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STANDARD MULTI.TENANT SHOPPING CENTER LEASE . NET

1. Basic Provisions l"Basic Prwisions").
1.1 Parties. This Lease ("Lease"), dated for reference purposes only

L-anliv Trus*-, dal-eci Cctober: 1!) ,2C10
Jecer,ber I . 2ai\ ,ismade byand between Tle Jirele

Ffoorino, Inc.. a California corooratr or
("Lessor")and Rolral- Oak
("Lessee") (collectively the "Parties", or

individually a'Party").
1.2 Premises: ThatcertainportionoftheShoppingCenter(asdefinedbelow),includingallimprovementsthereinortobeprovided by Lessor under the terms

("Premises"). TheofthisLease,commonlyknownas(streetaddress,unit/suite,city,state): f9503 Verrtura Boulevard Tarzana,CA
Pr€misesarelocatedintheCountyof Los Anqeles andgenerallydescribedas(describebrieflythenatureofthePremises): aonroximalel v
1-2AO qanr^rF feci- of rcl-:'i I qn:.p .lnadditiontoLessee'srightstouseandoccupythePremisesashereinafterspecified,Lesseeshall
havenon-exclusive rightsto theCommonAreas (asdefined in Paragraph 2.Tbelowlas hereinafterspecified, butshall not haveany rightstothe roof,the exterior
walls,ortheutilityracewaysofthebuildingcontainingthePremises("Building") ortoanyotherbuildingsintheShoppingCenter. ThePremisesandtheBuildingare
situated within the Shopping Center known as . The Premises, the Building, the Common Areas, and all other buildings and improvements within said

Shopping Center, together with the land upon which they are located, are herein collectively referred to as the "shopping Center." (See also Paragraph 2)

1.3 Term: 2 yearsand C months("OriginalTerm")commencing ,ranuar!,'f, 20i9 ("CommencementDate") and

ending Decer,ber 31, 2020 ("ExpirationDate"). (Seealsoparagraph3)

tr'4 EatlYPsssession:rrtl"sPrernisesareevaiLblaLesseernaybave'ren-cxclesive p€ssessienefth€Premi.es€emm€1sin€ {"EarlyPgrssrssicn
n.t "), ise€ar6e P

1.5 BaseRent $2,100.00 permonth("BaseRent"),payableonthe f irst dayofeachmonthcommencing
. (See also Paragraph 4)

lfthisboxisehec,l'ed,thereareprsvisiensinthisL€aseferthBgas€Rsnttebeadiusted, SeeParagraph ,

1,5 Pc.ccetag. qent Rat.; p€r€ert { %) of 6ress SaleE, ps
@ \ddesCum, if any,atta€lpC hereteanC madea part hereef,and Paragraph ,l h€{eef.

1'7 le.rse'sShareofCcmrnenAr.aOpcratingExpenags; percent{ %}{"L.sscc'tShard'}, k}theevenrthatthetsi.€efthe
Premises ancver-the ShoppinS C€nter are medifieC Curing th4 term of thirLease, Lessor Ehall recalcslate Lessee'5 Share ts reflect sueh modific.tion,

M-- peryear ("MerchanteiAc'e€ia6en 9He9"), Eessee shall pa'/ Merehants'ns5e€iatien guesand/Br

isiens ef the Mer€hants'Ass€'€ratien nCCanCum, if any, attacheC h€rete,
1.9 Ease Rent and Other Monies Paid Upon Execution:

(a) BeseRent: S1,693.55 fortheperiod Januar.,r 7-31, 2019
{b} Ccmmcn Arca Ope rating Erye nscs; fer the peried ,

{€} SccurityD.pcsit; ("s.curityg.posit"), {S€ealseP.ragraph5)

(e) other: $406.45 for Kev Monev
(f) TotalDueUponExecutionofthisLease: S2, 100. 00

1.10 Atreed Use: Hardwood r'loorin,J showroom and of f ice . (See also Paragraph 6)
1,11 ndr.c4TraCa Nema; , {Seealse ParagraphE)

1.12 lnsurinB Party. Lessor is the "lnsuring Party". (See also paragrdph 8)
1.13 Real Estate Brokers. (See also Paragraph 15 and 25)

(a) Representadon: The following real estate brokers (the "Brokerc") and brokerage relationships exist in this transaction (check applicable boxes):

,/
represents Lessee exclusively ("Lessee's Broker"); or

represents both Lessor and Lessee ("DualAgency").
(b) Payment to Srokers: Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the Brokers the brokerage fee agreed to in a

separatewrittenagreement@efor9/.efthetotalBaseBent}forthebrokerageservicesrendered
by the Brokers.

1.14 'Guarantor. The obligations ofthe Lessee underthis Lease shall be guaranteed by
("Guarantor"). (See also Paragraph 37)

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

7 an nddendum consisting of Paragraphs 5 1 through b I ;

J a site plan marked Exhibit A depicting the premises;

a site plan marked Exhibit depicting the Shopping Center;

a current setof the Rulesand Regulationsfor theShopping Center;

a current set of the Sign Criteria for the Shopping Center;

a Work Letter;
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other (specify):

2. Premises.

2.1 tetting. LessorherebyleasestoLessee,andLesseeherebyleasesfromLessor.thePremises,fortheterm,attherental,anduponall oftheterms,
covenantsandconditionssetforthinthisLease. WhiletheapproximatesquarefootageofthePremisesmayhavebeenusedinthemarketingofthePremisesfor
purposes of comparison, the Base Rent stated herein is NOT tied to square footage and is not subject to adjustment should the actual size be determined to be

different. NOTE: Lessee is advised to verify the actual size prior to executing this Lease.

2.2 Condition. LessorshalldeliverthePremisesto Lessee on the commencement Date in its "as-is, tt'here is"
COnditiOn cr the Early Dossessi^p nate, wlricheve. fi.st occs.s ("Start Date"), a^d, s^ losg as the required se.',ice cent'acts Ces".ibed rn Paragraph ?.1{b) belou,

'ni air ceniitienin
epe{ahngGenditjen en saiC date anCthat thestructural elementsef the roof, be3ring wall5and fesndrbonefthe Prer-isee.halr befreeef'naterialdefeetq a$dthat
thePremisesCenetcentainhazarCeuslevelsefanymolderfunSidefinedaste\i€unCerappli€abrestateorfeC€ral law, lfanen-cempliangewithss€hwarranty€,y.i6ts
as ef the Start Data,€r if en€ ef ss€h systems er elements sl.suld malfunctie'1 or fair within th€ apprepriate warranty peried, leEser shall, as Lesser's sele ebligation
with respeet te sech mattcr' except as etherwise previded in this Lease, promptly after re€,eipt of writter n^tic€ f.e.n Lesses setting ferth with specific,ity the nature
andextentefsuehnenc€mplia'r€€,malfunctienerfailure,reetiJysameatL€sser'sexpense, ThewarrantyperieCEshall beasfellewsi{i}smenthsastetheHVAG
sJ"st€mta&d{H}30Caysastetheremaini'Ssysternsendether€lementsef thePremises, lf!€€seeCeesnetgiveLessertherequireCnehcewithtntheepprepriete
warrent+ Feried' €erreetien ef any such nen cgtnplien€e, malfun€tien er failure sf'all be the et'ligaten ef Lessee et Le6see's sele 69$ and exp€,flse {excep! for the
rep€*+te thefli{e .prinkl ef {i}
any re€erd€dNletices of 9efault affecting the Premisg (ii) any d€linqucnt ameusts due under any loan seGUreC by !b€ o.emts€s; ard-{ii+ aly bankrsptcFproceeding
affeeti rg-tlre Pre mises.

2.3 Compliance. Lessor warrants that to the best of its knowledge the improvements on the Premises and the Common Areas comply with the building codes,
applicable laws, covenants or restrictions of record, regulations, and ordinances ("Applicable Requirements") that were in effect at the time that each improvement,
or portion thereof, was constructed. Said warranty does not apply tothe use to which Lessee will put the Premises, modificationswhich may be required bythe
Americanswith DisabilitiesAct oranysimilar lawsas a result of Lessee'suse (see Paragraph 50), orto anyAlterations orUtilitylnstallations (asdefined in Paragraph
7.3(a)) madeortobemadebyLessee. NOTE:LesseeisresponsiblefordeterminingwhetherornottheApplicableRequirements,andespeciallythezoning,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,rectifythesameatLessor'sexpense. lf LesseedoesnotgiveLessorwrittennoticeofanon-compliancewiththiswarrantywithin6monthsfollowing
the Start Date, correction 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 duringthe term of this Lease the construction of an addition to or an alteration of the Premises and/or Building, the remediation of any
Hazardous Substance, or the reinforcement or other physical modification of the Premises and/or Building ("Capital Expenditure"), Lessor and Lessee shall allocate the
cost of such work as follows:

(a) Subject to Paragnph 2.3(c) below, if such Capital Expenditures are required as a result of the specific and unique use ofthe Premises by Lessee as
comparedwith usesby tenantsingeneGl, Lesseeshall befully responsibleforthe costthereot provided, however,that ifsuch Capital Expenditure is required during
the last 2 years ofthis Lease and the cost thereof exceeds 6 months' Base Rent, Lessee may instead terminatethis Lease unless Lessor notifies Lessee, in writing,
within 10 days after receipt ofLessee's termination notice that Lessor has elected to pay the difference between the actual cost thereofand the amount equal to 6
months'BaseRent. lfLesseeelectstermination,Lesseeshall immediatelyceasetheuseofthePremiseswhichrequiressuchCapital ExpenditureanddelivertoLessor
written notice specifying a termination date at least 90 days thereafter. Such termination date shalt, 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 isnotthe resultof thespecificand uniqueuse of the PremisesbyLessee (suchas, governmentallymandatedseismic
modifications),then Lessorshall payforsuch Capital Expenditure and Lessee shallonlybe obligatedto pay, eachmonth duringthe remainderofthe termofthisLease
or any extension thereol on the date that on which the Base Rent is due, an amount equal to 1/144th of the portion of such costs reasonably attributable tothe
Premises. Lesseeshall paylnterestonthebalancebutmayprepayitsobligationatanytime. lf,however,suchCapital Expenditureisrequiredduringthelast2years
ofthis Leaseor ifLessorreasonably determinesthat itis noteconomicallyfeasible topay itssharethereof, Lessorshall havetheoption toterminate thisLease upon
90 days prior written notice to Lessee unless Lessee notifies Lessor, in writing, within 10 days after receipt of Lessor's termination notice that Lessee will pay for such
CapitalExpenditure. IfLessordoesnotelecttoterminate,andfailstotenderitsshareofanysuchCapitalExpenditure,Lesseemayadvancesuchfundsanddeduct
same,withlnterest,fromRentuntil Lessor'sshareof suchcostshavebeenfullypaid. lfLesseeisunabletofinanceLessor'sshare,orifthebalanceoftheRentdue
and payable for the remainder of this Lease is not sufficient to fully reimburse Lessee on an offset basis, Lessee shall have the right to terminate this Lease upon 30
days written notice to Lessor.

(c) Notwithstanding the above, the provisions concerning Capital Expenditures are intended to apply only to non-voluntary unexpected, and new
ApplicableRequirements. lfthecapital ExpendituresareinsteadtriggeredbyLesseeasaresultof anactual orproposedchangeinuse,changeinintensityofuse,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
maybenecessarytoeliminatetherequirementforsuchCapital Expenditure,or(ii)completesuchCapital Expenditureatitsownexpense. Lesseeshall nothaveany
right to terminate this Lease.

2.4 Acknowledgements. Lesseeacknowledgesthat: (a)ithasbeengivenanopportunitytoinspectandmeasurethepremises,(blithasbeenadvisedby
Lessor and/or Erokers to satisfy itself with respect to the size and condition of the Premises (including but not limited to the electrical, HVAC and fire sprinkler
systems, security, environmental aspects, and compliance with Applicable Requirements and the Americans with Disabilities Act), and their suitability for Lessee's
intended use, (c) Lessee has made such investigation as it deems necessary with reference to such matters and assumes all responsibility thereforas the same relate
to its occupancy of the Premises, (d) it is not relying on any representation as to the size of the Premises made by Brokers or Lessor, (e) the square footage of the
Premises was not material to Lessee's decision to lease the Premises and pay the Rent stated herein, and (f) neither Lessor, Lessor,s agents, nor grokers have made
anyoral orwrittenrepresentationsorwarrantieswithrespecttosaidmattersotherthanassetforthinthisLease. lnaddition,Lessoracknowledgesthat:(i) Brokers
have made no representations, promises or warranties concerninS 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.

2.5 L€sseeasPriorOrner/Occupant. ThewarrantiesmadebyLessorinParagnph2shall beof noforceoreffectifimmediatelypriortotheStartDate,Lessee
wastheowneroroccupantofthePremises. lnsuchevent,Lesseeshall beresponsibleforanynecessarycorrectivework.

2'6 VehicleParkins. Lesseeshall notuseandshall notpermititsemployeestouseanyparkingspacesintheShoppingcenterexceptforparkingbyvehicles
that are nolargerthanfull-sizepassengerautomobilesorpick-uptrucks,hereincalled"PermittedSizeVehicles." Lesseeshall permititsemployeestoonlyoccu

INITIALS
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parti€s, Lgsse€ may, at its eptien, by netice in ,,vriring within 10 Cays aft€r the 9nd gf such 60 day perigC' san€el thi5Leassr in whish event ths Patdes EhaU be

dis€harged f,cm ail cbligations heros^Csr, lf such v/rittsn notice is not rgcaiv.C hy Lsssg. within said 10 Cay p€rigd, Lrss3g's riSht +c enssl sf'alltcrmi^ate' lf

pessgssi€n ef the premises is notCeliv€red within 120 CayE aftsr ths Cemmsneement Date, this L€ase shallterminate !nless ether agrcsm€nt5 are rea€heC bBtwaen

t€5r€{+d+€56€€;fl#itin€'
3.4 tesseeCompliance. Lessorshall notberequiredtotenderpossessionofthePremisestoLesseeuntilLesseecomplieswithitsobligationtoprovide

evidence of insurance (Paragraph 8.5). Pending delivery of such evidence, Lessee shall be required to perform all of its obliSations 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 condifions prior to or concurrent with the Start Date, the Start Date shall occur but Lessor may elect to withhold possession until such

conditions are satisfi ed.

4. Rent.

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

4,2 €ommonnr.aOpcratingE,e.nsas,L€sseeshallpa"tsLesserCuringthetermhereef,inadditientetheBas€RentanC'ifappli€abl€rP€r6enta8€Rentt
I gsse€'s Shar€ {as sp€cified in Paragraph 1,7) ef all Conamsn Area Operadng Expenses, as hereinaftsr CefineC, during ea€h GalenCar year sf th€ term ef this Lease' in
...^.da^.6 !r,irh rha f^ll^,r,ind 

^.^\,i.i^^.

iuF
Center, including, but net limiteC te, the fellewingi

in8.

{aa) Tt'e Cemmen A.€as anC Cemmen n rea imprgvements, in€luCing parking areaq leaCing anC unleaCing areaS' trash areaE reaCways'

ext€rier walls ef the bvildings, building systems 3rd reet Crainags systems.

{bb) Exterior signs and any t€nant dirgctories.

{ce) Any fire detestien and/er rprinkler systcms,

{CC} e€mmen ele€tri€aL plsmbing anC €th€r utiliti€E servi€ing eny builCing in th€ Shepping Center and/er the e emrnen nrea5,

5p.€.€€€!pi€C$V.$a3el

equal te 5% sf gase Rent and Per€€ntage R€nt), ss€urit+ servi€es, anC thc €€Ss ef any envirenm€ntal inspe€Uen*
(iv) Pes-rvcs sgtasiCafsr eguipme^t,maintenf.lcsr.ep3iranC replacarnsnt ofCcrnmon Areas,

{v) R€.1+'epertyTa\es {.sdefineC inParagraph 10),
(vi) The €est ef the premiums fer the insurance rn intained by t€.ser psrsuant te ParagraBh 8,

(vili) Auditer6',a6ceuntant5'anCatterneys'feesanCcestsr€latedtetheeperahengftheShepplngCanter,
{ix) The eest ef eny €apital imp{evemgnt te the BuilCing er the Shepping Center net €eversC under thg previsiens ef Paragraph 2,3; prgviCsd'

hew€vetsthat Lssser sh.ll allecat€ th€ cest cf any sech capital imprevement ever a 12 ye3r perigC.nC Le6s€€ shCl net bs requireC te pay mcrr theo Less.c's Shar€ cf
1/r 4rth cf thecest

{x} The cast ef any ether servisss te be prcviCaC by Lgsser t hat are statcC els€\ rh€rs in thb Le.s€ te he a Cemmen Area Op€rating Expense,

{b} lfL€s5erdete{minesthatthemethsdefpreratienefarytterin6luCedwithinCemmenAr€eOperetingExpensesisin€quitable,Lesserrnayprerat€

thsPremiaes, thsBsilCinS erteany gtherpremisgs orhuilCing intheShcpping Centeror totheeperatien, r€pairanC maintenaaeethereof shall bcalle€ated cntirely
tssll€h premises er huilCing, Heweve r, any Cemmen nraa Cperating Exp€nres anC Real Preperty Taxes that are net spg€ifieally attributebl€ te any prcmi6e6 er
building er te th€ ep

{€} The inElssicn ef the imprevsm€nt6, faEilitias anC servicas set ferth i&Subparagraph 4:(a) shall nct be C€emeC te impese an ebligatien upen Lesscr ts

(d) L€"see'sShareefCemmenAreeOperatingEr€ensesispayeblsmenthlyenth€samsdayast\eBassRsntisdushereunCsr, Th€emountofsuch
payments shall be ba5ed €n tesser's estimate ef the annsal eemmen n ree O perating Expensee Wit$i{ 60 days aft€r written request (bst net mere than gn€e ea€h
ygar) Lessershall CslivcrteLesse€areasonablydetailsCstatgmentshewingLessee'sShereef theastual CemmenArsaOperatingExpensesferth€precedingygar, lf
Le6see'spaymentsCuringsuchygarexceeCLsssee'sSharsrLgss€rshall€reCittheameuntefEu€hsverpaymentagainstLeEse€'sfsturapay"ncsts, lfLessee's
payms.ts Curing ssch year wsrs lcss than L^ssee's Sharc, Lessse shall pay to Lsssor the amount of thg dsficiency within 10 Cay. atrr dCvcry by Lgssgr to Lessee of
th€-siltes€AL

(e) lf there are ens or rncr€ Maior T€nants (as hereinafter CefineC) within the SheppinS Canter, then at Lessor's sole ep6en, the arneunt te be
reimburssd by su€h Maier Tsnants te Lesser fer all er a pertien ef the Cqmmen n rga Oper3ting Expensss rnay be Cat€rmineC by altsrnahve eqsitebbmgtheCs {€,9,, e

Maic. TcAect "nay pay Cire ctly for its swn secsrity), anC tbs actual amount paid by ssch Maior Tonants shall bs crgditcd agar^st thc Col^rnon A.sa Operating E)(pen.€s

cxcludcC from the rgntable arca gf th9 Shopping Center fer psrpcses of C€termini.rg L€sse^'s She.e of Co.nn'cn Arsa Operating rypenses fcr thesg spscific items,
netwithstanding thg pe.eentagc set fer*| in Paragraph 1,7, 45 eseC her€in, th€ term "Major Tanent" shall m€an a tenant lgasing at least 15,000 square feet ef

W
{f} Cemmen nrea Opsrating Expensss shall net incluCeany gxpenses paiC by any tenantCirectly te third partigs, eras t? which !€sser is eth8rwise

4.3 Payment. Lesseeshall causepaymentofRenttobereceivedbyLessorinlawful moneyoftheUnitedStates,withoutoffsetordeduction(exceptas
specifically permitted in this Lease), on or before the day on which it is due. All monetary amounts shall be rounded to the nearest whole dollar. ln the event that any
invoicepreparedbyLessorisinaccuratesuchinaccuracyshall notconstituteawaiverandLesseeshall beobligatedtopaytheamountsetforthinthisLease. Rentfor
any period during the term hereof which is for less than one full calendar month shall be prorated based upon the actual number of days of said month. Payment of
Rent shall be made to Lessor at its address stated herein or to such other persons or place as Lessor may from time to time designate in writing. Acceptance of a
payment which is less than the amount then due shall not be a waiver of Lessor's rights to the balance of such Rent, regardless of Lessor's endorsement of any check
sostating. lntheeventthatanycheck,dnft,orotherinstrumentofpaymentgivenbyLesseetoLessorisdishonoredforanyreason,LesseeagreestopaytgLett/qr

.e /l
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the sum of S25 in addition to any Late Charge and Lessor, at its option, may require all future Rent be paid by cashier's check. Payments will be applied first to accrued

late charges and attorney's fees, second to accrued interest, then to Base Rent and Common Area Operating Expenses, and any remaining amount to any other

outstanding charges or costs.

undcr trus Lease, rr less€e fails to pay qe^t, or otherwi'e Defaults unCer t

damagewf'icl'Less^.r"'aysufferorincs. l''yreasenthereef, lf Lesserusessrapplicsatl eranJ-perhonef thesecureyqeposit,Lcsseeshrll withinl0Cays^ftcr
writtenrequestthereferdepesitalsnieswithLessersutfi6ie€lteresteresaidSe€urrttsDepesittethefsrl ameuntrsguireCbythisLsase' lftheBaseRent'nereases
during tha term ef this LeassJess€s shall, upen writtearequcst from Lessor, dsposit add$onal 'renies with Lesso'Ee that the total amount of tl"9 Sscurity Depesit

tc a€€ornmedate a material chan€e in th€ business ^f Lesscc or to accornn odate a ssbr..see or assign€e, Lessor shall have tl.c 'i8ht tc increase thg Security Dsposii

ts the extent ne€e'sery, in tes5er'5 reasenable iudgmelt, te a€€sunt f€r any in€reesed wear anC tear that ths Premises may ssffer as a result thereef' lf a €hange an

csntrcl ef Lessee occu's during this Lsass anC fellewing such change-the snancial ccnCitio^ o{Lessee rs, in Lesser's reasenahlc judgnent, siSnificantly 'eCueed' Lgtsee
.hall depesit such
tinaneial cenditien, L€ssershall netberequiredtekeeptheSecurityDepesitseparatsfrenqitsgenerara€ceunts, Within90Caysaftertheexpiratienert€rminahenef
this Lsa6e, Lesser shall returp that porhon ef the Security Depesit not used er appl;eC by Lesser, Lesser shall upen writtsn request p'ovide L€55ee with ao36€eurting

shewilghewthatpe.ti€nefthese€urityDepesittl'a!wesnotreturneCwasapplied, l.loparteftheSecurityDepesitshall becensiCer€CtobeherCintrust'tsbear
Interest er te be pr

6. Use.
6.1 Use.

(a) AgreedUse;fureedTradeName. Lesseeshall useandoccupythePremisesonlyfortheAgreedUse,andfornootherpurpose,andLesseeshall
operateatthePremisesonlyundertheAgreedTradeNameandundernoothertradename. Lesseeshall notuseorpermittheuseof thePremisesinamannerthat
is unlawful, creates damage, waste or a nulsance, or that disturbs occupants of or causes damage to neighboring premises or properties. Other than guide, signal and

seeingeyedogs,Lesseeshall notkeeporallowinthePremisesanypets,animals,birds,fish,orreptiles. Lessorshall notunreasonablywithholdordelayitsconsentto
any written requestfor a modification of the Agreed Use, so long asthe same will not impair the structural integrity of the improvement on the Premises or the
mechanical or electrical systems therein, and/or is not significantly more burdensome to the Premises, and/or is not in conflict with or incompatible with the existing
or proposed uses (whether or not exclusive) of other occupants of the Shopping Center. Lessor shall not unreasonably withhold or delay its consent to any written
request for a modification ofthe Agreed Trade Name, so long as the same is not in conflict with or incompatible with the nature and character ofthe Shopping Center

orotherexistingorproposedusesofotheroccupantsoftheShoppingCenter. lfLessorelectstowithholdconsent,LessorshallwithinTdaysaftersuchrequestgive
written notification of same, which notice shall include an explanation of Lessor's objections to the change in the Agreed Use and/or A8reed Trade Name.

(b) ContinuousOperation. Lesseeshallcontinuously(i)operateandconducttheAgreedUseundertheAgreedTrddeNamewithintheentirePremisesin
a reputable manner and in conformitywith industry standards of practice prevailing in the field of business among merchants engaged in the same or similar business

in the city in which the Premises are located, (ii) staff the Premises with sufficient sales personnel, stockthe Premises with adequate merchandise and exercise sound

businesspracticessoastomaximizeGrossSalesforthebenefitof Lessor. Ataminimum,Lesseeshall keepthePremisescontinuouslyopenforbusinessMonday
throughFridayfrom9:00a.m.to6:00p.m.,Saturdayfrom9:00a.m.to6:00p.m.,andSundayfrom10:00a.m.to6:00p.m. lf Lesseefailstocomplywiththe
requirements of this Paragraph 6.1(b), then in addition to any and all other rights and remedies of Lessot Lessee shall pay to Lessor an amount equal to 1/15th of the
EaseRentforeachdayorportionthereofthatLesseefailstosocomply. Suchsumshall beinadditionto,andnotapartoltheBaseRentotherwisedueunderthis
Lease-

(c) Violationsof ExclusiveuseRights. LesseeacknowledgesthatLessormaygrant,ormayhavepreviouslygranted,exclusiveuserightstoothertenants
ofthe Shopping Center and agrees that a material consideration to Lessor in entering into this Lease is Lessee's covenantto limit its use ofthe Premises to the Agreed
UseundertheAgreedTradeNameassetforthabove. Lessee'sviolationof exclusiveuserightsgrantedtoothertenantsoftheShoppingCenterwill resultinLessor
suffering irreparable harm and, therefore, in addition to all other rights and remedies available to Lessor, Lessor may seek to enjoin Lessee's breach of such covenant
andLesseeshall beliableforanydamagesincurredorsustainedbyLessortosuchothertenantswhoseexclusiveuserightsarebreachedbyLessee. lnnoeventshall
Lessor be liable to Lessee for any failure of any other tenants ofthe Shopping Center to operate their businesses, or for any loss or damage that may be occasioned by

or through the acts or omissions of other tenants or third parties.

(d) Other Tenancies. Lessor, at its sole discretion, reserves the absolute right to establish procedures to control other tenancies in the Shopping Center.

Regardless of whether any specific tenants are shown on any site plan attached hereto, Lessee does not rely on that fact, nor does Lessor represent that any speclfic

tenant or numberortypeoftenants shallor shall not duringtheTerm occupyany portionofthe ShoppingCentet nordoesLessee relyon anyothertenantoperating
its b usiness in the Shoppin8 Center at any pa rticular ti me or times. F urther, no conduct by any tenant, su btena nt or other occupant of or any customer of, or any
supplierto or use of any portion ofthe Shopping Center shall constitute an eviction, constructive or otherwise, of Lessee from the Premises, and Lessee hereby waives

any and all claims that it might otherwise have against Lessor by reason thereof.
5.2 HazardousSubstances.

(a) Reportable Uses Require Consent. The term "Hazardous Substance" as used in this Lease shall mean any product, substance, or waste whose
presence, use, manufacture, disposal, transporration, or release, either by itself or in comblnation with other materials expected to be on the Premises, is either: (i)
potentially injurious to the public health, safety or welfare, the environment or the Premises, (ii) regulated or monitored by any governmental authority, or (iii) a basis

forpotential liabilityof Lessortoanygovernmental agencyorthirdpartyunderanyapplicablestatuteorcommonlawtheory. HazardousSubstancesshall include,but
notbelimitedtqhydrocarbons,petroleum,gasoline,and/orcrudeoil oranyproducts,by-productsorfractionsthereof. Lesseeshall notengageinanyactivityinor
on the Premises which constitutes a Reportable Use of Hazardous Substances without the express prior written consent of Lessor and timely compliance (at Lessee's

expense) with all Applicable Requirements. "Reportable Use" shall mean (i) the installation or use of any above or below ground storage tank, (ii) the generation,
possession, storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, or with respect to which a report, notice, registration or
business plan is required to be filed with, any governmental authority, and/or (iii) the presence at the Premises of a Hazardous Substance with respect to which any

ApplicableRequirementsrequiresthatanoticebegiventopersonsenteringoroccupyingthePremisesorneighboringproperties. Notwithstandingtheforegoing,
Lessee may use any ordinary and customary materials reasonably required to be used in the normal course of the Agreed Use, ordinary office supplies (copier toner,
liquid paper, glue, etc.) and common household cleaning materials, so long as such use is in compliance with all Applicable Requirements, is not a Reportable Use, and
doesnotexposethePremisesorneighboringpropertytoanymeaningful riskofcontaminationordamageorexposeLessortoanyliabilitytherefor. lnaddition,
Lessor may condition its consent to any Reportable Use upon receiving such additional assurances as Lessor reasonably deems necessary to protect itselt the public,
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the Premises and/or the environment against damage, contamination, injury and/or liability, including, but not limited to, the installation (and removal on or before
Lease expiration or termination) of protective modifications (such as concrete encasements) and/or increasing the Security Deposit.

(b) Duty to lnform Lessor. lf Lessee knows, or has reasonable cause to believe, that a Hazardous Substance has come to be located in, on, under or
aboutthe Premises, other than as previously consented to by Lessot Lessee shall immediately give written notice of such fact to Lessor, and provide Lessor with a

copy of any report, notice, claim or other documentation which it has concerning the presence of such Hazardous Substance.
(c) LesseeRemediation. Lesseeshall notcauseorpermitanyHazardousSubstancetobespilledorreleasedin,on,undetoraboutthePremises

(includingthrough the plumbing or sanitary sewer system) and shall promptly, at Lessee's expense, comply with all Applicable Requirements and take all investigatory
and/or remedial action reasonably recommended, whether or not formally ordered or required, for the cleanup of any contamination of, and for the maintenance,
security and/or monitoring of the Premises or neighboring properties, that was caused or materially contributed to by Lessee, or pertainingto or involving any
Hazardous Substance brought onto the Premises during the term ofthis Lease, by or for Lessee, or any third party.

(d) Lesseelndemnification. Lesseeshall indemnify, defendandholdLessor,itsagents,employees, lendersandgroundlessor,if any,harmlessfromand
against any and all loss of rents and/or damages, liabilities, judgments, claims, expenses, penalties, and attorneys' and consultants'fees arislng out ofor involving any
Hazardous Substance brought onto the Premises by or for Lessee, or any third party (provided, howevet that Lessee shall have no liability under this Lease with
respectto underground migration ofanyHazardous Substanceunder the Premises fromareasoutside ofthe ShoppingCenternot causedor contributedtoby Lessee).
Lessee's obliSations shall include, but not be limited to, the effects of any contamination or injury to person, property or the environment created or suffered by
Lessee,andthecostofinvestigation,removal,remediation,restorationand/orabatement,andshallsurvivetheexpirationorterminationofthisLease. 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) Lessot lndemnification. Except as otherwise provided in paragraph 8.7, 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, which 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
agentsoremployees. Lessor'soblisations,asandwhenrequiredbytheApplicableRequirements,shall include,butnotbelimitedto,thecostof investigation,
removal, remediation, restoGtion and/or abatement, and shall survive the expiration or termination of this Lease.

(f) lnvestisationsandRemediations. Lessorshall retaintheresponsibilityandpayforanyinvestigationsorremediationmeasuresrequiredby
governmental entities havingjurisdiction with respect to the existence of Hazardous Substances on the Premises prior to Lessee taking possession, unless such
remediation measure is required as a result of Lessee's use (including "Alterations", as defined in paragraph 7.3(a) below) of the Premises, in which event Lessee shall
be responsible for such payment. Lessee shall cooperate fu lly in any such activities at the request of Lessot 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) LessorTerminationOption. lf aHazardoussubstanceCondition(seeParagraphg.l(e))occursduringthetermofthisLease,unlessLesseeislegally
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 subiect 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 S1O0,OO0, whichever is greater, give written noticeto Lessee, within
30 days after receipt by Lessor of knowledge of the occurrence ofsuch Hazardous Substance Condition, of Lessor's desire to terminate this Lease as ofthe date 60
daysfollowingthedateofsuchnotice. lntheeventLessorelectstogiveaterminationnotice,Lesseemay,withinl0daysthereafter,givewrittennoticetoLessorof
Lessee's commitment to pay the amount by which the cost of the remediation of such Hazardous Substance Condition exceeds an amount equal to 12 times the then
monthlyBaseRentorSl00,000,whicheverisgreater. Lesseeshall provideLessorwithsaidfundsorsatisfactoryassurancethereofwithin30daysfollowingsuch
commitment. lnsuchevent,thisLeaseshallcontinueinfull forceandeffect,andLessorshall proceedtomakesuchremediationassoonasreasonablypossibleafter
therequiredfundsareavailable. lf Lesseedoesnotgivesuchnoticeandprovidetherequiredfundsorassurancethereof withinthetimeprovided,thisLeaseshall
terminate as ofthe date specified in Lessor's notice oftermination.

6.3 Lessee's Compliance with Applicable Requirements. Except as otherwise provided in this Lease, Lessee shall, at Lessee's sole expense, fully, diligently and
in a timely manne4 materially comply with allApplicable Requirements, the requirements of any applicable fire insurance underwriter or rating bureau, and the
recommendations of Lessor's engineers and/or consultants which relate ln any manner to the Premises, without regard to whether said Applicable Requirements are
nowineffectorbecomeeffectiveaftertheStartDate. Lesseeshall,withinl0daysafterreceiptof Lessor'swrittenrequest,provideLessorwithcopiesofall 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 actual claim, notice, citation, warning, complaint or report pertaining to
orinvolvingthefailureofLesseeorthePremisestocomplywithanyApplicableRequirements. Likewise,Lesseeshall immediatelygivewrittennoticetoLessorof:(i)
any water damage to the Premises and any suspected seepage, pooling, dampness or other 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. LessorandLessor's"Lender"(asdefinedinParagraph30)andconsultantsauthorizedbyLessorshallhavetherighttoenterinto
Premises at any time, in the case of an emergency, and otherwise at reasonable times, after reasonable notice, for the purpose of inspecting and/or testingthe
condition of the Premises and/or for verifying compliance by Lessee with this Lease. The cost of a ny such inspections shall be paid by Lessor, u nless a violation of
Applicable Requirements, or a Hazardous Substance Condition (see Paragraph 9.1) is found to exist or be imminent, or the inspection is requested or ordered by a
governmentalauthority. lnsuchcase,LesseeshalluponrequestreimburseLessorforthecostof suchinspection,solongassuchinspectionisreasonablyrelatedto
theviolationorcontamination. lnaddition,Lesseeshall providecopiesofallrelevantmaterial safetydatasheets(MSOS) toLessorwithinl0daysofthereceiptof
writtenrequesttherefor. Lesseeacknowledgesthatanyfailureonitsparttoallowsuchinspectionsortestingwill exposeLessortorisksandpoten6allycauseLessor
toincurcostsnotcontemplatedbythisLease,theextentof whichwill beextremelydifficulttoascertain. Accordingly,shouldtheLesseefail toallowsuchinspections
and/or testing in a timely fashion the Base Rent shall be automatically increased, without any requirement for notice to Lessee, by an amount equal to 10% of the
thenexistingBaseRentorSl00,whicheverisgreaterfortheremaindertotheLease. ThePartiesagreethatsuchincreaseinBaseRentrepresentsfairandreasonable
compensationfortheadditional risk/coststhatLessorwill incurbyreasonofLessee'sfailuretoallowsuchinspectionand/ortesting. SuchincreaseinBaseRentshall
in no event constitute a waiver of Lessee's Default or Breach with respect to such failure nor prevent the exercise of any of the other rights and remedies granted
hereu nde r.

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

(a) ln General. Subject tothe 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 accessible to Lessee, and whether or not the need for such repairs occurs as a result ofLessee's use, any
lo .1 ,, 
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prior use, the elements or the age of such portion of the Premises), including, but not limited to, all equipment or facilities, such as plumbing HVAC equipment,

skylights 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 practices, specifically including the procurement and maintenance of the service contracts required by Paragnph 7.1(b)

below. Lessee'sobligationsshall includerestorations,replacementsorrenewalswhennecessarytokeepthePremisesandall improvementsthereonorapartthereof
in good order, condition and state of repair.

{VACequipment,{ii}beilerandpressurevessels,and(i*} Glarifiers, HoweverrL-ssorrese'\,estheright,sponnehceteLessee,tepre€ureandrnaintainanyerallo{
sucn.s.vice [ontracts,and lessee sh3ll rsinrburse Lesso., "pon demaud, fer ths cost thereof,

(c) FailuretoPerform. lfLesseefailstoperformLessee'sobligationsunderthisParagraphT.l,LessormayenteruponthePremisesafterl0days'prior
written notice to Lessee (except in the case of an emergency, in which case no no6ce shall be required), perform such obligations on Lessee's behalf, and put the
Premises in good order, condition and repair, and Lessee shall promptly pay to Lessor a sum equal to 115% of the cost thereof.

(d) Replacement. SubjecttoLessee'sindemnificationof LessorassetforthinPangraphS.Tbelow,andwithoutrelievingLesseeofliabilityresultingfrom
Lessee's failure to exercise and perform good maintenance practices, if an item described in Paragraph 7-1(b) cannot be repaired other than at a cost which is in excess

of50% ofthe costofreplacing such item. then such itemshall be replaced by Lessor, andthe costthereof shallbeprorated betweenthe Partiesand Lesseeshallonly
be obligated to pay, each month during the remainder ofthe term ofthis Lease, on the date on which Base Rent is due, an amount equal to the product of multiplying
thecostofsuchreplacementbyafraction,thenumeratorof whichisone,andthedenominatorofwhichisl44(i.e. 1/144thof thecostpermonth). Lesseeshall pay

lnterest on the unamortized balance but may prepay its obligation at any time.
7.2 Lessor'sObligations. SubjecttotheprovisionsofParagraphs2.2(Condition),2.3(Compliance),4.2(CommonAreaOperatingExpenses),5(Use),7.1

(Lessee.sobligations},9(DamageorDestruction)and14(condemnation),Les5o',shallkeepingoodorder,
condition and repair the HVAC, foundations, exterior walls, structural condition of interior bearing walls, exterior roof, fire sprinkler system, Common Area fire

alarm and/or smoke detection systems, fire hydrants, parking lots, walkways, parkways, driveways, landscaping, fences, signs and utility systems serving the Common
Areasandall partsthereolaswell asprovidingtheservicesforwhichthereisaCommonAreaOperatingExpensepursuanttoParagraph4.2. Lessorshall notbe
obligated to paint the exterior or interior surfaces of eKerior walls nor shall Lessor be obligated to maintain, repair or replace windows, doors or plate glass of the
Premises.

7.3 Utility lnstallations; T6de Fixtures;Alterations.
(a) Definitions. Theterm"Utilitylnstallations"referstoall floorandwindowcoverings,airand/orvacuumlines,powerpanels,electrical distribution,

security and fire protection systems, communication cabling, lightingfixtures, HVAC equipment, plumbing, and fencing in or on the Premises. The term "Trade

Fixtures" shall mea n Lessee's machinery and eq uipment that can be removed wit hout doing material damage to the Premises. The term "Alterations" shall mean any
modificationoftheimprovements,otherthanUtilitylnstallationsorTradeFixtures,whetherbyadditionordeletion. "LesseeOwnedAlterationsand/orUtility
lnstallations" are defined as Alterations and/or Utility lnstallations made by Lessee that are not yet owned by Lessor pursuant to Paragraph 7.4(a).

(b) Consent. Lesseeshall notmakeanyAlterationsorUdlitylnstallationstothePremiseswithoutLessor'spriorwrittenconsent. Lesseemay,however,
make non-structural Alterations or Utility lnstallationsto the interior ofthe Premises (excluding the roof) without such consent but upon notice to Lessor, as long as

they are not visible from the outside, do not involve puncturing, relocating or removing the roof or any existing walls, will not affect the electrical, plumbing, HVAC,

and/or life safety systems, do not trigger the requirement for additional modifications and/or improvements to the Premises resulting f rom Applicable Requirements,

suchas compliancewith Title24,and thecumulative costthereofduringthisLease asextended doesnotexceed a sum equalto3 month'sBase Rentin theaggregate
orasumequal toonemonth'sBaseRent inanyoneyear, Notwithstandingtheforegoing,Lesseeshall notmakeorpermitanyroof penetrationsand/orinstall
anythingontheroof withoutthepriorwrittenapproval ofLessor. Lessormay,asapreconditiontograntingsuchapproval,requireLesseetoutilizeacontractor

chosen and/or approved by Lessor. Hon'ever, Lessee shall not be entitled to make anv repairs or improvements to
the roof of the Premises or Building unless such are made b1' a roofing contractor pre\iouslv approved
in writing b1' Lessor, such approval to be at lessor's sale and absolute discretion. AnyAtterations orutitity
lnstallationsthatLesseeshall desiretomakeandwhichrequiretheconsentoftheLessorshall bepresentedtoLessorinwrittenformwithdetailedplans. Consent
shall bedeemedconditioneduponLessee's: (i) acquiringallapplicablegovernmental permits,(ii) furnishingLessorwithcopiesof boththepermitsandtheplansand
specifications prior to commencement of the work, and (iii) compliance with all conditions of said permits and other Applicable Requirements in a prompt and
expeditious manner Any Alterations or Utility lnstallations shall be performed in a workmanlike manner with good and sufficient materials. Lessee shall promptly
uponcompletionfurnishLessorwithas-builtplansandspecificafions. Forworkwhichcostsanamountinexcessof onemonth'sBaseRent,Lessormayconditionits
consent upon Lessee providing a lien and completion bond in an amount equal to 150% of the estimated cost of such Alteration or Utility lnstallation and/or upon
Lessee's posting an additional Security Deposit with Lessor.

(c) Liens;8onds. Lesseeshall pay,whendue,all claimsforlaborormaterialsfurnishedorallegedtohavebeenfurnishedtoorforLesseeatorforuseon
the Premises, which 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
sameandshallpayandsatisfyanysuchadverseiudgmentthatmayberenderedthereonbeforetheenforcementthereof. lf Lessorshallrequire,Lesseeshall furnish
asuretybondinanamountequal to150%oftheamountofsuchcontestedlien,claimordemand,indemnifyingLessoragainstliabilityforthesame. lf Lessorelects
to participate in any such action, Lessee shall pay Lessor's attorneys' fees and costs.

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

Lesseeshall bethepropertyofLessee,butconsideredapartofthePremises. Lessormay,atanytime,electinwritingtobetheownerof all oranyspecifiedpartof
theLesseeOwnedAlterationsandUtilitylnstallations. UnlessotherwiseinstructedperparagraphT.4(b)hereof,allLesseeOwnedAlterationsandUtilitylnstallations
shall, at the expiration or termination of this Lease, become the property of Lessor and be surrendered by Lessee with the Premises.

(b) Removal. BydeliverytoLesseeof writtennoticefromLessornotearlierthan90andnotlaterthan30dayspriortotheendof thetermofthisLease,
Lessormayrequirethatanyorall LesseeOwnedAlterationsorUtilitylnstallationsberemovedbytheexpirationorterminationofthisLease. Lessormayrequirethe
removal at any time of all or any part of any Lessee Owned Alterations or Utility lnstallations made without the required consent.

(c) Surender;Restoration. Lesseeshall surrenderthePremisesbytheExpirationDateoranyearlierterminationdate,withall oftheimprovements,
partsandsurfacesthereof broomcleanandfreeof debris,andingoodoperatingorder;conditionandstateof repair,ordinarywearandtearexcepted. "Ordinary
wearandtear"shallnotincludeanydamageordeteriorationthatwouldhavebeenpreventedbygoodmaintenancepractice. Notwithstandingtheforegoing,iftv
tNtift-
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Lessee occupies the Premises for 12 months or less, then Lessee shall surrender the Premises in the same condition as delivered to Lessee on the Start Date with NO

allowanceforordinarywearandtear. Lesseeshall repairanydamageoccasionedbytheinstallation,maintenanceorremoval ofTradeFixtures,LesseeOwned
Alterationsand/orUtilitylnstallations,furnishings,andequipmentaswell astheremoval ofanystoragetankinstalledbyorforLessee. Lesseeshall alsoremovefrom
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

undergroundmigrationfromareas outsideof the Premisesltothelevel specifiedinApplicable Requirements. TradeFixturesshall remainthe propertyof 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.
8.1 PaymentofPremiums. ThecostofthepremiumsfortheinsurancepoliciesrequiredtobecarriedbyLessotpursuanttoPangraphsS.2(b),8.3(a)and

8.3(b),shall beaCommonAreaOperatingExpense. Premiumsforpolicyperiodscommencingpriorto,orextendingbeyond,thetermofthisLeaseshallbeprorated
to coincide with the corresponding Start Date or Expiration Date.

8.2 tiabilitylnsurance.
(a) Carried by Lessee. Lessee shall obtain and keep in force a Commercial General Liability policy of insurance protecting Lessee and Lessor as an

additional insured against claims for bodily injury, personal injury and property damage based upon or arising out ofthe ownership, use, occupancy or maintenance of
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 S1,000,000
per occurrence with an annual aggregate of not less than 52,000,000. Lessee shall add Lessor as an additional insured by means of an endorsement at least as broad

asthe lnsuranceService Organization's"Additional lnsured-Managers orLessors ofPremises" Endorsement. The policyshall notcontainany intra-insuredexclusions
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

indem nity obligations under this Lease. The limits of said insu ra nce shall not, however, limit the liability of Lessee nor relieve Lessee of any obligation hereu nder.

Lessee shall provide an endorsement on its liability policy(ies) which provides that itsinsurance shall be primaryto and not contributory wlth any similar insurance

carried by Lessor, whose insurance shall be considered excess insurance only.

{b} CarriedbyLessor. LessorshallmaintainliabilityinsuranceasdescribedinParagraph8.z(a),inadditionto,andnotinlieuof,theinsurancerequiredto
be maintained by Lessee. Lessee shall not be named as an additional insured therein.

8.3 Prop€rty lnsurance - Building, lmprovements and Rental value.
(a) Buildingandlmprovements. Lessorshall obtainandkeepinforceapolicyorpoliciesofinsuranceinthenameofLessor,withlosspayabletoLessor,

anyground-lessor,andtoanyLenderinsuringlossordamagetothePremises. Theamountofsuchinsuranceshallbeequaltothefull insurablereplacementcostol
the Premises, asthe sameshall exist fromtime totime, ortheamount required by anyLendeq but in no event morethan thecommercially reasonableand available

insurablevaluethereof. LesseeOwnedAlterationsandUtilitylnstallations,TradeFixtures,andLessee'spersonal propertyshall beinsuredbyLesseenotbyLessor. lf
the coverage is available and commercially appropriate, such poliry or policies shall insure against all risk 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 upgradinB,
demolition, reconstruction or replacement of any portion ofthe 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 forthe city nearestto where the Premises

are located. lf such insurance coverage has a deductible clause, the deductible amount shall not exceed 55,000 per occurrence.
(b) RentalValue. Lessorshallalsoobtainandkeepinforceapolicyorpoliciesinthenameof LessorwithlosspayabletoLessorandanyLender,insuring

thelossofthefull Rentforoneyearwithanextendedperiodof indemnityforanadditional 180days("Rental Valueinsurance"). Saidinsuranceshall containan
agreed valuation provision in lieu ofany coinsurance clause, and the amount of coverage shall be adjusted annually to reflect the projected Rent otherwise payable by

Lessee, for the next 12 month period.
(c) AdjacentPremises. Lesseeshall payforanyincreaseinthepremiumsforthepropertyinsuranceoftheBuildingandfortheCommonAreasorother

buildings in the Shopping Center if said increase is caused by Lessee's acts, omissions, use or occupancy of the Premises.
(d) Lessee'slmprovements. SinceLessoristhelnsuringParty,Lessorshall notberequiredtoinsureLesseeOwnedAlterationsandUtilitylnstallations

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; Worker's Compensation lnsurance.
(a) PropertyDamage. Lesseeshall obtainandmaintaininsurancecoverageonall of Lessee'spersonal property,TradeFixtures,andLesseeOwned

Alterations and Utility lnstallations. Such insurance shall be full replacement cost coverage with a deductible of not to exceed 51,000 per occurrence. The proceeds

from any such insurance shall be used by Lessee for the replacement of personal property, Trade Fixtures and Lessee Owned Alterations and Utility lnstallations.
(b) Eusinesslnterruption. Lesseeshall obtainandmaintainlossofincomeandextraexpenseinsuranceinamountsaswill reimburseLesseefordirector

Indirect loss ofearnings attributable to all perils commonly insured against by prudent lessees in the business of Lessee or attributable to prevention of access to the
Premisesas a result ofsuch perils.

(c) Worker's Compensation lnsurance. Lessee shall obtain and maintain Worker's Compensation lnsurance in such amount as may be required by

Applica ble Req uirements. Such policy sha ll include a 'Waiver of Su brogation' endorsement. Lessee shall provide Lessor with a copy of such endorsement along with
the certificate of insurance or copy of the pollcy required by paragraph 8.5.

(d) NoRepresentation ofAdequate Coverage. Lessor makesno representationthatthe limitsorformsofcoverageofinsurance specifiedherein are

adequate to cover Lessee's property, business operations or obligations under this Lease.

8.5 lnsurancePolicies. lnsurancerequiredhereinshall bebycompaniesmaintainingduringthepolicyterma"General PolicyholdersRating"of atleastA-,Vll,
assetforthinthemostcurrentissueof "Best'slnsuranceGuide",orsuchotherratingasmayberequlredbyaLender. Lesseeshall notdoorpermittobedone
anythingwhichinvalidatestherequiredinsurancepolicies. Lesseeshall,priortotheStartDate,delivertoLessorcertifiedcopiesof policiesofsuchinsuranceor
certlficateswithcopiesof therequiredendorsementsevidencingtheexistenceandamountsoftherequiredinsurance. Nosuchpolicyshall becancelableorsubject
tomodificationexceptafter30dayspriorwrittennoticetoLessor. Lesseeshall,atleastl0dayspriortotheexpirationofsuchpolicies,furnishLessorwithevidenceof
renewals or "insurance binders" evidencing renewal thereof, or Lessor may increase his liability insurance coverage and charge the cost thereofto Lessee, which

amountshall bepayablebyLesseetoLessorupondemand. Suchpoliciesshall beforatermof atleastoneyear,orthelengthoftheremainingtermof thisLease,
whicheverisless. lfeitherPartyshall fuil toprocureandmaintaintheinsurancerequiredtobecarriedbyit,theotherPartymay,butshall notberequiredto,procure
and maintain the same.

8.5 Waiver ofSubro8ation. without affecting any other rights or remedies, Lessee and Lessor each hereby release and relieve the othet and waive their entire
right to recover damages against the othet for loss of or damage to its property arising out ofor incident to the perils required to be insured against herein. The

effectof suchreleasesandwaiversisnotlimitedbytheamountof insurancecarriedorrequired,orbyanydeductiblesapplicablehereto. ThePartiesagreetohave
their respective property damage insuGnce carriers waive any right to subrogation that such companies may have against Lessor or Lessee, as the case may be, so
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long as the insurance is not invalidated thereby.
8.7 lnd€mnity. ExceptforLessor'sgrossnegligenceorwillfulmisconduct,Lesseeshallindemnify,protect,defendandholdharmlessthePremises.Lessorand

its agents, Lessor's master or ground lessor, partners and Lenders, from and against any and all claims, loss of rents and/or damages, liens, judgments, penalties,

attorneys' and consultants'fees, expenses and/or liabilities arising out ol involving, or in connection with, a Breach ofthe Lease by Lessee and/or the use and/or

occupancy of the Premises and/or Project by Lessee and/or by Lessee's employees, contractors or invitees. 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

cooperatewithLesseeinsuchdefense. Lessorneednothavefirstpaidanysuchclaiminordertobedefendedorindemnified.
8.8 Er<emptionofLessoranditsAgentsfromLiability. NotwithstandingthenegligenceorbreachofthisLeasebyLessororitsagents,neitherLessornorits

agents shall be liable under any circumstances for: (i) injury or damage to the person or goods, wares, merchandise or other property of Lessee, Lessee's employees,

contractors, invitees, customers, or any other person in or about the Premises, whether such damage or injury is caused by or results from fire, steam, electricity, 8as,

water or rain, indoor air quality, the presence of mold or from the breakage, leakage, obstruction or other defects of pipes, fire sprinklers, wires, appliances. plumbing,

HVAC or lighting fixtures, or from any other cause, whether the said injury or damage results from conditions arising upon the Premises or upon other portions ofthe
buildingof whichthe Premisesarea part,orfromothersourcesorplaces, (ii) anydamagesarisingfrom anyactorneglectof anyothertenantof Lessororfromthe
failure of Lessor or its agents to enforce the provisions of any other lease in the Shopping Center, or (iii) injury to Lessee's business or for any loss of income or profit
therefrom. lnstead,itisintendedthatLessee'ssolerecourseintheeventof suchdamagesorinjurybetofileaclaimontheinsurancepolicy(ieslthatLesseeis
required to maintain pursuant tothe provisions of paragraph 8.

8.9 FailuretoProvidelnsurance. Lesseeacknowledgesthatanyfailureonitsparttoobtainormaintaintheinsurancerequiredhereinwill exposeLessorto
risksandpotentiallycauseLessortoincurcostsnotcontemplatedbythisLease,theextentof whichwill beextremelydifficulttoascertain. Accordingly,foranymonth
or portion thereofthat 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
thenexistingBaseRentorSl00,whicheverisgreater. ThepartiesagreethatsuchincreaseinBaseRentrepresentshirandreasonablecompensationforthe
additional risk/coststhatLessorwill incurbyreasonof Lessee'sfailuretomaintaintherequiredinsurance. SuchincreaseinBaseRentshall innoeventconstitutea
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. DamageorDestruction.
9.1 Definifions.

(a) "Premises Partial Damage" shall mean damage or destruction tothe 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 ofthe damage or destruction, and the cost thereofdoes not exceed a sum equal to 6
month's Base Rent. Lessor shall notify Lessee in writing within 30 days f rom the date of the damage or destruction as to whether or not the damage is Partial or Total.

(b) "Premises Total Destruction" shall mean damage or destruction to the improvements on the Premises, otherthan 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 destruction and/or the cost thereol
exceedsasumequal to6month'sBaseRent. LessorshallnotifyLesseeinwritingwithin30daysfromthedateofthedamageordestructionastowhetherornotthe
damage is Partial or Total.

(c) "lnsured Loss" shall mean damage or destruction to improvements on the Premises, other than Lessee Owned Alterations and Utility lnstallations and

Trade Fixtu res, which was caused by an event req uired to be covered by the insu rance 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 occurrence to their condition
existing immediately prior thereto, including demolition, debris removal and upgrading required by the operation of Applicable Requirements, and without deduction
for depreciation.

(e) " Hazardous Substance Condition" shall mean the occurrence or discovery of a cond ition involving the presence of, or a contamination by, a

Hazardous S ubstance, in, on, or under the P remises or Common Areas wh ich req ui res restoration.
9.2 PartialDamage-lnsuredLoss. lfaPremisesPartialDamagethatisanlnsuredLossoccurs,thenLessorshall,atLessor'sexpense,repairsuchdamage(but

not Lessee's Trade Fixtures or Lessee Owned Alterations and Utility lnstallations) as soon as reasonably possible and this Lease shall continue in full force and effect;
provided, howevel that Lessee shall, at Lessor's election, make the repair of any damage or destruction the total Replacement Cost of which is 510,000 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
proceedsasandwhenrequiredtocompletesaidrepairs. lntheevent,however;suchshortagewasduetothefactthat,byreasonoftheuniquenatureofthe
improvements, full Replacement Cost insurance covenge was not commercially reasonable and available, Lessor shall have no obligation to pay for the shortage in

insurance proceeds or to fully restore the unique aspects of the Premises unless Lessee provides Lessor with the funds to cover same, or adequate assurance thereol
withinl0daysfollowingreceiptofwrittennoticeof suchshortageandrequesttherefor. lf Lessorreceivessaidfundsoradequateassurancethereof withinsaidl0
dayperiod,thepartyresponsibleformakingtherepairsshallcompletethemassoonasreasonablypossibleandthisLeaseshall remaininfull forceandeffect. lfsuch
funds or assurance are not received, Lessor may nevertheless elect by written notice to Lessee within 10 days thereafter to: (i) make such restoration and repair as is

commercially reasonable with Lessor paying any shortage in proceeds, in which case this Lease shall remain in fullforce 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 subiect to Paragrdph 9.3, notwithstanding that there may be some insurance coverage, but the net proceeds of any such insurance

shall be made available for the repairs if made by either Party.

9.3 Partial Damage - Uninsured Loss. lf a Premises Partial Damage that is not an lnsured Loss occurs, unless caused by a negligent or willful act of Lessee (in

whicheventLesseeshallmaketherepairsatLessee'sexpense),Lessormayeither: (i)repairsuchdamageassoonasreasonablypossibleatLessor'sexpense(subject
to reimbursement pursuant to Paragraph 4.2), in which event this Lease shall continue in full force and effect, or (ii) terminate this Lease by giving written notice to
Lesseewithin30daysafterreceiptbyLessorof knowledgeof theoccurrenceof suchdamage. Suchterminationshall beeffective60daysfollowingthedateof such
notice. lntheeventLessorelectstoterminatethisLease,Lesseeshall havetherightwithinl0daysafterreceiptoftheterminationnoticetogivewrittennoticeto
Lessorof Lessee'scommitmenttopayfortherepairofsuchdamagewithoutreimbursementfromLessor. Lesseeshall provideLessorwithsaidfundsorsatisfactory
assurdncethereof within30daysaftermakingsuchcommitment. lnsucheventthisLeaseshall continueinfull forceandeffect,andLessorshall proceedtomake
suchrepairsassoonasreasonablypossibleaftertherequiredfundsareavailable. lfLesseedoesnotmaketherequiredcommitment,thisLeaseshall terminateasof
the date specified in thetermination notice.

9-4 Total oestruction. Notwithstanding any other provision hereof, if a Premises Total Destruction occurs, this Lease shall terminate 60 days following such
Destruction. lfthedamageordestructionwascausedbythegrossnegligenceorwillful misconductofLessee,Lessorshall havetherighttorecoverLessor'sdamages
from Lessee, except as provided in Paragraph 8.6.
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9.5 DamageNearEndofTerm. lfatanytimeduringthelast6monthsofthisLeasethereisdamageforwhichthecosttorepairexceedsonemonth'sBase
Rent, whether or not an lnsured Loss, Lessor may terminate this Lease effective 60 days following the date of occurrence of such damage by giving a written
terminationnoticetoLesseewithin30daysafterthedateof occurrenceofsuchdamage. Notwithstandingtheforegoing,ifLesseeatthattimehasanexercisable
option to extend this Lease or to purchase the Premises, then Lessee may preserve this Lease by, (a) exercising such option and (b) providing Lessor with any shortage
in insurance proceeds (or adequate assurance thereof) needed to make the repairs on or before the earlier of (i) the date which is 10 days after Lessee's receipt of
Lessor'swrittennoticepurportingtoterminatethisLease,or(ii) thedaypriortothedateuponwhichsuchoptionexpires. lfLesseedulyexercisessuchoptionduring
such period and provides Lessor with funds (or adequate assurance thereof) to cover any shortage in insurance proceeds, Lessor shall, at Lessor's commercially
reasonableexpense,repairsuchdamageassoonasreasonablypossibleandthisLeaseshall continueinfullforceandeffect. lfLesseefailstoexercisesuchoptionand
provide such funds or assurance during such period, then this Lease shall terminate on the date specified in the termination notice and Lessee's option shall be
extinguished.

9.6 DamagetoShoppintCenter. lntheeventofanydamageordestructiontootherportionsoftheBuildingortoanyotherbuildingsintheShoppingCenteq
whether insured or uninsured (and whether or not there is also damage or destruction to the Premises), which cannot reasonably be repaired in 6 months or less
from the date of the damage or destruction, Lessor may either (i) repair such damage or destruction as soon as reasonably possible without expense to Lessee, 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
knowledgeoftheoccurrenceofsuchdamageordestruction. Suchterminationshallbeeffective60daysfollowingthedateofsuchnotice.

9.7 Abatement of Rent; Lessee's Remedies.
(a) Abatement. lntheeventof PremisesPartial DamageorPremisesTotal DestructionoraHazardoussubstanceConditionforwhichLesseeisnot

responsible under this Lease, the Base Rent payable by Lessee for the period required for the repair, remediation or restoration of such damage shall be abated in
proportiontothedegreetowhichLessee'suseof thePremisesisimpaired,butnottoexceedtheproceedsrecelvedfromtheRentalValuetnsurance. Allother
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. lfLessorshall beobligatedtorepairorrestorethePremisesanddoesnotcommence,inasubstantial andmeaningful way,suchrepairor
restorationwithin 90days aftersuchobligation shall accrue, Lesseemay, atanytime priorto thecommencementof such repair orrestoration,give written notice to
Lessor and to any Lenders of which Lessee has actual notice, of Lessee's election to terminate this Lease on a date not less than 50 days following the giving of such
notice. lfLesseegivessuchnoticeandsuchrepairorrestorationisnotcommencedwithin30daysthereafter,thisLeaseshallterminateasofthedatespecifiedinsaid
notice. lf the repair or restoration is commenced with in such 30 days, this Lease shall conti nue in full force and effect. "Commence" shall mean either the
unconditional authorization ofthe preparation ofthe required plans, orthe beginning ofthe actual work on the Premises, whichever first occurs.

9.8 Termination; Advance Payments. Upon termination ofthis Lease pursuant to Paragraph 6.2(g) or Paragraph 9, an equitable adjustmentshall be made
concerningadvanceBaseRentandanyotheradvancepaymentsmadebyLesseetoLessor. Lessorshall,inaddition,returntoLesseesomuchofLessee'sSecurity
Deposit as has not been, or is not then required to be, used by Lessor.

10. R€al PropertyTaxes.
10.1 Definition. Asusedherein,theterm"RealPropertyTaxes"shall includeanyformofassessment;real estate,general,special,ordinaryorextraordinary,or

rental levy or tax (other than inheritance, personal income or estate taxes); improvement bond; and/or license fee imposed upon or levied against any legal or
equitable interest of Lessor in the Shopping Center, Lessor's right to other income therefrom, and/or Lessor's business of leasing, by any authority having the direct or
ind irect power to tax a nd where the funds are generated with reference to the Shopping Center address. The term "Real Prop€rty Taxes" shall also include any tax,
fee, levy, assessment or charge, or any increase therein: (i) imposed by reason of events occurring during the term of this Lease, including but not limited to, a change
in the ownershlp of the Shopping center; (ii) a change in the improvements thereon, and/or (iii) levied or assessed on machinery or equipment provided by Lessor to
LesseepursuanttothisLease. lncalculatingRealPropertyTaxesforanycalendaryear,theRealPropertyTaxesforanyrealestatetaxyearshallbeincludedinthe
calculation of Real Property Taxes for such calendar year based upon the number of days which such calendar year and tax year have in common.

10.2 PaymentofTaxes. Ex€eptasetherwiseproyidedinParagraphlg,3,LessorshallpaytheRealPropertyTaxesapplicabletotheShoppingCenter.r.*C-5ar4
@i€€ €f Cenln)ea n rea Operahng Expenses in f,G€erdanGe with the Brevlsiens ef Paregraph i,f 
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10.3 Additional lmprovements. Common Area Operating Expenses shall not include Real PropertyTaxes specified in the tax assessor's records and work sheets
as being caused by additional improvements placed upon the Shopping Center by other lessees or by Lessor for the exclusive en.ioyment of such other lessees.
Notwithstanding Paragraph 10.2 hereof, Lessee shall, however, pay to Lessor at the time Common Area Operating Expenses are payable under Paragraph 4.2, the
entirety of any increase in Real Property Taxes if assessed solely by reason of Alterations, Trade Fixtures or Utility lnstallations placed upon the Premises by Lessee or
at Lessee's request, or by reason of any alterations or improvements to the Premises made by Lessor subsequent to the execution ofthis Lease by the Parties.

10.4 Joint Assessment. lf the Building is not separately assessed, Real Property Taxes allocated to the Building shall be an equ itable proportion of the Real
PropertyTaxes for all ofthe land and improvements included within the tax parcel assessed, such proportion to be determined by Lessor from the respective
valuationsassignedintheassessor'sworksheetsorsuchotherinformationasmaybereasonablyavailable. Lessor'sreasonabledeterminationthereof,ingoodfuith,
shall be conclusive.

10.5 Pe6onal PropertyTaxes. Lessee shall pay priorto delinquencyall taxes assessed against and levied upon Lessee Owned Alterationsand Utility
lnstallations,TradeFixtures,furnishings,equipmentandall personal propertyofLesseecontainedinthePremises. Whenpossible,Lesseeshall causeitsLessee
Owned Alterations and Utility lnstallations, Trade Fixtures, furnishings, equipment and all other personal property to be assessed and billed separatelyfrom the real
propertyofLessor. lfanyofLessee'ssaidpropertyshallbeassessedwithLessor'srealproperty,LesseeshallpayLessorthetaxesattributabletoLessee'sproperty
within 10 days after receipt of a written statement settingforth the taxes applicable to Lessee's property.

11. Utili6esandServices. Lesseeshall payforallwatetgas,heat, light,power,telephone,trashdisposal andotherutilitiesandservicessuppliedtothePremises,
together with any taxes thereon. To the extent any such utilities and/or services are not separately metered, Lessee shall pay Lessee's Share thereof in accordance
withParagraph4.2. NotwithstandingtheprovisionsofParagraph4.2,if atanytimeinLessor'ssolejudgment,LessordeterminesthatLesseeisusinga
disproportionate amount of water, electricity or other commonly metered utilities, or that Lessee is generating such a large volume oftrash 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 abatement of Rent and Lessor shall not be liable in any respect whatsoever for the inadequacy, noppage, interruption
ordiscontinuance of any utility or service due to riot, strike, labor dispute, breakdown, accident, repair or other cause beyond Lessor's reasonable control or in
cooperation with governmental request or directions.

12. AssisnmentandSubletting.
12.1 Lessor's Consent Required.

- (a) Lesseeshall notvoluntarilyorbyoperationoflawassign,transfer,mortgageorencumber(collectively,"assignorassignm€nt") orsubletall orany
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part of Lessee's interest in this Lease or in the Premises without Lessorrs 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

assignmentrequiringconsent. Thetransfer,onacumulativebasis,of 25%ormoreofthevohngcontrol of Lesseeshall constituteachangeincontrol forthispurpose.
(c) The involvement of Lessee or its assets in any transaction, or series of transactions (by way of merger, sale, acquisition, financing, transfer, leveraged

buyout or otherwise), whether or not a formal assignment or hypothecation ofthis Lease or Lessee's assets occurs, which results or will result in a reduction ofthe
Net Worth of Lessee by an amount greater than 25% of such Net Worth as it was represented at the time of the execution of this Lease or at the time ofthe most
recent assignment to which Lessor has consented, or as it exists immediately priorto said transaction ortransactions constituting such reduction, whichever was or is

greater,shall beconsideredanassignmentof thisLeasetowhichLessormaywithholditsconsent. "NetWorthofLessee"shall meanthenetworthofLessee
(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(d), or a noncurable Breach
withoutthenecessityof anynoticeandgraceperiod. lf LessorelectstotreatsuchunapprovedassignmentorsublettingasanoncurableBreach,Lessormayeither:(i)
terminate this Lease, or (ii) upon 30 days written notice, increase the monthly Base Rent and Percentage Rent Rate to 110% ofthe Base Rent and Percentage Rent Rate

thenineffect. Further,intheeventof suchBreachandrental adjustment,(i)thepurchasepriceof anyoptiontopurchasethePremisesheldbyLesseeshall be
sub.iect to similar adjustment to 110% of the price previously in effect, and (ii) all fixed and non-fixed rental adjustments scheduled during the remainder ofthe Lease
term shall be increased to 110% of the scheduled adjusted rent.

(e) Lessee's remedy for any breach of Paragraph 12.1 by Lessor shall be limited to compensatory damages and/or injunctive relief.

tf) Lessor may reasonably withhold consent to a proposed assignment or subletting if Lessee is in Default at the time consent is requested.
(g) Notwithstanding the foregoing, allowing a de minimis portion ofthe 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
sublesseeof theobligations of LesseeunderthisLease, (ii)release Lesseeof anyobligationshereunder, or(iii)altertheprimary liabilityof Lessee forthe paymentof
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 from any person other than Lessee pending approval or disapproval of an assignment.
Neither a delay in the approval or disapproval of such assignment nor the acceptance of Rent or performance shall constitute a waiver or estoppel of Lessor's right to
exercise its remedies for Lessee's Default or Breach.

(c) Lessor's consent to any assignment or subletting shall not constitute a 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 underthis Lease, including any assignee or sublessee, without first exhausting Lessor's remedies against any other person or
entity responsible therefor to Lessor, or any security held by Lessor.

(e) Each request for consent to an assignment or subletting shall be in writing, accompanied by information relevant to Lessor's determina6on as to the
financial and operational responsibility and appropriateness of the proposed assignee or sublessee, including but not limited to the intended use and/or required
modification of the Premises, if any, together with a fee of 5500 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 35)

(f) Any assignee ol or sublessee under, this Lease shall, by reason ofaccepting 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.

(g) Lessor's consent to any assignment or subletting shal I not transfer to t he assignee or sublessee any Option granted to the origi nal Lessee by this Lease
unlesssuchtransferisspecificallyconsentedtobyLessorinwriting. (SeeParagraph3g.2)

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

(a) Lessee hereby assigns and transfers to Lessor all of Lessee's interest in all Rent payable on any sublease, and Lessor may collect such Rent and apply
same toward Lessee's obligations under this Lease; provided, however, that until a Breach shall occur in the performance of Lessee's obligations, Lessee may collect
saidRent. lntheeventthattheamountcollectedbyLessorexceedsLessee'sthenoutstandingobligationsanysuchexcessshallberefundedtoLessee. Lessorshall
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
toperformandcomplywithanyof Lessee'sobligationstosuchsublessee. Lesseeherebyirrevocablyauthorizesanddirectsanysuchsublessee,uponreceiptof 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
underthesublease. Sublesseeshall relyuponanysuchnoticefromLessorandshallpayallRentstoLessorwithoutanyobligationorrighttoinquireastowhether
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 attorn to Lessor, in which event Lessor shall undertake the
obligations of the sublessor under such sublease from the time of the exercise of said option to the expiration of such sublease; provided, however, Lessor shall not be
liable for any prepaid rents or security deposit paid by such sublessee to such sublessor or for any prior Defaults or Breaches ofsuch sublessor.

(c) Any matter requ iri ng the consent of the sublessor under a sublease shall also requi re the con sent 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

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

13. Default; Ereach; Remedies.
13.1 Default;Breach.A"Default"isdefinedasafailurebytheLesseetocomplywithorperformanyoftheterms,covenants,conditionsorRulesand

RegulationsunderthisLease. A"Sreach"isdefinedastheoccurrenceofoneormoreofthefollowingOefaults,andthefailureof LesseetocuresuchDefaultwithin
any applicable grace period:

(a) ThevacatingorabandonmentofthePremises. Lesseeshall bedeemedtohavevacatedthePremisesif Lesseeceasestocontinuouslyoperateits
business in the Premises for a period of 5 consecutive days.

(b) The bilure of Lessee to make any payment of Rent or any Security Deposit required to be made by Lessee hereunder; whether to Lessor or to a third
party, when due, to provide reasonable evidence of insurance or surety bond, or to fulfill any obligation under this Lease which endangers or threatens life or
property, where such lailure continuesfor a period of 3 business days following written noticeto Lessee. THE ACCEPTANCE BY LESSOR OF A PARTIALPAYMENT OF

RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY OF LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE
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PREMISES.

(c) The failu re of Lessee to allow Lessor and/or its agents access to t he Premises or the commission of waste, act or acts constituting public or private

nuisance,and/oranillegal activityonthePremisesbyLessee,wheresuchactionscontinueforaperiodof3businessdaysfollowingwrittennoticetoLessee- lnthe
event that Lessee commits waste, a nuisance or an illegal activity a second time then, the Lessor may elect to treat such conduct as a non-curable Breach rather than a

Defuult.
(d) The frilure 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 Certificrte or financial statements, (v) a requested subordination, (vi) evidence concerning any

guaranty and/or Guarantor, (vii) any document requested under Paragraph 41, (viii) material safety data sheets (MSDS), or (ix) any other documentation or

information which Lessor may reasonably require of Lessee under the terms ofthis Lease, where any such failure continues for a period of 10 days following written
notice to Lessee.

(e) A Default by Lessee as to the terms, covenants, conditions or provisions of this Lease, or ofthe rules adopted under Paragraph 2.9 hereof, other than
thosedescribed insubparagraphs 13.r(a),(b),(c) or(d), above,where suchDefaultcontinuesfora periodof30 daysafterwrittennotice;provided, however,that if
the nature of Lessee's Defuult is such that more than 30 days are reasonably required for its cure, then it shall not be deemed to be a Breach if Lessee commences

such cure within said 30 day period and thereafter diligently prosecutes such cure to completion.
(f) Theoccurrenceofanyofthefollowingevents: (ilthemakingofanygeneral arrangementorassignmentforthebenefitofcreditors;(ii) becominga

"debtor" as defined in 11 U.S.C. 5 101 or any successor statute thereto (unless, in the case of a petition filed against Lessee, the same is dismissed within 60 days); (iii)

the appointment ofa trustee or receiver to take possession of substantially all of Lessee's assets located at the Premises or of Lessee's interest in this Lease, where
possession is not restored to Lessee within 30 days; or (iv) the attachment, execudon or other judicial seizure of substantially all of Lessee's assets located at the
Premises or of Lessee's interest in this Lease, where such seizure is not discharged within 30 days; provided, howeve4 in the event that any provision of this

subparagraph is contraryto any applicable law, such provision shall be of noforce or effect, and notaffect th€ validity ofthe remaining provisions.

{g) The discovery that any financial statement of Lessee or of any Guarantor given to Lessor was materially false.
(h) lftheperformanceof Lessee'sobligationsunderthisLeaseisguaranteed: (i) thedeathof aGuarantor,(ii) theterminationofaGuarantor'sliability

with respect to this Lease other than in accordance with the terms of such guaranty, (iii) a Guardntor's becoming insolvent or the subject of a bankruptcf filing, (iv) a
Guarantor's refusal to honor the guaranty, or (v) a Guarantor's breach of its guaranty obligation on an anticipatory basis, and Lessee's failure, within 60 days following
written notice ofany such event, to provide written alternative assurance or security, which, when coupled with the then existing resources of Lessee, equals or

exceeds the combined financial resources of Lessee and the Guarantorsthat 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 after written notice (or in case of an emergency, without
notice), Lessor mav 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, orgovernmental licenses, permits or approvals. Lessee shall payto Lessor an amount equal to 115% ofthe costs and expenses incurred by Lessor

insuchperformanceuponreceiptofaninvoicetherefor. lntheeventof aBreach,Lessormay,withorwithoutfurthernoticeordemand,andwithoutlimitingLessor
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 lawful means, in which case this Lease shall terminate and Lessee shall immediately
surrenderpossessiontoLessor. lnsucheventLessorshall beentitledtorecoverfromLessee: (i)theunpaidRentwhichhadbeenearnedatthetimeoftermination;
(iil the worth at the time of award of the amount by which the unpaid rent which would have been earned after termination until the time of award exceeds the
amount of such rental loss that the Lessee proves could have been reasonably avoided; (iii) the worth at the time of award of the amount by which the unpaid rent for
the balance ofthe term after the time of award exceeds the amount of such rental loss that the Lessee proves could be reasonably avolded; 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 cost of recovering possession ofthe Premises, expenses of reletting, including
necessary renovation and alteration ofthe Premises, reasonable attorneys' fees, and that portion of any leasing commission paid by Lessor in connection wlth this
LeaseapplicabletotheunexpiredtermofthisLease. Theworthatthetimeofawardoftheamountreferredtoinprovision(iiiloftheimmediatelypreceding
sentence shall be computed by discounting such amount at the discount rate ofthe Federal Reserve Bank of the District within which the Premises are located atthe
timeof awardplusonepercent. EffortsbyLessortomitigatedamagescausedbyLessee'sBreachofthisLeaseshall notwaiveLessor'srighttorecoveranydamagesto
whichLessorisotherwiseentitled. lf terminationof thisLeaseisobtainedthroughtheprovisional remedyofunlawful detainer,Lessorshall havetherighttorecover
in such proceeding a ny unpaid Rent and damages as are recoverable therein, or Lessor may reserve the right to recover all or any part thereof in a separate su it. lf a

notice and grace period required under Paragraph 13.1 was not previously given, a notice to pay rent or quit, orto perform or quit given to Lessee under the unlawful
detainer statute shall also constitute the notice required by Paragraph 13.1. In such case, the applicable grace period required by Paragraph 13.1 and the unlawful
detainer statute shall run concurrently, and the failure of Lessee to cure the Default within the greater ofthe two such grace periods shall constitute both an unlawful
detainer and a Breach ofthis Lease entitling Lessor to the remedies provided for in this Lease and/or by said statute.

(b) Continuethe Leaseand Lessee'srightto possessionand recovertheRentasit becomesdue, inwhichevent Lesseemaysubletorassign, subjectonly
to reasonable limitations. Acts of maintenance, efforts to relet, and/or the appointment of a receiver to protect the Lessor's interests, shall not constitute a

termination of the Lessee's right to possession.

(c) Pursue any other remedy now or hereafter available under the laws or judicial decisions of the state wherein the Premises are located. The expiration
or termination ofthis Lease and/or the termination of Lessee's right to possession shall not relieve Lessee from liability under any indemnity provisions of this Lease

as to matters occurring or accruing during the term hereof or by reason of Lessee's occupancy of the Premises.
13,3 lnCae€rnant Recapture . Any agreement fe. f ree er abated rent s{ oth er charger, the €e st ef tenant iml)revem ent sfer t€ssee paid fer er perfermed by

tesse', e. fer the givi']g or paying by Lesser te er fe. tessee ef any eash o'other benut indueement sr eensiCerahssjer tessee's entering inte tbis tease, all ef whieh

cencessrens are hereinafte..eferrsd to as "lnduce.nant ProviEions," shall bc decn ed cendi$oned ups^ Lgssee's fuu and frithful perforrra^cs of ali ef thc tsrrns,
eevenantsandcenditiensef thistease, UpenBreaGho{thisLeasebyLessee,anysuchlnducementPrevisionshall autamaticallybedeemeddeletedfremthisLeasg
.nd ef no fu4ber force
lnCu€ementPrevisien$hell bei$lmeCiatelydu€aadpryabl,ebyLesseeteLesser,netvr'ithstarCingaoysubsequenteureef saiCBreaGhbyLe5see, TheaG€eptan€eby
I essgr ef .€€ter the Gure ef th€ Breach which initiated the epera*En sl lhisparagraph shall net be deemed a waivgr by Lesser efthe previsiens ef thitpataffaph
sniess specifically sc stated in wrihng by Lessor aL th€ hme ef ss€h acceptan6e,

13.4 LateCharges. LesseeherebyacknowledgesthatlatepaymentbyLesseeofRentwillcauseLessortoincurcostsnotcontemplatedbythisLease,theexact
amount of which will be extremely difficult to ascertain. Such costs include, but are not limited to, processing and accounting charges, and late charges which may be

imposeduponLessorbyanyLender. Accordingly,if anyRentshall notbereceivedbyLessorwithin5daysaftersuchamountshall bedue,then,withoutany
requirement for notice to Lessee, Lessee shall immediately pay to Lessor a one-time late charge equal to 10% of each such overdue amount or S100, whichever is

greater. ThepartiesherebyagreethatsuchlatechargerepresentsafairandreasonableestimateofthecostsLessorwill incurbyreasonofsuchlatepayment.
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
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exerciseofanyoftheotherrightsandremediesgrantedhereunder. lntheeventthatalatechargeispayablehereunder,whetherornotcollected,for3consecutive
installments of Base Rent, then notwithstanding any provision of this Lease to the contrary Base Rent shall, at Lessor's option, become due and payable quarterly in

adva nce.

13.5 lnterest. AnymonetarypaymentdueLessorhereunder,otherthanlatecharges,notreceivedbyLessor,whendueshall bearinterestfromthe 3lstday
after it was due. The interest ("lnterest") 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) NoticeofBreach. Lessorshall notbedeemedinbreachofthisLeaseunlessLessorfailswithinareasonabletimetoperformanobligationrequiredto
beperformedbyLessor. ForpurposesofthisParagraph,areasonabletimeshall innoeventbelessthan30daysafterreceiptbyLessor,andanyLenderwhosename
and address shall have been furnished to Lessee in writingfor such purpose, of written notice specifying wherein such obligation of Lessor has not been performed;
provided, however, that if the nature of Lessor's obligation is such that more than 30 days are reasonably required for its performance, then Lessor shall not be in
breach if performance is commenced within such 30 day period and thereafter diligently pursued to completion.

(b) PerformancebyLesseeonB€halfofLessor. lntheeventthatneitherLessornorLendercuressaidbreachwithin30daysafterreceiptofsaidnotice,
orif havingcommenced saidcurethey do not diligentlypursue ittocompletion, then Lessee mayelectto curesaid breach atLessee's expenseand offsetfrom Rent
the actual and reasonable cost to perform such cure, provided, however; that such offset shall not exceed an amount equal to the greater of one month's Base Rent or
theSecurityDeposit,reservingLessee'srighttoreimbursementfromLessorforanysuchexpenseinexcessofsuchoffset. Lesseeshall documentthecostofsaidcure
and supply said documentadon to Lessor.

14. Condemnation. lfthePremisesoranyportionthereofaretakenunderthepowerofeminentdomainorsoldunderthethreatoftheexerciseofsaidpower
(collectively "Condemnation"), this Lease shall terminate as to the part taken as of the date the condemning authority takes title or possession, whichever first occurs.
lf more than 10% of the floor area of the Premises, or more than 25% of the parking spaces situated within the parking area, is taken by Condemnation, Lessee may, at
Lessee's option, to be exercised in writing within 10 days after Lessor shall have given Lessee written notice of such taking (or in the absence of such notice, within 10
daysafterthecondemningauthorityshallhavetakenpossession)terminatethisLeaseasofthedatethecondemningauthoritvtakessuchpossession. lfLesseedoes
not terminate this Lease in accordance with the foregoing, this Lease shall remain in full force and effect as to the portion ofthe Premises remaining, except that the
BaseRentshall bereducedinproportiontothereductioninutilityofthePremisescausedbysuchCondemnation. Condemnationawardsand/orpaymentsshall be
the property of Lessor, whether such award shall be made as compensation for diminution in value ofthe leasehold, the value ofthe 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/orTradeFixtures,withoutregardtowhetherornotthisLeaseisterminatedpursuanttotheprovisionsofthisParagGph. AllAlterationsandUtilitylnstallations
made to the Premises by Lessee, for purposes of Condemnation only, shall be considered the property ofthe Lessee and Lessee shall be entitled to any and all
com pensation which is paya ble therefor. ln the event that this Lease is not term inated by reason of the Condemnation, Lessor shall repair any da mage to the
Premises caused by such Condemnation.

15. Brokerage Fees.

15.1 Additional Commission. ln addition to the payments owed pursuant to Paragraph 1.13 above, 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 Shopping Center, (c)

if Lessee remains in possession ofthe Premises, with the consent of Lessor, after the expirafion 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 fee schedule ofthe Brokers in effect at the time the Lease was
executed-

15.2 Assumptionof Obligations. Anybuyerortransfereeof Lessor'sinterestinthisLeaseshall bedeemedtohaveassumedLessor'sobligationhereunder.
Erokers shall be third party beneficiaries of the provisions of Paragraphs 1.13, 15, 22 and 37. lf Lessor fails to pay to Brokers any amounts due as and for brokerage
feespertainingtothisLeasewhendue,thensuchamountsshall accruelnterest. lnaddition,ifLessorfailstopayanyamountstoLessee'sBrokerwhendue,Lessee's
Broker may send written notice to Lessor and Lessee ofsuch failure and if Lessorfails to pay such amounts within 10 days after said notice, Lessee shall pay said
moniestoitsBrokerandoffsetsuchamountsa8ainstRent. lnaddition,Lessee'sBrokershall bedeemedtobeathirdpartybeneficiaryofanycommissionagreement
entered into by and/or between Lessor and Lessor's Broker for the limited purpose of collecting any brokerage fee owed.

15.3 RepresentationsandlndemnitiesofBrokerRelationships. LesseeandLessoreachrepresentandwarranttotheotherthatithashadnodealingswithany
person, firm, broker or finder (other than the Brokers, if any) in connection with this Lease, and that no one other than said named Brokers is entitled to any
commissionorfinder'sfeeinconnectionherewith- LesseeandLessordoeachherebyagreetoindemnify,protect,defendandholdtheotherharmlessfromand
against liability for compensation or charges which may be claimed by anysuch unnamed broker, finder or other similar party by reason of any dealings or actions of
the indemnifying Party, including anycosts, expenses, attorneys'fees reasonably incurred with respectthereto.

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

deliver to the Requesting Party a statement in writing in form similar to the then most current "Estoppel Certificate" form published BY AIR CRE, plus such additional
information, confirmation and/or statements as may be reasonably requested bythe Requesting Party.

(b) lf the Responding Party shall fail to execute or deliver the Estoppel Certificate within such 10 day period, the Req uesting Pa rty may execute an
Estoppel Certificate statingthat: (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 dehults in the Requesting Party's performance, and (iii) if Lessor is the Requesting Partv not more than one month's rent has been paid in adyance.
Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppel Certificate, and the Responding Parfy shall be estopped from denying the
truthofthefactscontainedinsaidCertificate. lnaddition,LesseeacknowledgesthatanyfailureonitsparttoprovidesuchanEstoppel Certificatewill exposeLessor
torisksandpotentiallycauseLessortoincurcostsnotcontemplatedbythisLease,theextentofwhichwill beextremelydifficulttoascertain. Accordingly,shouldthe
Lessee fail to execute and/or deliver a requested Estoppel Certificate in a timely fashion the monthly Base Rent shall be automatically increased, without any
requirementfornoticetoLessee,byanamountequal to10%ofthethenexistingBaseRentorSl00,whicheverisgreaterforremainderoftheLease. TheParties
agree that such increase in Base Rent representsfair and reasonable compensation for the additional risk/costs that Lessor will incur by reason of Lessee's failure to
providetheEstoppel Certificate. SuchincreaseinBaseRentshall innoeventconstituteawaiverofLessee'sDefaultorBreachwithrespecttothefailuretoprovide
the Estoppel Certificate nor prevent the exercise of any ofthe other rights and remedies granted hereunder.

(c) lf Lessor desires to finance, refinance, or sell the Premises, or any part thereot Lessee and all Guarantors shall within 10 days after written notice
from Lessor deliver to any potential lender or purchaser designated by Lessor such financial statements as may be reasonably required by such lender or purchaser,
including but not limited to Lessee's fi na ncial statements for the past 3 years. All such fi nancial statements sha ll be received by Lessor and such lender or purchaser in
confidence and shall be used only for the purposes herein set forth.
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17. DefinitionofLessor. Theterm"Lessor"asusedhereinshall meantheownerorownersatthetimeinqueshonofthefeetitletothePremises,or,if thisisa
sublease,of theLessee'sinterestinthepriorlease. lntheeventof atransferof Lessor'stitleorinterestinthePremisesorthisLease,Lessorshalldelivertothe
transfereeorassignee(incashorbycredit) anyunusedSecurityDepositheldbyLessor. UponsuchtransferorassignmentanddeliveryoftheSecurityDeposit,as
aforesaid,the priorLessor shall berelieved ofall liabilitywith respecttothe obligationsand/or covenantsunderthis Leasethereaftertobeperformed bythe 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.TheinvalidityofanyprovisionofthisLease,asdeterminedbyacourtofcompetentjurisdiction,shall innowayaffectthevalidityofanyother
provision hereof.

19. Days. Unlessotherwisespecificallyindicatedtothecontrarytheword"days"asusedinthisLeaseshall meanandrefertocalendardays.

20. Limitation on l-iability. The obligations of Lessor under this Lease shall not constitute personal obligations of Lessot or its partners, members, directors, officers
or shareholders, and Lessee shall look to the Poect, and to no other assets of Lessor, for the satisfaction of any liability of Lessor with respect to this Lease, and shall
not seek recourse against Lessor's partners, members, directors, officers or shareholders, or any of their personal assets for such satisfaction.

21. TimeofEssence.TimeisoftheessencewithrespecttotheperformanceofallobligationstobeperformedorobservedbythePartiesunderthisLease.

22. NoPriororOtherAgreements;BrokerDisclaimer. ThisLeasecontainsall agreementsbetweenthePartieswithrespecttoanymattermentionedherein,andno
otherpriororcontemporaneousagreementorunderstandingshallbeeffective. LessorandLesseeeachrepresentsandwarrantstotheBrokersthatithasmade,and
is relying solely u pon, its own investigation as to the natu re, quality character and fi nancial responsibility of the other Party to th is Lease and as to the use, natu re,
qualityandcharacterof thePremises. Brokershavenoresponsibilitywithrespecttheretoorwithrespecttoanydefaultorbreachhereof byeitherParty.

23. Notices.
23.1 NoticeRequirements.All noticesrequiredorpermittedbythisLeaseorapplicablelawshall beinwrifingandmaybedeliveredinperson(byhandorby

courier) or maybe sentbyregular, certified or reglstered mail orU.5. Postal Service Express Mail,withpostage prepaid,or byfacsimiletransmission, orby email,and
shall be deemed sufficiently given if served in a man ner specified in th is Paragraph 23. The addresses noted adjacent to a Party's signature on this Lease shall be that
Party'saddressfordeliveryormailingof notices. EitherPartymaybywrittennoticetotheotherspecifyadifferentaddressfornotice,exceptthatuponLessee's
takingpossessionofthePremises,thePremisesshall constituteLessee'saddressfornotice. Acopyofall noticestoLessorshall beconcurrentlytransmittedtosuch
party or parties at such addresses as Lessor may from time to time hereafter designate in writing.

23.2 DateofNotice. Anynoticesentbyregisteredorcertifiedmail,returnreceiptrequested,shall bedeemedgivenonthedateof deliveryshownonthe
receipt card, or if no delivery date is shown, the postmark thereon. lf sent by regu lar mail the notice shall be deemed given 72 hours after the same is addressed as
requiredhereinandmailedwithpostageprepaid. NoticesdeliveredbyUnitedStatesExpressMail orovernightcourierthatguaranteesnextdaydellveryshall be
deemedgiven24hoursafterdeliveryofthesametothePostalServiceorcourier. Noticesdeliveredbyhand,ortransmittedbyfacsimiletrdnsmissionorbyemail
shall bedeemeddelivereduponactualreceipt. lf noticeisreceivedonaSaturday,Sundayorlegal holiday,itshall bedeemedreceivedonthenextbusinessday.

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

covenantorconditionhereof,orofanysubsequentDefuultorBreachbyLesseeofthesameorofanyotherterm,covenantorconditionhereof- Lessor'sconsentto,
orapproval of any act shall not be deemed to render unnecessary the obtaining of Lessor's consent to, or approval of, any subsequent or similar act by Lessee, or be
construed as the basis of an estoppel to enforce the provision or provisions of this Lease requiring such consent.

(b) TheacceptanceofRentbyLessorshallnotbeawaiverofanyDefaultorBreachbyLessee. AnypaymentbyLesseemaybeacceptedbyLessoron
account of monies or damages due Lessor, notwithstanding any qualifying statements or conditions made by Lessee in connection therewith, which such statements
and/or conditions shall be of no force or effect whatsoever unless specifically agreed to in writing by Lessor at or before the time of deposit of such payment.

(C) TH E PARTIES AGREE THAT TH E TERMS OF TH IS LEASE SHALL GOVERN WITH REGARD TO ALL MATTERS RETATED THERETO AND HEREBY WAIVE THE
PROVISIONS OF ANY PRESENT OR FUTU RE STATUTE TO THE EXTENT THAT SUCH STATUTE IS I NCONSISTENT WITH THIS LEASE.

25. Disclosures Regarding The Nature of a Real Estate Agency Relationship.
(a) When entering into a discussion wit h a real estate agent regard ing a real estate trdnsaction, a Lessor or Lessee should from the outset u nderstand

what type of agency relationship or representation it has with the agent or agents in the transaction. Lessor and Lessee ac knowledge being advised by th e Brokers in
this transaction, as follows:

(i) Lessor'sAqent. ALessor'sagentunderalistingagreementwiththeLessoractsastheagentfortheLessoronly. ALessor'sagentorsubagent
has the following affirmative obligations: To the Lessor: A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with the Lessot. To the Lessee ond
the Lessor: (a) Diligent exercise of reasonable skills and care in performance of the agent's duties. (b) A duty of honest and fair dealing and good faith. (c) A duty to
disclose all facts known to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and
observationoltheParties. Anagentisnotobligatedtoreveal toeitherPartyanyconfidentialinformationobtainedfromtheotherPartywhichdoesnotinvolvethe
affirmative duties set forth above.

(ii) Lessee'sAQent. AnagentcanagreetoactasagentfortheLesseeonly. lnthesesituations,theagentlsnottheLessor'sagent,evenifby
agreementtheagentmayreceivecompensationforservicesrendered,eitherinfull orinpartfromtheLessor. AnagentactingonlyforaLesseehasthefollowing
affirmative obligations. Io the Lessee: A fiduciary d uty of utmost care. integrity, honesty, and loyalty in dealings with the Lessee. To the Lessee ond the Lessor: (al
Diligentexerciseofreasonableskillsandcareinperformanceoftheagent'sduties. (b) Adutyofhonestandfairdealingandgoodfaith. (c)Adutytodiscloseall facts
known to the agent materially affecting the value or desinbility of the property that are not known to, or within the diligent attention and observation of, the parties.
An agent is not obligated to reveal to either Party any confidential information obtained from the other Party which does not involve the affirmative duties set forth
above.

(iiil AgentRepresentingBothLessorandLessee. Areal estateagent,eitheractingdirectlyorthroughoneormoreassociatelicenses,canlegallybe
theagentofboththeLessorandtheLesseeinatransaction,butonlywiththeknowledgeandconsentofboththeLessorandtheLessee. lnadualagencysituation,
the agent has the following affirmative obligations to both the Lessor and the Lessee: (a) A fiduciary duty of utmost care, integrity, honesty and loyalty in the dealings
witheitherLessorortheLessee. (b)OtherdutiestotheLessorandtheLesseeasstatedaboveinsubparagraphs(ilor(ii). lnrepresentingbothLessorandLessee,the
agent may not without the express permission of the respective Party, disclose to the other Party that the Lessor will accept rent in an amount less than that indicated
in the listing or that the Lessee is willing to pay a higher rent than that offered. The above duties ofthe agent in a real estate transaction do not relieve a Lessor or
Lesseefromtheresponsibilitytoprotecttheirowninterests. LessorandLesseeshouldcarefullyreadall agreementstoassurethattheyadequatelyexpresstheir
understandingof thetransaction. Areal estateagentisapersonqualifiedtoadviseaboutreal estate. lf legal ortaxadviceisdesired,consultacompetent
professio!al.
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(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, error or omission relating to this Lease may be brought against Broker more than one year after the Start Date and that the
liability (including court costs and attorneys'fees), of any Broker with respect to any such lawsuit and/or legal proceeding shall not exceed the fee received by such
Broker pursuant to this Lease; provided, however, that the foregoing limitation on each Broker's liability shall not be applicable to any gross negligence or willful
misconduct of such Broker.

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

26, NoRightToHoldover. Lesseehasnorighttoretainpossessionof thePremisesoranypartthereof beyondtheexpirationorterminationof thisLease. lnthe
event that Lessee holds over, then the Base Rent and Percentage Rent Rate shall be increased to 150% of the Base Rent and Percentage Rent Rate applicable
immediatelyprecedingtheexpirationortermination. HoldoverBaseRentshallbecalculatedonmonthlybasis. Nothingcontainedhereinshallbeconstruedas
consent by Lessor to any holding over by Lessee.

27. CumulativeRemedies. Noremedyorelectionhereundershall bedeemedexclusivebutshall,whereverpossible,becumulativewithall otherremediesatlawor
in equity.

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

29. BindingEffect;ChoiceofLaw' ThisLeaseshallbebindingupontheparties,theirpersonal representatives,successorsandassignsandbegovernedbythelaws
oftheStateinwhichthePremisesarelocated. AnylitigationbetweenthePartiesheretoconcerningthisLeaseshall beinitiatedinthecountyinwhichthePremises
are located.

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

hypothecation or security device (collectively, "Security Device"), now or hereafter placed upon the Premises, to any and all advances made on the security thereol
and to all renewals, modifications, and extensions thereof. Lessee agrees that the holders of any such Security Devices (in this Lease together referred to as "Lender")
shall have no liability or obligation to perform any ofthe obligations of Lessor under this Lease. Any Lender may elect to have this Lease and/or any Option granted
hereby superior to the lien of its Security Device by giving written notice thereof to Lessee, whereupon this Lease and such Options shall be deemed prior to such
Security Device, notwithstandingthe relative dates of the documentation or recordation thereof.

3o.2 Attornment. ln the event that Lessor tcnsfers title to the Premises, or the Premises are acquired by another upon the foreclosure or termination of a

Security Device to which this Lease is subordinated (i) Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3, attorn to such new owner, and upon
request, enter into a new lease, containing all of the terms and provisions of this Lease, with such new owner for the remainder of the term hereof, or, at the election
of the newowner, thisLeasewill automaticallybecome a new leasebetween Lessee andsuch newownet and (ii) Lessor shall thereafterbe relievedof anyfurther
obligations hereunder and such new owner shall assume all of Lessor's obligations, except that such new owner shall not: (a) be liable for any act or omission of any
prior lessor or with respect to events occurring prior to acquisition of ownership; (b) be subjed to any offsets or defenses which Lessee might have against any prior
lessor, (c) be bound by prepayment of more than one month's rent, or (d) be liable for the return of any security deposit paid to any prior lessor which was not paid or
credited to such new owner.

30.3 Non-Disturbance. With respect to Security Devices entered into by Lessor after the execution of this Lease, Lessee's subordination of this Lease shall be
subject to receiving a commercially reasonable non-disturbance agreement (a "Non-Disturbance Agreement") from the Lender which Non-Disturbance Agreement
provides that Lessee's possession ofthe Premises, and this Lease, including any options to extend the term hereol will not be disturbed so long as Lessee is not in
Breachhereof andattornstotherecordownerof thePremises. Further,within60daysaftertheexecutionofthisLease,Lessorshall,if requestedbyLessee,useits
commerciallyreasonableeffortstoobtainaNon-DisturbanceAgreementfromtheholderof anypre-existingsecurityDevicewhichissecuredbythePremises. lnthe
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 forthe execution and delivery ofa Non-Disturbance Agreement.

30.4 s€lf-Executing. The agreements contained in this paragraph 30 shall be effective without the execution of anyfurther documents; provided, however, that,
upon written request from Lessor or a Lender in connection with a sale, financing or refinancing 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. Attomeys'Fees. lfanyPartyorBrokerbringsanactionorproceedinginvolvingthePremiseswhetherfoundedintort,contractorequity,ortodeclarerights
hereunder, the Prevailing Party (as hereafter definedl in any such proceeding, action, or appeal thereon, shall be entitled to reasonable attorneys' fees. Such fees may
beawardedinthesamesuitorrecoveredinaseparatesuit,whetherornotsuchactionorproceedingispursuedtodecisionorjudgment. Theterm,"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,ortheabandonmentbytheotherPartyorBrokerofitsclaimordefense. Theattorneys'feesawardshallnotbecomputedinaccordancewith
anycourtfeeschedule,butshall besuchastofullyreimburseall attorneys'feesreasonablyincurred. lnaddition,Lessorshall beentitledtoattorneys'fees,costsand
expenses incurred in the preparation and service of notices of Default and consultations in connection therewith, whether or not a legal action is subsequently
commenced in connection with such Default or resulting Ereach (5200 is a reasonable minimum per occurrence for such services and consultation).

32. Lessor'sAccess;ShowingPremises;Repairs. LessorandLessor'sagentsshall havetherighttoenterthePremisesatanytime,inthecaseof anemergency,and
otherwise at reasonable times after reasonable prior notice for the purpose of showing the same to prospective purchasers, lenders, or tenants, and making such
alterations, repairs, improvements or additionsto the Premises as Lessor may deem necessary or desirable and the erecting, using and maintaining of utilities,
services,pipesandconduitsthroughthePremisesand/orotherpremisesaslongasthereisnomaterial adverseeffectonLessee'suseofthePremises. 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, which consent shall be
granted or denied at Lessor's sole discretion.

slgns duringthe last 6 months of theterm hereof-rOf

such default remains uncured.-Al
34. Sitns, LessormayplaceonthePremisesordinary"ForSale"signsatanytimeandordinary"ForLease"

at an)'time after Lessee has been delivered a notice of default, and
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signsmustcomplywithallApplicableRequirements. Lesseeshall notplace,construct,ormaintainontheglasspanesorsupportsoftheshowwindowsof the

Premises, the doors. erterior walls or the roof of the Building, or anywhere else within the Shopping Center outside of the Premises, or on any interior portions of the

Premisesthat are visible from the exterior of the Premises, any signs, advertisements, names, insignia, trademarks, descriptive material or any other items without
Lessor'spriorwrittenconsent,whichconsentshall begrantedordeniedatLessor'ssolediscretion. Lessorshall designatethesize,shape,color,design,andlocationof
all exterior sign(s) to be installed by Lessee, and Lessee shall, at Lessee's sole cost and expense, fabricate, construct and install all such sign(s) in full compliance with
Lessor's designation and in accordance with the Sign Criteria for the Shopping Center attached hereto, if any. Lessee agrees to submit plans and specifications for

Lessee's sign(s) for Lessor's written approval within 30 days after the full execution hereof and to install such sign(s) prior to opening for business at the Premises.

Lessor, at Lessee's cost, may remove any item placed, constructed or maintained in, upon or about the Premises or Shopping Center which does not comply with this

paragraph. tntheeventthereisapole,pylonormonumentsignfortheshoppingCenter,Lessorshall havetheright,butnottheobliSation,toinstall letterine

designatingLessee'sbusinessonsuchsign,atLessee'sexpense,withLessor'sapproval of loca6on,size,styleandcolor. All signsthatarepermanentlyattachedtothe
Premises or Building shall become the property of Lessor at the expiration or earlier termination hereof; provided, however, that Lessee shall promptly remove all

such signs if Lessor so elects, and Lessee shall promptly repair all damage caused by such removal. Lessee shall not place, construct or maintain in, upon or about the

Premises any search lights, flashing lights, loudspeakers, phonographs or othervisual or audio media.

35. Termination;Merger. UnlessspecificallystatedotherwiseinwritingbyLessor,thevoluntaryorothersurrenderofthisLeasebyLessee,themutual termination
or cancellation hereol or a termination hereof by Lessor for Breach by Lessee, shall automaticallyterminate any sublease or lesser esate in the Premises; provided,

however,thatLessormayelecttocontinueanyoneorall existingsubtenancies. Lessor'sfallurewithinl0daysfollowinganysucheventtoelecttothecontraryby
written notice to the holder of any such lesser interest, shall constitute Lessor's election to have such event constitute the termination of such interest.

36. Consents. All requestsforconsentshall beinwriting. Exceptasotherwiseprovidedherein,whereverinthisLeasetheconsentof aPartyisrequiredtoanactby
orfortheotherParty,suchconsentshall notbeunreasonablywithheldordelayed. lnthoseexpressinstanceswhereconsentiswithinthesolediscretionofaparty,
thepartvshall havenoobligationtoadheretoastandardofreasonableness. Lessor'sactual reasonablecostsandexpenses(includingbutnotlimitedtoarchitects',
attorneys', engineers' and other consultants'fees) incurred in the consideration of, or response to, a request by Lessee for any Lessor consent, including but not

limited to consents to an assignment, a subletting or the presence or use of a Hazardous Substance, shall be paid by Lessee upon receipt of an invoice and supporting
documentationtherefor, Lessor'sconsenttoanyact,assignmentorsublettingshall notconstituteanacknowledgmentthatnoDefuultorBreachbyLesseeofthis
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

ofsuch 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 furnish its

reasons in writing and in reasonable detail within 10 business days following such request.

37. Guarantor.
37.1 Execution. The Guardntors, if any, shall each execute a guaranty in the form most recently published BY AIR CRE.

37.2 Default. ltshallconstituteaDefaultoftheLesseeifanyGuarantorfailsorrefuses,uponrequesttoprovide: (a)evidenceoftheexecutionoftheguaranty,
includ ing the authority of the pa rty signing on Guaranto r's beha lf to obligate G ua rantoi and in the case of a corporate Gua rantor, 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 effect.

38, QuietPossession. SubjecttopaymentbyLesseeoftheRentandperformanceofallofthecovenants,conditionsandprovisionsonLessee'sparttobeobserved
and performed under this Lease, Lessee shall have quiet possession and quiet enjoyment of the Premises duringthe term hereof.

39. Options. lfLesseeisgrantedanyoption,asdefinedbelowthenthefollowingprovisionsshallapply.
39.1 Definition. "Option"shall mean: (a) therighttoextendosed{€ethetermof e*+e+a*thisLeasee{-14 €\1..,{ler.edu€e{h6tarn'sf e'r€newan-vr63ss

thelgh{ or hrsl effer ie F!rchas€ o{ the rii$t of f*$a fusal te pu{€l.ase the Pren;isc5 or oll.e. p'eperiv of Lesra'i,

39.2 OptionsPe6onalToOriginal Lessee. AnyOptiongrantedtoLesseeinthisLeaseispersonal totheoriginal Lessee,andcannotbeassignedorexercisedby
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 certifyingthat
Lessee has no intention of thereafter assigning or subletting.

.9.3 Multipl. Option has any multipla Ophons to extend or relew this Lease, a later Qptien eannet be exercised unless the ptior
Cetiens have beec validly eiereiseC,

39.4 Effect of Default on Options.
(a) LesseeshallhavenorighttoexerciseanOption: {i) duringtheperiodcommencingwiththegivingofanynoticeofDefaultandcontinuinguntil said

Default is cured, (ii) during the period oftime any Rent is unpaid (without regard to whether notice thereof is given Lessee), (iii) during the time Lessee is in Breach of

this Lease, or (iv) in the event that Lessee has been given 3 or more notices of separate Default, whether or not the 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, it after such exercise

and prior to the commencement ofthe extended term or completion ofthe purchase, (i) Lessee fails to pay Rentfor a period of 30 days after such Rent becomes due

(without any necessity of Lessor to Bive nodce thereof), or (ii) if Lessee commits a Breach of this Lease.

40. Security Measu,es. Lessee hereby acknowledges that the Rent payable to Lessor hereunder does not include the cost of guard service or other security
measu res, and that Lessor shall have no obligation whatsoever to provide same. Lessee assumes all responsibility for the protection of the Premises, Lessee, its

agentsand inviteesand theirpropertyfrom theacts of third parties. While Lessordoes notassumeany responsibilityto provideanysecurity measuresor anyliability
for failure to provide security measures or for any inadequacy thereof, Lessor shall have the authority to institute or continue such security measures as Lessor in its

solediscretiondeemsnecessaryorappropriatefromtimetotime,thecostandexpensesofwhichshall beconsideredCommonAreaOperatingExpenses. Tothe
degree directed by Lessor, Lessee shall coordinate its security measures at the Premises with the security measures instituted by Lessor, if any.

41. Reservations. Lessorreservestheright:(i)togrant,withouttheconsentorjoinderofLessee,sucheasements,rightsanddedicationsthatLessordeems
necessary (ii) to cause the recordation of parcel maps and restrictions, and (iii) to create and/or install new utility cceways, so long as such easements, rights,

dedications,maps,restrictions,andutilityracewaysdonotunreasonablyinterferewiththeuseofthePremisesbyLessee. Lesseeagreestosignanydocuments
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reasonably requested by Lessor to effectuate such rights.

42. Buildingplanning. Lessorshallhavetherightatanytimeortimes,upongivingLesseenotlessthan60dayspriorwrittennotice,toprovideandfurnishLessee
with space of comparable visibility located elsewhere within any ofthe buildings within the shopping center and to move Lessee into such new space, provided that

the usable area of such new space is not less than the usable area ofthe Premises and provided that all of Lessee's reasonable out-of-pocket moving expenses

(including but not limited to the cost of moving Lessee's personal property, the cost of reprinting Lessee's stationery or other business materials with the new address,

and the cost to relocate and reinstall tenant improvements and Lessee's telecommunications and computer equipment) shall be paid by Lessoi and provided further

that Lessor shall construct at Lessor's expense such improvements to such new space as shall be necessary to place it in a condition that is substantially comparable to

thepremises. Exceptasprovidedintheimmediatelyprecedingsentence,Lessorshall havenoobligationtoimprovesuchspaceorpayanyotherexpensesincurredby

Lesseeasaresultofsuchrelocation. Onsuchrelocation,thetermsandconditionsof thisLeaseshall remaininfullforceandeffect,includingbutnotlimitedtothe

Base Rent payable hereunder and Lessee's share (even if the usable area of such relocated Premises is in excess ofthe usable area of the Premises), except that the

premisesshall beinsuchnewlocation. UponLessor'srequest,thePartiesshall executeanamendmenttothisLeaseinformrequiredbyLessorconfirmingthe

relocationof thepremisestosuchnewlocation. lfthenewspacedoesnotmeetwithLessee'sapproval,whichapproval Lesseeshallgiveorwithholdinaccordance

with paragraph 36, Lessee shall have the right to cancel this Lease by giving Lessor written notice thereofwithin 15 days of receipt of Lessor's notification of its intent

torelocateLessee. Lessee'sfailuretogivesuchnoticewithinsuch15dayperiodshall bedeemedLessee'sapproval of thenewspace. lf timelynoticeisgivenby

Lessee, then this Lease shall terminate unless Lessor rescinds Lessor's prior notice of its intent to relocate Lessee within 10 days after Lessor's receipt of Lessee's

notice of cancellation.

43. performanceUnderprotest. lfatanytimeadisputeshall arlseastoanyamountorsumofmoneytobepaidbyonePartytotheotherundertheprovisions
hereof, the party against whom the obligation to pay the money is asserted shall have the right to make payment "under protest" and such payment shall not be

regardedasavoluntarypaymentandthereshall survivetherightonthepartofsaidPartytoinstitutesuitforrecoveryofsuchsum. lfitshall beadjudgedthatthere

was no legal obligation on the part of said party to pay such sum or any part thereol said Party shall be entitled to recover such sum or so much thereof as it was not

lega lly required to pay. A party who does not initiate su it for the recovery of su ms pa id " under protest" within 6 months shall be deemed to have waived its right to

protest such payment.

44. 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

suchentityrepresentsandwarrantsthatheorsheisdulyauthorizedtoexecuteanddeliverthisLeaseonitsbehalf. EachPartyshali,within30daysafterrequest,

deliver to the other Party satisfactory evidence of such authority.
(b) lfthisLeaseisexecutedbymorethanonepersonorentityas"Lessee",eachsuchpersonorentityshall bejointlyandseverallyliablehereunder. ltis

agreed that any one of the named Lessees shall be empowered to execute any amendment to this Lease, or other document ancillary thereto and bind all of the

named Lessees, and Lessor may rely on the same as if all ofthe named Lessees had executed such document.

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

and the same instrument.

45. Conflict. Any conflict between the printed provisions ofthis Lease and the typewritten or handwritten provlsions shall be controlled by the typewrltten or

handwritten provisions.

46, Ollet.preparationofthisLeasebyeitherpartyortheiragentandsubmissionofsametotheotherPartyshall notbedeemedanoffertoleasetotheother
party. This Lease is not intended to be binding until executed and delivered by all Parties hereto.

47, Amendments.ThisLeasemaybemodifiedonlyinwriting,signedbythePartiesininterestatthetimeofthemodification.Aslongastheydonotmaterially
change Lessee's obligations hereundet 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.

48. Waiver of Jury Trial. THE PART|ES HEREBY WATVE THETR RESPECTTVE RIGHTS TO TRtAt By JURY tN ANY ACTION OR PROCEEOING INVOLVING THE PROPERTY

OR ARISING OUT OF THIS AGREEMENT.

49. ArbitrationofDisputes. AnAddendumrequiringtheArbitrationofall disputesbetweentheParhesand/orBrokersarisingoutofthisLease is

attached to this Lease.

is not

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

y' hru"notundergoneaninspectionbyaCertifiedAccessspecialist(cASp). Note: AcertifiedAccessspecialist(CASp) caninspectthesubjectpremisesand

determlne whether the sub.ject premises comply with all of the applicable construction-related accessibility standards under state law. Although state law does not

require a cAsp inspection ofthe subject premises, the commercial property owner or lessor may not prohibit the lessee or tenant from obtaining a cASp Inspection of

the subject premlses for the occupancy or potential occupancy ofthe lessee or tenant, if requested by the lessee or tenant. The parties shall mutually agree on the

arrangements for the time and manner of the cASp inspection, the payment of the fee for the cASp inspection, and the cost of making any repairs necessary to

correct violations ofconstruction-related accessibility standards within the premises.

have undergone an inspection by a Certified Access Specialist (cASp) and it was determined that the Premises met all appllcable construction-related accessibility

standardspursuanttoCallforniacivilcodes55.5letseq. Lesseeacknowledgesthatitreceivedacopyoftheinspectionreportatleast48hourspriortoexecuting

this Lease and agrees to keep such report confidential.

have undergone an inspection by a Certified Access Specialist (CASp) and it was determined that the Premises did not meet all applicable construction-related

accessibility standards pursuant to california civil code 555.51 et seq. Lessee acknowledges that it received a copy of the inspection report at least 48 hours prior to

executingthis Lease and agrees to keep such report confidential except as necessary to complete repairs and corrections of violations of construction related

accessibility standards.

ln the event that the premises have been issued an inspection report by a cASp the Lessor shall provide a copy ofthe disabllity access inspection certificate to Lessee

within 7 days of the execution of this Lease.

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

TESSOR AND TESSEE HAVE CAREFUTLY READ AND REVIEWED THIS TEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND BY THE EXECUNON OF THIS
TEASESHOWTHEIRINFORMEDANDVOIUNTARYCONSENTTHERETO. THEPARTIESHEREBYAGREETHAI,ATTHETIMETHISTEASEISEXECUTED,THETERMSOF
THIS TEASE ARE COMMERCIATLY REASONABTE AND EFFECTUATE THE INTENT AND PURPOSE OF TESSOR AND LESSEE wlTH RESPECTTO THE PREMISES.

ATTENTION: NOREPRESENTATIONORRECOMMENDATIONISMADEBYAIRCREORBYANYBROKERASTOTHETEGATSUFFICIENCYTEGATEFFECT,ORTAX
CONSEQUENCES OF THIS I-EASE OR THE IRANSACTION TO WHICH IT RETATES. THE PARTIES ARE URGED TO:

1. SEEK ADVICE OF COUNSET A5 TO THE tEGAt AND TAX CONSEQUENCES OF THIS IEASE.
2, RETAIN APPROPRIATE CONSUTTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID INVESTIGATION SHOUTD INCIUDE 8UT NOT BE

LIMITED TO: THE POSSIBTE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZOI{ING OF THE PREMISES, THE STRUCTURAT INTEGRIW, THE CONDITION OF THE ROOF
AND OPERATING SYSTEMS, COMPTIANCE WITH THE AMERICANS WITH DISABITITIES ACT AND THE SUITABITITY OF THE PREMISES FOR TESSEE'S INTENDED USE.

WARNING: IF THE PREMISES ARE LOCATED IN A STATE OTHER THAN CATIFORNIA, CERTAIN PROVISIONS OF THE TEASE MAY NEED TO 8E REVISED TO COMPLY WITH
THE I-AWS OF THE STATE IN WHICH THE PREMISES ARE IOCATED.

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

Executed at: Executed at

On:On:

By TESSOR:

'ihp .li ri. + tr:rr - rr Tr|q: j;rr':-t Cr-ir,n-
By IESSEE:

By:

Name

Title: Fre-s idenl,
Phone:

Fax: Fax:
Email:

By:

Email:

By:

Name

Title:

n

Title: Co-Trusf,ee
Phone:

Fax:
Phone:

Fax:

Email Email:

Address: Address:
Federal lD No.: Federal lD No

BROKERBROKER

TJes:sice F.e-,arl, iaic. a aa-i:c:rLra

Attn:

Title

l"Iarc Poi lcck
Attn:

Title:

Fax:

Address:

Phone:

:feSlCe:-'

Los Angeies, aA )aa)19
Phone: 1:0-825-ECCCT Email:

Federal lD No.:

Broker/Agent BRE License f:

Broker/Agent BRE License # t)i.1 5'r028

AIR CRE. 50{, North Brand Blvd, Suite 9fl), Glendale, CA 91203, felzI?-6E7-A777, Email contracts@aircre.com
NOTICE: Nopartoftheseworksmaybercproducedinanyformwithoutpermissioninwriting.

Page 18 of 18
Last Edited : L2/ t2/201.8 7:22 PMINITIAL5

o 2017AtR

INITIALS

SCLN -20. 10, Revised 11-01-2017CRE. All Rights Reserved.



ADDENDUM TO STANDARD MULTI.TENA}IT SHOPPING CENTER LEASE _ NET

This Addendum to Standard Multi-Tenant Shopping Center Lease - Net ("Addendum") is attached to, incorporated into and amends
and supplements that certain Standard Industrial Commercial Multi-Tenant Lease-Net (the "Lease") dated the 7th day of December
2018 by and between The Jirele Family Trust. dated October l9'h'2010 as "Lessor". and Royal Oak Flooring, [nc., a California
corporation as "Lessee" for those Premises commonly known as 19503 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 agreementof the parties, and the provisions of this Addendum will be deemed to be a
part ofthe Lease and will supersede any contrary or conflicting provision in the Lease and prevail and control for all purposes. Lessor
and Lessee intends by this Addendum to eliminate the need to strike through and interlineate portions of the Lease to reflect the
changes desired by the parties as set forth in this Addendum. This Addendum, together with the Lease itself, and all other exhibits,
riders and addenda attached thereto represents the fully integrated and binding agreement ofthe 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.

51. "Vehicle Parking", Items 1.2(b) and2.6 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.

52. "Agreed Use", ltem 1.8 replaced: The Premises shall only be used as a retail store, showroom and ancillary offices for a

hardwood flooring business. This lease shall not allow the Lessee to sell any food items or 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 fiom the character, appearance
or dignity ofthe 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 or permit 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 Califomia any fire insurance with extended coverage, or
liability or other insurance at standard rates required to be fumished 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 governmental license 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
or permit.

"Option", Section 39 continued: Lessor hereby grants to Lessee one 2-year option to extend this Lease ("Option"), the
Option to commence when the Original Term expires, 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
panicular Option would commence by at least six (6) and not more than twelve (12) months, a written notice
("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;

ll) The provisions ofparagraph 39, including the provision relating to default ofLessee set forth therein, are conditions
of these Options:

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

The Base Rent for the Option shall be $2.225.00 per month.

53.
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s4. "Signs', ltem 34 continued: 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 from the
outside of the Premises, any signs (except window signs not to exceed 25o/o of 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 maintain any existing 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 all signs
upon the expiration or earlier termination of this Lease and shall repair any damage to the Premises or the Building 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 In/Move-Out Procedure: Lessee must notifu Lessor in writing at least thirty (30) days prior to the
Expiration Date Lessee's move-out procedure in reasonable details, including, without limitation, any utility shut-offs
proposed by Lessee. Lessor shall inform Lessee prior to the Expiration Date whether Lessee shall leave any utility service in
place. If Lessor elects to have Lessee leave any utility service in place after the Expiration Date, Lessee shall cooperate with
Lessorto cause such utility service to be switched back to the name and accountof Lessor.

*Utility lnstallations; Trade Fixtures; Alterations", Item 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 written approval. To the extent any such Alteration is nonstructural and
shall not adversely affect the structural integrity of the Premises or any the Project's system, including, without
limitation, the electrical, plumbing, mechanical or heating, ventilating and air conditioning systems, Lessor's
consent shall not be unreasonably withheld, conditioned or delayed. Notwithstanding anything to the contrary
contained herein, Lessor's consent shall not be required with respect to any decorative alteration such as painting,
carpeting, wall covering and floor covering, provided that Lessee shall furnish to Lessor prior written notice with
respect to the performance of such decorative alteration and such work shall otherwise be performed in accordance
with the provisions of this Lease. Before proceeding with any Alteration or Utility Installation (other than painting.
decorating, wall covering or carpeting, provided Lessee shall otherwise be in compliance with this Paragraph and
provided further that Lessee shall provide Lessor with ten (10) days'prior notice thereof), Lessee shall obtain
Lessor's approval 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 Utility 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 Installation.

lf in connection with any Alterations or Utility Installation, Lessee shall hire the services of any contractor or
construction manager, Lessee shall enter into an agreement with such party which shall provide that such contractor
or construction manager, as well as all subcontractors, material men and suppliers hired in connection therewith (all
of the foregoing known collectively as the "Contractors"). shall upon receiving any payment respecting such
Alterations or Utility lnstallations deliver to Lessee a duly executed waiver of mechanic's lien evidencing payment
in full for the cost of work, labor andior services theretofore furnished, r.r'hich 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 lnstallation 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.

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

55.

56.
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58.

case, that Lessee shall repair and restore in a good and workerlike manner to good condition any damage to the

Premises or the Project caused by such removal. Lessor, upon notice to Lessee given at least thirty (30) days prior
to the Expiration Date, may require Lessee to remove any "Specialty Alterations" from the Premises, and to repair
and restore in a good and workerlike manner to good condition any damage to the Premises or the Project caused by
such removal; Any Specialty Alterations that remain in the Premises after the Expiration Date shall be deemed to be

the property of Lessor (with the understanding, however, that Lessee shall remain liable to Lessor for any Default of
Lessee in respect of Lessee's obligations under this Paragraph 57). For the purposes of this Lease, "Specialty
Alterations" shall mean Alterations that (i) perforate a floor slab in the Premises, (ii) require the reinforcement of a

floor slab in the Premises, (iii) consist of the installation of a raised flooring system, (iv) consist of the installation of
a security device or system, (v) involve material plumbing connections (such as kitchens and executive bathrooms
outside of the Project core), (vi) affect the exterior of the Premises or the core of the Premises, including, without
limitation,andPermanentSigns. TheobligationsofLesseeunderthisParagraph5TDshall survivetheexpirationor
earlier termination of this Lease

Operating Covenant: Lessee agrees to commence business from the Premises immediately upon the Commencement Date
and. once Lessee commences business from the Premises, Lessee shall not have the right to cease to conduct business from
the Premises except for periods of renovation 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 of the then Base Rent forthe 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 Covenant. If Lessor elects to recapture the Premises as aforesaid, Lessor shall do so by giving written notice to
Lessee and this Lease shall thereupon terminate when Lessee delivers possession of the Premises to Lessor in the condition
described in Section 7.4 of the Lease and Section 57 of this 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 of the 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
alarm 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.

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.

Common Area - Lessee's Rights, Section 2.8 continued: Lessee shall not utilize any portion of the Common Areas, nor
allow its employees, agents, invitees, contractors, or subcontractors to utilize any portion of the Common Areas, for any
activity other than the ingress and egress to and from the Premises, and the parking of a Permitted Size Vehicle in the parking
space designated to Lessee by Lessor. No vehicle associated with or providing goods or services to Lessee may be permitted
to be left unattended in the Common Areas, unless such vehicle is parked in the parking space designated to Lessee by
Lessor.

59.

60.

61.
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CONSULT YOUR ATTORNEY - 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 ofthe day and year written below:

The Jirele Family Trust, dated October 19,2010 Royal Oak Flooring, Inc., a California corporation

By: -

Title:

Date:

Co-Trustee

December i2 ,2018

Title: President

Date: Decemb "rL2,r[n

Title: CFO

Date: Decemb * lflTron

By: -

Title: Co-Trustee

Date: Decema", /2,zott

Ef
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AIRCR=
GUARANW OF LEASE

WHEREAS,

hereinafter "Lessor", and :'.c'.'a I t,l: i: i -. ,,,.: l i li: , l il
_ , hereinafter "Lessee", are about to execute a document entitled
(streetaddress, city,state, zip) -'15'.1 -l i.ii;1r r-' a E,-'rlr

INITIALS

CI 2017AlR CRE. All Rights Reserved.

"Lease" dated i concerning the premises commonly known as

e1,'a: il

WHEREAS, hereinafter "Guarantors" have a financial interest in Lessee, and

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

NOW THEREFORE, in consideration of the execution of said Lease by Lessor and as a material inducement to Lessor to execute said Lease, Guarantors hereby
jointly, severally, unconditionally and irrevocably guarantee the prompt payment by Lessee of all rents and all other sums payable by Lessee under said Lease and the
faithful and prompt performance by Lessee of each and every one ofthe terms, conditions and covenants 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 the consent of or notice to Guarantors and that this Guaranty shall
guarantee the performance of said Lease as so modified.

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

No notice ofdefault by Lessee under the Lease need be given by Lessor to Guarantors, it being specifically agreed that the guarantee of the undersigned is a

continuing guarantee under which Lessor may proceed immediately against Lessee and/or against Guarantors following any breach or default by Lessee or for the
enforcementofanyrights which Lessormay haveas agalnstLessee undertheterms ofthe Leaseorat lawor inequity.

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

Guarantors hereby waive (a) notice of acceptance ofthis Guaranty. (b) demand of payment, presentation and protest, (c) all right to assert or plead any statute
of limitations relating to this Guaranty or the Lease, (d) any right to require the Lessor to proceed against the Lessee or any other Guarantor or any other person or
entityliable to Lessor, (e) anyrlght to require Lessorto applytoany defuultany securitydepositor othersecurity it mayhold underthe Lease, (f) anyrightto require
Lessor to proceed under any other remedy Lessor may have before proceeding against Guarantors, (g) any rightof subrogafion that Guarantors may have against
Lessee.

Guarantors do hereby subordinate all existingor future indebtedness of Lessee to Guarantorsto the obligations owed to Lessor underthe Lease and this
Guara nty.

lf a Guarantor is married, 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
requ ire the Gua rantors to provide estoppel statements and financia I statements to Lessor. The failure of the Guara ntors to provide the same to Lessor shall constit ute
a default underthe Lease.

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

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

Any recovery by Lessor from anyother guarantoror insurershall firstbecredited tothe portion ofLessee's indebtednessto Lessorwhich exceeds the maximum
liability of Guarantors under this Guaranty.

N o provision of this Guara nty or ri8ht of the Lessor can be waived, nor can the G uara ntors be relea sed from their obligations except in writing signed by the
Lessor.

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

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

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

lf this Form has been filled in, it has been prepared for submission to your attorney for his approval, No representation or recommendation is made BY AIR CRE,

thereal estatebrokeroritsagentsoremployeesastothelegalsufficiency, legaleffect,ortaxconsequencesofthisFormorthetransactionrelatingthereto..--
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Executed At:

On:

Title: President

AIR CRE. 50() North Erand Blrd, Suite 9(X), Glendah, CA 91203, Tel21?&74777,Email contracts@aitcre.com
NOTICE: No part of these worb may b€ reproduced in arry form without pemisslon in wridng.
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SALE/LEASE DISCLOSURES

Proper$:

Flood Zones. The Property may or may not be located in an A or V flood zone and/or a dam inundation zone (Govemment Code Section 8589.5). Many lenders require
flood insumnce 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 moistre problems, especially propenies on a slope or in low-lying areas. Buyers and tenants should have their experts
conlirm whether the Property is in a tlood zone and otheruise investigate and evaluate these matters.

Earthquakes. Earthquakes occur throughout Califomia. The Property may or may not be situated rn an Earthquake Fault Zone and/or a Seismic Hazard Zone (Sections

2621 et seq. and Sections 2690 et seq. ofthe Public Resources Code, respectively). Property development and construction in such zones generally are subjecl to the findings
ofageologicreportpreparedbyastate-registeredgeologist. Whetherornotlocatedinsuchazone,allpropertiesinCalifomiaaresubjecttoearthquakerisksandmaybe

anchored or strapped to resist falling or horizontal displacement, and in sales tansactions, sellers must execute a uritten certifcation that the water heaters are so braced,
anchoredorstrapped(HealthandSafetyCodeSection l92ll). lfthisisthesaleofanunreintbrcedmasonrybuildingoraprecastorreinforcdmasonrybuildingu,ithwood
frame floors or roofs built before I 975, the buyer must be given a copy of The Commercial Property Owner's Guide to Earthquake Safety (Govemrnent Code Sections
8875.6and8893.2). BuyersandtenantsshouldhavetheirexpertsconfirmwhetherthePropertyisinanyearthquakezoneandotherwiseinvestigateandevaluatethese
mafters.

Hazardous Materials and flnderground Storage Tanks. Due to prior or current uses of the Property or in the area or the construction materials used, the Property may

mayormaynotbeaccessibleornoticeable. Suchitemsmayleakorotherwisebereleased. Asbestoshasbeenusedrnitemssuchasfireproofing,heating/coolingsystems,
insulation, spray-on and tile acoustical materials, floor tiles and coverings, roofing, drywall and plaster. lfthe Property was built before 1978 and has a residential unit,

States Code Sections 485 I et seq. ). Sellers/landlords are required to advise buyers/tenants if they have any reasonable cause to believe that any hazardous substance has

come to be located on or beneath the Property (Health and Saf'ety Code Section 25359.7), and sellers/landlords must disclose reports and surveys regarding asbestos to certain
persons.includingtheiremployees,contractors,buyersandtenants(HealthandSat'etyCodeSections259l5etseq.);buyers/tenantshavesimilarobligations- Haveyour
experts investigate and evaluate these matters.

Americans with Disabilities Act (ADA). The Americans With Disabilities Act (42 United States Code Sections 12l0l et seq.) and other federal, state and local
requirements may require changes to the Property. Have your experts investigate and evaluate these matters.

Taxes. Sales,leasesandotherrealestatetransactionscanhavefederal,stateandlocaltaxconsequences. Insalestransactions,lntemalRevenueCodeSectionl446requires
buyers to withhold and pay to the IRS l0% ofthe gross sales price within l0 days ofthe date ofa sale unless the buyers can establish that the sellers are not forergners.
generally by having the sellers sign a Non-Foreign Seller Affidavit. Depending on the structure ofthe transaction, the tax withholding liability can exceed the net cash

proceeds to be paid to the sellers at closing. California imposes an additional withholding requirement equal to I l/3% ofthe gross sales price not only on foreign sellers but
also out-of-state sellers and sellers leaving the state ifthe sales price exceeds $100,000. Withholding generally is required ifthe Iast known address ofa seller is outside
California,iftheproceedsaredisbursedoutsideofCalitbmiaorifafinancialintermediaryisused- Haveyourexpertsinvestigateandevaluatethesemattes.

Fires. CalifomiaPublicResourcesCodesSections4l25etseq.requiresellersofrealpropertylocatedwithinstateresponsibilityareastoadvisebuyersthatthepropertyis
located within such a wildland zone, that the state does not have the responsibility to provide fire protection services to any structure within such a zone and that such zones
maycontainsubstantial foresVwildlandfirerisks. GovemmentCodeSections5llT8etseq.requiresellersofrealpropertylocatedwithincertainfrehazardzonestodisclose
that the property 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
PublicResourcesCodeSection429landGovernmentCodeSection5ll82,respectively. Sellersmustmakesuchdisclosuresifeitherthesellenhaveactualknowledgethat
a property is in such a zone or a map showing the property to be in such a zone has been provided to the county assessor. Properties, wtether or not located in such a zone,

and evaluate these matters.

BrokerRepresentation. WestsideRetail,lnc.isaLosAngeles-basedbrokeragefirmrepresentingavarietyofclients. Dependingonthecircumstances,WestsideRetarl,
lnc. may represent both the seller/landlord and the buyer/tenant in a transaction, or you may be interested in a propertl' that may be of interest to o$er Westside Retail, Inc.

to the other.

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

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

PropertylnspectionsandEvaluations. Buyers/tenantsshouldhavethePropertythoroughlyinspectedandallpartiesshouldhavethetransactionthoroughlyevaluatedby
the experts of their choice. Ask your experts u,hat investigations and evaluations may be appropriate as well as the risks of not performing any such investigations or
evaluations. lnformation regarding the Property supplied by the real estate brokers has been received from third party sources and has not been independently verified by the
brokers. Have your experts verifu all information regarding the Propery, including any linear or area measurements and the availabilit-v of all utilities. All work should be

inspected and evaluated by your experts, as they deem appropriate. Any projections or estimates are for example only, are based on assumptions that may not occur and do
notrepresentthecurrentorfutureperformanceoftheproperty. Realestatebrokersarenotexpertsconcemingnorcantheydetermineifanyexpertisqualifiedtoprovide

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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