlike manner.

5/.
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D On or prior to the Expiration Date, Lessee, at Lessee's expense, shall remove Lessee's property or Trade Fixtures from
the Premises, and, at Lessee's option, Lessee also may (but shall not be obligated to) remove, at Lessee's expense, all
Alterations made by or on behalf of Lessee or any other person claiming by, through or under Lessee; provided,
however, in any case, that Lessee shall repair and restore in a good and workerlike manner to good condition any damage
to the Premises or the Project caused by such removal. Lessor, upon notice to Lessee given at least thirty (30) days prior
to the Expiration Date, may require Lessee to remove any "Specialty Alterations" from the Premises, and to repair and
restore in a good and workerlike manner to good condition any damage to the Premises or the Project caused by such
removal; Any Specialty Alterations that remain in the Premises after the Expiration Date shall be deemed to be the
property of Lessor (with the understanding, however, that Lessee shall remain liable to Lessor for any Default of Lessee
in respect ofLessee's obligations under this Paragraph 57). For the purposes ofthis Lease, "specialty Alterations" shall
mean Alterations that (i) perforate a floor slab in the Premises, (ii) require the reinforcement of a floor slab in the
Premises, (iii) consist of the installation of a raised flooring system, (iv) consist of the installation of a security device
or system, (v) involve material plumbing connections (such as kitchens and executive bathrooms outside of the Project
core), (vi) affect the exterior of the Premises or the core of the Premises, including, without limitation, and Permanent
Signs. Notwithstanding anything in this Lease to the contrary, Lessee shall not be obligated to remove any Alterations
that have been made in accordance with the terms, condition, and consents required under this Lease, other than
Specialty Alterations. The obligations of Lessee under this Paragraph 57D shall survive the expiration or earlier
termination of this Lease.

Loading Area: As indicated on Exhibit B, a loading area exists behind the Premises serviced by a public alley. Such
loading area shall be considered non-exclusive to Lessee and shared only with the occupant ofthe property at 10955
West Pico Boulevard ("Pico Tenant").

Trash Disposal: Lessee is responsible for the cost to dispose of its trash generated from the Premises. Lessee agrees
to allow Lessor to prorate the trash disposal costs for Lessee and the Pico Tenant, based upon the square footage
occupied by each tenant.

Potential Window Installation: It is hereby acknowledged by Lessor that Lessee is considering the installation of
multiple exterior windows along Veteran Avenue that could provide more light into the second floor portion of the
Premises ("Window Installation"). As of the mutual execution date of this Lease, Lessee expects the cost of such
improvement to be between $5,000 and $10,000. Lessor has agreed to equally share the cost of such Window
Installation, however Lessor's portion of such Window Installation shall not exceed $5.000. Lessor's portion of such
Window Installation shall be given to Lessee as a credit toward future Base Rent, divided into 5 equal Base Rent credits,
and Lessee shall have the right to commence to apply such Base Rent credit upon the latter of i) June 1,2020, i1)
completion of such Window Installation, iii) Lessor's receipt from Lessee evidence that any monies due for such
Window Installation has been paid in full, iv) any liens placed against the Properfy by any contractors or subcontractors
have been removed, v) Lessor's receipt of certification from a structural engineer that any and all structural
improvements necessary for such Window Installation have been completed to the satisfaction of engineer, and vi)
Lessor's receipt of evidence that the City of Los Angeles has approved its final inspection of such Window Installation.
All of the requirements as described in Section 7.3 of this Lease shall apply to such Window lnstallation.

kt,c-
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CONSULT YOUR ATTORNEY - This document has been prepared for approval by your attomey. No representation or
recommendation is made by Westside Retail, Inc., or their agents or employees as to the legal sufficiency, legal effect, or
tax consequences ofthis document or the transaction to which it relates. These are questions for your attorney.

IN WITNESS WFffi,REOF, the parties have executed this Lease as of the day and year written below:

PicoVeteran LLC,
a California limited liability company

Sketchy Group LLC,
a California limited liability company

By:

Title:

Date:

Managing Member

v,uy 2 2 ,zots

Title: Manager Member

Date: May l5 ,zots
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Exhibit B
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Property:

SALE/LEASE DISCLOSURES

2312Yeterzn Avenrre- Lns Anseles- Cnlifnrnin 90064

Flood Zones, The Property may or may not be located in an A or V flood zone and/or a dam inundation zone (Govemment Code Section 8589.5). Many lenders require
flood insurance fbr properties located in flood zones, and government authorities may regulate development and construction in flood zones. Whether or not located in a
flood zone. properties can be subject to flooding and moisture problems, especially properties on a slope or in low-lying areas. Buyers and tenants should have their experts
conflrm whether the Property is in a flood zone and othen^'ise investigate and evaluate these matters.

Earthquakes. EarthquakesoccurthroughoutCalifornia. ThePropertymayormavnotbesituatedinanEarthquakeFaultZoneand/oraSeismicHazardZone(Sections
262 I et seq. and Sections 2690 et seq. ofthe Public Resources Code, respectively). Property development and construction in such zones generally are subject to the lindings
ofa geologrc report prepared by a state-registered geologist. Whether or not located in such a zone, all properties in Calitbmia are subject to earthquake risks and may be

anchored or strapped (Health and Sal'ety Code Section 1 92 I I ). If this is the sale of an unreinforced masonry building or a precast or reinforced masonry building with wood
frame floors or roofs built before 1975, the buyer must be given a copy ofThe Commercial Property Owner's Guide to Earthquake Saf'e4' (Government Code Sectrons
8875.6 and 8893.2). Buyers and tenants should have their experts confirm whether the Property is in any earthquake zone and otheru,ise investigate and evaluate these
matters.

HazardousMaterialsandUndergroundStorageTanks. DuetopriororcurentusesoftheProperryorintheareaortheconstructionmaterialsused,thePropertymay

may or may not be accessible or noticeable. Such items may leak or otherwise be released. Asbestos has been used rn items such as fireproofing, heating/cooling systems,
insulation, spray-on and tile acoustical materials, lloor tiles and coverings, roofng, drwall and plaster. Ifthe Property was built befbre I 978 and has a residential unit,

States Code Sections 485 I et seq.). Sellers/landlords are required to advise buyers/tenants ifthey have any reasonable cause to believe that any hazardous substance has
come to be located on or beneath the Property (Health and Sat-ety Code Section 25359.7), and sellers/landlords must disclose reports and surveys regarding asbestos to cenain
persons, including their employees, contractors. buyers and tenants (Health and Satbty Code Sections 25915 et seq.), buyers/tenants have similar obligations. Have your
experts investigate and evaluate these matters.

AmeritanswithDisabilitiesAct(ADA). TheAmericansWithDisabilitiesAct(42UnitedStatesCodeSectionsl2l0letseq.)andotherf'ederal,stateandlocal
requirements may require changes to the Property. Have your experts investigate and evaluate these matters.

buyers to withhold and pay to the I RS I 0% of the gross sales price within I 0 days of the date of a sale unless the buyers can establish that the sellers are not foreigners,
generally by having the sellers sign a Non-Foreign Seller Affidavit. Depending on the structure ofthe transaction, the tax withholding liability can exceed the net cash
proceedstobepaidtothesellersatclosing. Calilbmiaimposesanadditronal withholdingrequirementequalto3ll3o ofthegrosssalespricenotonlyontbreignsellersbut
alsoout-of-statesellersandsellersleavingthestateifthesalespriceexceeds$100,000. Withholdinggenerallyisrequiredifthelastknownaddressofasellerisoutside
Califbrnia, ifthe proceeds are disbursed outside ofCalifbmia or ifa llnancial intermediary is used. Have your experts investigate and evaluate these mattes.

located within such a wildland zone, that the state does not have the responsibility to provide fire protecrion services to any structure within such a zone and that such zones
maycontainsubstantial foresVwildlandfirerisks. GovemmentCodeSections5llT8etseq.requiresellersofreal propertylocatedwithincertainfrehazardzonestodisclose
that the property is located in such a zone. Sellers must disclose that a propert-v located in a wildland or t'ire hazard zone is subject to the lire prevention requirements of
PublicResourcesCodeSection429landGovernmentCodeSection5ll82.respectively. Sellersmustmakesuchdisclosuresifeitherthesellershaveactualknowledgethat
a property is in such a zone or a map showing the property to be in such a zone has been provided to the county assessor. Properties, whether or not located in such a zone,

and evaluate these matters.

Broker Representation, Westside Retail, Inc. is a Los Angeles-based brokerage firm representing a variety ofclients. Depending on the circumstances, Westside Retail,
lnc. may represent both the seller/landlord and the buyer/tenant in a transaction. or you may be interested in a property that may be of interest to other Westside Retail, lnc.

to the other.

Seller/Landlord Disclosure, Delivery of Reports, Pest Control Reports and Compliance with Laws. Sellers/landlords are hereby requested to disclose directly to

including, but not limited to, the 1964 Civil Rights Act and all amendments thereto, the Foreign Investment in Real Property Tax Act, the Comprehensive Environmental
Response Compensation and Liabrlity Act, and The Americans With Disabilities Act. lfa pest control report is a condition ofthe purchase contract, buyers are entitled to
receive a copy ofthe report and any certification and notice ofwork cornpleted.

Property Inspections and Evaluations. Buyers/tenants should have the Property thoroughly inspected and all panies should have the transaction thoroughly evaluated by
the experts oftheir choice. Ask your experts what investigations and evaluations may be appropriate as well as the risks ofnot pertbrming any such investigations or
evaluations. Information regarding the Property supplied by the real estate brokers has been received from third party sources and has not been independently verified by the
brokers. Have your experts verifu all information regarding the Property, including any linear or area measurements and the availability ofall utilities. All work should be
inspected and evaluated by your experts, as they deem appropriate. Any projections or estimates are for example only. are based on assumptions that may not occur and do
notrepresentthecurrentorf'utureperformanceoftheproperty. Real estatebrokersarenotexpertsconcemingnorcantheydetermineifanyexpertisqualifiedtoprovide

Suchareasrequirespecialeducationand,generally,speciallicensesnotpossessedbyrealestatebrokers. Consultwiththeexpertsofyourchoiceregardingthesematters.

Initials



AIRCR=
GUARANTY OF LEASE

WHEREAS, pico Veteran, LLC, a CaI j-f ornla limiteci liabilitv companv , hereinafter,'Lessor", and

Sketchv Group, LLC, a California iimiLed l-iabiltV companv , hereinafter"Lessee", areabouttoexecutea
documententitled "Lease"dated MaV 13, 2019 concerningthe premisescommonly knownas (streetaddress,city, state, ztp\ 23-l 2 YeLeran
Avenue, Los Angeles, CA 90054 whereinLessorwillleasethepremisesto Lessee,and

WHEREAS, Brvan Lemieux, MD, Andrew Berg, MD, Saud Siddigui, MD hereinafter"Guarantors" haveafinancial
interest in Lessee, and

WHEREAS, Lessor would not execute the Lease if Guarantors did not execute and deliver to Lessor this Guaranty of Lease.

NOWTHEREFORE,inconslderationoftheexecutionofsaidLeasebyLessorandasamaterial inducementtoLessortoexecutesaidLease,Guarantorshereby
jointly, severally, unconditionally and irrevocably guarantee the prompt payment by Lessee of all rents and all other sums payable by Lessee under said Lease and the
faithful and prompt performance by Lessee of each and every one ofthe terms, conditions and covenants ofsaid Lease to be kept and performed by Lessee.

It is specifically agreed by Lessor and Guarantors that: (i) the terms ofthe foregoing Lease may be modified by agreement between Lessor and Lessee, or by a

course of conduct, and (ii) said Lease may be assigned by Lessor or any assignee of Lessor wlthout the consent of or notice to Guarantors and that this Guaranty shall
guarantee the performance of said Lease as so modified.

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

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

Lessor shall have the rightto proceed against Guarantors following any breach ordefault by Lessee underthe Lease withoutfirst proceeding against Lessee and
without previous notice to or demand upon either Lessee or Guarantors.

Guarantors hereby waive (a) notice ofacceptance ofthis Guaranty. (b) demand of payment, presentation and protest, (c) all rightto assert or plead any statute
of limitafions relating to this Guaranty or the Lease, (d) any right to require the Lessor to proceed against the Lessee or any other Guarantor or any other person or
entity liable to Lessor, (e) any right to require Lessor to apply to any default any security deposit or othersecurity it may hold underthe Lease, (f) any rightto require
Lessor to proceed under any other remedy Lessor may have before proceeding against Guarantors, (g) any right ofsubrogation that Guarantors may have against
Lessee.

Guarantors do hereby subordinate all existing or future lndebtedness of Lessee to Guarantors to the obligations owed to Lessor under the Lease and this
G uara nty.

lf a Guarantor is married, such Guarantor expressly agrees that recourse may be had against his or her separate property for all ofthe obligations hereunder.

The obligatrons of Lessee under the Lease to execute and deliver estoppel statements and financial statements, as therein provided, shall be deemed to also
require the Guarantors to provide estoppel statements and financial statements to Lessor. The failure of the Guarantors to provide the same to Lessor shall constitute
a default underthe Lease.

Theterm"Lessor"referstoandmeanstheLessornamedintheLeaseandalsoLessor'ssuccessorsandassigns. SolongasLessor'sinterestintheLease,the
leased premises orthe rents, issues and profits therefrom, are subject to any mortgage or deed oftrust or assignment for security, no acquisition by Guarantors ofthe
Lessor's interest shall affect the continuing obligation ofGuarantors under this Guarantywhich shall nevertheless continue in full force and effect forthe benefit ofthe
mortgagee, beneficiary, trustee or assignee under such mortgage, deed oftrust or assignment and their successors and assigns.

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

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

No provision of this Guaranty or right ofthe Lessor can be waived, nor can the Guarantors be released from their obligations except in writing signed by the
Lessor.

Any lihgation concerningthis Guaranty shall be initiated in a state court ofcompetent jurisdiction in the county in which the leased premises are located and the
Guarantorsconsenttothejurisdictionofsuchcourt. ThisGuarantyshall begovernedbythelawsoftheStateinwhichtheleasedpremisesarelocatedandforthe
purposes of any rules regarding conflicts of law the parties shall be treated as ifthey were all residents ordomiciles ofsuch state.

In the event any action be brought by said Lessor against Guarantors hereunder to enforce the obligation of Guarantors hereunder, the unsuccessful party in
suchactionshallpaytotheprevailingpartythereinareasonableattorney'sfee. Theattorney'sfeeawardshall notbecomputedlnaccordancewithanycourtfee
schedule, but shall be such as to full reimburse all attorneys' fees reasonably incurred.

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

i,n i-t"
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GUARANTORS

Brvan Lemieux, MD, Andrew Bero, MD, Saud
Siddioui, MD

Addless:

lN|rl.A6
C 2Ot7 He CRf . All Rrght3 Rercrwd.

GR-3.21, Fgnl'0lQl-2019

Executed At:

On:

By: A --1--€ By:'
f'lame Printed'l' Name

Trtle: ffrani*

Title:

Address:

By:
Name Berg, MD

xR CRE. 50o Nortlr Bnnd 8lrd, SrJb 900, Ghnd.h, CA 91203, TGI 213.687{n7, Em.ll contracts@rlnrc.con
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