
STANDARD INDUSTRIAUCOMMERCIAL MULTI.TENANT LEASE - NET
AIR COMMERCIAL REAL ESTATE ASSOCIATION

1. Basic Provisions ("Basic Provisions").
1.1 Parties: This Lease ("Lease"), dated for reference purposes only June 29 an 1trZVIJ

is made byand beh^,een The Jirele Family Trust, dated October 19, 207A

("Lesso/')
and Shirin LLC, a California limited liability companv

("Lessee"), (collectively the "Parties", or individually a "Pady").

1.2(a) Premises: That certain portion of the Project (as defined below), including all improvements therein or to be provided by Lessor

under the terms of this Lease, commonly known by the street address of l-9505 Ventura Boul-evard
located in the City of Los Angeles (Tarzana) County of Los Angeles , State of

Cal-ifornia , with zip code 9791356 , as outlined on Exhibit A attached hereto ("Premises")

and generally described as (describe briefly the nature of the Premises): approximately 1 , 2 0 0 square f eet of ground
fl-oor retail- space

ln addition to Lessee's rights to use and occupy the Premises as hereinafter specified, Lessee shall have non-exclusive rights to the any utility

raceways of the building containing the Premises ("Building") and to the common Areas (as defined in Paragraph 2.7 below), but shall not have any

rights to the roof or exterior walls of the Building or to any other buildings in the Project. The Premises, the Building, the Common Areas, the land upon

which they are located, along with all other buildings and improvements thereon, are herein collectively referred to as the "Project" (See also

Paragraph 2)

1.2(b) Parking: See Addendum 50 unreserved vehicle parking spaces. (See also Paragraph 2.6)

1.3

commencing October 1, 2015
Term: Five years ancl zero months ("Original Term")

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

'1.4 Early Possession:

("Commencement Date") and ending

Auqust 1,2015

2 ,1 00 .0a per month ("Base Renf'), payable on the

September 30, 2020

("Early Possession Date")
(See also Paragraphs 3.2 and 3.3)

1.5 Base Rent $ fi rst
day of each month commencing October 1, 2015 (See also Paragraph 4)

M tf tnis box is checked, there are provisions in this Lease for the Base Rent to be adjusted.
1,6 teseee'e Share ef Cemmen Area eperating Expenee; pereent ( %) ("teeeee'e Share"),

tessee's Share hae been €eleulated by dividing the apBre#rnet€ equere feetege ef the Premiees by the aBpreximato equare feetage ef the P'eje€t' ln
the evenl thal the 6ire ef the Premrees endl€r the Preje€t ar€ medifi€d dsring the term ef this teaee; tes€er shall recelGulete te6s€e'e Share te Fefle€t

sc€h-m€difi€ali€F"

1.7 Base Rent and Other Monies Paid Upon Execution:
(a) Base Rent: $ for the period

(c)

(d)

(e)

Agreed

Security Deposit $ 6,011 .15 ("Security Deposif'). (See also Paragraph 5)

Other: $ 2,100.Q0 for Canceflation Fee (see Addendum 64)

Total Due Upon Execution ofthis Lease: $
Use: See Addendum 52

-- I - E

(See also Paragraph 6)

lnsuring Party. Lessor is the "lnsuring Paily". (See also Paragraph 8)
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1.10 Real Estate Brokorc: (See also Paragraph 15)

(a)

(check applicable boxes):

g

Representation: The following real estate brokers (the "Brokers") and brokerage relationships exist in this transaction

Westside Retail, 1nc. represents Lessor exclusively ("Lessor's Broke/');

The Collective represents Lessee exclusively ("Lessee's Broker"); or

represents bolh Lessor and Lessee ("Dual Agency")
(b) Payment to Brokerc: Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the Brokers the

brokeragefeeagreedtoinaSeparatewritlenagreement

+etal€ase*ent for the brokerage services rendered by the Brokers).

1.11 Guarantor. The obligations of the Lessee under this Lease are to be guaranteed by Nick Mef ikian John
Mel-ikian, and Danison, LLC, a Cal-ifornia l-imited 1j-abilitv
companv ("Guaranto/'). (See also Paragraph 37)

1 .12 Attachments. Attached hereto are the following, all of which constitute a part of this Lease:

M an Addendum consisting of Paragraphs 50 through 65

M a site plan depicting the Premises; Exhibil A

! a site plan depicting the Project;

E a cunent set ofthe Rules and Regulations forthe Project;

D a current set ofthe Rules and Regulations adopted by the owners'association;

D a Work Letter;

E other (speciil);

2. Premises.

2.1 Letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, at the rental, and

upon all of the terms, covenants and conditions set forth in this Lease. Unless otherwise provided herein, any statement of size set forth in this Lease,

or that may have been used in calculating Rent, is an approximation which the Parties agree is reasonable and any payments based thereon are not

subject lo revision whether or not the actual size is more or less. NOTE: Lessee is advised to verify the actual size prior to executing this Lease.

2.2 Gondition. Lessor shall deliver that portion of the Premises conlained within the Building ('Unit") to Lessee broom clean and free

ofdebrisontheMEarlyPossessionDate'-*hi€h€v€F-fifet-€€€gc6(''startDate..)'and!6eleng3ttherequifede€rviGe
warrants that the existing

electrical,plumbing,are-span*cqlighting'heating'ventilatingandaircondilioningsyStems(.'HvAc.)'@andallother
such elements in the Unit, other than those constructed by Lessee, shall be in good operating condition on said date, that the structural elements of the

roof, bearing walls and foundation of the Unit shall be free of material defects, and that the Unit does not contain hazardous levels of any mold or fungi

defined as toxic under applicable state or federal law. lf a non-compliance \ivith such warranty exists as of the Start Date, or if one of such systems or
elements should malfunction or fail within the appropriate wananty period, Lessor shall, as Lessor's sole obligation with respect to such matter, except

as otherwise provided in this Lease, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of such

non-compliance, malfunction or failure, rectify same at Lessor's expense. The wananty periods shall be as-fellere{i) 6 months as to the HVAG

ininesystemsandotherelementsoftheUnit.lfLesseedoeSnotgiveLessortherequirednoticewithinthe
appropriate wananty period, correction of any such non-compliance, malfunction or failure shall be the obligation of Lessee at Lessee's sole cost and

expense (except forthe repairs to the lire sprinkler systems, roof, foundations, and/or bearing walls - see Paragraph 7).

2.3 Compliance. Lessor wanants that to the best of its knowledge the improvements on the Premises and the Common Areas comply
with the building codes that were in effect at the time that each such improvement, or portion thereof, was constructed, and also with all applicable laws,

covenants or restrictions of record, regulations, and ordinances in effect on the Start Date ("Applicable Requirements"). Said wananty 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 Alteralions or Utility lnstallations (as defined in Paragraph 7.3(a)) made or to be made by Lessee.

NOTE: Lessee is responsible for determining whether or not tho Applicable Requirements and esp€cially the zoning are appropriate for
Lessee's intended use, and acknowledges that past uses of the Premises may no longer be allowed. lf the Premises do not comply with said

warranty, Lessor shall, except as otherwise provided, promptly after receipt of written notice from Lessee setting forth with specificity the nature and

extent of such non-compliance, rectify the same at Lessois expense. lf Lessee does not give Lessor written notice of a non-compliance with this
warranty within 6 months following the Start Date, conection of that non-compliance shall be the obligation of Lessee at Lessee's sole cost and

expense. lf the Applicable Requirements are hereafter changed so as to require during the term of this Lease the construction of an addition to or an

alteration of the Unit, Premises and/or Building, the rcmediation of any Hazardous Substance, or the reinforcement or other physical modification of the

Unit, Premises and/or Building ("Capital Expenditure"), Lessor and Lessee shall allocate the cost of such work as follovvs:
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(a) Subject to Paragraph 2.3(c) below, if such Capital Expenditures are required as a result of the specific and unique use of

the Premises by Lessee as compared with uses by tenants in general, Lessee shall be fully responsible for the cost thereof, provided, however that if

such Capital Expenditure is required during the last 2 years of this Lease and lhe 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 the amount equal to 6 months' Base Rent. lf Lessee elects termination, Lessee shall immediately

cease the use of the Premises which requires such Capital Expenditure and deliver to Lessor written notice specifing a termination date at least 90

days thereafter. Such termination date shall, however, in no event be earlier than the last day that Lessee could legally utilize the Premises without

commencing such Capital Expenditure.

(b) lf such Capital Expenditure is not lhe result of the specific and unique use of the Premises by Lessee (such as,

goVemmentallymandatedseismicmodifications).thenLessorshallpayforsuchCapitalExpenditure.
menth during the remainder ef the term ef thie teaee' en the Cate that en vfii€h the Baee Rent i6 duer an ameunt equal te 1 'l1th ef the pertien ef suetl

i6e€=Lesseeshallpaylnterestonthebalancebutmayprepayitsobligationatanytime.lf,hovvever,sUch
Capital Expenditure is required during the last 2 years of this Lease or if Lessor reasonably determines that it is not economically feasible to pay its

share thereof, Lessor shall have the option to terminate this Lease upon 90 days prior written notice to Lessee unless Lessee notifies Lessor, in writing,

within 10 days afler receipt of Lessor's termination notice that Lessee will pay for such Capital Expenditure. lf Lessor does not elect to terminate, and

fails to tender its share of any such Capital Expenditure, Lessee may advanc€ such funds and deduct same, with lnterest, from Rent until Lessor's

share of such costs have been fully paid. lf Lessee is unable to finance Lessor's share, or if the balance of the Rent due and payable for the remainder

of this Lease is not sufficient to fully reimburse Lessee on an offset basis, Lessee shall have the right to terminate this Lease upon 30 days written

notice to Lessor.

(c) Notwithstanding the above, the provisions conceming Capital Expenditures are intended to apply only to 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/or take such other steps as may be necessary to eliminate the requirement for such Capital Expenditure, or (ii)

complete such Capital Expendilure at its own expense. Lessee shall not have any right to terminate this Lease.

2.4 Acknowledgements. Lessee acknowledges that: (a) it has been advised by Lessor and/or Brokers to satisfy itself with respect to

the condition of the Premises (including but not limited lo the electrical, HVAC and fire sprinkler systems, security, environmenlal aspects, and

compliance with Applicable Requirements and the Americans with Disabilities Act), and their suitability for Lessee's intended use, (b) Lessee has made

such investigation as it deems necessary with reference to such matters and assumes all responsibility therefor as lhe same relate to its occupancy of

the Premises, and (c) neither Lessor, Lessor's agents, nor Brokers have made any oral or written representations or wananties with respect to said

matters other than as set forth in this Lease. ln addition, Lessor acknowledges that: (i) Brokers have made no representations, promises or wananties

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

capability and/or suitability of all proposed tenants.

pfler ts th€ Start Da ive

werl+

2.6 Vehicle Parking. 5ee Addendum 50.
1,2(b) on lhe8e Berti€n€ ef the eemmen Ar€as designated frern ti+n€ tetime by t€6€er fer Barking, t€66ee shall nst s6e mer€ parking spa€€s than eaid

numbe* Said parking spaces shall be used for parking by vehicles no larger than full-size passenger automobiles or pick-up trucks, herein called

"Permitted Size Vehicles." Lessor may regulate the loading and unloading of vehicles by adopting Rules and Regulations as provided in Paragraph

2.9. No vehicles other than Permitted Size Vehicles may be parked in the Common Area without the prior written permission of Lessor. ln 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 those designated by Lessor for such

activities.

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

(c) lf Lessee permits or allows any of the prohibited activities described in this Paragraph 2.6, then Lessor shall have the

right, without notic€, in addition to such other rights and remedies that it may have, lo remove or tow away the vehicle involved and charge the cost to

Lessee, which cost shall be immediately payable upon demand by Lessor.

2.7 Common Areas - Ilefinition. The term "Common Areas" is defined as all areas and facilities outside the Premises and within the

exterior boundary line of the Project and interior utility raceways and installations within the Unit that are provided and designated by the Lessor from

time to time for the general non-exclusive use of Lessor, Lessee and other tenants of the Project and their respective employees, suppliers, shippers,

customers, contractors and invitees, including parking areas, loading and unloading areas, trash areas, roadways, walkways, driveways and

landscaped areas.

2.8 Common Areas - Lessee's Rights. Lessor grants to Lessee, for the benefit of Lessee and its employees, suppliers, shippers,

contractors, customers and invitees, during the term of this Lease, the non-exclusive right to use, in common with others entitled to such use, the
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Common Areas as they exist from time to time, subject to any rights, po\ ers, and privileges reserved by Lessor under the terms hereof or under the

terms of any rules and regulations or restrictions goveming the use of the Project. Under no circumstances shall the right herein granted to use the

Common Areas be deemed to include the right to store any property, temporarily or permanently, in the Common Areas. Any such storage shall be

permitted only by the prior written consent of Lessor or Lessor's designated agent, which consent may be revoked at any time. ln the event that any

unauthorized storage shall occur then Lessor shall have the right, without notice, in addition to such other rights and remedies that it may have, to

remove the property and charge the cost to Lessee, which cost shall be immediately payable upon demand by Lessor.

2.9 Common Areas - Rules and Regulations. Lessor or such other person(s) as Lessor may appoint shall have the exclusive control

and management of the Common Areas and shall have the right, from time to time, to establish, modifo, amend and enforce reasonable rules and

regulations ("Rules and Regulations") for the management, safety, care, and cleanliness of the grounds, the parking and unloading of vehicles and

the preservation of good order, as well as for the convenience of other occupants or tenants of the Building and the Project and their invitees. Lessee

agrees to abide by and conform to all such Rules and Regulations, and shall use its best efforts to cruse its employees, suppliers, shippers, customers,

contractors and invitees to so abide and conform. Lessor shall not be responsible to Lessee for the non-compliance with said Rules and Regulations by

other tenants of the Project.

2.10 Common Areas - Changes. Lessor shall have the right, in Lessor's sole discretion, from time to time:
(a) To make changes to the Common Areas, including, without limitation, changes in the location, size, shape and number of

driveways, entranc€s, parking spaces, parking areas, loading and unloading areas, ingress, egress, direction of traffic, landscaped areas, walkways and

utility raceways;

(b) To close temporarily any of the Common Areas for maintenance purposes so long as reasonable access to the Premises

remains available;

(c) To designate other land outside the boundaries of the Project to be a part of the Common Areas;

(d) To add additional buildings and improvements to the Common Areas;

(e) To use the Common Areas while engaged in making additional improvements, repairs or alterations to the Project, or any

portion thereof; and

(f) To do and perform such other acts and make such other changes in, to or with respect to the Common Areas and P@ect

as Lessor may, in the exercise of sound business judgment, deem to be appropriate.

3. Term.

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

3.2 Early Possession. lf Lessee totally or partially occupies the Premises prior to the Commencement Date, the obligation to pay

Base Rent shall be abated for the period of such early possession. All other terms of this Lease (including but not limited to the obligations to-Bay

tes6ee'e Share ef eemmon Are+OBerating E'eenseeiReal PreB€rty Tar€sand insuran€e pr€miums and te maintain the Premises) shall be in effect

during such period. Any such early possession shall not affect the Expiration Date.

3.3 Delay ln Possession. Lessor agrees to use its best commercially reasonable efforts to deliver possession of the Premises to

Lessee by the Commencement Date. lf, despite said efforts, Lessor is unable to deliver possession as agreed, Lessor shall not be subject to any

liability therefor, nor shall such failure affect the validity of this Lease or change the Expiration Date. Lessee shall not, hovvever, be obligated to pay Rent

or perform its other obligations until Lessor delivers possession of the Premises and any period of rent abatement that Lessee would otherwise have

enjoyed shall run from the date of the delivery of possession and continue for a period equal to what Lessee \ould otherwise have enjoyed, but minus

any days of delay caused by the acts or omissions of Lessee. lf possession is not delivered within 60 days after the Commencement Date, Lessee

may, at its option, by notice in writing within 10 days after the end of such 60 day period, cancel this Lease, in which event the Parties shall be

discharged from all obligations hereunder. lf such written notice is not received by Lessor within said 10 day period, Lessee's right to cancel shall

terminate. Except as otheruise provided, if possession is not tendered to Lessee by the Start Date and Lessee does not terminate this Lease, as

aforesaid, any period of rent abatement that Lessee would otherwise have enjoyed shall run from the date of delivery of possession and continue for a
period equal to what Lessee would otheruise have enjoyed under the terms hereof, but minus any days of delay caused by the acts or omissions of
Lessee. lf possession of the Premises is not delivered within 4 months after the Commencement Date, this Lease shall terminate unless other

agreements are reached between Lessor and Lessee, in writing.

3.4 Lessee Compliance. Lessor shall not be required to tender possession of the Premises to Lessee until Lessee complies with ils
obligation to provide evidence of insurance (Paragraph 8.5). Pending delivery of such evidence, Lessee shall be required to perform all of its

obligations under this Lease from and after the Start Date, including the payment of Rent, notwithstanding Lessor's election to withhold possession

pending receipt of such evidence of insurance. Further, if Lessee is required to perform any other conditions prior to or @ncurent with the Start Date,

the Start Date shall occur but Lessor may elect to withhold possession until such conditions are satisfied.

Rent.

4.'l Rent Defined. All monetary obligations of Lessee to Lessor under the terms of this Lease (except for the Security Deposit) are

deemed to be rent ("Rent").

1,2 Gemmen Arca Opereting Ex^€n8e6, t€66ee Ehall pay te tess€r during the term hereef; in additien te the BaEe Rent; tess€e's

Share (as eBeeifieC in Paragraph 1,6) ef all Cernmen Area eperating Expeneee' as hereinafter defined' during.eaet|€al€ndar )€ar ef the erm ef this

%
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however, that Lessee shall have no liability under this Lease with respect to underground migration of any Hazardous Substance under the Premises

from areas outside of the Poect not caused or contributed to by Lessee). Lessee's obligations shall include, but nol be limited to, the effects of any

contamination or injury to person, property or the environment created or suffered by Lessee, and the cost of investigation, removal, remediation,

restoration and/or abatement, and shall survive the expiration or termination of this Lease. No termination, cancellation or release agreement entered

into by 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. Lessor and its successors and assigns shall indemnify, defend, reimburse and hold Lessee, its

employees and lenders, harmless from and against any and all environmental damages, including the cost of remediation, wtrich are suffered as a

direct result of Hazardous Substances on the Premises prior to Lessee taking possession or which are caused by the gross negligence or willful

misconduct of Lessor, its agents or employees. Lessor's obligations, as and when required by the Applicable Requirements, shall include, but not be

limited to, the cost of investigation, removal, remediation, restoration and/or abatement, and shall survive the expiration or termination of this Lease.

(f) lnvestigations and Remediations. Lessor shall retain the responsibility and pay for any investigations or remediation

measures required by govemmental entities having jurisdiction with respect to the existence of Hazardous Substances on the Premises prior to the

Lessee taking possession, unless such remediation measure is required as a resull of Lessee's use (including 'Alterations", as defined in paragraph

7.3(a) below) of the Premises, in which event Lessee shall be responsible for such payment. Lessee shall cooperate fully in any such activities at the

request of Lessor, including allowing Lessor and Lessor's agents to have reasonable access to the Premises at reasonable times in order to carry out

Lessor's investigative and remedial responsibilities.

(g) Lessor Termination Option. lf a Hazardous Substance Condition (see Paragraph 9.1(e)) occurs during the lerm of this Lease,

unless Lessee is legally responsible therefor (in which case Lessee shall make the investigation and remediation thereof required by the Applicable

Requirements and this Lease shall continue in full force and effect, but subject to Lessor's rights under Paragraph 6.2(d) and Paragraph 13), Lessor

may, at Lessor's option, either (i) investigate and remediate such Hazardous Substance Condition, if required, as soon as reasonably possible at

Lessor's expense, in which event this Lease shall continue in full force and effect, or (ii) if the estimated cost to remediate such condition exceeds 12

times the then monthly Base Rent or $100,000, whichever is greater, give written notice lo Lessee, within 30 days after receipt by Lessor of knowledge

of the occurrence of such Hazardous Substance Condition, of Lessor's desire to terminate this Lease as of the date 60 days following the date of such

notice. ln the event Lessor elects to give a termination nolice, Lessee may, within 10 days thereafter, give written notice to Lessor of Lessee's

commitment to pay the amount by wttich the cost of the remediation of such Hazardous Substance Condition exceeds an amount equal to 12 times the

then monthly Base Rent or $1 00,000, whichever is greater. Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30

days following such commitment. ln such event, this Lease shall continue in full force and effect, and Lessor shall proceed to make such remediation

as soon as reasonably possible afler the required funds are available. lf Lessee does not give such notice and provide the required funds or assurance

thereof within the time provided, this Lease shall terminate as of the date specified in Lessor's notice of termination.

6.3 Lessee's Compliance with Applicable Requirements. Except as olherwise provided in this Lease, Lessee shall, at Lessee's
sole expense, fully, diligently and in a timely manner, materially comply with all Applicable Requirements, the requirements of any applicable fire

insurance undenaniter or rating bureau, and the recommendations of Lessor's engineers and/or consultants which relate in any manner lo such
Requirements, without regard to whether said Requirements are now in effect or become effective after lhe Start Date. Lessee shall, within 10 days

after receipt of Lessor's Mitten request, provide Lessor with copies of all permits and other documents, and other information evidencing Lessee's

compliance 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 ac{ual claim, notice, citation, warning, complaint or report perlaining to or involving the failure of Lessee or the
Premises to comply with any Applicable Requirements. Likewise, Lessee shall immediately give written notice to Lessor ot (i) any water damage to the
Premises and any suspected seepage, pooling, dampness or other condition conducive to the production of mold; or (ii) any mustiness or other odors
that might indicate the presence of mold in the Premises.

6.4 lnspection; Compliance. Lessor and Lessor's "Lende/' (as defined in Paragraph 30) and consultants shall have the right to enter
into Premises at any time, in the case of an emergency, and otheMise at reasonable times after reasonable notice, for the purpose of inspecting the

condition of the Premises and for verifying compliance by Lessee with this Lease. The cost of any such inspections shall be paid by Lessor, unless a

violalion of Applicable Requirements, or a Hazardous Substance Condition (see Paragraph 9.1) is found to exist or be imminent, orthe inspection is

requested or ordered by a govemmental authority. ln such case, Lessee shall upon request reimburse Lessor for the cost of such inspection, so long

as such inspection is reasonably related to the violation or contamination. ln addition, Lessee shall provide copies of all relevant material safety data

sheets (MSDS) to Lessor within 10 days of the receipt of written request therefor.
7. Maintenance; Repairs, Utility lnstallations; Trade Fixtures and Alterations.

7.1 Losseo'sObligations,
(a) ln General. Subject to the provisions of Paragraph 2.2 (Condition), 2.3 (Compliance), 6.3 (Lessee's Compliance with

Applicable Requirements), 7.2 (Lessor's Obligations), 9 (Damage or Destruction), and 14 (Condemnation), Lessee shall, at Lessee's sole expense,
keep the Premises, Utility lnstallations (intended for Lessee's exclusive use, no matter where located), and Alterations in good order, condition and

repair (whether or not the portion of the Premises requiring repairs, or the means of repairing the same, are reasonably or readily acc€ssible to Lessee,
and whether or not the need for such repairs occurs as a result of Lessee's use, any prior use, the elements or the age of such porlion of the Premises),
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including, but not limited to, all equipment or facilities, such as plumbing (fi'om the point of connecLion to the Tremioee), gvAG-€Suipm€n+

electrical (from the Voint of conneclion to the Tremiseo), tignting facilities, geiters;-preseure-+essetst fixtures, interior walls, interior surfaces of
exterior walls, ceilings, floors, windorae, doors, plate glass, anC€kylighte but excluding any items which are the responsibility of Lessor pursuant to

Paragraph 7.2. Lessee, in keeping the Premises in good order, condition and repair, shall exercise and perform good maintenance praclices,

specifically including the procurement and maintenance of the servic€ contracts required by Paragraph 7.1(b) below. Lessee's obligations shall include

restorations, replacements or renewals when necessary to keep the Premises and all improvements thereon or a part thereof in good order, condition

and state of repair.

(b) Servtee Centraete, tessee ehall, at tess€e's sele expense' preeure an4rneintain €entradervrith c€piee te teeeer; in

euetemary ferm ane sube eentraetere speeialiEing and experienGed in the maint€nan€€ ef the fellewing equipment and

i
equiprneflt, if reaeenably reqgired by teeser, Hew€ver; teeeer res€rvee th€ right; spen netice t+l€esee; te pre€ur€ and maintain any er all ef 6s€fi

serviee eentraclst anO U

(c) Failure to Perform. lf Lessee fails to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon the

Premises after 10 days'priorwritten notice to Lessee (except in the case of an emergency, in which case no notice shall be required), perform such

obligations on Lessee's behalf, and put the Premises in good order, condition and repair, and Lessee shall promptly pay to Lessor a sum equal lo 115o/o

of the cost thereof.

(d) Replaeement, Ssbje€t le tesc€e'+ind€mnifieatien ef teseer ae set ferlh in Paragraph 8J b€lew; and withect relieving

th€re€f €hall b€ prerated b€tws€n the Partiee and L€86€e shell snly be ebligated lepay; €aGh m€nth during the remainder ef lhe l€rm ef thi€ t€aser en

the date en wfrieh Base Rent ie due; an ameunt equal te the preduet ef multiplying lhe €€el ef sueh repla€ern€nt by a fraetien; the nsmerater ef whieh is

eOtigatien-a+eny+ime-

7.2 Lessot's Obligations. Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), ,L2{Gemmen-Area-Operating

Cxpeneesl 6 (Use), 7.1 (Lessee's Obligations), 9 (Damage or Destruclion) and 14 (Condemnation), Lessor, subject to reimbursement pursuant to

Paragraph 4.2, shall keep in good order, condition and repair the HVAC, foundations, e*erior walls, structural condition of interior bearing walls, exterior
rool fire Gprinkler syetemr eemmen nrea fire alarm and€r 6meke Cete6lisn syetem8; fire hydrants, parking lots, walkways, parkways, driveways,

landscaping, fences, signs and utility systems up to the point of conneclion Xo lhe Tremisee and serving the Common Areas and all parts
thereof' ae well a6 previding . Lessor shall not be

obligated to paint the exlerior or interior surfaces of exterior walls nor shall Lessor be obligated to maintain, repair or replace windoua, doors or plate

glass of the Premises. Lessee expressly waives the benefit of any statute now or hereafter in efiect to the extent it is inconsistent with the terms of this

Lease.

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

panels, electrical distribution, securily and fire protection systems, communication cabling, lighting fixtures, HVAC equipment, plumbing, and fencing in

or on the Premises. The term "Trade Fixtures" shall mean Lessee's machinery and equipment that can be removed without doing material damage to

the Premises. The term "Alterations" shall mean any modification of the improvements, other than Utility lnstallations or Trade Fixtures, whether by

addition or deletion. "Lessee Owned Alterations and/or Utility lnstallations" are defined as Alterations and/or Utility lnstallations made by Lessee

that are not yet oMed by Lessor pursuant to Paragraph 7.4(a).

(b) Conssnt. Lessee shall not make any Alterations or Utility lnstallations to the Premises without LessoCs prior written

consent. Lessee may, however, make non-structural Utility lnstallations to the interior of the Premises (excluding the roof) withoul 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 electrical, plumbing, HVAC, and/or life safety systems, 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 or a sum equal to one month's Base Rent in any one year. Notwithstanding the

foregoing, Lessee shall not make or permit any roof penetrations and/or install anything on the roof without the prior written approval of Lessor. Lessor

may, as a precondition to granting such approval, require Lessee to utilize a contractor chosen and/or approved by Lessor. Any Alterations or Utility

lnstallalions that Lessee shall desire to make and which require the consent of the Lessor shall be presented to Lessor in written form with detailed
plans. Consent shall be deemed conditioned upon Lessee's: (i) acquiring all applicable govemmental permits, (ii) fumishing Lessor with copies of both

the permits and the plans and specifications prior to commen@ment of the work, and (iii) compliance with all conditions of said permits and other

Applicable Requirements in a prompt and expeditious manner. Any Alterations or Utility lnstallations shall be performed in a workmanlike manner with

good and sufficient materials. Lessee shall promptly upon completion fumish Lessor with as-built plans and specifications. For work which costs an

amount in excess of one month's Base Rent, Lessor may condition its consent upon Lessee providing a lien and completion bond in an amount equal

to 150o/o 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. Lessee shall pay, wtren due, all claims for labor or materials fumished or alleged to have been fumished
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to or for Lessee at or for use on the Premises, lvhich claims are or may be secured by any mechanic's or materialman's lien against the Premises or

any interest therein. Lessee shall give Lessor not less than 10 days notice prior to the commencement of any work in, on or about the Premises, and

Lessor shall have the right to post notices of non-responsibility. lf Lessee shall contest the validity of any such lien, claim or demand, then Lessee

shall, at its sole expense defend and protect itself, Lessor and the Premises against the same and shall pay and satisfy any such adverse judgment that

may be rendered thereon before the enforcement thereof. lf Lessor shall require, Lessee shall fumish a surety bond in an amounl equal to 150% of the

amount of such contested lien, claim or demand, indemnifying Lessor against liability for the same. lf Lessor elects to participate in any such action,

Lessee shall pay Lessor's attorneys'fees and costs.

7.4 Ownership; Removal; Sunender; and Restoration.

(a) Ownership. Subject to Lessor's right to require removal or elect ownership as hereinafter provided, all Alterations and

Utility lnstallations made by Lessee shall be the property of Lessee, but considered a part of the Premises. Lessor may, at any time, elect in writing to

be the owner of all or any specified part of the Lessee Owned Alterations and Utility lnstallations. Unless otherwise instructed per paragraph 7.4(b)

hereof, all Lessee O^med Alterations and Utility lnstallations shall, at the expiration or termination of this Lease, become the property of Lessor and be

surrendered by Lessee with the Premises.

(b) Removal. By delivery to Lessee of written notice from Lessor not earlier than 90 and not later than 30 days prior to the

end of the term of this Lease, Lessor may require that any or all Lessee Owned Alterations or Utility lnstallations be removed by the expiration or

termination of this Lease. Lessor may require the removal at any time of all or any part of any Lessee Owned Alterations or Utility lnstallations made

without the required consent.

(c) Surrender; Restoration. Lessee shall sunender the Premises by the Expiration Date or any earlier termination date,

with all of the improvements, parts and surfaces thereof broom clean and free of debris, and in good operating order, condition and state of repair,

ordinary wear and tear excepted. "Ordinary wear and tear" shall not include any damage or deterioration that would have been prevented by good

maintenance practiee. NoMithstanding the foregoing, if this Lease is for 12 months or less, then Lessee shall sunender the Premises in the same

condition as delivered to Lessee on the Start Date with NO allowance for ordinary wear and tear. Lessee shall repair any damage occasioned by the

installation, maintenance or removal of Trade Fixtures, Lessee owned Alterations and/or Utility lnstallations, furnishings, and equipment as \,vell as the

removal of any storage tank installed by or for Lessee. Lessee shall also completely remove from the Premises any and all Hazardous Substances

brought onto the Premises by or for Lessee, or any third party (except Hazardous Substances which were deposited via underground migration from

areas outside of the Project) even if such removal would require Lessee to perform or pay for work that exceeds statutory requirements. Trade Fixtures

shall remain the property of Lessee and shall be removed by Lessee. Any personal property of Lessee not removed on or before the Expiration Date or

any earlier termination date shall be deemed to have been abandoned by Lessee and may be disposed of or retained by Lessor as Lessor may desire.

The failure by Lessee to timely vacate the Premises pursuant to this Paragraph 7.4(c) without the express written consent of Lessor shall constitute a

holdover under the provisions of Paragraph 26 below.

8. lnsurance; lndemnity.

9,1 Payment ef Premism€, The €€Bt ef th€ premisms fer the ineuran€e pelieie8 requir€d te be €anied by tesser; psrsuant te

ParagraBh8 8*(b); 8,3(a) and 8,3(blr Ehell be a eemmen nrea Operating E\pen6e, Premium6 fer peliey p€ri€Ct c€mmeneing prier terer e)dending

8.2 Liability lnsurance.
(a) Garried by Lessee. Lessee shall obtain and keep in forcc 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 of the

ownership, use, occupancy or maintenance of the Premises and all areas appurtenant thereto. Such insurance shall be on an occurrence basis

providing single limit coverage in an amount not less than $1,000,000 per occunence with an annual aggregate of not less than $2,000,000. Lessee

shall add Lessor as an additional insured by means of an endorsement at least as broad as the lnsurance Service Organization's "Additional

lnsured-Managers or Lessors of Premises" Endorsement and coverage shall also be extended to include damage caused by heat, smoke or fumes

from a hostile fire. The policy shall not contain any intra-insured exclusions as between insured persons or organizations, but shall include coverage for

liability assumed under this Lease as an "insured contract" for the performance of Lessee's indemnity obligations under this Lease. The limits of said

insurance shall not, however, limit the liability of Lessee nor relieve Lessee of any obligation hereunder. Lessee shall provide an endorsement on its

liability policy(ies) which provides lhat its insurance shall be primary to and not contributory with any similar insurance carried by Lessor, whose

insurance shall be considered exc€ss insurance only.

(b) Carried by Lessor. Lessor shall maintain liability insurance as described in Paragraph 8.2(a), in addition to, and not in

lieu of, the insurance required to be maintained by Lessee. Lessee shall not be named as an additional insured therein.

8.3 Property lnsurance - Building, lmprovements and Rental Value.

(a) Building and lmprovements. Lessor shall obtain and keep in force a policy or policies of insurance in the name of

Lessor, with loss payable to Lessor, any groundJessor, and to any Lender insuring loss or damage to the Premises. The amount of such insurance

shall be equal to the full insurable replacement cost of the Premises, as the same shall exist from time lo time, or the amount required by any Lender,

but in no event more than the commercially reasonable and available insurable value thereof. Lessee Olirned Alterations and Utility lnstallations, Trade

Fixtures, and Lessee's personal property shall be insured by Lessee under Paragraph 8.4. lf the coverage is available and commercially appropriate,
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such policy or policies shall insure against all risks of direct physical loss or damage (except the perils of flood and/or earthquake unless required by a

Lender), including coverage for debris removal and the enforcement of any Applicable Requirements requiring the upgrading, demolition, reconstruction

or replacement of any portion of the Premises as the result of a covered loss. Said policy or policies shall also contain an agreed valuation provision in

lieu of any coinsurance clause, waiver of subrogation, and 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 city nearest to where

the Premises are located. lf such insurance coverage has a deductible clause, the deductible amount shall not exceed $1 ,000 per occulrence.

(b) Rental Value. Lessor shall also obtain and keep in force a policy or policies in the name of Lessor with loss payable to

Lessor and any Lender, insuring the loss of the full Rent for one year with an extended period of indemnity for an additional 180 days ('RenlAl-Value

insurance"). Said insurance shall contain an agreed valualion provision in lieu of any coinsurance clause, and the amount of coverage shall be

adjusted annually to reflect the projected Rent otheruise payable by Lessee, for the next 12 month period.

(c) Adjacent Premises. Lessee shall pay for any increase in the premiums for the property insurance of the Building and for

the Common Areas or other buildings in the Project if said increase is caused by Lessee's acts, omissions, use or occupancy of the Premises.

(d) Lessee's lmprovements. Since Lessor is the lnsuring Party, Lessor shall not be required to insure Lessee Owned

Alterations and Utility lnstallations unless the item in question has become the property of Lessor under the terms of this Lease.

8.4 Lessee's Property; Business lnterruption lnsurance.
(a) Prope@ Damage. Lessee shall obtain and maintain insurance coverage on all of Lessee's personal property, Trade

Fixtures, and Lessee O/vned Alterations and Utility lnstallations. Such insurance shall be full replacement cost coverage with a deductible of not to

exceed $1 ,000 per occuffence. The proceeds from any such insurance shall be used by Lessee for the replacement of personal property, Trade

Fixtures and Lessee Owned Alterations and Utility lnstallations. Lessee shall provide Lessor with written evidence that such insurance is in force.

(b) Business lnterruption. Lessee shall obtain and maintain loss of income and extra expense insurance in amounts as will

reimburse Lessee for direct or indirect loss of eamings attributable to all perils commonly insured against by prudent lessees in the business of Lessee

or attributable to prevention of access to the Premises as a result of such perils.

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

8.5 lnsurance Policies. lnsurance required herein shall be by companies duly licensed or admitted to transact business in the state

where the Premises are located, and maintaining during the policy term a "General Policyholders Rating" of at least A-, Vl, as set forth in the most

current issue of "Best's lnsurance Guide", or such other rating as may be required by a Lender. Lessee shall not do or permit to be done anything

which invalidates the required insurance policies. Lessee shall, prior to the Start Date, deliver to Lessor certified copies of policies of such insurance or

certificates evidencing the existence and amounts of the required insurance. No such policy shall be cancelable or subject to modification except after

30 days prior written notice to Lessor. Lessee shall, at least 10 days prior to the expiration of such policies, fumish Lessor with evidence of renewals or

"insurance binders" evidencing renewal thereof, or Lessor may order such insurance and charge the cosl thereof to Lessee, which amount shall be

payable by Lessee to Lessor upon demand. Such policies shall be for a lerm of at least one year, or the length of the remaining term of this Lease,

whichever is 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 right to recover damages against the other, for loss of or damage to its property arising out of or incident to the perils

required to be insured against herein. The effect of such releases and waivers is not limited by the amount of insurance canied or required, or by any

deductibles applicable hereto. The Parties agree to have their respective property damage insurance caniers waive any right to subrogation that such

companies may have against Lessor or Lessee, as the case may be, so long as the insurance is not invalidated thereby.

8.7 lndemnity. Except for Lessor's gross negligence orwillful misconduct, Lessee shall indemnify, protect, defend and hold harmless

the Premises, Lessor and its agents, Lessofs master or ground lessor, partners and Lenders, from and against any and all claims, loss of rents and/or

damages, liens, judgments, penalties, attomeys' and consultants'fees, expenses and/or liabilities arising out of, involving, or in connection with, the use

and/or occupancy of the Premises by Lessee. lf any action or proceeding is brought against Lessor by reason of any of the foregoing matters, Lessee

shall upon notice defend the same at Lessee's expense by counsel reasonably satisfactory to Lessor and Lessor shall cooperate with Lessee in such

defense. Lessor need not have first paid any such claim in orderto be defended or indemnified.

8.8 Exemption of Lessor and its Agents from Liability. Notwithstanding the negligence or breach of this Lease by Lessor or its
agents, neither Lessor nor its agents shall be liable under any circumstances fon (i) injury or damage to the person or goods, wares, merchandise or
other property of Lessee, Lessee's employees, contractors, invitees, customers, or any other person in or about the Premises, whether such damage or

injury is caused by or results from fire, steam, electricity, gas, water or rain, indoor air quality, the presence of mold or from the breakage, leakage,

obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing, HVAC or lighting fixtures, or from any olher cause, whether the said

injury or damage results from conditions arising upon the Premises or upon other portions of the Building, or from other sources or places, (ii) any

damages arising from any act or neglect of any other tenant of Lessor or from the failure of Lessor or its agents to enforce the provisions of any other

lease in the Project, or (iii) injury to Lessee's business or for any loss of income or profit therefrom. lnstead, it is intended that Lessee's sole recourse in

the event of such damages or injury be to file a claim on the insurance policy(ies) that Lessee is required to maintain pursuant to the provisions of
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paragraph 8.

8.9 Failure to Provide lnsurance. Lessee acknowledges that any failure on its part to obtain or maintain the insurance required

herein will expose Lessor to risks and potentially cause Lessor to incur costs not contemplated by this Lease, the extent of which will be extremely

difficult to ascertain. Accordingly, for any month or portion thereof that Lessee does not maintain the required insurance and/or does not provide Lessor

with the required binders or certificates evidencing the existence of the required insurance, the Base Rent shall be automatically increased, without any

requirement for notice to Lessee, by an amount equal to 10% of the then existing Base Rent or $100, whichever is greater. The parties agree that such

increase in Base Rent represents fair and reasonable compensation for the additional risk/costs that Lessor will incur by reason of Lessee's failure to

maintain the required insurance. Such increase in Base Rent shall in no event constitute a waiver of Lessee's Default or Breach with respect to the

failure to maintain such insurance, prevent the exercise of any of the other rights and remedies granted hereunder, nor relieve Lessee of its obligation to

maintain the insurance specified in this Lease.

9. Damage or Destruction.

9.1 llefinitions.
(a) "Premises Partial Damage" shall mean damage or destruction to lhe improvements on the Premises, other than

Lessee Owned Alterations and Utility lnstallations, which can reasonably be repaired in 3 months or less from the date of the damage or destruction,

and the cost thereof does not exceed a sum equal to 6 month's Base Rent. Lessor shall notify Lessee in writing within 30 days from the date of the

damage or destruction as to whether or not lhe damage is Partial or Total. Notwithstanding the foregoing, Premises Partial Damage shall not include

damage to windows, doors, and/or other similar items which Lessee has the responsibility to repair or replace pursuant to the provisions of Paragraph

7.'t.
(b) "Premises Total Destruction" shall mean damage or destruction to the improvements on the Premises, other than

Lessee Owned Alterations and Utility lnstallations and Trade Fixtures, which cannot reasonably be repaired in 3 months or less from the date of the

damage or deslruction and/or the cost thereof exceeds a sum equal to 6 month's Base Rent. Lessor shall notify Lessee in writing within 30 days from

the date of the damage or destruction as to \,vhether or not the damage is Partial or Total.

(c) "lnsured Loss" shall mean damage or destruction to improvemenls on the Premises, other than Lessee Owned

Alterations and Utility lnstallations and Trade Fixtures, which was caused by an event required to be covered by the insurance described in Paragraph

8.3(a), irrespective of any deductible amounts or coverage limits involved.

(d) "Replacement Cost" shall mean the cost to repair or rebuild the improvements owned by Lessor at the time of the

occurren@ to their condition existing immediately prior thereto, including demolition, debris removal and upgrading required by the operation of

Applicable Requirements, and without deduction for depreciation.
(e) "Hazardous Substance Condition" shall mean the occunence or discovery of a condition involving the presence of, or

a contamination by, a Hazardous Substance as defined in Paragraph 6.2(a), in, on, or under the Premises which requires repair, remediation, or

restoration.

9.2 Partial Damage - lnsured Loss. lf a Premises Partial Damage that is an lnsured Loss occurs, then Lessor shall, at Lessor's

expense, repair such damage (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, ho\,vever, that Lessee shall, at Lessofs election, make the repair of any damage or

destruction the total cost to repair of which 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. Notwithstanding the foregoing, if the required insurance was not in force or the insurance proceeds are

not sufficient to effect such repair, the lnsuring Party shall promptly contribute the shortage in proceeds as and when required to complete said repairs.

ln the event, hotarever, such shortage was due to the fact that, by reason of the unique nature of the improvements, full replacement cost insurance

coverage was not commercially reasonable and available, Lessor shall have no obligation to pay for the shortage in insurance proceeds or to fully
restore the unique aspects of the Premises unless Lessee provides Lessor with lhe funds to cover same, or adequate assurance thereof, within 1 0 days
following receipt of written notice of such shortage and request therefor. lf Lessor receives said funds or adequate assurance thereof within said 10 day
period, the party responsible for making the repairs shall complete lhem as soon as reasonably possible and this Lease shall remain in full force and

effect. lf such funds or assurance are not rec€ived, Lessor may nevertheless elect by written notic€ to Lessee within 10 days thereafter to: (i) make

such restoration and repair as is commercially reasonable with Lessor paying any shortage in proceeds, in which case this Lease shall remain in full

force and effect, or (ii) have this Lease terminate 30 days thereafter. Lessee shall not be entitled to reimbursement of any funds contributed by Lessee

to repair any such damage or destruction. Premises Partial Damage due to flood or earthquake shall be subject to Paragraph 9.3, notwithstanding that
there may be some insurance coverage, but the net proc€eds of any such insurance shall be made available for the repairs if made by either Party.

9.3 Partial Damage - Uninsured Loss. lf a Premises Partial Damage that is not an lnsured Loss occurs, unless caused by a
negligent or willful act of Lessee (in which event Lessee shall make the repairs at Lessee's expense), Lessor may either: (i) repair such damage as

soon as reasonably possible al Lessor's expense, in which 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 of the occunence of such damage. Such termination shall be effective 60
days following the date of such notice. ln the event Lessor elects to terminate this Lease, Lessee shall have the right within 10 days after receipt of the
termination notice to give written notice to Lessor of Lessee's commitment to pay for the repair of such damage without reimbursement from Lessor.

Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30 days after making such commitment. ln such event this Lease
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shall continue in full force and effect, and Lessor shall proceed to make such repairs as soon as reasonably possible after the required funds are

available. lf Lessee does not make the required commitment, this Lease shall terminate as of the date specified in the termination notice.

9.4 Total Destruction. Notwithstanding any other provision hereof, if a Premises Total Destruction occurs, this Lease shall terminate

60 days following such Destruction. lf the damage or destruclion was caused by the gross negligence or willful misconduct of Lessee, Lessor shall

have the right to recover Lessor's damages from Lessee, except as provided in Paragraph 8.6.

9.5 Damage Near End of Term. lf at any time during the last 6 months of this Lease there is damage for wiich the cost to repair

exceeds one month's Base Rent, whether or not an lnsured Loss, Lessor may terminale this Lease effective 60 days following the date of occurrence of

such damage by giving a written termination notice to Lessee within 30 days after the date of occurenoe of such damage. Notwithstanding the

foregoing, if Lessee at that time has an exercisable option to extend this Lease orlo 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 eadier of (i) the date which is 10 days after Lessee's receipt of Lessofs written notice purporting to lerminate this Lease, or (ii)

the day prior to the date upon wtrich such option expires. lf Lessee duly exercises such option during such period and provides Lessor with funds (or

adequate assurance thereo| to cover any shortage in insurance proceeds, Lessor shall, at Lessois commercially reasonable expense, repair such

damage as soon as reasonably possible and this Lease shall continue in full force and effect. lf Lessee fails to exercise such option and provide such

funds or assurance during such period, then this Lease shall terminate on lhe date specified in the termination notice and Lessee's option shall be

extinguished.

9.6 Abatement of Rent; Lessee's Remedies.

(a) Abatement. ln the event of Premises Partial Damage or Premises Total Destruction or a Hazardous Substance

Condition for which Lessee is not responsible under this Lease, the Rent payable by Lessee for the period required for the repair, remediation or

restoration of such damage shall be abated in proporlion 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. lf Lessor shall be obligated to repair or restore the Premises and does not commence, in a substantial and

meaningful way, such repair or restoration within 90 days after such obligation shall accrue, Lessee may, at any time prior to the commencement of

such repair or restoration, give written notice to Lessor and to any Lenders of which Lessee has actual notice, of Lessee's eleclion to terminate this

Lease on a date not less than 60 days following the giving of such notice. lf Lessee gives such notice and such repair or restoration is not commenced

within 30 days thereafter, this Lease shall terminate as of the date specified in said notice. lf the repair or restoration is commenced within such 30

days, this Lease shall continue in full force and effect. "Commence" shall mean either the unconditional authorization of the preparation of the required

plans, or the beginning of the actual work on the Premises, whichever first occurs.

9.7 Termination; Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.2(9) or Paragraph 9, an equitable

adjustment shall be made conccming advance Base Rent and any other advance payments made by Lessee to Lessor. Lessor shall, in addition, return

to Lessee so much of Lessee's Security Deposit as has not been, or is not then required to be, used by Lessor.

10. Real Property Taxes.

10.1 Definition. As used herein, the term "Real Property Taxes" shall include any form of assessmenl; real estate, general, special,

ordinary or extraordinary, or rental lew 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 Project, Lessor's right to other income therefrom, and/or Lessor's business of
leasing, by any authority having the direct or indirect power to tax and where the funds are generated with reference to the Projecl address and where

the proceeds so generated are to be applied by the city, county or other local taxing authority of a jurisdiction within which the Project is located. The

term "Real Property Taxes" shall also include any t.rx, fee, levy, assessment or charge, or any increase therein: (i) imposed by reason of events

occurring during the term of this Lease, including but not limited to, a change in the ownership of the Project, (ii) a change in the improvements thereon,

andior (iii) levied or assessed on machinery or equipment provided by Lessor to Lessee pursuant to this Lease. ln calculating Real Property Taxes for

any calendar year, the Real Property Taxes for any real estate tax year shall be included in the calculation of Real Property Taxes for such calendar
year based upon the number of days wfrich such calendar year and tax year have in common.

1O.2 Payment of Taxes. Except as otherwise provided in Paragraph 10.3, Lessor shall pay the Real Property Taxes applicable to the

Project. r and 6aid paymentsGhall be inGluded in the €al€ulatieFsf Cemmen Area Operating Epen6es in ae€€rCen6e with the previcieno ef Paragraph

4,
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10.5 Personal Property Taxes. Lessee shall pay prior to delinquenry all taxes assessed against and levied upon Lessee Owned

Alterations and Utility lnstallations, Trade Fixtures, fumishings, equipment and all personal property of Lessee contained in the Premises. When

possible, Lessee shall cause its Lessee Owned Alterations and Utility lnstallations, Trade Fixtures, fumishings, equipment and all other personal

property to be assessed and billed separately from the real property of Lessor. lf any of Lessee's said property shall be assessed with Lessor's real

property, Lessee shall pay Lessor the taxes attributable to Lessee's property within 10 days after receipt of a written statement setting forth the taxes

applicable to Lessee's property.

11. Utilities and Services. Lessee shall pay for all water, gas, heat, light, power, telephone, trash disposal and other utilities and services

supplied to the Premises, together with any taxes thereon. Notwithstanding lhe provisions of Paragraph 4.2, i'f al any time in Lessor's sole judgment,

Lessor determines that Lessee is using a disproportionate amount of water, electricity or other commonly metered utilities, or that Lessee is generaling

such a large volume of trash as to require an increase in the size of the trash receptacle and/or an increase in the number of times per month that it is

emptied, then Lessor may increase Lessee's Base Rent by an amount equal to such increased costs. There shall be no abatemenl of Rent and Lessor

shall not be liable in any respect whatsoever for the inadequacy, stoppage, intem.rption or discontinuance of any utility or service due to riot, strike, labor

dispute, breakdown, accident, repair or other cause beyond Lessois reasonable control or in cooperation with governmental request or directions.

12. Assignment and Subletting.

12.1 Lesso/s Consent Reguired.
(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 Premises 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 assignment requiring consent. The transfer, on a cumulative basis, ol 25o/o or more of the voting control of Lessee shall

constitute a change in control for this purpose.

(c) The involvement of Lessee or its assets in any transaction, or series of transaclions (by way of merger, sale, acquisition,

financing, transfer, leveraged buy-out or otherwise), whether or nol a formal assignment or hypothecation of this Lease or Lessee's assets occurs,

which results or will result in a reduction of the Net Worth of Lessee by an amount greater than 25olo of such Net Worth as it was represenled at the

time of the execution of this Lease or at the time of the most recent assignment to which Lessor has consented, or as il exists immediately prior to said

transaction or transactions constituting such reduction, whichever was or is grealer, shall be considered an assignment of this Lease to which Lessor

may withhold its consent. "Net Worth of Lessee" shall mean the net worth of Lessee (excluding any guarantors) established under generally accepted

accounting principles.

(d) An assignment or subletting without consent shall, at Lessor's option, be a Default curable after notice per Paragraph

13.1(c), or a noncurable Breach without the necessity of any notice and grace period. lf Lessor elects to treat such unapproved assignment or

subletting as a noncurable Breach, Lessor may either: (i) terminate this Lease, or (ii) upon 30 days written notice, increase the monthly Base Rent to

110o/ooftheBaseRentthenineffect. Further,intheeventofsuchBreachandrental adjustment,(i)thepurchasepriceofanyoptiontopurchasethe
Premises held by Lessee shall be subject to similar adjustment to 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 increased to 1 1 0% of the scheduled adjusted rent.

(e) Lessee's remedy for any breach of Paragraph 12. 't by Lessor shall be limited to compensatory damages and/or injunctive

relief.

(0

consent is requested.

Lessor may reasonably withhold consent to a proposed assignment or subletting if Lessee is in Default at the time

(S) Notwithstanding the foregoing, allowing a de minimis portion of the Premises, ie.20 square feet or less, to be used by a

third party vendor in connection with the installation of a vending machine or payphone shall not constitute a subletting.

12.2 Terms and Conditions Applicable to Assignment and Subletting.
(a) Regardless of Lessor's consent, no assignment or subletting shall: (i) be effective without the express written assumption

by such assignee or sublessee of the obligations of Lessee under this Lease, (ii) release Lessee of any obligations hereunder, or (iii) alter the primary

liability of Lessee for the payment of Rent or for the performance of any other obligations to be performed by Lessee.

(b) Lessor may accept Rent or performance of Lessee's obligations ftom any person other than Lessee pending approval or

disapproval of an assignment. Neither a delay in the approval or disapproval of such assignment nor the acceptance of Rent or performance shall

constitute a waiver or estoppel of Lessor's right to exercise its remedies for Lessee's Default or Breach.
(c) Lessot's consent to any assignment or subletting shall not constitute consent to any subsequent assignment or

subletting.

(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 obligations under this Lease, including any assignee or sublessee, without first exhausting Lessor's

remedies against any other person or entity responsible therefore to Lessor, or any security held by Lessor.

(e) Each request for consent to an assignment or subletting shall be in writing, accompanied by information relevant to
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Lessor's determination as to the financial and operational responsibility and appropriateness of the proposed assignee or sublessee, including but nol

limited to the intended use and/or required modification of the Premises, if any, together with a fee of $500 as consideration for Lessor's considering

and processing said request. Lessee agrees to provide Lessor with such other or additional information and/or documentation as may be reasonably

requested. (See also Paragraph 36)

(0 Any assignee of, or sublessee under, this Lease shall, by reason of accepling such assignment, entering into such

sublease, or entering into possession of the Premises or any portion thereof, be deemed to have assumed and agreed to conform and comply with

each and every term, covenant, condition and obligation herein to be observed or performed by Lessee during the term of said assignment or sublease,

other than such obligations as are contrary to or inconsistent with provisions of an assignment or sublease to which Lessor has specifically consented

to in writing.

(S) Lessor's consent to any assignment or subletting shall not transfer lo the assignee or sublessee any Option granted to

the original Lessee by this Lease unless such transfer is specifically consented to by Lessor in writing. (See Paragraph 39.2)

12.3 Additional Terms and Conditions Applicable to Subletting. The following terms and conditions shall apply to any subletting by

Lessee of all or any part of the Premises and shall be deemed included in all subleases under this Lease whether or not expressly incorporated therein:

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

may collect such Rent and apply same loward Lessee's obligations under this Lease; provided, ho\/ever, that until a Breach shall occur in the

performance of Lessee's obligations, Lessee may collect said Rent. ln the event that the amount collected by Lessor exceeds Lessee's then

outstanding obligations any such excess shall be refunded to Lessee. Lessor shall not, by reason of the foregoing or any assignment of such sublease,

nor by reason of the 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 inevocably 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 under the

sublease. Sublessee shall rely upon any such notice from Lessor and shall pay all Rents to Lessor without any obligation or right to inquire as to
whether such Breach exists, notwithstanding any claim from Lessee to the contrary.

(b) ln the event of a Breach by Lessee, Lessor may, at its option, require sublessee to attom to Lessor, in which event

Lessor shall undertake the obligations of the sublessor under such sublease from the time of the exercise of said option to the expiration of such

sublease; provided, hor,rever, 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 of such sublessor.

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

(d) No sublessee shall further assign or sublet all or any part of the Premises without Lessor's prior written consent.
(e) Lessor shall deliver a copy of any notice of Default or Breach by Lessee to the sublessee, who shall have the right to cure

the Default of Lessee within the grace period, if any, specified in such notice. The sublessee shall have a right of reimbursement and offset from and

against Lessee for any such Defaults cured by the sublessee.

13. Default; Breach; Remedies.

13.1 Default; Breach. A "Default" is defined as a failure by the Lessee to comply with or perform any of the terms, covenants,

conditions or Rules and Regulations under this Lease. A "Breach" is defined as the occurrence of one or more of the following Defaults, and the
failure of Lessee to cure such Default within any applicable grace period:

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

assurances to minimize potential vandalism.

(b) The failure of Lessee to make any payment of Rent or any Security Deposit required to be made by Lessee hereunder,

lvhether to Lessor or to a third 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 property, where such failure continues for a period of 3 business days following written notice to Lessee.

(c) The commission of waste, act or acts constituting public or private nuisance, and/or an illegal activity on the Premises by

Lessee, where such actions continue for a period of3 business days following written notice to Lessee.

(d) The failure by Lessee to provide (i) reasonable written evidence of compliance with Applicable Requirements, (ii) the

service contracts, (iii) the rescission of an unauthorized assignment or subletting, (iv) an Estoppel Certilicate, (v) a requested subordination, (vi)

evidence concerning any guaranty and/or Guarantor, (vii) any document requested under Paragraph 41, (viii) material data safety sheets (MSDS), or
(ix) any olher documentation or information which Lessor may reasonably require of Lessee under the terms of this Lease, where any such failure

continues for a period of 10 days following written notice to Lessee.

(e) A Default by Lessee as to the terms, covenants, conditions or provisions of this Lease, or of the rules adopted under
Paragraph 2.9 hereof, other than those described in subparagraphs 13.'1(a), (b), (c) or (d), above, wtrere sucfr Default continues for a period of 30 days
after written notice; provided, however, that if the nature of Lessee's Default is such that more than 30 days are reasonably required for its cure, then il
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.

(0 The occunence of any of the following events: (i) the making of any general arangement or assignment for the benefit of

!4-
INITIALS

@1999 - AIR COMMERC]AL REAL ESTATE ASSOCIATION

INITIALS

FORM MTN-5-5/O5E

PAGE 'l.l OF 22



creditors; (ii) becoming a "debtor" as defined in 11 U.S.C. $ tOt 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 lake possession of substantially all of Lessee's assets

located at the Premises or of Lessee's interesl in this Lease, where possession is not restored to Lessee within 30 days; or (iv) the attachmenl,

execution or other judicial seizure of substantially all of Lessee's assets located at the Premises or of Lessee's interest in this Lease, rvhere such

seizure is not discharged within 30 days; provided, however, in the event that any provision of this subparagraph is contrary to any applicable law, such

provision shall be of no force or effect, and not affect the validity of the remaining provisions.

(S) The discovery that any financial statement of Lessee or of any Guarantor given to Lessor was materially false.

(h) lf the performance of Lessee's obligations under this Lease is guaranteed: (i) the death of a Guarantor, (ii) the

termination of a Guarantor's liability 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 Guaranto/s refusal to honor the guaranty, or (v) a Guarantois breach of its guaranty obligation on

an anticipatory basis, and Lessee's failure, within 60 days following w'itten notice of any such event, to provide written altemative assurance or security,

which, wtren coupled with the then existing resour@s of Lessee, equals or exceeds the combined financial resources of Lessee and the Guarantors

that existed at the time of execution of this Lease.

13.2 Remedies. lf Lessee fails to perform any of its affirmative duties or obligations, within 10 days afler written notice (or in case of an

emergency, without notice), Lessor may, at its option, perform such duty or obligation on Lessee's behalf, including but not limited to the obtaining of

reasonably required bonds, insurance policies, or governmental licenses, permits or approvals. Lessee shall pay to Lessor an amount equal to 115o/o of

the costs and expenses incuned by Lessor in such performance upon receipt of an invoice therefor. ln the event of a Breach, Lessor may, with or

without further notice or demand, and without limiling Lessor in the exercise of any right or remedy which Lessor may have by reason of such Breach:

(a) Terminate Lessee's right to possession of the Premises by any laMul means, in which case this Lease shall terminate

and Lessee shall immediately sunender possession to Lessor. ln such event Lessor shall be entitled lo recover from Lessee: (i) the unpaid Rent which

had been eamed at the time of termination; (ii) the worth at the time of award of the amount by which the unpaid rent which would have been eamed

after termination until the time 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 of the amount by wtrich the unpaid rent for the balance of the term afler the time of award exceeds the amount of such rental

loss that the Lessee proves could be reasonably avoided; and (iv) any other amount necessary to compensate Lessor for all the detriment proximately

caused by the Lessee's failure to perform its obligations under this Lease or which in the ordinary course of things would be likely to result therefrom,

including but not limited to the cosl of recovering possession of the Premises, expenses of reletting, including necessary renovation and alteration of

the Premises, reasonable attomeys' fees, and that portion of any leasing commission paid by Lessor in connection with this Lease applicable to the

unexpired term of this Lease. The worth at the time of award of the amount referred lo in provision (iii) of the immediately preceding sentence shall be

computed by discounting such amount at the discount rate of the Federal Reserve Bank of the District within which the Premises are located at the time

of award plus one percent. Efforts by Lessor to mitigate damages caused by Lessee's Breach of this Lease shall not waive Lessofs right to recover

damages under Paragraph 12. lI termination of this Lease is obtained through the provisional remedy of unlawful detainer, Lessor shall have the right

to recover in such proceeding any unpaid Rent and damages as are recoverable therein, or Lessor may reserve the right to recover all or any part

thereof in a separate suit. 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 detainer statute shall also constitute the notice required by Paragraph 1 3.1 . ln such case, the

applicable grace period required by Paragraph 13.1 and the unlawful delainer statute shall run concunently, and the failure of Lessee to cure the

Default within the greater of the two such grace periods shall constitute both an unlawful detainer and a 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 interests, shall not constitute a termination of the Lessee's right to possession.

(c) Pursue any other remedy now or hereafier available under the laws or judicial decisions of the slate wherein the

Premises are located. The expiration or termination of this Lease and/or the termination of Lessee's right to possession shall not relieve Lessee from

liability under any indemnity provisions of this Lease as to matters occuning 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 renl (incl;udin7 but noL limiled lo Lhe period of time from Nhe

Early Toeeeeeion Date throuqh Nhe Commencemenl Daln) or other charges, or for the giving or paying by Lessor to or for Lessee of any cash or
other bonus, inducement or consideration for Lessee's entering into this Lease, all of which concessions are hereinafter refened to as "lnducement
Provisions", shall be deemed conditioned upon Lessee's full and faithful performance of all of the terms, covenants and conditions of this Lease.

Upon Breach of this Lease by Lessee, any such lnducement Provision shall automatically be deemed deleted from this Lease and of no further force or

effect, and any renl, other charge, bonus, inducement or consideration theretofore abated, given or paid by Lessor under such an lnducement Provision

shall be immediately due and payable by Lessee to Lessor, notwithstanding any subsequent cure of said Breach by Lessee. The acceptance by Lessor

of renl or the cure of the Breach which initiated the operation of this paragraph shall not be deemed a waiver by Lessor of the provisions of this
paragraph unless specifically so stated in writing by Lessor at the time of such acceptanc€.

13.4 Late Charges. Lessee hereby acknowledges that late payment by Lessee of Rent will cause Lessor to incur costs not
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contemplated by this Lease, the exact amount of which will be extremely difiicult to ascertain. Such costs include, bul are not limited to, processing and

accounting charges, and late charges which may be imposed upon Lessor by any Lender. Accordingly, if any Rent shall not be received by Lessor

within 5 days after such amount shall be due, then, without any requirement for notice to Lessee, Lessee shall immediately pay to Lessor a one-lime

late charge equal to 10% of each such overdue amount or $100, whichever is greater. The parties hereby agree that such late charge represents a fair

and reasonable estimate of the costs Lessor will incur by reason of such late payment. Acceptance of such late charge by Lessor shall in no event

constitute a waiver of Lessee's Default or Breach with respect to such overdue amount, nor prevent the exercise of any of the other rights and remedies

granted hereunder. ln the event that a late charge is payable hereunder, whether or nol collected, for 3 consecutive installments of Base Rent, then

notwithstanding any provision of this Lease to the contrary, Base Rent shall, at Lessor's option, become due and payable quarterly in advance.
'13.5 lnterest. Any monetary payment due Lessor hereunder, other than late charges, nol received by Lessor, when due as to

scheduled payments (such as Base Rent) or within 30 days following the date on which it was due for non-scheduled payment, shall bear interest from

the date when due, as to scheduled payments, or the 31st day afler it was due as to non-scheduled payments. The interest ("lnteresf') charged shall

be computed at the rate of 10% per annum but shall not exceed the maximum rate allowed by law. lnterest is payable in addition to the potential late

charge provided for in Paragraph 13.4.

13.6 Breach by Lessor.
(a) Notice of Breach. Lessor shall not be deemed in breach of this Lease unless Lessor fails within a reasonable time to

perform an obligation required to be performed by Lessor. For purposes of lhis Paragraph, a reasonable time shall in no event be less than 30 days

afler receipt by Lessor, and any Lender whose name and address shall have been fumished Lessee in wjting for such purpose, of written notice

specifying wherein such obligation of Lessor has not been performed; provided, hou,ever, that if the nature of Lessor's obligation is such that more than

30 days are reasonably required for its performance, then Lessor shall not be in breach if performance is commenced within such 30 day period and

thereafter diligently pursued to completion.

(b) Performance by Lessee on Behalf of Lsssor. ln the event that neither Lessor nor Lender cures said breach within 30

days after receipt of said notice, or if having commenced said cure they do not diligently pursue it to completion, then Lessee may elect to cure said
breach at Lessee's expense and offset from Rent the aclual 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 the Security Deposit, reserving Lessee's right to reimbursement from Lessor for
any such expense in excess of such offset. Lessee shall document the cost of said cure and supply said documentation to Lessor.

14. Condemnation. lf the Premises or any portion thereof are taken under the power of eminent domain or sold under the threat of the exercise

of said power (collectively "Condemnation"), this Lease shall terminate as to the part taken as of ttre date the condemning authority takes title or
possession, whichever first occurs. lf more than '10% of the floor area of the Unit, or more lhan 25o/o of Lessee's Reserved Parking Spaces, is taken by

Condemnation, Lessee may, at Lessee's oplion, to be exercised in writing within 10 days after Lessor shall have given Lessee written notice of such

taking (or in the absence of such notice, within 10 days after the condemning authority shall have taken possession) terminate this Lease as of the date

the condemning authority takes such possession. lf Lessee does not terminate this Lease in accordance with the foregoing, this Lease shall remain in

full force and effect as to the portion of the Premises remaining, except that the Base Rent shall be reduced in proportion to the reduction in utility of the
Premises caused by such Condemnation. Condemnation awards and/or payments shall be the property of Lessor, whether such award shall be made

as compensation for diminution in value of the leasehold, the value of the part taken, or for severance damages; provided, however, that Lessee shall

be entitled to any compensation paid by the condemnor for Lessee's relocation expenses, loss of business goodwill and/or Trade Fixtures, without
regard to whether or not this Lease is terminated pursuant to the provisions of this Paragraph. All Alterations and Utility lnstallations made to the
Premises by Lessee, for purposes of Condemnation only, shall be considered the property of the Lessee and Lessee shall be entitled to any and all

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

15. Brokerage Fees.

15.1 Additional Commission. ln addition to the payments owed pursuant to Paragraph 1.10 above, and unless Lessor and the Brokers
otherwise agree in writing, Lessor agrees that: (a) if Lessee exercises any Option, (b) if Lessee or anyone affiliated with Lessee acquires from Lessor
any rights to the Premises or other premises owned by Lessor and located within the Project, (c) if Lessee remains in possession of the Premises, with
the consent of Lessor, afier the expiration of this 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 schedule of the Brokers in effect at the time of the execution of this Lease.

15.2 Assumption of Obligations. Any buyer or transferee of Lessor's interest in this Lease shall be deemed to have assumed Lessor's
obligation hereunder. Brokers shall be third party beneficiaries of the provisions of Paragraphs 1 .10, 15, 22 and 31. lf Lessor fails to pay to Brokers
any amounts due as and for brokerage fees pertaining to this Lease when due, then such amounts shall accrue lnterest. ln addition, if Lessor fails to
pay any amounts to Lessee's Broker when due, Lessee's Broker may send written notice to Lessor and Lessee of such failure and if Lessor fails to pay

such amounts within 10 days after said notice, Lessee shall pay said monies lo its Broker and offset such amounts against Rent. ln addition, Lessee's
Broker shall be deemed to be a third party beneficiary of any commission agreement entered into by and/or bet\,\reen Lessor and Lessor's Broker for the
limited purpose of collecting any brokerage fee owed.

15.3 Representations and lndemnities of Broker Relationships. Lessee and Lessor each represent and wanant to the other that it
has had no dealings with any person, firm, broker or finder (other than the Brokers, if any) in connection with this Lease, and that no one other than said
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named Brokers is entitled to any commission or findeds fee in connection herewith. Lessee and Lessor do each hereby agree to indemniff, protect,

defend and hold the other harmless from and against liability for 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 indemnifoing Party, including any costs, expenses, attomeys'fees reasonably incuned

with respect thereto.

16. Estoppel Certificates.
(a) Each Party (as "Responding Pafty") 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 cunent "Estoppel Certificate"

form published by the AIR Commercial Real Estate Association, plus such additional information, confirmation and/or statements as may be reasonably

requested by the Requesting Party.

(b) lf the Responding Party shall fail to execute or deliver the Estoppel Certificate within such 10 day period, the Requesting

Party may execute an Estoppel Certificate stating that: (i) the Lease is in full force and effect without modification except as may be represented by the

Requesting Party, (ii) there are no uncured defaults in the Requesting Party's performance, and (iii) if Lessor is the Requesting Party, not more than one

month's rent has been paid in advance. Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppel Certificate, and the

Responding Party shall be estopped from denying the truth of the facts contained in said Certificate.

(c) lf Lessor desires to finance, refinance, or sell the Premises, or any part thereof, Lessee and all Guarantors shall deliver to

any potential lender or purchaser designated by Lessor such financial statements as may be reasonably required by such lender or purchaser, including

but not limited to Lessee's financial statements for the past 3 years. All such financial statements shall be received by Lessor and such lender or

purchaser in confidence and shall be used only for the purposes herein set forth.

17. Definition of Lessor. The term "Lessor" as used herein shall mean the oMer or owners at the time in question of the fee title to the

Premises, or, if this is a sublease, of the Lessee's interest in the prior lease. ln the event of a transfer of Lessor's title or interest in the Premises or this

Lease, Lessor shall deliver to the transferee or assignee (in cash or by credit) any unused Security Deposit held by Lessor. Upon such transfer or

assignment and delivery of the Security Deposit, as aforesaid, the prior Lessor shall be relieved of all liabilig with respect to the obligations and/or

covenants under this Lease thereafler to be performed by the Lessor. Subject to the foregoing, the obligations and/or covenants in this Lease to be

performed by the Lessor shall be binding only upon the Lessor as hereinabove defined.

18. Severability. The invalidity of any provision of this Lease, as determined by a court of competent jurisdiction, shall in no way affect the

validity of any other provision hereof.

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

20. Limitation on Liability. The obligations of Lessor under this Lease shall not constitute personal obligations of Lessor, or its partners,

members, directors, officers or shareholders, and Lessee shall look to the Premises, and to no other assets of Lessor, for the satisfaction of any liability

of Lessor with respect lo this Lease, and shall nol seek recourse against Lessor's partners, members, directors, officers or shareholders, or any of their
personal assets for such satisfaction.

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

this Lease.

22. No Prior or Other Agreaments; Broker Disclaimor. This Lease contains all agreements bet\/een the Parties with respect to any matter

mentioned herein, and no other prior or contemporaneous agreement or undeGtanding shall be effective. Lessor and Lessee each represents and

wanants to the Brokers that it has made, and is relying solely upon, its own investigation as to the nature, quality, character and financial responsibility

of the other Party to this Lease and as to the use, nature, quality and character of lhe Premises. Brokers have no responsibility with respect thereto or

with respecl to any default or breach hereof by either Party.

23. Notices.

23. 1 Notice Requirements. All notices required or permitted by this Lease or applicable law shall be in writing and may be delivered in

person (by hand or by courier) or may be sent by regular, certified or registered mail or U.S. Postal Service Express Mail, with postage prepaid, or by

facsimile transmission, and shall be deemed sufficiently given if served in a manner specified in this Paragraph 23. The addresses noted adjacent to a

Party's signature on this Lease shall be that Party's address for delivery or mailing of notices. Either Party may by written notice to the other specify a

different address for notice, except that upon Lessee's taking possession of the Premises, the Premises shall constitute Lessee's address for notice. A
copy of all notices to Lessor shall be concunently transmitted to such party or parties at such addresses as Lessor may from time to time hereafler

designate in writing.

23.2 Dalc of Notice. Any notice sent by registered or certified mail, return receipt requested, shall be deemed given on the date of delivery
shown on the receipt card, or if no 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 ovemight courier that
guarantee next day delivery shall be deemed given 24 hours after delivery of the same to the Postal Service or courier. Notices transmitted by facsimile

transmission or similar means shall be deemed delivered upon telephone confirmation of receipt (confirmation report from fax machine is sufficient),
provided a copy is also delivered via delivery or mail. lf notice is received on a Saturday, Sunday or legal holiday, it shall be deemed received on the

next business day.

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

other term, covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any other term, covenant or condition

hereof. Lessol's consent to, or approval of, any act shall not be deemed to render unnecessary the obtaining of Lessor's consent to, or approval of, any

subsequenl or similar act by Lessee, or be construed as the basis of an estoppel to enforce the provision or provisions of this Lease requiring such

consent.

(b) The acceptance of Rent by Lessor shall not be a waiver of any Default or Breach by Lessee. Any payment by Lessee may be

accepted by Lessor on account of moneys or damages due Lessor, notwithstanding any qualifying slatements or conditions made by Lessee in

connection therewith, which such statements and/or conditions shall be of no force or effect whatsoever unless specifically agreed to in writing by

Lessor at or before the time of deposit of such payment.

(c) THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL GOVERN WITH REGARD TO ALL MATTERS RELATED

THERETO AND HEREBY WAIVE THE PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUCH STATUTE IS

INCONSISTENT WITH THIS LEASE.

25. Disclosures Regarding The Nature of a Real Estate Agency Relationship.
(a) When entering into a discussion with a real estate agent regarding a real estate transaction, a Lessor or Lessee should from the

outset understand what type of agency relationship or represenlation it has with the agent or agents in the transaction. Lessor and Lessee

acknowledge being advised by the Brokers in this transaction, as follows:

(i) Lesso,'s Agent. A Lessor's agent under a listing agreement with the Lessor acts as the agent for the Lessor only. A

Lessor's agent or subagent has the following affirmative obligations: E_!E_ESSoI: A fiduciary duty of utmost care, integrity, honesty, and loyalty in

dealingswiththeLessor.@:(a)Diligentexerciseofreasonableskillsandcareinperformanceoftheagent.sduties.(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 observation of, the Parties. An agent is not obligated to reveal to either Party any

conlidential information obtained from the other Party which does not involve the affirmative duties set forth above.

(ii) Lessee's Agent. 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 agreement the agent may receive compensation for services rendered, either in full or in part from the Lessor. An agent

acting only for a Lessee has the following affirmative obligations. To the Lessee: A fiduciary duty of utmost care, integrity, honesty, and loyalty in

dealings with the Lessee. To the Lessee and the Lessor: (a) Diligent exercise of reasonable skills and care in performance of the agent's duties. (b) A

duty of honest and fair dealing and good faith. (c) A duty to disclose all facts known lo the agent materially affecting the value or desirability of the

property that are not known to, or within the diligent aftention and observation of, the Parties. An agent is not obligated to reveal to either Party any

confidential information obtained from the other Party which does not involve the affirmative duties set forth above.

(iii) Agent Reprcsenting Both Lessorand Lessee. A real estate agent, either acting directly or through one or more associate

licenses, can legally be the agent of both the Lessor and the Lessee in a transaclion, but only with the knowledge and consent of both the Lessor and

the Lessee. ln a dual agency situation, the agent has the following affirmative obligations to both the Lessor and the Lessee: (a) A fiduciary duty of

utmost care, integrity, honesty and loyalg in the dealings with either Lessor or the Lessee. (b) Other duties to the Lessor and the Lessee as stated

above in subparagraphs (i) or (ii). ln representing both Lessor and Lessee, the agent may not without the express permission of the respective Party,

disclose to the other Party that the Lessor will acc€pt rent in an amount less than that indicated in the listing or that the Lessee is willing to pay a higher

rent than that offered. The above duties ofthe agent in a real estate transaction do not relieve a Lessor or Lessee from the responsibility to protect their

own interests. Lessor and Lessee should carefully read all agreements to assure that they adequately express their understanding of the transaction.

A real estate agent is a person qualified to advise about real estate. lf legal or tax advice is desired, consult a competent professional.

(b) Brokers have no responsibility with respect to any Default or Breach hereof by either Party. The Parties agree that no lawsuit or

other legal proceeding involving any breach of duty, enor 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 to this Lease; provided, however, that the foregoing limitation on each Broke/s liability shall not be

applicable lo any gross negligence or willful misconduct of such Broker.

(c) Buyer and Seller agree to identiry to Brokers as "Confidential" any communication or information given Brokers that is considered

by such Party to be confidential.

26. No Right To Holdover. Lessee has no right to retain possession of the Premises or any part thereof beyond the epiration or termination of
this Lease. ln the event that Lessee holds over, then the Base Rent shall be increased to 150% of the Base Rent applicable immediately preceding the

expiration or termination. Nothing contained herein shall be construed as consent by Lessor to any holding over by Lessee.

27. Cumulative Remedies. No remedy or election hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all

other remedies at law or in equity.

28. Covenants and Conditions; Construction of Agreement. All provisions of this Lease to be observed or performed by Lessee are both

covenants and conditions. ln construing this Lease, all headings and titles are for the convenienc* of the Parties only and shall not be considered a

part of this Lease. Whenever required by the context, the singular shall include the plural and vice versa. This Lease shall not be construed as if
prepared by one of the Parties, but rather according to its fair meaning as a whole, as if both Parties had prepared it.
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29. Binding Effect; Choice of Law. This Lease shall be binding upon the parties, their personal representatives, successors and assigns and

be govemed by the laws of the State in which the Premises are located. Any litigation between the Parties hereto conceming this Lease shall be

initiated in the county in which the Premises are located.

30. Subordination; Attornment; Non-Disturbance.

30.1 Subordination. This Lease and any Option granted hereby shall be subject and subordinate to any ground lease, morlgage, deed

of trust, or other hypothecation or security device (collectively, "Security Device"), now or hereafter placed upon the Premises, to any and all advances

made on the security thereof, and to all renewals, modifications, and exlensions thereof. Lessee agrees that the holders of any such Security Devices

(in this Lease together refened to as "L€nde/') shall have no liability or obligation to perform any of the obligations of Lessor under this Lease. Any

Lender may elect to have this Lease and/or any Option granted hereby superior to the lien of its Security Device by giving wriften notice thereof to

Lessee, whereupon this Lease and such Options shall be deemed prior to such Security Device, notwithstanding the relative dates of the

documentation or recordation thereof.

30.2 Aftomment. ln the event that Lessor transfers title to the Premises, or the Premises are acquired by another upon the foreclosure

or termination of a Security Device to wttich this Lease is subordinated (i) Lessee shall, subject to the nondisturbance provisions of Paragraph 30.3,

attorn to such new owner, and upon request, enter into a new lease, containing all of the terms and provisions of this Lease, with such new owner for

the remainder of the term hereol or, at the eleclion of the new owner, this Lease will automatically become a new lease between Lessee and such new

owner, and (ii) Lessor shall thereafter be relieved of any further obligations hereunder and such new owner shall assume all of Lessor's obligations,
except that such new owner shall not: (a) be liable for any act or omission of any prior lessor or with respect to events occurring prior to acquisition ol
ownership; (b) be subject to any offsets or defenses which Lessee might have against any prior lessor, (c) be bound by prepayment of more than one
month's rent, or (d) be liable for the retum of any security deposit paid to any prior lessor.

30.3 Non-Disturbance. With respeci to Security Devices entered into by Lessor after the execution of this Lease, Lessee's

subordination of this Lease shall be subject to receiving a commercially reasonable non-disturbance agreement (a "Non-Oisturbance Agre€menf')
from the Lender which Non-Disturbance Agreement provides that Lessee's possession of the Premises, and this Lease, including any options to extend
the term hereof, will not be disturbed so long as Lessee is not in Breach hereof and altoms to the record owner of the Premises. Further, within 60

days after the execution of this Lease, Lessor shall, if requested by Lessee, use its commercially reasonable efforts to obtain a Non-Disturbance

Agreement from the holder of any pre-existing Security Device which is secured by the Premises. 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 agreements contained in this Paragraph 30 shall be effective without the execution of any further documents;
provided, however, that, upon written request from Lessor or a Lender in connection with a sale, financing orrefinancing ofthe Premises, Lessee and

Lessor shall execute such further writings as may be reasonably required to separately document any subordination, attornment and/or
Non-Disturbance Agreement provided for herein.

31 . Attorneys' Fees. lf any Party or Broker brings an action or proceeding involving the Premises whether founded in tort, contract or equity, or
to declare rights hereunder, the Prevailing Party (as hereafier defined) in any such proceeding, action, or appeal thereon, shall be entitled to reasonable
attomeys' fees. Such fees may be awarded in the same suit or recovered in a separate suit, whether or not such action or proceeding is pursued to
decision or judgment. The term, "Prevailing Party" shall include, without limitation, a Party or Broker who substantially obtains or defeats the relief
sought, as the case may be, whether by compromise, settlement, judgment, or the abandonment by the other Pafi or Broker of its claim or defense.
The attomeys' fees award shall not be computed in accordance with any court fee schedule, but shall be such as to fully reimburse all attomeys'fees
reasonably incuned. ln addition, Lessor shall be entitled to attomeys' fees, costs and expenses incuned in the preparation and service of notices of
Default and consultations in connection therewith, whether or not a legal action is subsequently commenced in connection with such Default or resulting
Breach ($200 is a reasonable minimum per occurrence for such services and consultation).
32. Lessot's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premises at any time, in

the case of an emergency, and otheruise 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 maintaining of utilities, services, pipes and conduits through the Premises and/or other premises as long as there
is no material adverse effect on Lessee's use of the Premises. All such activities shall be without abatement of rent or liability to Lessee.
33. Auctions. Lessee shall not conduct, nor permit to be conducted, any auction upon the Premises without Lessor's prior written consent.
Lessor shall not be obligated lo exercise any standard of reasonableness in determining whether to permit an auction.

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

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

36. Gonsents. Except as otherwise provided herein, wherever in this Lease the consent of a Party is required to an acl by or for the other Party,

such consent shall not be unreasonably withheld or delayed. Lessor's actual reasonable costs and expenses (including but not limited to architects',

attomeys', engineers' and other consultants'fees) incuned 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 lhe presence or use of a Hazardous Substance, shall be paid by Lessee upon

receipt of an invoice and supporting documentation therefor. Lessor's consenl to any act, assignment or subletting shall not constitute an

acknowledgment thal no Default or Breach by Lessee of this Lease exists, nor shall such consent be deemed a waiver of any then existing Default or

Breach, except as may be otherwise specifically stated in writing by Lessor at the time of such consent. The failure to specify herein any particular

condition to Lessor's consent shall not preclude the imposition by Lessor at the time of consent of such further or other conditions as are then

reasonable with reference to the particular matter for which consent is being given. ln the event that either Party disagrees with any determination

made by the other hereunder and reasonably requests the reasons for such determination, the determining party shall fumish its reasons in writing and

in reasonable detail within 10 business days following such request.

37. Guarantor.

37.1 Execution. The Guarantors, if any, shall each execute a guaranty in the form most recently published by the AIR Commercial Real

Estate Association.

37 .2 Default. lt shall constitute a Default of the Lessee if any Guarantor fails or refuses, upon request to provide: (a) evidence of the

execution of the guaranty, including the authority of the party signing on Guarantor's behalf to obligate Guarantor, and in the case of a corporate

Guarantor, a certified copy of 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 that the guaranty is still in effecl.

38. Quiet Poesession. Subject to payment by Lessee of the Rent and performance of all of the covenants, conditions and provisions on

Lessee's part to be observed and performed under this Lease, Lessee shall have quiet possession and quiet enjoyment of the Premises during the term

hereof.

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

39.1Defin3tion.,,option''shallhaveLhemeaningsettort,hinAddendum53hereof'
renew thie teaee er te e*end er renew any lease tha! teseee hae en ether BreBerty ef tesser; (b) the right ef firet refoeal er firet effer te lease either the

Premises er ether preperty ef teseer; (G) the righl !+ ^ur€ha6e er lhe right ef first refsGal te psr€has€ the Premise6 er ether preperty ef t€eser,

39.2 Options Perconal To Original Lossee. Any Option granted to Lessee in this Lease is personal to the original Lessee, and cannot

be assigned or exercised by anyone other than said original Lessee and only while the original Lessee is in full possession of the Premises and, if

requested by Lessor, with Lessee certifying that Lessee has no intention of thereafter assigning or subletting.

39,3 Msltide eptione, ln the €v€nt that tessee hae any multiple OBtien6 te extend er renew thi6 tea6e; a laler Option 6ann€t be

39.4 Effect of tlefuult on Options.
(a) Lessee shall have no right to exercise an Option: (i) during the period commencing with the giving of any notice of

Default and continuing until said Default is cured, (ii) during the period of time any Rent is unpaid (without regard to wtrether notice lhereof is given

Lessee), (iii) during the time Lessee is in Breach of this Lease, or (iv) in the event that Lessee has been given 3 or more notices of separate Default,

whether or not the Defaults are cured, during the 12 month period immediately preceding the exercise of the Option.
(b) The period of time within which an Option may be exercised shall not be extended or enlarged by reason of Lessee's

inability to exercise an Option because of the provisions of Paragraph 39.4(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 crmmencement of the extended term or completion of the purchase, (i) Lessee fails to pay Rent for a
period of 30 days after such Rent becomes due (without any necessity of Lessor to give notice thereof),or (ii) if Lessee commits a Breach of this Lease.

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

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

41 . Reseryations. Lessor reserves the right: (i) to grant, without the consent or joinder of Lessee, such easements, rights and dedications that
Lessor deems necessary, (ii) to cause the recordation of parcel maps and restrictions, and (iii) to create and/or install new utility raceways, so long as

such easements, rights, dedications, maps, restrictions, and utility raceways do not unreasonably interfere with the use of the Premises by Lessee.

Lessee agrees to sign any documents reasonably requested by Lessor to effectuate such rights.

42. Performance Under Protest. lf at any time a dispute shall arise as to any amount or sum of money to be paid by one Party to the

other under the provisions hereof, the Party against whom the obligation to pay the money is asserted shall have the right to make payment "under
protesl" and such payment shall not be regarded as a voluntary payment and there shall survive the right on the part of said Party to inslitute suit for
recovery of such sum. lf it shall be adjudged that lhere was no legal obligation on the part of said Party to pay such sum or any part thereof, said Party

shall be entitled to recover such sum or so much thereot as it was not legally required to pay. A Party wfro does not initiate suit for the recovery of
sums paid "under protest" within 6 months shall be deemed to have waived its right to protest such payment.
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43. Authority; Multiple Parties; 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 such entity represents and wanants that he or she is duly authorized to execute and deliver this Lease on its

behalf. Each Party shall, within 30 days after request, deliver to the other Party satisfactory evidence of such authority.
(b) lf this Lease is executed by more than one person or entity as "Lessee", each such person or entity shall be

jointly and severally liable hereunder. lt is agreed that any one of the named Lessees shall be emporrriered to execute any amendment to this Lease, or

other document ancillary thereto and bind all of the named Lessees, and Lessor may rely on the same as if all of the named Lessees had executed

such document.

(c) This Lease may be executed by the Parties in counterparts, each of which shall be deemed an original and all

of which together shall constilute one and the same instrument.

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

typewritten or handwritten provisions.

45. Offer. Preparation of this Lease by either party or their agent and submission of same to lhe other Party shall not be deemed an offer to

lease to the other Party. This Lease is not intended to be binding until executed and delivered by all Parties hereto.

46. Amendments. This Lease may be modified only in writing, signed by the Parties in interest at the time of the modification. As long as they

do not materially change Lessee's obligations hereunder, Lessee agrees to make such reasonable non-monetary modifications to this Lease as may be

reasonably required by a Lender in connection with the obtaining of normal financing or refinancing of the Premises.

47. WaiveT of Jury TTiaI. THE PARTIES HEREBY WAIVE THEIR RESPECT]VE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR

PROCEEDING INVOLVING THE PROPERTY OR ARISING OUT OF THIS AGREEMENT.

48. Mediation and Arbitration of Disputes. An Addendum requiring the Mediation and/or the Arbitration of all disputes betriveen the Parties

and/or Brokers arising out of this Lease tr is EI is not attached to this Lease.
49. Americans with Disabilities Act Since compliance with the Americans with Disabilities Act (ADA) is dependent upon Lessee's specific use
of the Premises, Lessor makes no warranty or representation as to whether or not the Premises comply with ADA or any similar legislation. ln the

event that Lessee's use of the Premises requires modilications or additions to the Premises in order to be in ADA compliance, Lessee agrees lo make

any such necessary modifications and/or additions at Lessee's expense.

LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND
BY THE EXECUTION OF THIS LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY AGREE
THAT, AT THE NME THIS LEASE IS EXECUTEO, THE TERMS OF THIS LEASE ARE COMMERCTALLY REASONABLE AND EFFECTUATE THE
INTENT AND PURPOSE OF LESSOR ANO LESSEE WITH RESPECT TO THE PREMISES.
ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE AIR COMMERCIAL REAL ESTATE ASSOCIANON OR BY ANY
BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TMNSACTON TO WHICH
IT RELATES. THE PARNES ARE URGED TO:
1, SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE.
2. RETAN 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 STRUCTUML INTEGRITY, THE CONDITION OF THE ROOF AND OPERA11NG SYSTEMS, COMPLIANCE WITH THE
AMER]CANS WITH DISABILITIES ACT AND THE SUITABILITY OF THE PREMISES FOR LESSEE'S INTENDED USE.
WARNING: lF THE PREMISES ARE LOCATED lN A STATE OTHER THAN CALIFORNIA CERTAIN PROVISIONS OF THE LEASE MAY NEED TO
BE REVISED TO COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PREMISES ARE LOCATED.
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The parties hereto have executed this Lease at the and on the dates specified above
Executed at:

On:

By LESSOR:

Executed at:

On:

By LESSEE:

Shi rin LLCThe Jirele Family Trust,
dated October 19, 2010 a California limited liabilitv companv

By:

Name Printed:

Title:

M. Jirele Nick Melikian
Co-Trustee

By:

Name Printed:

Title: Co-Trustee
Name Printed:

Title:

Address: P. O. Box 802047 Address: 3183 Dona Sarita Place

,, ,r4-ro,A
Name Printed:

Title: Manaqing Member

By:

Santa CIarita, CA 91380 Studio Cltv, CA 9L604

Telephone:(6 61) 505-34 31 Telephone:(818)

Faeeimile:(213)
Federal lD No.

319-1540 (Ni-ck)
Facsimile:( ) 368-3760 ext 103 (John)
Federal lD No.

BROKER: BROKER:

Westslde Retail Inc. The Collective

Attn:

Title:

Marc PoIlock Aftn:

Titler

Stephen Oblian
President

Address: 11847 Gorham Avenue, Suite 120 Address: 8350 Santa Monica Boul-evard, #100
Los Anqefes, Cal-ifornia 90049 West Hollvwood, Californi-a 90069

Telephone:(310 ) 826-8000 Telephone: (l1 tQ ) 381 -2063
Facsimile:(310 ) 826-8333 Facsimile:(_ )

Email:Email: MarcGWestsideRetail . com stephenGstephenobf ian. com
Federal lD No. 00881177 Federal lD No.

NOTIGE: These forms are often modified to meet changing requirements of law and industry needs. Always write or call to make sure you

are utilizing the most current form: AR Commercial Real Estate Association, 800 W 6th Street, Suite 800, Los Angeles, CA 90017.
Telephone No. (213) 6874777. Fax No.: (213) 687-8616.

@opyright 1999 By AIR Commercial Real Estate Associatlon.
All rights reserved. No paft of these works may be reproduced in any form without permission in writing.
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ADDENDUM TO STAI{DARD INDUSTRIAL/COMMERCIAL MULTI-TENANT LEASE - NET

This Addendum to Standard Industrial Commercial Multi-Tenant Lease-Net ("Addendum") is attached to, incorporated into and

amends and supplements that certain Standard lndustrial Commercial Multi-Tenant Lease-Net (the "Lease") dated the 29th day of
June 2015 by and between The Jirele Family Trust, dated October l9'l'2010 as "Lessor", and Shirin, LLC as "Lessee" for those

Premises commonly known as 19505 Ventura Boulevard, Tarzana, California. 91356 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 full
negotiated 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 ofthe 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.

50. "Vehicle Parking", Items 1.2(b) and 2.6 continued: The Premises shall include one designated parking stall behind the
Building (see Exhibit A). Lessee shall be responsible to police such parking stall, and the vehicles that may be parked (with
or without permission) in such parking stall.

51. "Base Rent', Item 1.5 continued: The Base Rent for the Original Term shall be as follows:

October I , 20 I 5 through September 30, 20 l6 - $2,700.00 per month
October 1,2016 through September 30,2017 - $2,781.00 per month
October 1, 2017 through September 30, 20 I 8 - 52,864.43 per month
October I, 2018 through September 30, 2019 - $2,950.36 per month
October l, 2019 through September 30,2020 - $3,038.87 per month

Provided Lessee constructs a kitchen in the Premises capable to provide Lessee the ability to bake its products from the
Premises, including all required City of Los Angeles permitting and health department approvals, and provided Lessee is not
then in default of this Lease, then Lessee shall have April 20 I 8 and October 2019 free from Base Rent.

It is understood that Lessee may be required by the City of Los Angeles to pay a monthly fee to the City of Los Angeles in
lieu of having the required parking for the Agreed Use, or secure such required parking from neighboring properties. If
Lessee provides Lessor with evidence of payments made by Lessee for this monthly expense, then Lessor agrees to allow
Lessee to reduce its monthly Base Rent by an amount equal to one-half of the amount actually paid by Lessee for this
expense, however such reduction ofBase Rent shall not exceed $300 per month

52. "Agreed Use", Item 1.8 replaced: The Premises shall only be used as a bakery, to include a dining area on-Premises. This
lease shall not allow the Lessee to conduct nail services, skin care services, or massage services without Lessor's additional
and written consent.

A. Lessee agrees to use, occupy, operate and maintain the Premises throughout the Term as a dignified first-class
establishment, in a high grade and reputable manner and in a manner which shall not detract from the character, appearance
or dignity of the Premises and the Project. Lessee further agrees not to (i) conduct or permit any fire, auction, going-out-of-
business or bankruptcy sale in the Premises, (ii) engage in any unethical method of business operation, (iii) use orpermit to
be used the sidewalks or (iv) distribute or permit to be distributed handbills or other matter to customers outside the Premises.

B. Lessee shall not at any time use or occupy the Premises, or suffer or permit anyone to use or occupy the Premises, or
do anything in or about the Premises, or suffer or permit anything to be done in or about, brought into or kept on or about the
Premises, which in any manner in the reasonable discretion of Lessor (i) violates the certificate of occupancy for the Premises
or the Project, if any; (ii) causes or is liable to cause injury to the Premises, the Project or any equipment, facilities or systems
therein; (iii) constitutes a violation of the laws and requirements of any public authorities or the requirements of insurance
bodies; (iv) impairs or tends to impair the proper and economic maintenance, operation and repair of the Premises and/or its
equipment, facilities or systems; (v) constitutes a nuisance, public or private; (vi) makes unobtainable from reputable
insurance companies authorized to do business in the State of California any fire insurance with extended coverage, or
liability or other insurance at standard rates required to be furnished by Lessor under the terms of any mortgages covering the
Premises; or (vii) discharges objectionable fumes, vapors or odors into the Premises' flues or vents.

C. If any govemmental Iicense or permit shall be required for the proper and lawful conduct of Lessee's business in the
Premises or any part thereof, Lessee, at its expense, shall duly procure and thereafter maintain such license or permit and
submit the same to Lessor for inspection. Lessee shall at all times comply with the terms and conditions of each such license
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53.

or permit.

..Option", Section 39 continued: Lessor hereby grants to Les,qes_ one 5-year_optio^n-1o extend this Lease ("Option"), the

Opiion to iommence when the Original Term expirei, if so exercised, upon all of the following terms and conditions:

I) Lessee gives to Lessor, and Lessor actually receives, by certified mail, on a date which is prior to the date that the

particular Option would commence by at least six (6) and not more than twelve (12) months, a written notice

i"Option Notice") of the exercise of such Option for said additional term, time being of the essence. If Option

Notice is not so given and received, then the Option, and any subsequent Option, shall automatically expire;

Il) The provisions ofparagraph 39, including the provision relating to default ofLessee set forth therein, are conditions

of these Options;

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

IV) The Base Rent for the Option shall be:

October 1,2020 through September 30,2021 - $3,130.04 per month
October 1,2021through September 30,2022 - $3,223.94 per month
October I,2022 through September 30,2023 - $3,320.66 per month
October 1,2023 through September 30,2024 - $3,420.28 per month
October 1,2024 through September 30,2025 -53,522'89 permonth

..Signs", Item 34 continued: Subject to Lessee's obtaining of the required approvals from the applicable governmental

auth;rities and subject to reasonable approval by Lessor, Lessee shall within ninety (90) days after the Early Possession Date

install one new building-standard signs on the front of the Premises ("Permanent Signs") which will consist of single-channel

illuminated letters (and/or logo) installed on a raceway, with such raceway painted to match the exterior of the Premises, plus

the upper one-half of each side of the existing roof sign. Lessee may use any licensed and bonded sign company for such

Perminent Signs. Except for Permanent Signs, Lessee shall not place or install any sign, awning or canopy on the exterior of
the Premises, nor shall Lessee place in any display case, windows, entrance doors or any other area visible to the public view

fi'om the outside of the Premises, any signs (except window signs not to exceed 25%oof the window area), flashing signs,

animated signs, or otherwise, without the prior written consent of Lessor, which may be withheld by Lessor in its sole and

absolute discretion, and in no event in violation of any applicable law, ordinance or regulation affecting the Project or the

Premises. Lessee shall install and maintain Permanent Signs or any other signs permitted by Lessor at Lessee's sole cost and

expense, in compliance with all applicable legal requirements and the applicable provisions of this Lease. Lessee shall

remove permanent Signs or any other signs permitted by Lessor upon the expiration or earliertermination of this Lease and

shall repair any damage to the Premises or the Project caused by such removal. The provisions of this Paragraph 54 shall

survive the expiration or earlier termination of this Lease.

Sale/Lease Disclosure, attached

Lessee's Move ln/Move-Out Procedure: change locks at Lessee's expense Lessee must notif 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. lf Lessorelects to have Lessee leave any utility service in place afterthe Expiration Date, Lessee

shall cooperate with Lessor to cause such utility service to be switched back to the name and account of Lessor.

*Utility Installations; Trade Fixtures; Alterations", ltem 7.3, and "Removal', Item 7.4(b) continued:

A. Subject to the provisions ofParagraph 7.3(b) hereofand this Paragraph 57, Lessee shall have the right to perform the

Alterations and Utility Installations, 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 wriften 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. Notrrrithstanding 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,

54,

55.

56.

57.
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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

L.rror', approval of the 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 of such

work, plans and specifications. Lessor's approval of the plans and specifications shall not be deemed a

representation that the Alteration or the Utilify Installation is in compliance with any applicable legal requirements.

Lessor shall be allowed access to the Premises at any time during the period where improvements to the Premises

are being made.

B. 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 lnstallation.

C. If in connection with any Alterations or Utility lnstallation, 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 -unuger, 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. 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.

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 Lessor's option, Lessee may be required to remove, at Lessee's expense, all Alterations

made by or on behalfofLessee 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 mann€r 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
Lesiee in respect of Lessee's obligations under this Paragraph 57). For the purposes of this Lease, "Specialty

Alterations" sirall 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. The obligations of Lessee under this Paragraph 57D shall survive the expiration or

earlier termination of this Lease

Operating Covenant: Lessee agrees to commence business from the Premises within six months after the Early Possession

Date and, once Lessee commences business from the Premises, Lessee shall not have the right to aease to conduct business

from the Premises except for periods ofrenovation which shall not be longer than 60 consecutive days and provided Lessee

continues to abide by all terms of this Lease (collectively "Operating Covenant"). As a penalty for violation of this

Operating Covenant, Lessee agrees to pay l25o/o ofthe then Base Rent for the violation period. Lessor, at Lessor's sole and

absolute discretion, may but shall not be required to recapture the Premises during any period where Lessee is in violation of
this Operating Covenanl If Lessor elects to recapture the Premises as aforesaid, Lessor shall do so by giving written notice to

Lessei and this Lease shall thereupon terminate when Lessee delivers possession of the Premises to Lessor in the condition

described in Section 7.4 ofthe Lease and Section 57 ofthis Addendum. Thereafter, Lessee and Lessor shall have no further

obligations to each other under this Lease, except for those obligations which are intended to survive the end ofthe term of
the Lease.

Roof Access: Lessor has informed Lessee that the roof of the Building is protected by an alarm system. Lessee, Lessee's

agents, contractors, or subcontractors may not access the roof of the Building without first arranging with Lessor for such

aLrm to be disarmed, and again armed prior to dusk each day. Lessee will be responsible for any costs incurred by Lessor as

it relates to a non-compliance of this Paragraph 59.
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61.

62.

"Security Deposit', Section 5 continued: Provided Lessee is not in default on October 1,2019, and provided Lessor has

not served Lessee with more than 2 notices of default between August | ,2015 and September 30, 2019, then Lessor agrees to
return to Lessee one-halfofthe Security Deposit on October 1,2019.

"Utilities", Section I I continued: Lessee understands that the lighting for the rear parking area is connected to Lessee's
electrical service, and Lessee agrees to absorb the cost to continue to operate such lighting as a part ofthe utilities for the
Premises.

HVAC: The Premises is equipped with a 4-ton HVAC unit that shall be delivered to Lessee in good working order. This
unit was sized to adequately cool a retail store of this size. If it is decided by Lessee during the Lease that the unit is not
sufficient to adequately cool the Premises due to the fact that Lessee is operating a baking facility from the Premises, Lessee
will not look to Lessor to add additional units nor upgrade the existing HVAC. Lessor, at Lessor's sole cost and expenseo
provides a quarterly conffact to maintain and repair the existing HVAC, and will continue to do so. In the event that Lessee's
use of the Premises requires Lessor to increase such maintenance, or bear extraordinary repairs due to Lessee operating a

baking facility from the Premises, then Lessee agrees to be responsible for such additional cost.

Trash: Lessee is hereby placed on notice that the Project does not have a shared trash receptacle, and it will the
responsibility of Lessee to provide and pay for its own trash receptacle, keep such trash receptacle locked at all times, and
require all employees to place no trash or debris outside such trash receptacle and keep the area around the trash receptacle
neat and clean.

Lessee Right To Cancel This Lease: Lessee shall have a one-time right to cancel this Lease by delivering a notice of
cancellation to Lessor or Lessor's Broker on or before August 3 I , 201 5. In the event such cancellation notice is not received
by Lessor or Lessor's Broker on or before 5:00 pm PST August 3 l, 2015, then this right for Lessee to cancel this Lease shall
automatically and without further notice be removed and be of no further force or effect, and the Cancellation Fee that was
paid by Lessee at Lease execution shall automatically be applied to the Base Rent payable for October 2015. In the event
Lessor or Lessor's Broker does receive such notice ofcancellation on or before 5:00 pm PST August 31, 2015, then this lease
will be considered cancelled effective immediately upon receipt of such notice by Lessor or Lessor's Broker. Lessor agrees
to then retum to Lessee the Security Deposit, but Lessor will retain the Cancellation Fee as its cancellation fee.

*Premisesl Condition", Section 2.2 continued: Prior to the Early Possession Date, Lessor shall substantially complete the
following improvements to the Premises:

a) Remove the existing non-structural partition to the rear or the Premises, leaving any remaining wall surfaces paint-ready;
b) Remove the existing black tile flooring in all areas of the Premises, except the bathroom, incusing all adhesive used to
attach such existing tiles to the concrete slab base.

"Substantially complete" shall be defined as the Premises being in a condition that Lessee is able to commence and continue
to completion Lessee's initial improvements to the Premises.

63.

64

65.
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CONSULT YOUR ATORNEY - This document has been prepared for approval by your attorney. 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 WHEREOF, the parties have executed this Lease as of the day and year written below:

The Jirele Family Trust, dated October 19, 2010 Shirin, LLC, a California limited liability company

Title: Managing Member

Date: Jury 17 ,ZOIS Date: July 29 ,zots

Title: Co-Trustee\

Date: July J7 , ZOrSt

Title: Co-Trustee
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AIR COMMERCIAL REAL ESTATE ASSOCIATION
GUARANTY OF LEASE

WHEREAS, The Jirele Famlfv Trust, dated October 19, 2010 hereinafter

"Lessor'', and Shirin, LLC, a California 1j-mited liability company , hereinafler
"Lessee", are about to execute a document entitled "Lease" dated June 2 9, 2015 conceming the premises commonly
known as 19505 Ven
wherein t-e

WHEREAS, Nick Me]iklan, John Mel i ki an and Danisol LLL a California fimited
11abilitv companv hereinaffer
"Guarantors" have a financial interest in Lessee, and

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

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

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

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

No notice of default by Lessee under the Lease need be given by Lessor to Guarantors, it being specifically agreed that the guarantee of the
undersigned is a 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 lerms of the Lease or al law or in equity.

Lessor shall have the right to proceed against Guarantors following any breach or default by Lessee under the Lease without first proceeding
against Lessee and without previous notice to or demand upon either Lessee or Guarantors.

Guarantors hereby waive (a) notice of acceplance of this Guaranty. (b) demand of payment, presenlation and protest, (c) all right to assert or
plead any statute of limitations relating to this Guaranty or the Lease, (d) any right to require the Lessor 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 other security it
may hold under the Lease, (Q any right to require Lessor to proceed under any other remedy Lessor may have before proceeding against Guarantors,
(g) any right of subrogation that Guarantors may have against Lessee.

Guarantors do hereby subordinate all existing or future indebtedness of Lessee to Guarantors to the obligations oraed to Lessor under the
Lease and this Guaranty.

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

The obligations 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 do and provide the same to Lessor. The failure of the Guarantors to provide the same to Lessor shall
constitute a default under the Lease.

The term "Lessor'' refers to and means the Lessor named in the Lease and also Lessor's successors and assigns. So long as Lessor's
inlerest in the Lease, the leased premises or the rents, issues and profits therefrom, are subject to any morlgage or deed of trust or assignment for
security, no acquisition by Guarantors of the Lessor's interest shall affect the continuing obligation of Guarantors under this Guaranty which shall
nevertheless continue in full force and effect for the benefit of the mortgagee, beneficiary, trustee or assignee under such mortgage, deed of trust 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 of the Lessor can be waived, nor can the Guarantors be released from their obligations except in writing
signed by the Lessor.

@1996 - AIR COMMERCIAL REAL ESTATE ASSOCIATION FORM GR.2.O9/O6E
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SALEILEASE DISCLOSURES

Properfy: 19505 Ventura Boulevard Los Anseles (Tarzana). California 91356

Flood Zones. The Propertv 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 for properties located in flood zones, and govemment 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
confirm whether the Property is in a flood zone and otherwise investigate and evaluate these matters.

Earthquakes. Earthquakes occur throughout Califomia. The Property may or may not be situated in an Earthquake Fault Zone and/or a Seismic Hazard Zone (Sections
2621 et seq. and Sections 2690 et seq. ofrhe Fublic Resources Code, respectively). Property development and construction in such zones generally are subject to the findings
ofa geologic report prepared by a state-registered geologist. Whether or not located in such a zone, all propenies in Califomia are subject to earthquake risks and may be

anchoredorstrapped(HealthandSal'etyCodeSectionl92ll). Ifthisisthesaleofanunreinforcedmasonrybuildingoraprecastorreinforcedmasonrybuildingwithwood
frame floors or roofs built before I 975, the buyer must be given a copy ofThe Commercial Property Owner's Guide to Earthquake Safety (Govemment Code Sections
8875.6 and 8893.2). Buyers and tenants should have theil'experts confirm whether the Property is in any earthquake zone and otherwise investigate and evaluate these
matlgrs.

HazardouslllaterialsandUndergroundStorageTanks, DuetopriororcurrentusesofthePropertyorintheareaortheconstructionmaterialsused,thePropertymay

may or may not be accessible or noticeable. Such items may leak or otherwjse be released. Asbestos has been used in items such as fireproofing, heating/cooling systems,
insulation,spra)Lonandtileacousticalmaterials,tloortilesandcoverings,roofing,drwallandplaster. IfthePropeal.wasbuiltbefbrel9T8andhasaresidentialunit,

States Code Sections 4851 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 Safety Code Section 25359.7), and sellers/landlords must disclose reports and survel's regarding asbestos to certain
persons, rncluding their employees. contractors, buyers and tenants (Health and Safety Code Sections 25915 et seq.); buyers/tenants have similar obligations. Have your
experts investigate and evaluate these matters.

Americans with Disabilities Act (ADA). The Americans With Disabilities Act (42 United States Code Sections l210l et seq.) and other federal, state and local
requirements mav require changes to the Property. Have your experts investigate and evaluate these matters.

Taxes. Sales, leases and other real estate transactions can have federal, state and local tax consequences. In sales transactions, Intemal Revenue Code Section 1446 requires
buyers to wlthhold and pay to the IRS 10% ofthe gross sales price wthin I0 days ofthe date ola sale unless the buyers can establish that the sellers are not lbreigners,
generally by having the sellers sign a Non-Foreign Seller.Allidavit. Depending on the structure ofthe transaction, the tax wrthholding Iiability can exceed the net cash
proceedstobepaidtothesellersatclosing. Califomiaimposesanadditionalwithholdingrequirementequal to3l/3%oof1*,egrosssalespricenotonlyonforeignsellersbut
also out-of-state sellers and sellers leaving the state ifthe sales price exceeds $100,000. Withholding generally is required ifthe last known address ofa seller is outside
Califbmia, if the proceeds are disbursed outside of Califomia or if a financial 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 protection services to any structure *'ithin such a zone and that such zones

that the propeq' is located in such a zone. Sellers must disclose that a property located in a wildland or fire hazard zone is subject to the fire prevention requirements of
Public Resources Code Section 4291 and Government Code Section 51 182, respectively. Sellers must make such disclosures ifeither the sellers have actual knowledge that
a properfy is in such a zone or a map showing the properq 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,
Inc. may represent both the sellerlandlord and the buyer/tenant in a transaction, or you may be interested in a propert-v that may be of interest to other Westside Retail, lnc.

to the other.

Seller/Landlord Disclosure, Delivery of Reports, Pest (-'ontrol Reports and Compliance with Laws. Sellerslandlords 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 Properry Tax Act, the Comprehensive Environmental
Response Compensation and Liability Act, and The Americans With Disabilities Act. If a pest control report is a conditron of the purchase contract, buyers are entitled to
receive a copy ofthe report and any certification and notice ofwork completed.

Property Inspections and Evaluations. Buyers/tenants should have the Propeny thoroughly inspocted and all parties should have the transaction thoroughly evaluated by
the experts oltheir choice. Ask your expe(s what investigations and evaluations may be appropriate as well as the nsks ofnot performing any such investigations or
evaluations. Iniormation regarding the Property supplied by the real estate brokers has been received liom third party sources and has not been independently verified by the
brokers. HaveyourexpertsverifuallinformatronregardingtheProperty,includinganylinearorareameasurementsandtheavailabilityofallutilities. Allworkshouldbe
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
not represent the current or future performance ofthe property. Real estate brokers are not experts conceming nor can they determine ifany expert is qualified to provide

Such areas require special education and, generally, special licenses not possessed by real estate brokers. Consult with the experts ofyour choice regarding these matters.
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