BIR)
S AIR COMMERCIAL REAL ESTATE ASSOCIATION
STANDARD INDUSTRIAL/COMMERCIAL SINGLE-TENANT LEASE -- NET

(DO NOT USE THIS FORM FOR MULTI-TENANT BUILDINGS)

=

1. Basic Provisions (“Basic Provisions"),
1.1 Parties: This Lease ("Lease"), dated for celerence purposes only December 1. 2019 i
is made by andbeween ___ CKMR2_ LP and Ricky W. & Debra L. Massie Trustees of The Massie
Family Trust dated March 24, 2005 ("Lessor")

st _Truckee Meadows Fire Protection District

(colleclively the “Parties," or individually a “Party™).

1.2 Premises: Thal certain real properly, including all improvemenis therein or lo be provided by Lessor under (he terms of this Lease,
and commoniy known as 3663 Barron Way , Reno, NV 89511 o
located in the County of __ \Nashoe __ .seo Nevada

and generally described as (describe brielly the nature of the property and, if applicable, the "Project”, il the properly is located wilhin a Project)

a building containing 34.000 sq ft office and industrial along with excess land and parkin
.-on 4.13 acre parcel known as Apn# 164-352-268
("Premises"). (See also Paragraph 2)

13 verm: . _Five !,5!._ years and . ZEr0 LO ). months ("Original Term") commencing ON Or before March 1, 2020
{"Commencement Date") and ending SlXt! ;60)__months from commencement___. rexpiration Date™). (See also Paragraph 3)

("Lessee"),

1.4 Early Possession: ("Early Possession Date”).
{See also Paragraphs 3.2 and 3.3)
15 Base Rent: 826,860.00_ per month (“Base Rent"), payable on the fist day of

each month commencing _L1paN lease commencement. —

. {See also Paragraph 4)

X) 1t 1his box is checked, lhere are provisions in this Lease for the Base Rent lo be adjusled.
1.6 Base Rent and Other Monies Paid Upon Execution:

{a) Base Rent: 526,86000 for he period _1St month's rent

(b} Security-(-):posll: $0.00 (“Seturity Deposit"). (See also Paragraph 5)
{c)  Association Fees: Sincluded in cam for the period e
() omer: $5.780.00 for 1st month's cam

{e) Total Due Upon Execution of this Lease: $ 32.640.00
" agreeduse:warehouse, office and light vehicle maintenance

1.8 Insuring Party: Lessoris the “lnsuring Party" unless olhemvise s{ated herein. (See also Paragraph 8)
1.9 Real Estate Brokers: (See also Paragraph 15)

. (See also Paragraph 6)

(2) Representation: The lolfowing real eslale brokers (the “"Brokers") and brokerage relationships exist in this transaction {check
applicable boxes):

8 Chris Fairchild-Colliers International represents Lessor exclusively ( “Lessor’s Broker");
% Melissa Molyneaux-Colliers International represents Lessee exclusively { “Lessee's Broker"); or
0

represents bolh Lessor and Lessee ( "Dual Agency”).
(b) Payment to Brokers: Upon execulion and delivery of this Lease by bolh Parties, Lessor shall pay lo the Broker the fee agreed 1o

in their separate wrilten agreement (or if there is no such agreement, the sumal —— or __ % of the lotal Base Rent)
lor the brokerage services rendered by the Brokers.

110 Guarantor, The otligations of the Lessee under this Lease are 1o be guaranieed by 1 ANE

("Guarantor"). (See also Paragraph 37)

1.11  Attachments. Allached herelo are the following, all of which constitute a part of this Lease:
X) an Addendum consisting of Paragraphs 50 through 59
O a plot ptan depicling the Premises;
O a current set of the Rules and Regutations:
O awork Leller:

X0 otner (specity): floor plan and first year cam estimate

2, Premises.

2.1 Letling. Lessor hereby leases o Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, al the renlal, and
upon all of the lerms, covenanls and conditions sel forth in this Lease. Unless olhenvise provided herein, any stalement of size sel forth in this Lease,

PAGE 1 OF 17

INITIALS INITIALS
©2001 - AIR COMMERCIAL REAL ESTATE ASSOCIATION FORM STN-7-4/01E



or that may have been used In calculating Ren, is an approximation which the Parlies agree is reasonable and any payments based thereon are not
subject to revision whather or not the actual size is more ortess. Note: Lessee Is advised to verlfy the actual size prior to executing this Lease.

22 Conditlon. Lassor shall deliver ihe Premises to Lessee broom ctean and free of debris on the Commencement Date or the Early
Possession Date, whichever firsl cccurs ("Start Date™), and, so long as (he required service coniracts described In Paragraph 7.1(b) below are
obtained by Lessee and in effect within thity days foflowing the Start Date, warrants that the existing electrical, plumbing, fire sprinkler, lighting, healing,
ventilating and air conditioning systems ( "HVAC™), loading doors, sump pumps, if any, and all other such aelaments in the Premises, other than those
construcled by Lessee, shall be in good operating condition on sald date and Lhal the structural elements of the roof, bearing walls and foundation of
any buildings on the Premises (the “Buitding™) shall be free of material defects. If 3 non-compliance with said warranty exists as of the Start Date, or if
one of such systems or efements should malfunction or fall within the appropriate warmranty pericd, Lessor shatl, as L.essor’s sole obtigaticn with respect
to such matter, excepl as otherwise pravided In this Lease, promplly after recefpl of written notice from Lesses selting forth with specificity the nature
and extent of such non-compliance, maifunction or {ailyre, reclify same et Lessor's expense. The warranty periods shall ba as foilows: (i) 6 months as
to the HVAC systems, and (ii) 30 days as to the remalning systems and other elements of the Building. If Lessee does not give Lessor the requlred
notice within (he appropriate waranty period, correction of any such non-compliance, malfunction or failure shall be the obligation of Lessee at Lessee's
sole cost and expense.

23 Compliance. Lessor warrants thatthe improvements on the Premises comply with the building codes, applicable taws, covenanis
or restrictions of record, regulaticns, and ordinances ( “Applicable Requirements™) that were in effect at the time that each Improvement, cr portion
thereof, was constsucted. Said wamanty does nol apply (o the use to which Lessee will put the Premises, modifications which may be required by the
Americans with Disabilies Act or any similer laws as a result of Lessee’s use {ses Paragraph $0), or to any Alterations or Utility Installations (as
defined in Paragraph 7.3(a)) made or to be made by Lessee. NOTE: Lessee is responsible for determining whether or not the Applicable
Requirements, and especially the zoning, are appropriate for Lesses’s intended use, and acknowledges that past uses of the Premises may
no longor be aliowed. If the Premises do not comply with said waranty, Lessor shall, except as otherwise provided, promptly after receipt of written
notice from Lessee setling forth with specificity the nature and extent of such non-compliance, rectify the same at Lessor's expense. If Lessee does not
give Lessorwiilten notice of a non-comptiance with lhis warranty within 6 months [ollowing the Start Date, comrection of that non-comptiance shall be the
chbiigation of Lessee at Lessee’s sole cost and expense. If the Applicable Requirements are hereafter changed so as to require during the term of this
Lease the construction of an addition to cr an alteration of the Premises and/or Bullding, the remediation of any Hazardous Substance, or the
reinforcement or other physical modification of the Unit, Premises andlor Bulding ( “Capital Expenditure™), Lassor and Lessee shall allocate the cost
of such work as (ollows:

(a) Subject to Paragraph 2.3(c) below, if such Capilal Expenditures are requlred as a resuit of the spacific andunique use of the
Premises by Lessae as compared with uses by tenanls in general, Lessee shall be fully responsible for the cost thereof, provided, however that if such
Capltal Expenditure is required during the last 2 years of this Lease and {he cost thereof exceeds 6 months’ Base Rent, Lesses may instead lerminate
this Lease unless Lessor notifles Lessee, in wiiling, within 10 days after receipt of Lessee's termination notice that Lessor has elected to pay the
difference between the aciual cost thereof and an amount equat to 6 months' Base Renl. If Lessee elects lermination, Lessee shall immediately cease
the use of the Premisas which requires such Capltal Expenditure and deliver to Lessor wrillen notice specifying a termination date at least S0 days
thereafler. Such terminalion dale shall, howevar, in no event be earfier than the last dey that Lessee could legally utilize the Premises without
commencing such Capital Expenditure.

(b) If such Capilal Expenditure is not the result of the specific and unique use of the Promises by Lessee (such as, govemmentally
mandated seismic modifications), then Lessor and Lessee shall allocate the obiigation to pay for such costs pursuant to the provisions of Paragraph
7.1(ad); provided, however, that if such Capital Expenditure is required during the last 2 years of this Lease or if Lessor reasonably determines that it is
not economicelly feasible to pay its share thereof, Lessor shall have the oplion to terminate this Lease upon 80 days prior wrilten notice to Lessee
untess Lessee notlfies Lessor, In wiiting, wilhin 10 days after receipt of Lessor's lermination notice that Lessea will pay for such Capltal Expenditure. If
Lessor does not elect to terminale, and fails to tender its share of any such Capital Expenditure, Lesses may advance such funds and deduct same,
with Interest, [rom Rent unti! Lessor's share of such costs have been fully peid. if Lessee is unable to finance Lessor's share, or If the balance of the

" Rent due and payabte for the remainder of this Leass is not sufficient to fully relmburse Lessee on an offset basls, Lessee shall have the right to
terminate this Lease upon 30 days writlen notice to Lessor.

(c) Notwithstanding the sbove, the provislons conceming Capital Expendilures are intended to epply cnly to non-voluntary,
unexpected, and new Applicable Requirements. If the Capila! Expendilures are instead triggered by Lessee as a result of an actual or proposed
change In use, chenge in intensily of use, er madification to the Premises then, and in that evenl, Lessee shall either: (i) immediately cease such
changed use or Intensity of use and/or take such other steps as may be necessary (o eliminate the requirement for such Capital Expenditure, or (1)
complete such Capital Expenditure at its own expense. Lessee shall nol, however, have any right to tenminate this Lease.

24 Acknowledgoments. Lessee acknowledges that: (a) it has been advised by Lessor and/or Brokers to salisfy itself with respect to
the cendition of the Premises (including but nct limited to the electrical, HVAC and fire sprinkler systems, security, environmental aspects, and
'compllance with Applicable Requirements and the Americans with Disabilitles Act), and their suitebility for Lessee's Intended use, (b) Lesses has made
such investigation as it deems necessasy with reference to such malters and assumes all responsibility therefor as the same relate to its occupancy of
the Premises, and (c) neither Lassor, Lessor's agents, nor Brokers have made any oral or wrilten representations or wamantles with respect to sald
matters other than as set forth in this Lease. tn addillon, Lessor acknowledges that: (i) Brokers have made no reprasentations, promises or warmranties
conceming Lessee's abllily to honor the Lease or suitabllity to occupy the Premises, and (fi) it is Lessor's sole responsibility to Investigate the financiat
capabitity and/or suitability of afl proposed tenants.

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

3 Torm,
3.1 Term. The Commencement Dale, Expiration Date and Origina! Term of his Lease are as spacified in Paragraph 1.3.
32 Early Possession. Il Lesses tolally or partially occuples the Premises prior to the Commencement Date, the obligation lo pay

Base Rent shaf} be abated for the pericd of such early possession. All othertems of this Lease (including but not timited to the cbligations to pay Real
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Property Taxes and insurance premiums and to malntaln the Premises) shal, however, be In effect dusing such period. Any such early possession
shatl not affect the Expiration Date.

33 Delay In Possession. Lessor agrees to use ils best commercially reasonabte efforts to detiver possession of the Premises to
Lessee by the Commencement Date. [f, despite said efforts, Lessor is unable to deliver possession by such date, Lessor shall not be subjsct to any
tiabllity therefor, nor shail such failure affect the vafidity of this Lease. Lessee shall not, however, be cbiigated to pay Rent or perform its other
obligations until Lessor delivers possession of the Premises and any period of rent abatement that Lessee would otherwise have enjoyed shall run from
the date of delivery of possession and continue for a period equal to what Lessee would othewise have enjoyed under the tenms hereof, bul minus any
days of delay caused by the acls or omissions of Lessee. If possession Is nol delivered within 60 days after the Commencement Date, Lessee may, at
its option, by notice in writing within 10 days after the end of such 60 day period, cancel this Lease, in which event the Parties shall be discharged from
all obligations hereunder. ¥ suth wrillen rotice is not received by Lessor wilthin said 10 day period, Lessee's right to cancel shall terminate. |f
possession of the Premises Is not delivered within 120 days afler the Commencement Date, this Lease shall terminate unless other agreements are
reached between Lessor and Lesses, In wriling.

34 Lessee Compliance. Lessor shall not be required to deliver possession of the Premises lo Lessee until Lessee complies with its
obligation to provide evidence of Insurance (Paragraph 8.5). Pending delivery of such evidence, Lessee shall be required to perform all of ils
obligations under this Lease from and after the Start Date, including the payment of Rent, notwithstanding Lessor’s election to wilkho!d possession
pending receipt of such evidence of insurance. Further, if Lessee is sequired to perform any other condilions prior to or concurrent with the Start Date,
the Start Date shall cccur but Lessor may elect Lo withhold possession until such conditions are satisfied.

4, Rent.

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

42 Payment. Lessee shall cause payment of Rent to be received by Lessor in lawful money of the United States on of before the day

on which it is due, wilthout offset or deduction {except as specifically permiited In this Lease). Rent for any period during the term hereof which is for
less than one full calandar month shall be prorated based upan the aclual number of days of said month. Payment of Rent shall be made lo Lesser at
its address stated herein or to such other persons or place as Lessor may from ime (o time designate In writing. Acceptance of a payment which Is
less than the amount then due shall not be a waiver of Lessor’s righls to the balance of such Renl, regardless of Lessor's endorsement of any check so
stating. In the event that any check, drafl, or other instrument of payment given by Lessee to Lessor is dishonared for any reasen, Lessee agrees to
pay lo Lessor the sum of $25 in addition to any Late Charge and Lessor, at its option, may require all future payments to be made by Lessea to be by
cashier's check. Payments will be applied first to accrued late charges and attomey's fees, second lo accrued Interest, then to Base Rent and
Operaling Expense Increase, and any remaining amount to any other outstanding charges or costs.

43 Assoclation Fees. In addilion to the Base Rent, Lessee shall pay to Lessor each month an amaunl equal to any owner's
association or condominium fees levied or assessed agalnst the Premises. Said monies shall be pald at the same time and In the same manner as the
Base Rent.

5. Security Deposit. Lessee shall deposit with Lessor upon execution hereof the Security Deposit as security forLessee’s faithful peffonrmance
of its obligations under this Lease. If Lessee (ails to pay Renl, or otherwise Delaulls under this Lease, Lessor may use, apply or retain all or any portion

of said Securily Deposit for the payment of any amount due Lessor or to reimburse or compensate Lessor for any tiabliilly, expense, loss or damage
which Lessor may suffer or incur by reason thereof. [If Lesscr uses or applies all or any portion of the Security Deposil, Lessee shall within 10 days
after written request therefor deposit monies with Lessor sufficient to restore said Security Deposil to the full ameunt required by this Lease. if the Base
Rent increases during the lerm of this Lease, Lessee shall, upon writlen request from Lessor, deposit additional moneys wilh Lessor so that the total
amount of the Securily Deposil shall at all times baar the same proportion to the increased Base Rent as the Initial Security Deposit bore to the inftial
Base Renl. Should the Agreed Use be emended lo accommodate a material change [n the business of Lessee or 10 accommodate a sublessee or
assignee, Lessor shall have Lhe right to increase the Security Deposit to the extent necessary, in Lessor's reasonable judgment, to account for any
increased wear and tear that the Premises may suffer as a resuit thereof. If a change in control of Lessee occurs during this Lease and following such
change the financial condition of Lessee is, in Lessor's reasonable judgmen, significantly reduced, Lessee shall deposit such additional montes with
Lessor as shall be sufficien! to cause the Securilty Deposlt to be al a commercially reasonable lavel based on guch change in financlal condition,

Lessor shall not be required to keep the Securily Deposit separate from its general accounts. Within 14 days afler the expiration or termination of this
Lease, if Lessor elects lo apply the Security Deposit only to unpald Reni, and otherwise within 30 days after the Premises have been vacated pursuant
to Paragraph 7.4(c) below, Lessor shall retum that portion of the Secusity Deposit not used or applied by Lessor. No pant of the Security Deposit shall
be considered to be held in trust, to bear interest or lo be prepayment for any monies to be pald by Lessee under this Lease.

6. Use.

6.1 Use. Lessee shall use and accupy the Premises only for the Agreed Use, or any other legal use which is reasonably comparable
thereto, and for no other purpose. Lessee shall not use or permil the use of the Premises in a manner that is unlawful, creates damage, waste or a
nuisance, or that disturbs occupants of or causes damage to neighboring premises or properties. Lessor shall not unreascnably withhold or delay its
consent to any written request for a modification of the Agreed Use, so long as the same will not impair the structural integrity of the Improvemsnis on
the Premises or the mechanical or electrical syslems thereln, and/or is not significantly more burdensome to the Premises. If Lessor elects to withhold
consent, Lessor shall within 7 days after such requast give wrilten notification of same, which notice shall include an explanation of Lessor's objections
to the change in the Agreed Use.

6.2 Hazardous Substances.

(a) Roportable Uses Require Consent. The term “Hazardous Substance™ as used in this Lease shall mean any product,
substance, or waste whose presence, use, manufacture, disposel, transportation, or release, either by itsell or In combination with other materials
expected to be on the Premises, is either: (i) potentially injurious to the public health, safety or welfare, the environment or the Premises, (i) regulated
or monitored by any govemmental suthorily, or (iif) a basis for potentiat llabliRy of Lessor to any governmental agency or third party under any applicable
stalute or common law theory. Hazardous Substances shall include, but not be limited to, hydrocarbons, petroleum, gasoline, and/or crude ofl or any
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products, by-products or fractions thereof. Lessee shall not engage in any activity in or on the Premises which constilutes a Reportable Use of
Hazardous Substances without the express prior wiilten consenl of Lessor and timely compliance (at Lessee's expense) with all Applicable
Requirements. “Reportable Use™ shall mean (i) the instatlation or use of any above or below ground storage tank, (i) the generation, possession,
storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, or with respect lo which a regort, notlce, regisiration or
business plan is required to be filed with, any govemmental authority, and/or (i) the presence at the Premises of a Hazardous Substance with respect
to which any Applicable Requirements requires thal a nolice bs given to persons entering or occupying the Premises or neighboring properties,
Notwithstanding the foregoing, Lessee may use any ordinary and customary malerials reasonably required to be used In the normal course of the
Agreed Use, ordinary office supplies (copier toner, liquid paper, glus, eic.) and common household cleaning malerials, so long as such use is in
compliance with all Applicable Requirements, is not a Reportable Use, and does nat expose the Premises or neighboring property to any meaningful
risk of conlamination or damage or expose Lessar to any liahility therefor. tn addition, Lessor may candition its consent to any Reportable Use upon
recelving such additional assurances as Lessor reasonably deems necessary to protect itsell, the public, the Premises and/or the environment against
damage, contamination, injury and/or liabiiity, including, but not timited 10, the Installation (and removal on or before Lease explration or termination) of
protective modifications (such as concrele encasements) and/or increasing the Security Deposil.

{b) Duty to Inform Lessor. If Lessee knows, or has reasonable cause to betieve, that a Hazardous Substance has come to be
located in, on, under or about the Premises, other than as previously consented to by Lessor, Lessee shall immadiatety give written notice of such facl
to Lessor, and provide Lesser with a copy of any report, notice, claim or other documentation which it has conceming the presence of such Hazardous
Substance,

(c) Lessee Remediation. Lessee shall rot cause or permit any Hazardous Substance to be spilled or released in, on, under, or
about the Premises (including through the plumbing or sanitary sewer system) and shell promplly, at Lessee's expense, comply with all Applicable
Requirements and take all investigatory and/or remedial action reasonably recommended, whether or nol formally erdered or required, (or the cleanup
of any contamination of, and (or the maintenance, security andfor monitering of the Premises or neighboring properties, that was caused or materiatly
contributed to by Lessee, or pertaining to or involving any Hazardous Substance brought onto the Premises during the term of this Lease, by or for
Lesses, or any third party.

{d) Lessee Indemnification. Lessee shall indemnify, defend and hold Lessor, its agents, emptoyees, lenders and ground lessor,
if any, harmless from and agalnst any and all loss of rents and/or damages, liabifities, judgments, claims, expenses, penalties, and altomeys' and
consultants' fees arising out of or involving any Hazardous Substance brought onto the Premises by or for Lessee, or any third party (provided,
however, that Lessee shall have no liability under this Lease with respect to underground migration of any Hazardous Substance under the Premises
from adjacent properties not caused or conliibuted to by Lessee). Lessee's obligations shall include, but not be limited to, the effects of any
contamination or injury to person, property of the environment created or suffered by Lessee, and the cosl of invesligation, removal, remediation,
restoration and/or abatement, and shall survive the expiralion or termination of this Lease. No termination, cancellation or release agreement
entered Into by Lessor and Lessee shall release Lessee from its obligations under this Lease with respect to Hazardous Substances, unless
speclfically so agreed by Lessor in writing at the timeo of such agreement.

{e) Lessor Indemnification. Lessor and its successors and assigns shal indemnily, defend, reimburse and hold Lessee, ils
employees and lenders, hammless from and against any and 2R environmental damages, including the cost of remedialion, which result from
Hazardous Substances which existed on the Premises prior to Lessee's occupancy or which are caused by the gross negtligence or willful misconduct
of Lessar, its agenls or employees. Lessor's obligations, as and when required by the Appliceble Requirements, shall include, but not be Imited to, the
cost of investigation, remova), remediation, restaration andfer abatement, and shall survive the expiration or temmination of this Lease.

() tnvestigations and Remediations. Lessor shall retain the responsibility and pay for any Investigations or remediation
measures required by governmental entities having jurisdiction with respect to the existence of Hazardous Subslances on the Premises prior to
Lessee’s occupancy, uniess such remediation measura is required as a resull of Lesses's use (Including “Alerations”, as defined in paragraph 7.3(a)
below) of the Premises, in which event Lessee shall be responsible for such payment. Lessee shall cooperate fully in any such activities al the request
of Lessoer, including allowing Lessor and Lessor's agents to have reasonable access lo the Premises at reasonable times in order to carry out Lessor's
Invesligative and remedial responsibilities.

{(g) Lessor Termination Option. If a Hazardous Substance Condition (see Paragraph 9.1(e)) occurs during the term of this Lease,
unless Lessee is legally responsible therefor (In which case Lessee shall make the investigation and remadiation thereof required by the Applicable
Requirements and (his Lease shal) continue In full force and effect, but subject to Lessor's fights under Paragraph 6.2(d) and Paragragh 13), Lessor
may, at Lessors oplion, eilher (i) investigale and remsdiate such Hazardous Substance Conditton, If required, as scon 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 remadiate such condition exceeds 12
times the then monthly Base Rent or $100,000, whichever is greater, give wrilten notice to Lessee, within 30 days after receipl by Lessor of knowledge
of the cccutrence of such Hazardous Substance Condition, of Lessor’s dasire to terminate this Lease as of (he date 60 days fallowing the date of such
notice. In the event Lessor elects to give a lermination nolice, Lessee may, within 10 days thereafter, give wiriilen notice to Lessor of Lessee's
commitment to pay the amount by which the cost of the remediation of such Hazardous Subslance Condition exceeds an amount equal to 12 times the
then manthly Base Rent or $100,000, whichever is greater. Lessee shall provide Lessor with sald funds or satisfactory assurance thereof within 30
days following such commitment. [n such even), this Leasa shall continue in full force and effect, and Lessor shall proceed to make such remediation
as soon as reasonably possible after the required funds are available, If Lessee does not give such notice and provide the required funds or assurance
thereof within the time provided, this Lease shall terminate as of the date specified In Lessor's notice of termination,

63 Lessee's Compliance with Applicable Requirements. Excepl as otherwise provided in this Lease, Lesses shall, at Lessee's
sole expense, fully, diligently and in a timely manner, materially comply with ali Applicable Requirements, the requirements of any appticable fire
insurance underwriter or rating bureau, and the recommendations of Lesscrs engineers and/or consullanls which relate in any manner to the such
Requirements, without regard to whether such Requirements are now in effect or become effective after the Start Date. Lessee shall, within 10 days
after seceipl of Lessor”s wrilten request, provide Lessor with copies of all penmils and other documents, and other information evidencing Lessee's
compliance with any Applicable Requirements specified by Lessor, and shall immediately upon recelpt, notify Lessor in wriling (with coples of any
documents involved) of any threatened cr aclual claim, notice, citation, waming, complaint or report pertaining to or involving the failure of Lessee or the
Premises to comply wilh any Applicable Requirements,

6.4 Inspection; Compliance. Lessor and Lessor's “Lender™ (as defined in Pasragraph 30) and consullants shall have the right to
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enler into Premises at any Ume, in the case of an emergency, and otherwise at reascnable times after reasonable notice, for the pumpose of Inspecting
the condillen of the Premises and for verifying comptiance by Lessee with this Lease. The cost of any such inspections shall be paid by Lesser, unless
a viotation of Applicable Requirements, or a Hazardous Substance Condilion (see paragraph 9.1) is found to exist or be imminent, or the inspesction Is
requested or ordered by a governmental authority. In such case, Lessea shall upon requesl relmburse Lessor for the cost of such inspection, so long
as such inspectlion is reasonably related to the violation or contamination. In addition, Lessee shall provide coples of all relevant materlat safety data
sheets (MSDS) to Lessor within 10 days of the receipt of a wrilten request therefor.

7. Maintenance; Repairs, Utility Installations; Trade Fixtures and Alterations.
7.4 Legsee's Obligations.

(a) In General. Subject tothe provisions of Paragraph 2.2 (Condillon), 2.3 {Compliance), 6.3 (Lessee’s Compliance with Applicable
Requirements), 7.2 (Lessor's Obligations), 9 (Damage or Destruction), and 14 (Condemnstion), Lessee shall, at Lessee's sole expense, keep the
Premises, Ulility Instailations (intended for Lessee’s exclusive use, ro matter where located), and Alterations in good order, conditicn and repalr
(whether or not the portion of the Premises requising repairs, or the means of repairing the same, are reasonably or readily accessible to Lesses, and
whather or not the need for such repairs occurs as a resull of Lessee's use, any prior use, the elements or the age of such portion of the Premises),
including, but not limited to, afl equipment or facillies, such as plumbing, HVAC equipment, electrical, ighting facilites, bollers, pressure vessels, fire
protection system, fixiures, walls (interior and exterior), foundations, cellings, roefs, roof drainage systems, floors, windows, doors, plate glass,
skylights, landscaping, driveways, parking lots, fences, retaining wails, signs, sidewalks and parkways located in, on, or adjacent to the Premises.
Lessee, in keeping the Premises in good order, condilion and repalr, shall exercise and perform good maintenance practices, specifically including the
procurement and maintenance of the service conlracts required by Paragraph 7.1(b) below. Lessee’s obligations shall include reslorations,
replacements or renewals when necessary to keep the Premises ard all improvements thereon or a part thereof in good order, condition and state of
repair. Lessee shall, during the term of this Lease, keep the exterior appearance of the Building in a first-class condition (including, e.g. graffili removal)
consistent with the exterior appearance of other similar facifites of comparable age and size in the vicinily, including, when necessary, the exterior
repainting of the Building.

{b) Service Contracts. Lessee shall, al Lessee’s sol@ expense, procure and maintain contracts, with coples to Lesser, in
customary form and substance for, and with coniractors speciafizing and experienced in the maintenance of the following equipment and
improvements, If any, if and when Installed on the Premises: (i) HVAC equipment, {if) boiler, and prassure vessels, (ili) fire extinguishlng systems,
including fire alarm and/or smoke detection, (iv) landscaping and iigation systems, (v) roof covering and dralns, (vi) clarifiers (vif) basic utility feed to
the perimeter of the Building, and (viii) any other equipment, if reasonably required by Lessor. However, Lessor reserves (he fight, upon nolice to
Lessee, 1o procure and maintain any or all of such service contracts, and if Lessor so elecls, Lessee shall reimburse Lessor, upon demand, for the cost
thereof.

(c) Fallure to Perform. Il Lesses (ails to perform Lessee's obligations undar this Paragraph 7.1, Lessor may enter upon the
Premisas after 10 days' prior written notice to Lessee (except in the case of an emergency, in which case no notice shall be required), perferm such
obligations on Lessee's behalf, and put the Premises in good arder, candition and repalr, and Lesses shall prompily pay to Lessor a sum equal to 115%
of the cost thergof.

(d) Replacement. Subject 10 Lessee's Indemnification of Lessor as set {orth in Paragraph 8.7 below, and withaul reliaving Lessee
of liability resulting from Lessee’s failure to exercise and perfcrm good malntenance praclices, if an item described In Paragraph 7.1(b) cannot be
repaired other than & a cost which & in excess of 50% of the cost of replacing such ilem, then such item shall be reptaced by Lessor, and the cost
thereof shall be prorated between the Parties and Lessee shall only be obligated {o pay, each month during the remainder of the term of this Lease, on
the date on which Base Rent is due, an amount equal to the product of multiplying the cast of such replacement by a fraction, the numerator of which is
one, and the denominator of which is 144 (fe. 1/144th of the cost per month). Lessee shall pay interest on the unamortized balance at a rate that is
commercialiy reasonable in the judgment of Lessor's accountants. Lessee may, however, prepay its obligation at any ime.

7.2 Lessor's Obtigations. Subject to the provisions of .Paragraphs 2.2 (Conditton), 2.3 (Compliance), 9 (Damage or Destruction) and
14 (Condemnation}, it is intended by the Parties hereto that Lessor have no gbligation, In any manner whatsosver, to repair and maintain the Premises,
or the equipment thereln, all of which obligations are intended to ba that of the Lessee. It is the Intention of tha Parties that the terms of this Lease
govem the raspective obligations of the Parties as to maintenance and repair of the Premises, and they expressly waive the benefit of any statute now
or hereafler in effect 1o the extent it is inconsistent with the terms of this Lease.

73 Utility Instaliations; Trade Fixtures; Alteratlons.

(a) Definitions. The term "Utllity Installations*® refers to all floor and window coverings, alr and/or vacuum lines, power panels,
electrical distribution, securily and fire protection systems, communicalion cabling, tighting fixtures, HVAC equipment, plumbing, and fencing in or on
the Premises. The lerm “Trade Fixtures™ shall mean Lessee’s machinery and equipment that can be removed without doing material damage to the
Premises. The term “Alterations” shall mean any modification of the improvements, other than Ulility tnstaflations or Trade Fixiures, whether by
addition or defetion. “Lessee Owned Alterations and/or Utility Installations * are defined as Alterations and/or Ulility Installations made by Lessee
that are not yet ownad by Lessor pursuant to Paragragh 7.4(a).

(b) Consent. Lessee shall not make any Allerations or Utilily Installations to the Premises without Lessor's pricr wrilten consent.
Lessee may, however, make non-structural Ullfity Instatlations to the interlor of the Premises (excluding the roof) withoul such consent but upon rotice
to Lessar, 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 ife sefety systems, and the cumulative cast thereof during this Lease as extended does not exceed a sum equal
to 3 month's Base Rent in the aggregale or a sum equal {o one month's Base Rent in any one year. Notwithstanding the foregoing, Lesses shail not
make or permit any roof penelrations and/or install anything on the roof withcut the prior written approval of Lessor. Lessor may, as a precondition to
granting such approval, require Lessee (o ulilize a contractor chosen and/or appsoved by Lessor, Any Alterations or Ulility Installations thal Lessee
shall desire to make and which require the consent of the Lessor shall be presented to Lessor in wrilten form with detailed plans. Consent shall be
deemed conditioned upen Lessee's: (i) acquiring all applicable govemmental permits, (t) fumishing Lessor with coples of both the pesmits and the
plans and specifications prior to commencement of the work, and (ili) compliance with all conditions of sald pamnils and other Applicable Requirements
in a prompl and expeditious manner. Any Allerations or Utility Installations shall be performed In a workmanlike manner with good and sufficisnt
materials, Lessee shall promptly upon completion fumish Lessor with as-bulit plans and specifications. For wark which costls an amount In excess of
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one monihvs Base Renl, Lessor may condition ils consent upon Lessee providing a lien and completion bond in an amount equal to 150% of the
estimated cost of such Alteration or Ulility installation and/or upon Lessee's posting an additional Security Deposit with Lessor.

(c) Liens; Bonds. Lessee shall pay, when due, all clalms for labor or materials furished or alleged to have been furnished to or
for Lessee at or for use on the Pramises, which ctaims are or may be secured by any mechanic's or materialmen's lien against the Premises or any
interest therein. Lessee shall give Lessor not less than 10 days notice prior to the commencement of any work in, on or abgut the Premises, and
Lessor shall have the right to post natices of non-responsibllity. If Lessee shall contest the validity of any such lien, claim or demand, then Lessee
shall, at its sole expense defend and protedt itself, Lessor and the Premises against the same and shall pay and satisfy any such adverse judgment that
may be rendered (hereon before (he enforcement thereof. If Lessor shall require, Lessee shall fumish a surety bond in an amount equal to 150% of the
amount of such contested lien, daim or demand, indemnifying Lesscr against llability for the same. If Lessor elects to parlicipate in any such action,
Lessee shall pay Lessor’s attomeys' fees and costs.

74 Ownership; Removal; Surrender; and Restoration.

(a) Ownership. Subject to Lessor's right to require removal or elect ownership as hereinafter provided, all Alteratlons and Utility
instatiations made by Lesses shall be the property of Lessee, but considered a pant of the Premises. Lessor may, at any ime, elect in wriling to be the
owner of all or any specified part of the Lesses Owned Afterations and Ullity Installations. Unless otherwise instructed per paragraph 7.4(b) hereof, afl
Lessee Owned Alterations and Utity Installations shall, at the expiration or tesmination of this Lease, become the property of Lessor and be
surrendered by Lessee with the Premises.

(b) Removal. By delivery to Lessee of wrillen notice from Lessor not earlier than S0 and not later than 30 days prior to the end of
the term of this Lease, Lessor may require thal any or afl Lessee Owned Alterations or Utility Instaliations be removed by the explration or termination of
this Lease, Lessor may require the removal at any time of all or any part of any Lessee Owned Alterations or Utility Instalations made without the
required consent.

{c) Surrender; Restoration. Lessee shall surrender the Premises by the Expiration Date or any eariier lermination date, with all of
the improvements, parts and surfaces thereof breom clean and free of debris, and in good operaling order, condition and state of repair, ordinary wear
and tear excepted. “Osdinary wear and tear® shall not include any damage or deterioration that would have been prevented by good malntenance
practice. Nolwithstanding the foregoing, if this Lease is for 12 months of less, then Lessea shall surrender the Premises In the same conditlon as
delivered lo Lessee on the Start Date with NO aflowance for ordinary wear and tear. Lesses shall repalr any damage occasioned by the Installation,
maintenance or removal of Trade Fixtures, Lessee owned Allerations and/or Uttty tnstaflations, furnishings, and equipment as well as the removal of
any storage tank installed by or for Lessee. Lessee shall completely remove from the Premises any and all Hazardous Subslances brought onto the
Premises by or for Lesses, or any third party (except Hazardous Subslances which were deposited via underground migration from areas outside of the
Premises, or if applicable, the Project) even if such removal would require Lessee o perform or pay for work that exceeds statutory requirements.
Trade Fixtures shall remaln the property of Lessee and shall be removed by Lessee. Any personal properly of Lessea nol removed on or before the
Expiration Date or any earller termination date shail be deemed to have been abandoned by Lessee and may be disposed of or retained by Lessor as
Lessor may desira. The fafure by Lessee to timely vacate the Premises pursuant to this Paragraph 7.4(c) without the expresswritlen consent of Lessor
shall constitute a holdover under the provisions of Paragraph 26 below.

8. Insurance; Indemnity.

8.1 Payment For Insurance. Lessee shall pay for gll insurance required under Paragraph 8 excepl to the extent of the cost
attributable to lisbifity inswance camied by Lessor under Paregraph 8.2{b) in excess of $2,000,000 per cccurrence. Premiums for policy periods
commencing prior lo or extending beyond the Lease term shail be prorated to correspond to the Lease term. Paymeni shall be made by Lessee to
Lessor within 10 days following receipt of an invoice.

8.2 Llability Insurance.

(8) Carrled by Lessee. Lessee shall obtain and keep in force a Commercial General Liability policy of insurance protecting Lessee
and Lessor as an additlonal insured against ctaims for bodily injury, persongl injury and property damage based upon of afising out of the ownership,
use, eccupancy or maintenance of the Premises and all areas appurtenant thereto. Such insurance shall be on an occurrence basls providing single
limit coverage In an amount not less than $1,000,000 per cccumence wilth an annual aggregate of not less than $2,000,000, an "Additional
Insured-Managers or Lessars of Premises Endorsement” and contain the "Amendmant of the Pafluticn Exclusion Endorsement” for damage caused by
heat, smoke or fumes from a hostile fire. The policy shall not contain any inlra-insured exclusions as between insured persons or organizations, but
shall [nclude coverage for liability assumed under this Lease as an "insured contract” fer the performance of Lessee's indemnily obligations under this
Lease. The limils of said Insurance shall not, however, limit the liabilily of Lessee nor relieve Lessee of any aobligation hereunder. All insurance carried
by Lessee shail be primary to and rot contributory with any similar Insurance carmried by Lessor, whose insurance shall be considered excess insurance
only.

(b) Carried by Lessor. Lessor shall maintaln liabllity insurance as described tn Paragraph 8.2(a), in addition to, and not in lisu of,
the insurance required to be maintained by Lessee. Lesses shall not be namad as an additional insured therein.

8.3 Property Insurance - Bullding, Improvements and Rental Value.

(a) Bullding and Improvements. The Insuring Party shall abtaln and keep in force a policy or paficies In the name of Lessor, with
loss payable to Lessor, any ground-lessor, and to any Lender insuring loss or damags to the Premises. The amount of such insurance shafl be equal lo
the full replacement cost of the Premises, as the same shall exist from time to time, or the amount required by any Lender, but in no event more than
the commercially reascnable and avaiable insurable value thereof. If Lessor is the Insuring Party, however, Lessee Owned Alterations and Utility
installations, Trade Fixtures, and Lessee's personal property shall be Insured by Lessee under Paragraph 8.4 rather than by Lessor. (f the coverage is
available and commercially appropriate, such policy or policies shafl insure against all risks of direct physical loss or damage (except the perils of flood
and/or earthquake uniess required by a Lender), Including coverage for debris removal and the enforcement of any Applicable Requirements requising
the upgrading, demalition, reconstruction or replacement of any porticn of the Premisas as th:e result of a covered toss. Said policy or policies shall also
contain an agreed valuation provision in liou of any coinsurance clause, waiver of subrogation, and inftation guard protection causing an increase in the
annual property insurance coverage amount by a (actor of not lass than the adjusled U.S. Department of Labor Consumer Price index for All Urban
Consumers for the city nearest to where the Premises are located. If such insurance coverage has a deductible clause, the deductible amount shali not
exceed $1,000 per accurrence, and Lesses shall be liable [or such deductible amount in the event of an Insured Loss.
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(b) Rental Vatue. The Insuring Party shal obtain and keep in force a palicy or policies in the name of Lessor with loss payable to
Lessor and any Lender, insuring the loss of the full Rent for one year wih an extended period of indemnily (or an additional 180 days ("Renial Value
insurance”). Said Insurance shall contain an agreed valuation provision in lieu of any calnsurance clause, and the amaount of coverage shall bs
adjusted annually to reflect the projected Rent otherwise payable by Lessee, for the next 12 month period. Lessee shall be llable for any deductible

amount in the event of such loss.

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

84 Lessee’s Propesty; Business Interruption Insurance.

(a) Property Damage. Lessee shall obtain and maintain insurance coverage on all of Lessee’s personal property, Trade Fixtures,
and Lessee Owned Alterations and Ulility Installations. Sueh srance-shall-b lacement-cost-coverage-with-a-doductible-of-rol-to-oxceed
$+4,000-peroccumrence. The proceeds from any such insurance shall be used by Lessee for the replacement of persanal property, Trade Fixtures and
Lessee Owned Alterations and Utifity Installations. Lessee shall provide Lessor with written evidence that such insurance is in force.

(b) Business tnterruption. Lessee shall obtain and maintein loss of incoma and extra expense insurance In amounis as will
reimburse Lessee for diract or indirect loss of eamings attributable to all perils commonly insured agalnst by prudent lessees in the businass of Lessee
or attributable to prevention of access to the Premises as a result of such perils,

(c) No Representation of Adequate Coverage. Lessormakes no representation that the limits or forms of coverage of insurance
specified hereln are adequate to cover Lessee’s property, business operations or gbligations under this Lease.

8.5 Insurance Pollcles. [nsurance required herein shafl be by cempantes duly licensed or admitted to transact business In the stale
where the Premises are located, and maintaining during the policy term a "General Policyholders Raling” of at least B+, V, as set forth in the most
current issue of “Besl’s Insurance Gulde", or such other raling as may be required by a Lender. Lessee shail nol do or permit 10 be done anything
which invalidates the required insurance policles. Lessee shall, ptior to the Start Date, deliver to Lessor ceriified coples of policies of such insurance or
cerlificales evidencing the existence and amounts of the required insurance. No Such policy shall be cancelable or subject o modification except afler
30 days prior wrillen notice to Lessor. Lessee shall, at feast 30 days pricr to (he expiration of such policies, fumish Lessor with evidence of renewals or
*insurance binders" evidencing renewal thereof, or Lessagr may order such insurance and charge the cost thereo! to Lessee, which amount shal be
payable by Lessee to Lessor upon demand. Such policies shall be for a term of at least one yesr, or the tength of the remaining term of this Lease,
whichever is less. If either Parly shall fail to procuse and maintain the insurance required to be carried by it, the other Parly may, but shall not be
required to, precure and malintain the same.

8.6 Walver of Subrogation. Witheut affecting any other rights or cemedies, Lessee and Lessor each hereby release and relisve the
other, and waive their entire right to recover damages against the other, for loss of or damage to ils property arising out of or incident to the perils
required to be insured against herein. The effect of such releases and waivers is not imited by the amount of insurance carrigd or required, or by any
deductibles applicable hereto. The Parties agree 1o have lheir respective properly damage insurance carriers waive any right to subrogation that such
companies may have against Lessor or Lessee, as the case may be, so long as the Insurance is not invalidated thereby.

87 Indemnity. Except for Lessor’s gross negligence or witful misconduct, Lessee shall indemnify, protect, defend snd hold harmless
the Premises, Lessor and ils agents, Lessor's master or ground lessor, pariners and Lenders, frem and against any and all clalms, loss of rents and/or
damages, liens, judgments, penafties, atlomeys' and consullants' feas, expenses and/or liabilies arising out of, invalving, of in connection wilh, the use
andfor occupancy of the Premises by Lassee. If any action or proceeding Is brought against Lesser by reason of any of the foregoing matlers, Lessee
shall upon notice defend the same at Lessee's expanse by counsel reasonably satisfactory to Lessor and Lessor shall cooperate with Lessee in such
defense. Lessor need not have first paid any such claim in crder to be defanded or indemnified.

8.8 Exemptlon of Lessor from Llablilty. Lessershall-notbe-liable-for-injun

aflsina-upe o-Promises-er-upon-otherporions-of-the-building-ef-which-the-Rremises-are-o-per—orfrom-othersources-or-places: Lassor shall not be
liabte for any damages arising from any act or neglect of any other tenant of Lessor nor from the faiture of Lessor to enforce the provisions of any other
tease In the Projecl. Notwithstanding Lessor's negligence or breach of this Lease, Lessor shall under no circumstances be liable for injury to Lessee's
business or for any loss of income or profit therefrom.

89 Fallure to Provide Insurance. Lessee acknowladges that any failure on its parl to obtain or maintain the insurance required
herein will expose Lessor to risks and potentially cause Lessor to incur cosls not contemplated by this Lease, the extent of which will be extremely
difficult to ascertain. Accordingly, for any month or portion thereof that Lessee does not maintain the required insurance and/or does not provide Lessor
with the required binders or certificates evidencing the existence of the required insurance, the Base Renl shall be aulematically increased, withoul any
requirement for notice to Lessee, by an amount equal to 10% of the then existng Base Rent or $100, whichever is greater. The parties agree that such
increase in Base Rent represents fair and reascnable compensation for the additional risk/ costs that Lessor will incur by reason of Lessee's faiture to
malntain the required insurance. Such increase in Base Rent shall in ao event constitute a waiver of Lessee’s Defaull or Breach with respsct to the
failure to maintain such insurance, prevent the exercise of any of the other rights and remedies granted hereundar, nor refiove Lessee of ils obligstion to
maintain the insurance specified in this Leass.

Q. Damage or Destruction.
9.1 Definitions.

(a) "Premises Partial Damage™ shall mean damage or destruction to the improvements an the Premises, other than Lessee
Owned Alterations and Utility Installations, which can reasenably be repalred in 6 months or less from the dale of the damage or destruclion. Lessor
shall natify Lessee in wriling within 30 days from the date of the damage or destruction as to whether ar not the damage is Partial or Total,

{0) "Premises Total Destruction” shall mean damage or destruction to the Premises, other than Lessee Owned Afterations and
Utility Instalations and Trade Fixtures, which cannot reascnably be repalred In 6 months or less from the date of the damage or destruction. Lessor
shall notify Lessee in wiiting within 30 days {rom the date of the damage or destruction as to whether or nol the damage is Pariia! or Total.
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(c) "insured Loss™ shall mean damage or destruction lo improvements an the Premises, other than Lessee Owned Alterations and
Ulitty Instaliations and Trade Fixtures, which was caused by an event required 1o be covered by the insurance described in Paragraph 8.3(a),
irrespective of any deductible amounts or coverage limits involved.

(d) "Replacement Cost™ shall mean the cost to repair or rebuild the improvements owned by Lesscr at the time of the occumence
to their condltion exisling immediately pricr thereto, including demolition, debris removal and upgrading required by the operation of Applicable
Reguirements, and without deduclicn for depreciation.

() "Hazardous Substance Condition® shall mean the occurrence or discovery of a condition involving the presence of, or a
contamination by, a Hazardous Substance as defined in Paragraph 6.2(a), In, on, or under the Premises which requires repair, remediation, or
frestoration,

9.2 Partial Damage - Insured Loss. (f a Premises Partial Damage that Is an Insured Loss occurs, then Lessor shall, at Lessor's
expense, repair such damage (but not Lessee's Trade Fixtures or Lessee Owned Alterations and Utllity Inslallations) as soon as reasonably possible
and this Lease shall continue in full force and effect; provided, however, that Lessee shall, at Lessor’s election, make the repair of any damage or
deslnsction the tolal cost to repair of which is $10,000 or less, and, in such event, Lessor shall make any applicable insurance proceeds avallable 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 sulficient to effect such repalr, the Insuring Party shall promplly contribute the shortage in proceeds (except as lo the deductible which is Lessee’s
responsibility) as and when requirad to cemplete said repairs. In the event, however, such shortage was due to the fact that, by reason of the unique
nature of the improvements, full reptacement cost insurance coverage was nol commercially reascnable and available, Lessor shall have no abligation
to pay for the shortage in insurance proceeds or to (ully restore the unique aspecls of the Premises unless Lessee provides Lessor with the funds to
cover same, or adequale assurance thereol, within 10 days foowing receipt of written notice of such shortage and request therefor. If Lessor receives
sald funds or adequate assurance thereof within said 10 day period, the party responsible for making the repairs shall complete them as scon as
reasonably possible and this Lease shall remain in full force and effect. If such funds or assurance are nol received, Lessor may nevertheless elect by
wrilten notice to Lessee within 10 days thereafier to: (i) make such restoralion and repalr as is commercially reasonable with Lessor paying any
shortage In proceeds, in which case this Lease shall remain in full force and effect, or ({i) have this Lease terminate 30 days thereafter. Lessee shall
not be entilied to reimbursement of any funds conUibuted by Lessee lo repair any such damage or destruction. Premises Partial Damage due to flood
ar earthquake shall be subject to Paragraph 9.3, notwithstanding thal there may be some insurance coverage, bul the net proceeds of any such
insurance shall be made available for the repairs if made by either Parly.

93 Partlal Damage - Uninsured Loss. If a Premises Partial Damage that is not an Insured Loss occurs, unless caused by a
negligent or willful act of Lessee (In which event Lessee shall make the repairs at Lessee’s expense), Lessor may either: (j) repair such damage as
soon as reasonably possible at Lesscr’s expense, in which avent this Lease shall continue in full force and effect, or (ii) terminate this Lease by giving
written notice to Lessee within 30 days after receipt by Lessor of knowledge of the occurrence of such damage. Such lermination shall be effective 60
days faflowing the date of such notice. In the event Lessor elects 10 terminate this Lease, Lessee shall have the right within 10 days after receipt of the
termination notice to give wrilten notice to Lessor of Lesses’s commitment to pay for the repair of such damage without relmbursement from Lessor.
Lessee shall provide Lessor with said funds or satisfaclory assurance thereof within 30 days after making such commitment. In such event this Lease
shall continue in full force and effecl, and Lessor shall proceed o make such repairs as soon as reascnably possible after the required funds are
available, If Lessee does not make the required commitmenl, this Lease shall terminale as of the date speclified in the termination notice.

94 Total Destruction. Nolwithstanding any other provision hereof, if a Premises Total Destruction cccurs, this Lease shall terminste
60 days fotlowing such Destruction. [f the damage or destruction was caused by the gross negligence or willful misconduct of Lesses, Lessor shall
have the right to recover Lessor's damages from Lesses, except as provided in Paragraph 8.6.

9.5 Damage Near End of Term. (f at any time during the last 6 months of this Lease there is damage for which the cost to repalr
exceeds one month's Base Rent, whether or not an Insured Loss, Lessor may terminate this Lease effective 60 days following the date of occurrence of
such damage by giving 8 written termination notice to Lessee within 30 days after the date of occurrence of such damage. Notwithstanding the
foregeing, If Lessee al that time has an exercisable option to extend this Lease or to purchase tha Premises, hen 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 eartier of (i) the date which is 10 days after Lessee’s receip! of Lessor's written notice purporiing to terminate this Lease, or (fi)
the day pricr to the date upon which such option expires. Il Lessee duly exercises such option during such pericd and provides Lessor with funds (or
adequate assurance thereol) to cover any shortage in insurance proceeds, Lessor shall, at Lessor's commercially reasonable expense, repair such
damage as soon as reasonably possible and this Lease shall cantinue in full force and effecl. If Lessee falls to exercise such option and provide such
funds or assurance during such period, then this Lease shall terminate on (he date specified in the termination notice and Lessee's option shall be
extinguished.

9.6 Abatement of Rent; Lessee’s Remedies.

(a) Abatement. In the event of Premises Partial Damage or Premises Total Destruction or a Hazardous Substance Condition for
which Lessee is not responsible under this Lease, the Rent payable by Lessee for the pericd required for the repair, remediation or restoration of such
damage shall be abated in proportion to the degree to which Lessee’s use of the Premises is impalred, but not to exceed the proceeds received from
the Rental Value insurance. All other obligations of Lesses hereunder shall be performed by Lessee, and Lessor shall have no liability for any such
damage, destruction, remediation, repair or restoration excepi as pravided herein.

(b) Remadies. If Lessor shall be cbligated to repair or restore the Premises and does not commence, in a substantial and
meaningful way, such repair or restoration within 90 days after such cbligation shall accrue, Lessee may, at any time prior to the commencement of
such repalr or restoration, give wrilten notice to Lessor and 10 any Lenders of which Lessee has actual notice, of Lessee’s election to terminate this
Lease on a date not less than 60 days following the giving of such notice. fLessee gives such notice and such repair or restoration is not commenced
within 30 days thereatfter, this Lease shall temminate as of the date specified in said notice. If the repair or restoration is commenced within such 30
days, this Lease shall continue In full force and effect. “Commence” shall mean either the unconditional autherization of the preparation of the required
plans, or the beginning of the actual work on the Premises, whichever first oceurs.

97 Termination; Advance Payments. Upon termination of this Lease pursuant lo Paragraph 6.2(g) or Paragraph 9, an equitable
adjustment shall be made concerning advance Base Rent and any other advance payments made by Lessee to Lessor. Lessor shall, in addition, retum
to Lessee so much of Lessee's Security Deposit as has not been, or is not then reguired to be, used by Lessor.
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28 Walve Statutes. Lessor and Lessee agree that the terms of this Lease shall govem the effect of any damage toor qeslruelion of
the Premises with respect to the terriination of this Lease and heraby walve the provisions of any present or futwe stalute to the extent inconsistent

herewith.

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

ordinary or extraordinary, or rental levy ortax (other than inheritance, personal income or eslate taxes); improvement bond; and/er license fee Imposed
upon or levied against any legal or equitable interest of Lessor in the Premises or the Project, Lessor's right to other income therefrom, and/ar Lessor's
business of leasing, by any authority having the direct or Indirecl power lo tax and where the funds are generated with reference to the Building address
and where the proceeds so generated are to be applied by the city, county or other local taxing authority of a jurisdiction within which the Premises are
located. Real Property Taxes shall also Include any tax, fee, levy, assessment or charge, or any increase therein: (i) imposed by reason of evenls
occurring during the term of this Lease, including but not limited to, a change In the ownership of the Pramises, and (fi) levied or assessed on
machinary or equipment provided by Lessor to Lessee pursuant to this Lease.

10.2 Payment of Taxes. In addition to Base Rent, Lessee shall pay to Lessor an amount equal lo the Real Property Tax Instaliment
due at least 20 days prior to the applicable delinquency date. If any such instaliment shall cover any period of lime prior to or after the expiraticn or
termination of this Lease, Lessee's share of such instafiment shall be prorated. In the event Lessee incurs a late charge on any Rent paymenl, Lessor
may estimate the current Real Property Taxes, and require that such taxes be paid in advance to Lessor by Lessee monthly in advance with the
payment of the Base Renl. Such monthly payments shall be an amount equal to the amount of the estimated installment of taxes divided by the
number of months remaining before the month in which sald Installment becomas delinquent. When the actual amount of the appticable tax bill is
knawn, the amount of such equal monthly advanca payments shall be adjusted as required to provide the funds needed to pay the applicable taxes. If
the amount collected by Lessor is insulficient to pay such Real Property Taxes when due, Lessee shailpay Lessar, upon demand, such additional sum
as Is necessary. Advance payments may be intermingled with olher moneys of Lessar and shall not bear Interest. in the event of a Breach by Lessee
in the parformance of ils obligations under this Lease, then any such advance paymenis may be eated by Lessar as an additional Security Deposit.

10.3 Joint Assessment. f the Premises are nol separalely assessed, Lessee's liabifity shall be an equitable proportion of the Real
Property Taxes for all of the land and improvements included within the lax parcel assessed; such proportion to be conclusively determined by Lessor
from the respective valuations assigned in the assessor's work sheets or such other information as may be reasonabty available.

104 Personal Property Taxes. Lessee shall pay, pricr to delinquency, all taxes assessed againsl and levied upon Lessee QOwnad
Allerations, Utility Installations, Trade Fixtures, fumishings, equipment and all personal property of Lesses. When possible, Lessee shall cause its
Lessee Owned Allerations and Ulility Installations, Trade Fixtures, fumishings, equipment and ali other personal property to be assessed and billed
separately from the real property of Lessor. If any of Lessee's sald property shall be assessed with Lessor's real property, Lessee shall pay Lessor the
taxes allributable lo Lessee's property within 10 days after receipt of a wrltten statement setting forth the taxes applicable to Lessee's proparty.

1", Utllitlos and Services. Lesses shall pay for all water, gas, heat, light, power, telephone, irash disposal and other utilities and services
supplied to the Premises, togethsr with any taxes thereon. If any such servicas ere not separately metered or billed to Lessee, Lessse shall pay a
reasonable proportion, to be determined by Lessor, of af cherges joinlly matered or bifted. There shall be no abalement of rent and Lessor shall not be
liable in any respect whalscever for the inadequacy, sioppage, intarruption or discontinuance of any utility or service due to riot, strike, labor dispute,
breakdown, accident, repair or other cause beyond Lessor's reascnable control or in cooperation with govemmental request or directions,

12, Assignment and Sublotting.
121 Lessor's Consont Required.

{a) Lessee shall not voluntarily or by operation of law assign, transfer, mortgage or encumber (cclleclively, “assign or
assignment™) or sublet all or any part of Lessee's interest in this Lease or in (he Premises withoul Lessor’s prior wrilten consent,

(b) Unless Lessee is a corporation and its stock ispubticly traded on a national stock exchange,a change in (he control of Lessee
shall conslitute an assignment requiring consent. The transfer, on a cumutative basis, of 25% or more of the voling control of Lesses shall constitute a
change {n control for this purpose.

(c) The invoivement of Lessee or ils assets in any transaction, or series of transactions (by way of merger, sale, acquisition,
financing, transfer, leveraged buy-out or otherwise), whether or not a formal assignment or hypothecation of this Lease or Lessee's assets occurs,
which results or will result in a reduction of the Net Worlh of Lessee by an amount greater than 25% of such Net Worth as it was represented at the
tlime of the execution of this Lease or at the lime of the most recent assignment to which Lessor has consented, or as It exists immedialely prior to said
transaclion or ransactions constiluting such reduction, whichever was or is greater, shall be considered an assignment of this Lease lo which Lessor
may withho!d its consent. “Net Worth of Lessee™ shall mean the net worth of Lessee (excluding any guarantors) established under generally accepted
accounting principles.

(d) An assignment or sublailing without consent shai, at Lessor’s option, be a Default curable after notice per Paragraph 13.1(c), or
a noncurable Breach without the necessily of eny notice and graca pericd. If Lessor elects to treat such unapproved assignment or sublslting as a
noncurable Breach, Lessor may either: (i) terminate this Lease, or (li) upon 30 days wrillen notice, increase the monthiy Base Rent to 110% of the Base
Rent then n effect. Further, In the event of such Breach and rental adjustment, (i) the purchase ptice of any option to purchase the Premises held by
Lessea shail be subject to simiar adjustment to 110% of the price previcusly in effect, and (li) all ixed and nen-fixed rental adjusiments scheduled
during the remainder of the Lease term shall be Increased to 110% of lhe scheduled adjusted rent.

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

12.2 ‘Terms and Conditions Applicable to Assignment and Subletting.

(a) Regardless of Lessor's consent, no assignment or subletling shall: (i) be effective without the express wrilten assumption by
such assignee or sublesses of the obligations of Lessee under (his Lease, (ii) release Lessee of any obligations hereunder, or (iii) alter the primary
fabliity of Lessee for the payment of Renl or for the parformance of any other obligations to be performed by Lessee.

() Lessor may accept Rent or performance of Lessee's obiigations from any parson other than Lessea pending approval or
disapproval of an assignment. Neither a delay in the appraval or disapproval of such assignment nor the acceptance of Rent or performance shall
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constitute a waiver cor estoppel of Lessor's right to exerclse fis remedles for Lessee’s Default or Breach.

(c) Lessor's consent to any assignment or subletling shall not constitule a consent to any subsequent assignment or subletling.

{d) In the event of any Default or Breach by Lessee, Lessor may proceed diraclly against Lessee, any Guaranlors or anyone else
rasponsible for the performance of Lessee's cbligations under this Lease, including any assignee or sublessee, withoul first exhausting Lessor’s
remadies against any other persan or enlily responsible therefor to Lessar, or any securily held by Lessor.

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

{f) Any assignee of, or sublessee under, this Lease shall, by reason of accepting such assignment or entering Into such sublease,
be deemed to have assumed and agreed to conform and comply with each and every term, covenant, condition and obtigation herein to be observed or
performed by Lessee during the term of said assignment or sublease, other than such obligations as are contraty to or inconslistent with provisions of
an assignment or sublease to which Lessorhas specifically consented lo in writing.

(9) Lessor’s consent lo any assignmenl or subleliing shall not transfer (o the assignee or sublessee any Option granted to the
original Lessee by this Lease unless such transfer is specifically consented to by Lessor in writing. {See Paragraph 39.2)

123 Additional Terms and Conditions Applicable to Subletting. The [ollowing terms and condltions shall apply to any subletting by
Lessee of all ar any part of the Premises and shall be deemed included in all subleases under this Lease whether or nol 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
coflect such Rent and apply same toward Lessee's obligalions under this Lease; provided, however, thal until a Breach shall eccur in the performance
of Lessee's obligations, Lessee may collect said Renl. In the event that the amount collected by Lessor exceeds Lessee's obligalions any such excess
shall be refunded to Lessee. Lessor shall not, by reason of the faregoing or any assignment of such sublease, nor by reason of the coflection of Rent,
be deemed liable to the sublessee for any failure of Lessee to perform and comply with any of Lessee’s obligations to such sublessee. Lessee hereby
irrevocably authorizes and directs any such sublessee, upon receipt of a writlen notica from Lessor staling that a Breach exists in the performance of
Lessee's obligations under this Lease, (0 pay to Lessor all Rent due and to become due under the sublease. Sublessee shall rely upon any such notice
from Lessor and shall pay all Rents (o Lessor without any obligation or right to inquire as to whether such Breach exists, nolwithstanding any daim fsam
Lessee lo the contrary. () In the event of a Breach by Lessee, Lessor may, at its option, require sublessee to attom to
Lessor, in which evert Lessor shall undertake the obtigations of the sublessor under such subtease from the time of the exercise of said optien to the
explration of such sublease; provided, however, Lessor shall not be liable for any prepald rents or securily deposit paid by such sublessee to such
sublessor or for any prior Defaults or Breaches of such sublessor.

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

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

(e) Lessor shalldeliver a copyof anynolice ofDefault or Breachby Lessee tolhe sublessee,who shall havethe rightlo curethe
Default of Laessee within the grace periad, if any, specified in such notice. The sublessee shall have a right of reimbursement and offset from and
against Lessee for any such Defaults cured by the sublessee,

13. Default; Breach; Remedies.

13.1 Defaull; Breach. A “Default” is definad as a fallure by the Lessee to comply with or perform any of the terms, covenanis,
conditions or Rules and Regulations under this Lease. A “Breach" is defined as the occurrence of one or more of the {ollowing Defaulls, and the
fallure of Lessee to cure such Default within any applicable grace period:

(a) The abandonment of the Premises; or the vacating of the Premises without providing a commercially reasonable level of
security, or where the coverage of the property Insurance described in Paragraph 8.3 Is Jecpardized as a resuil thereof, or withou! providing reasonable
assurances lo mininize potential vandalism.

(b) The failure of Lassee lo make any payment of Renl or any Security Deposit required to be made by Lessee hereunder, whether
to Lessor or to a third party, when due, o provide reascnable evidence of insurance or surely bond, or to fulfili any obligation under this Lease which
andangers or (hreatens life or property, where such fsilure continues (or a period of 3 business days following written notice to Lessee.

{(c) The fallure by Lessee to provide (i) reasonable wrilten evidence of compliance with Applicable Requirements, (i) the service
coniracls, {fi) the rescission of an unauthorized assignment or sublelting, {iv) an Estoppel Certificate, (v) a requested subordination, (vi) evidence
conceming any guaranty andfor Guarantor, (vii) any document requested under Paragraph 42, (viil) matesial safety dala sheets (MSDS), or (ix) any
other documentalion or infermation which Lessor may reasonably require of Lessee under the terms of this Lease, where any such failure continues for
a period of 10 days following wrilten notice (o Lessee.

(d) A Default by Lessee as to the terms, covenants, condilicns or provisions of this Lease, or of the rules adopted under Paragraph
40 hereof, cther than those described in subparagraphs 13.1(a), (b) or (c), above, where such Default continues for a period of 30 days after wrilten
notice; providad, however, that If the nalure of Lessee's Default is such thatmore than 30 days are reasonably required for its cure, then it shall not be
deemed 10 be a Breach if Lessee commences such cure within said 30 day period and thereafler ditigenlly prosecutes such cure to completion.

(e) The occumence of any of the fellowing events: (i) the making of any general amangement or assignment forthe benefit of
credilors; (ii) becoming a "deblor™ as defined in 11 U.S.C. §101 or any successor statute thersto (unless, in the case of a petition filed agains! Lessee,
the same is dismissed within 60 days); (ili) the appointment of a trustee or recgiver lo take possession of substantially al of Lessee's assets located at
the Premises or of Lessee's interest in (his Lease, where possession is not reslored to Lessee within 30 days; or (iv) the altachment, execution or other
judicial seizwre of substantially all of Lessee’s assets located at the Premises or of Lessee's interest in this Lease, where such seizure Is nol discharged
within 30 days; provided, howaver, in the event that any provision of this subparagraph (e) is contrary to any applicable law, such provision shall be of
no force or effect, and not affect the vatidily of the remaining provisions.

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

(9) if the performance of Lessee's obligationsunder this Lease is guaranteed: (i) the death of a Guarantor, (il) the termination of a
Guarantor's liabifity wilh respect to this Lesse other than In accordance with the terms of such guaranty, (i) a Guarantor's becoming insolvent or the
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subject of a barkruptey filing, (iv) a Guarantor's refusal to honor the guaranty, or (v) a Guarantor’s breach of its guaranly cbligation on an anlicipatory
basis. and Lessee's failure, within 60 days Icllowing wrilten notice of any such event, to provide wrilten alternative assurance of security, which, when
coupled with the then existing resources of Lessee, equals or exceeds the combined finencia) resources of Lessee and the Guarantors that existed at
the time of execution of this Lease.

13.2 Remedles. (f Lessee [fails to perform any of its affirmative duties or obligations, within 10 days afler writien notice (or in case of an
emergency, without nolice), Lessor may, al ils option, perform such duty or obligation on Lessee’s behalf, inciuding but not limited to the obtaining of
reasonably required bonds, insurance policies, or govemmental ficenses, permits or approvals, Lessee shall pay to Lessor an amount equal to 115% of
the cosls and expenses incurred by Lessor in such performance upon recelpt of an Invoice therefor. In the event of a Breach, Lessor may, with or
without further notice or demand, and withoul limiting Lessor in the exercise of any right or remedy which Lessor may have by reason of such Breach:

(a) Tenninale Lessee's right lo possession of the Premises by any lawful means, in which case this Lease shall terminate and
Lessee shall immediately surrender possession to Lessor. In such event Lessor shalt be entiied to recover from Lessee: (i) the unpald Rent which had
been eamed at the time of termination; (ii) the worth at the lime of award of the amount by which the unpaid rent which would have been eamed after
termination unti 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 fer the batance of the term afler the time of award exceeds the amaount of such rental toss that
the Lessee proves could be ressonably avolded; and (iv) any other amouni necessasy to compensate Lessor for all the detriment proximately caused by
the Lessee’s failure to perform lis cbligations under this Lease or which in the ordinary course of things would be likely to resull therefrom, Including but
not limited to the cost of recovering possassion of the Premises, expenses of reletting, including necessary renovation and afteration of the Premises,
reasonable altomeys® fees, and that portion of any leasing commission paid by Lessor in connection with this Lease appficabla to the unexpired lerm of
this Lease. The worlh at the time of award of the amount referred to In provision (iff) of the immediately preceding sentence shall be computed by
discounting such amount at the discount rele of the Federal Resarve Bank of the District wilhin which the Premises are located al the time of award
ptus one percent. Efforts by Lessor to miligate damages caused by Lesseo’s Breach of this Lease shall not waive Lessor's right to recover damages
under Paragraph 12. If termination of this Lease is obtained thraugh the provisional remedy of unlawful detalner, Lessor shall have the right to recover
in such proceeding any unpaid Rent and damages as are recoverable therein, or Lessor may reserve the fight lo recover all or any part thereof in a
separate sull. If a notice and grace pericd required under Paragraph 13.1 was not previously given, a nolice to pay reni or quit, or (o perform or quit
given to Lessee under the unlawful delainer statute shall also constitute the nolice requised by Paragraph 13.1. In such case, the applicable grace
period required by Paragraph 13.1 and the unlawful dolainer statute shall run concumrently, and the failure of Lessee to cure the Defaull within the
greater of the two such grace periods shall constitute both an unlawful detainer and a Breach of this Lease entitling Lessor to the remedies provided for
in this Lease and/or by said statute.

(b) Continue the Lease and Lessea's right lo possession and recover the Rent as il bacomes due, in which event Lesses may
sublet or assign, subject enly to reasonable fimitations. Acts of maintenance, efforts to relel, and/or the appoiniment of a recelver lo protect the
Lessor's interests, shall not constitute a termination of the Lessee's fight to possession.

(c) Pursue any other remedy now or hereafter available under the laws or Judicial decislons of the state wherein the Premises are
located. The expiration of termination of this Lease and/or the termination of Lessee's right lo passession shall not relisve Lessee from liability under
any indemnity provisions of this Lease as to malters occurring or accruing during the term hereof or by reason of Lesses's occupancy of the Premises.

13.3 Inducement Recapture. Any agreement {or free or abated renl or olher charges, or for the giving or paying by Lessor lo or for
Lessee of any cash or other bonus, inducement or consideration for Laessee's entering into this Lease, all of which concessions are herelnafter referred
to as “Inducement Provisions,” shall be deemed conditioned upon Lessea's full and faithful performance of all of the terms, covenants and conditions
of this Lease. Upon Breach of this Lease by Lessee, any such Inducement Provision shall automalically be deemad deleted from this Lease and of no
further force or effect, and any rent, cther charge, bonus, inducement or consideration theretofore abated, given or pald by Lessor under such an
inducement Provision shall be immediately due and payable by Lessee to Lessor, notwithstanding any subsequent cure of said Breach by Lesses. The
acceptange by Lessor of rent or the cure of the Breach which initiated the opsration of this paragraph shall not be deemed a walver by Lessor of the
provistons of this paragraph unless specifically so stated in writing by Lessor althe lime of such acceptance.

134 Late Charges. Lessee hereby acknowledges thal late payment by Lessee of Rent will cause Lessor to incur cosis not
contemplated by this Lease, the exact amount of which wiil be extremely difficull to ascertain. Such costs include, but are not limited to, processing and
accounting charges, and tate charges which may be imposed upon Lesscr by any Lender. Accordingly, if any Rent shall het be received by Lessor
within 5 days after such amount shall be dus, then, without any requirement (or notice to Lessee, Lessee shall immediately pay to Lessor a one-time
late charge equal to 10% of each such overdue amount or $100, whichever is greater. The Pariles hereby agree that such late charge represents a fair
and reasonable estimate of the costs Lessor will Incur by reason of such late payment. Acceptance of such late charge by Lessor shall in no event
constitute a walver of Lassee's Default or Breach with respect to such overdus amauni, nor psevent the exercise of any of the other rights and remedies
granted hereunder. In the event that a late charge is payable hereunder, whether or not coliected, for 3 consecutive installments of Base Rent, then
notwithstanding any provision of lhis Lease (o the conirary, Base Rent shall, at Lessor's option, become due and payable quarterly In advance.

138 Interest. Any monetary payment due Lessor hereunder, clher than lale charges, not received by Lessor, when due as to
scheduled payments (such as Base Renl) ar within 30 days following the date on which it was due for non-scheduled payment, shall bear interest from
the dale when due, as to scheduled payments, or the 31st day after it was due as to non-scheduled payments. The interest{ “Interest") charged shall
be computed at the rate of 10% per annum but shall not exceed the maximum rale allowed by law. Interest is payabte in addition to the potential late
charge provided (or in Paragraph 13.4.

136 Breach by Lessor.

{a) Notice of Breach. Lessor shall not be deemed in breach of this Lease unless Lessor fails within a reasonable tme to perform
an obfigation required to be performed by Lessor. For purposes of this Paragraph, a reasonable time shall in no event ba less than 30 days after
receipt by Lessor, and any Lender whose name and address shall have baen fumished Lessee in writing for such purpose, of wrilten nolice specifying
wherein such obligaticn of Lessor has nol bsen performed; provided, however, that if the nature of Lessar's obligation is such that more than 30 days
are reasonably requirad for its performance, then Lessor shall not be in breach if performance is commenced within such 30 day period and therealter
diligently pursued to completion.

(b) Pertormance by Lessee on Behalf of Lessor. [n the event that neither Lessor ner Lender cures sald breach within 30 days
after receipt of said notice, or if having commenced sald cure they do not ditigently pursue it to completion, then Lessee may elact to cure sald breach
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at Lessee’s axpense and offset from Rent the actual and reasonabie cost (o perform such cure, provided however, that such offset shall not exceed an
amount equal to the greater of one monthv's Base Rent or the Security Deposit, reserving Lessee's right to seek reimbursement from Lessor. Lessee
shall document the cost of said cure and supply said documentation to Lessor.

14, Condemnation. If the Premises or any postion thereof are laken under the power of eminent domgin or sold under the threat of the exercise
of said power (collectively “Condemnation®), this Lease shall lerminate as to the part taken as of (he dale the condemning authority tekes litie or
possessicn, whichever firsteccurs. fmore than 10% of the Building, or more than 25% of that porticn of the Premises not accupled by any building, is
taken by Condemnation, Lessee may, at Lessee's option, to be exercised in writing within 10 days afler Lessor shafl have given Lessee written notice of
such taking (or in the absence of such notice, within 10 days after the condemning authority shall have taken possession) tenminate this Lease as of the
date the condemning authority takes such possession. !f Lessea does not teminate this Lease in accordance with the foregoing, this Lease shall
remain n full force and effect as to the portion of the Premises remaining, except that the Base Rent shall be reduced in proportion to the reduclion in
utitity of the Premises caused by such Condemnation. Condemnation awards and/or payments shall be the property of Lessor, whelher such award
shall be made as compensation for diminution in vatue of the leasehold, the vatue of the part taken, or for severance damagas; provided, however, that
Lessee shali be entilled to any compensation for Lessee's relocation expenses, loss of business goodwlll and/or Trade Fixtures, without regard to
whether or not this Lease Is terminated pursuant to the provisions of this Paragraph. Alf Allerations and Utlity Installalions made to the Premises by
Lessee, for purposes of Condemnation enly, shall be considered the property of the Lessee and Lessee shalt be entitled to any and all compensalion
which is payable therefor. In the event that this Lease is not terminaled by reason of the Condemnation, Lessor shail repair any damage to the
Premises caused by such Condemnation.

15. Brokerage Fees,

15.1 Additicnal Commissioen. In addition to the payments owed pursuant to Paragraph 1.9 above, and unless Lessor and the Brokers
otherwise agree in writing, Lessor agrees thal: (a) if Lessae exercises any Option, (b) if Lessee acquires any rights to the Premises or other premises
owned by Lessor and lacated wilhin the same Project, if any, within which the Premises is located, {c) if Lessea remains in possession of the Premisss,
with the consent of Lessar, after the expiration of this Lease, or (d) if Base Renl is increased, whalher by agreement or operation of an escalatian
clause herein, then, Lessor shall pay Brokers a fee in accordance with (he schedule of the Brokers In effect at the time of the execution of this Lease.

15.2 Assumption of Obligations. Any buyer or transferee of Lessor's interest in this Lease shail be deemed to have assumed Lessor's
obfigation hereunder. Brokers shall be third party beneficiaries of the provisions of Paragraphs 1.9, 15, 22 and 31. If Lessor fails lo pay to Brokers any
amounts due as and for brokerage fees pestaining to this Lease when due, then such amounls shall acerue Interest. In addition, if Lessor fails to pay
any amounls to Lessee’s Broker when due, Lessee’s Broker may send waillen notice to Lessor and Lessee of such failure and if Lessor falls to pay
such amounts within 10 days after said notlice, Lessee shall pay sald monies to its Broker and offset such amounts against Rent. In addition, Lessee's
Braker shall be deemad to be a third party beneficiary of any commission agreemeni entered into by and/or between Lessor and Lessor's Broker for the
timited purpose of collecting any brokerage fee owed.

15.3 Representations and Indemnities of Broker Relatlonships. Lessee and Lessor each represent and warrant to the other that &
has had no dealings with any person, firm, broker or finder (other than the Brokers, if any) in connection with his Lease, and that no one other than said
named Brokers is entilled to any commissicn or finder's fee in connection herewith. Lesses and Lessor do each hereby agree to indemnify, protect,
defend and hold the other hanmless (rom and against liabifity for compensation or charges which may be ciaimed by any such unnamed broker, finder
or other similar party by reason of any dealings or actions of the indemnifying Party, including any costs, expenses, atlorneys' fees reasonably incurred
with respect thereto.

16. Estoppel Certificates.

(a) Each Pasty (as "Rosponding Party*) shail within 10 days after writien notice (rom the other Parly (the “Requesting Party™)
execule, acknowledge and deliver to the Requesting Party a slatement in wiiling in form similar to the then most curret  “Estoppe! Certiflcate” form
published by the AR Commercial Real Eslate Association, plus suth additiona! information, confirmation andior statements as may be reasonably
requested by (he Requesting Party.

(b) If the Responding Party shall fall to execute or deliver the Esioppel Centificate within such 10 day period, the Requesting Party
may execute an Estoppet Cetlificale staling that: (i) the Leass is in full force and effect withow! modificalion excepl as may be represented by the
Regquesting Party, (i) (here are no uncured defaults in the Requesling Party's performance, and (iii) if Lessor is the Requesling Party, not more than one
month's rent has been paid in advance. Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppel Certificate, and the
Responding Party shal! be estopped from denying the truth of the facts contained in said Certificale.

{c) If Lessor desires to finance, refinance, or sell the Premises, orany pert thereof, Lessee and all Guarantors shall deliver to any
potential lender or purchaser designated by Lesscr such financial statements as may be reasonably required by such lender or purchaser, including but
not limited to Lessea’s financial statements for the past 3 years. Ail such financial statements shall be received by Lassor and such lender or purchaser
in confidence and shall be used only for the purposes herein set forth.

17. Definition of Laessor. The term "Lessar” as used herein shall mean the owner or owners at the lime in question of the fee tille to the
Premises, or, if this is a sublease, of lhe Lessee’s interest in the prior lease. In the event of a transfer of Lessor's tille or interest in the Premises or this
Lease, Lessor shall deliver to the transleres or assignee (in cash or by credit) any unused Securily Daposit held by Lessor. Except as provided In
Paragraph 15, upon such transfer or assignment and delivery of the Security Deposil, as aferesaid, the prior Lessor shall be relieved of all tiabifity with
respect to the obligations and/or covenants under this Lease thereafier to be performed by the Lessor. Subject to the foregoing, the obligations and/or
covenants in this Lease to be performed by the Lessor shall be binding only upon lhe Lessor as hereinabove defined.

18. Severabllity. The invalidity of any provision of this Lease, as delermined by a court of competent jurisdiclion, shall in no way elfect the
validity of any other provision hereof.

19. Days. Unloss olherwise specifically indicated to the contrary, the word "days® as used in this Lease shall mean and refer {o calendar days,
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20. Limitation on Liability. The cbligations of Lessor under this Lease shall not conslitule personal obligations of Lessor or its parnners,
members, directors, officers or shareholders, and Lessee shalllook 10 the Premises, and to no other assets of Lessor, lor the satisfaction of any liability
of Lessor with respect to this Lease, and shall rot seek recourse againsl Lessor's partners, members, directors, officers or shareholders, or any of their
personal assels for such satisfaction.

21. Time of Essence. Time is of the essence with respect to the performance of all obligations to be performed or cbserved by the Parties under
this Lease.
22 No Prior or Other Agreements; Broker Disclaimer. This Lease contains a) agreements between the Parties with respect to any malter

menlioned herein, and no other prior or contemporaneous agreement or understanding shall be effective, Lessor and Lessee each represents and
warrants to the Brokers that it has made, and is relying sclely upon, lts own investigation as to the nalure, quality, character and financiat responsibility
of the other Party to this Lease and as to the use, nature, qualily and character of the Premises. Brokers have no responsibiily with respect thereto or
with respect to any default or breach hereof by eilher Party. The liabifity (including court casts and allorneys® fees), of any Broker with respect to
negotiation, execution, dalivery or perfonmance by either Laessor or Lessee under thlis Lease or any amendment or modification herelo shall be limited to
an amouni up o the fee received by such Broker pursuant o this Lease; provided, however, that the foregeing fimitation on each Broker's liability shall
not be applicable to any gross negligence or willful misconduct of such Broker.

23. Notices,

23.1 Notice Requirements. All notices required or permiited by this Lease or applicable taw shall be in writing and may be delivered In
person {by hand or by courier) or may be sent by regular, certified or registered mail or U.S. Postal Service Express Mall, with postage prepald, or by
facsimile transmission, andshallbe deemed sufficlently given If served in a mannaer specified in this Paragraph 23. The addresses noted adjacentloa
Party’s signature on this Lease shall be that Parly's address for delivery or malling of notices, Either Party may by wrilten notice to the other specify a
different address for notice, except that upen Leases's (aking possession of the Premises, the Premises shal constitute Lessee's address (or nolice. A
copy of all notices to Lessor shall be concurrently transmitted to such party or parties at such addresses as Lessor may from Uime to time hereafter
designate in writing.

232 Date of Notlce. Any notice sent by registered or certified mall, return receipt requested, shall be deemed given on he date of
defivery shown an the receipt card, or if no delivery date is shown, the postmark thereon. If sent by regular mail lhe notice shall be deemed given 48
hours after the same is addressed as required herein and meiled with postage prepaid. Naotices defivered by United States Exprass Mall or overnight
courier thal guarantee nexl day dslivery shall be deemed given 24 hours after defivery of the same to the Poslal Service or courier. Notices transmilled
by facsimie transmission or slmilar means shall be deemed delivered upan telephone confirmation of receipt (confirmatian report from fax machine is
sufficient), provided a copy is also deliverad via delivery or mall. If notice is recelved on a Saturday, Sunday or legal holiday, it shall be deemed
received on the next business day.

24, Walvers. No walver by Lessor or Lessee of the Default or Breach of any tetm, covenant or condition hereof by-Lesges, shall be deemed a
walver of any other lerm, covenant or condition hereof, or of any subsequent Default or Breach by-Lossoa of the same or of any other temm, covenant or
condition hereof. Lessor's or Lessa's consent o, or approval of, any act shall not be deemed to render unnecessary the cbtalning of Lassers consentto,

or approval of, any subsequent or simlar acl by-Lesses, or be construed as the basis of an esloppel to enforce the provision or provisions of this
Lease requiring such consent. The acceplance of Rent by Lessor shall not be a walver of any Default or Breach by Lessee. Any payment by Lessee
may be accepled by Lessor on account of moneys or damages due Lessaor, notwilhstanding any qualifying statements or conditions made by
Lessee In connactlon therewith, which such slatements and/or conditions shail be of no force or effecl whatsoever unless specifically agreed to in
writing by Lessor al or before (he time of daposit of such paymant.

28. Disclosures Regarding The Nature of a Real Estate Agency Relationghip.

{a) When entering into a discussion with a real estate agent regarding a real eslate transaction, a Lessor or Lessee should
from the outset understand what type of agency relationship or representation il has with the agent or agents in the transaction. Lessor and Lessee
acknowledgs baing advised by the Brokers in this transaction, as [ollows:

) Lessor's Agent. A Lessor's agent under a listing agreement with the Lessor acts as the agent for the Lessor
only. A Lessor's agent or subagent has the following affirmative cbligations: Yo the Lessor; A fiduciary duty of ulmos! care, integrity, honesty, and

toyalty in dealings with the Lessor. To the bLessee and (he Lessor; a. Dlligent exercise of raasonable skils and care in perfaormance of (he agent's
dulies. b. A duty of honest and falr dealing and good faith. c. A duty to disciose all facts known to the agent materially affecting the value or desirabllity
of tha property that are nol known lo, or within he diligent attenllon and observation of, the Parties. An agen! is not cbligated to reveal lo eliher Parly
any confidential information obtained from (he other Party which does not Invoive the affirnative duties set forth above.

(i) Lessee’s Agent, An agent can agree {0 act as agent for the Lessee only. In these siluations, the agent is not
the Lessor’s agent, even if by agreement the agent may raceive compensation for servicas rendered, either in full or In part from the Lessor. An agent
acling only for a Lessee has the following affimative obligalions. To the Lessee: A fiduciary duly of utmost care, integrity, honesty, and loyaity In
dealings with the Lessee. To the Laessee and the Lessor: a. Diligent exercise of reasonabla skills and care in performance of the agent’s duties. b. A
duly of hanest and fair dealing and good faith. ¢. A duly to disclose all fscts known (o the agent materialiy affecling the value or desirabllity of the
property that are not known 1o, or within the diligent attention and cbservation of, the Parlies. An agent Is not obligated lo reveal to either Party any
confidentia! information oblained from the other Parly which does nol involve the alfirmative duties setforth above.

(i) g prese Lossea. A real estate agent, either acting direclly or thraugh one or mare
associate licanses, can legally be the agenl of both the Lessor and the Lessee in a transaction, bul only with the knowiedge and consent of both the
Lessor and the Lessee. (n a dual agency situation, the agsnt has the following alfimative obtigations to both the Lessor and the Lessee: a. A fiduclary
duty of utmost care, integrily, honesty and loyaily in the dealings wilh either Lessor or the Lessee. b. Other dulies lo the Lessor and the Lessee as
stated above in subparagraphs (i) or ({i). In represeniing both Lessar and Lessee, the agent may not without (he exprass permission of the respective
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Party, disciose to the other Party that the Lessor will accept rent in an amount tess than that indicated in the listing or that the Lessee is willing to pay a
higher rent than that offered. The above dutles of the agent In a real estate transaction do not refieve a Lessor or Lessee {rom the responsibiiity to
protect their own Interests, Lesscr and Lessee should carefully read sil agreements to assure that they adequately express \heir understanding of the
transaction. A real estate agent is a person qualified to advise about real estate. (f legal or tax advice is desired, consult a competent prafessional.

(b) Brokers have no responsibility with respect to any default or breach hereof by either Party. The liability (Including courl
costs and attorneys' fees), of any Broker wilh respect to any breach of duty, ervor or omission relating to this Lease shall not exceed the fee received by
such Broker pursuant to this Lease; provided, however, that the foregoing limilation on each Broker's Hability shall not be appficable to any gross
negligence or wiliful misconduclt of such Broker.

(c) Lessor and Lessee agree to idenlily to Brokers as "Confidential® any communication or information given Brokers (hat is

considered by such Party to be confidential.

26. No Right To Holdover. Lessee has no right lo retain possession of the Premises or any part thereof beyond the expiration or termination of
this Lease. In the event that Lessee holds over, then the Base Renl shall be increased lo 150% of the Base Rent applicatile Immediately preceding the
expiration or termination. Nothing contained herein shall be construed as consent by Lessorto any holding over by Lessee.

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

28. Covenants and Conditions; Construction of Agreement. All provisions of this Lease to be observed or performed by Lessee are both
covenants and conditions. In construing (his Lease, all headings and litles are for the convenience of the Parties cnly and shall not be considered a
part of this Lease. Whenever required by the context, the singular shall include the plural and vice versa. This Lease shall not be construed as if
prepared by one of the Parlles, bl rather according to {is falr meaning as a whole, as if baoth Parties had prepared it.

29. Binding Effect; Cholce of Law. This Lease shail be binding upon the Parties, their personal representatives, successors and assigns and
be govemed by the laws of the State in which the Premises are located. Any litigation between the Partles hereto conceming this Lease shafl be
initiated in the county in which the Premises are locsted.

30. Subordination; Attomment; Non-Disturbance.

301 Suhordination. This Lease and any Option granted hereby shall be subject and sybordinate to any ground lsase, mortgage, deed
of trust, or other hypothacation or securily device {collectively, “Security Device™), now or hereafter placed upon the Premises, to any and all advances
made on the securily thereof, and to all renewals, modifications, and extensicns thereof, Lessee agrees that the holders of any such Security Devices
(in this Lease logether referred to as “Lander™) shall have no liability or obligation to perform any of the obligations of Lessor under this Lease, Any
Lender may elect to have this Lease and/cr any Option granted hereby supetior to the lien of its Securily Device by giving written notice thereof to
Lessee, whereupon this Lease and such Optlons shall be deemed prior to such Security Device, noiwithstanding (he relative dates of the
documentation or recordation thereof.

30.2 Attomment. In the event that Lessor transfers title Lo the Premises, or the Premises are acquired by anclher upon the foraclosure
or terminalion of a Securily Device to which this Lease is subordinated (j) Lessee shall, subject o the non-disturbance provisions of Paragraph 30.3,
altomn to such new owner, and upon request, enter inlo 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 efection of such new owner, this Lease shall aulomalically become a new Lease belween Lessee and such
new owner, upon all of the terms and conditions hereof, for the remainder of the term hereof, and (li) Lessor shall therealier be reliaved of any further
obligations hereunder and such new owner shall assume all of Lessor's obligations hereunder, except that such new owngr shall not; (a) be liable for
any act or omission of any prior I8ssor or with respect to evenls occurring prior to acquisition of ownership; (b) be subject to any offsets or defenses
which Lessee might have against any prior lassor, (c) be bound by prepayment of more than one month's rent, or (d) be lizble for the retum of any
securily deposit psid to any pricr fessor.

303 Non-Disturbance. Wilh respect to Securily Devices enlered Into by Lessor afler the execulion of thls Lease, Lessee's
subordination of this Lease shall be subjecl to receiving a commoerclally reasonable nen-distutbance agreement (a “Non-Disturbance Agreement")
from the Lender which Non-Disturbance Agreement provides that Lessee's possession of the Premises, and this Lease, induding any options to exiend
the term hereof, will nol be disturbed so long as Lesses is not In Breach hereof and attorns to the record owner of the Premises. Further, within 60
days afier the execution of this Lease, Lessor shall use Its commercially reasonable efforts to cbtain a Non-Disturbance Agreement from (he holder of
any pre-existing Security Device which is secured by the Premises. In the evenl that Lessor is unable to provide the Non-Dislurbance Agreement within
said 60 days, then Lessee may, at Lessee's option, directly contact Lender and allempt o negotiate for the execution and delivery of a Non-Disturbance

Agreament.

304 Self-Executing. The agreements contained in this Paragraph 30 shall be effective without the execution of any further decuments;
provided, however, that, upon written request from Lessor or a Lender in connection with a sale, financing or refinancing of the Premises, Lessee and
Lessor shall execule such further wrilings as may be reasonably required to sepsrately document any subordinalion, altlomment and/or
Non-Disturbance Agreement provided lor herein.
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32, Lessor's Access; Showing Premises; Repalrs. Lessor and Lessor's agenis shall have the rght to enter the Premises at any time, in the
case of an emergency, and otherwise al reasonable (imes after reasonable prior notice for the purpose of showing the same to prospeclive purchasers,
tenders, or tenants, and making such afteralions, repairs, improvements or additions to the Premises as Lessor may deem necessary or desirable and
{he erecling, using and maintaining of utilities, services, pipes and condulls through the Premises and/or other premises as long as there Is no material
adverse effect to Lossse's use of the Premises. All such activities shall be withoul abatement of rent or liability to Lesses.

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

34, Signs. Lessor may place on the Premises ordinary "For Sale® signs at any time and ordinary "For Lease" signs during the last 6 months of
the temm heraof. Except for ordinary “for sublease” signs, Lesses shail not place any sign upen lhe Premises without Lessor's prior wrilten consent, All
signs must comply with &lt Applicable Requiremsnts.

3s. Termination; Meiger. Unless spacifically staled olherwise in writing by Lessor, the voluntary or other surrender of this Lease by Lessee, the
mutual termination or cancellation hereof, of a terminalion hereof by Lessor for Braach by Lessee, shail automatically temminate any sublease or lssser
estate in the Premises; provided, however, thal Lessor may elect to continue any one or all existing sublenancies. Lessor's faiture within 10 days
following any such event to etect to the contrary by wrillen notice to the holder of any such lesser Interest, shall constilute Lessor's election to have
such evenl constitute the termination of such interest.

36. Consents, Except as otherwise provided herein, wherever In Lhis Leasa the consent of a Party is required to an act by or for the other Party,
such consent shall not be urreasonably withheld or delayed. Lessor's aclual reasonable costs and expenses (including but not limited to architects’,
altemeys', engineers’ and other consultants’ fees) incurred in the consideration of, or response to, a requesl by Lessee for any Lessar consent,
including but not limited to consents to an assignment, a subleling or the presence or use of a Hazardous Substance, shall be pald by Lessee upon
receipl of an invoice and supporting documentation tharsfor. Lessor's consent to any acl, assignment or sublelling shall not constitute an
acknowledgment thal ro Defaull or Breach by Lessea of (his Laase exists, nor shall such consent be deemed a waiver of any then existing Default or
Breach, except as may be otherwise specifically stated in wriling by Lessor a1 the time of such consenl. The fallure to specify herein any particular
condilion to Lessor's consent shall not preclude Ihe impasition by Lessor at the lime of consemt of such further or other conditions as are then
reasonable with reference to the particular matler for which consent is being given. In the evanl that either Party disagrees with any detenmination
mada by the ather hereunder and reasonably requests the reasons far such determination, the determining parly shall fumish iis reasons in wrillng and
in reasonable delail within 10 business days (ollowing such request.

az. Guarantor.

371 Exacutlon. The Guarantors, if any, shall each execute a guaranty in the form most recently published by the AIR Commercial Real
Estate Assaciation, and each such Guarantor shall have the same cbtigations as Lessee under this Lease.

37.2 Default. 1t shell constitule a Default of the Lessee if any Guarantor fails or refuses, upon request to provide: (a) evidence of the
execution of the guaranty, including the authority of the party signing on Guaranior’s behalf to obligate Guarantor, and in the case of a corporate
Guarantor, a certified copy of a resotution of its board of directors authorizing the making of such guaranty, (b) cument fnancial statements, (¢) an
Estoppel Certificate, or (d) wrillen confirmation that the guaranty is still in effecl.

38. Quiet Possession. Subject to payment by Lessee of the Rent and performance of all of the covenanls, condilions and provisions on
Lessee's part to be observed and performed under Lhis Lease, Lessee shall have quiet possession and quiet enjoyment of the Premises during the term
hereof,

39. Optlons. If Lessee is granted an Option, as defined befow, then the lollowing provisions shall apply:

39.1 Definition. "Option™ shafl mean; (a) the right to extend the term of or renew this Lease or to extend aor renew any tease thal
Lessee has on other property of Lessor; {b) the right of first refusal or first cffer to tease elther the Premises or other property of Lessor; (c) the right to
purchase or the right of first refusal to purchase the Premises or other property of Lessor.

39.2 Optlons Personal To Original Lossee. Any Option granled to Lessee in this Lease is personal to the original Lessee, and cannot
be assigned or exercised by anyone cther than said original Lessee and only while the original Lessee is in full possession of the Premises and, If
requested by Lessor, with Lessee certifying that Lesses has no intention of thereaftar assigning or subletting.

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

394 Effact of Default on Options.

(a) Lesseo shallhave no right lo exercise an Option: (i) during the pericd commencing with the giving of any notice of Defaull and
continuing until said Default is cured, (i) during the period of time any Rent is unpaid (without regard to whether notice thereof is given Lessee), (lil)
during the time Lessee Is in Breach aof this Leasae, or (iv) in the eventthat Lessee has been given 3 or more notices of separale Default, whether or'not
the Defaulls are cured, during the 12 month period immediately preceding the exercise of the Option,

{b) The period of time withinwhich an Opticn may be exercised shall not be extended or enfarged by reason of Lessee's inabilityto
exercise an Option because of the provisions of Paragraph 39.4(a).

(c) An Opficn shall lerminate and be of no further force or affect, notwithstandinglessee’s due and timely exercise of the Option, if,
after such exercise and prior o the commencement of the extended term or completion of the purchase, (i) Lessee falls lo pay Rent for a period of 30
days after such Rent becomes due (wilhout any necessily of Lessor to give nolice thereof), or {ii) if Lessee commils a Breach of this Lease.
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40. Multiple Bulidings. If the Premises are a part of a group of buildings controlled by Lessor, Lessee agrees (hal it will abide by and conform to
all reasonable rules and regulations which Lessor may make from time to time for the management, safety, and care of ssid properties, Including the
care and cleanliness of the grounds and including the parking, loading and unloading of vehicles, and to cause s employees, suppllers, shippers,
customers, contraclors and invitees o so abide and conform. Lessee also agrees to pay its fair share of common expenses incurred in connection wilh
such rules and regulations.

41. Security Measures. Lessee hereby acknowledges that the Rent payable to Lessor hereunder does not include the cost of guard service or
other securily measures, and that Lessor shall have no cbiigation whatsoaver to provide same. Lessee assumes all responsibifity for the protection of
the Premises, Lessee, ils agents and invitees and their property from the acls of thind parties.

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

43. Performance Under Protest. If at any time a dispute shall arise as to any amount or sum of money to be paid by one Parly to the other
under the provisions hereof, the Party against whom the obligation to pay the money is asserted shall have the right to make payment "under protest®
and such payment shall not be regarded as a voluntary payment and there shall survive the right on the part of said Party to Instilute suit for recovery of
such sum. If it shall be adjudged that there was no legal cbligation on the part of said Party (o pay such sum or any par thereof, sald Party shall be
entilled to recover such sum or sa much thereof as it was not legally required to pay,

44, Authority; Multipte Partles; Executlon.

(a) If either Party hereto Is a corporation, trusl, imiled Gability company, partnership, or similar entity, each individual
execuling this Lease on behalf of such entily represents and warrants thal he or she is duly authorized to execute and deliver (his Lease on ils bahall.
Each party shall, within 30 days after request, deliver to the other party satisfactory evidence of such authority.

{b) if this Lease is executed by mere than one person or entily as "Lessee”, each such person or enlily shal be jcinlly and
severally lisble hereunder. Il is agreed thet any one of the named Lesseeas shall be empowered to execute any amendment (o this Lease, or other
document ancillary ihereto and bind all of the named Lessees, and Lessor may rely on the same as if all of lhe named Lesseas had executed such

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

together shall constilute one and the same Instrument.

45, Confiict. Any conflict between the printed provisions of this Lease and lypewrilten or handwritten provisions shall be controlled by the
lypewritten or handwritlen provisions.

46. Offer. Preparation of this Lease by either Party or their agent and submission ol same (o the olher Party shall not be deemed an ofter to
lease lo lhe other Party. This Lease is notinlended to be binding until execuled and defivered by all Parties hereta.

47. Amendments. This Lease may be modified only in wiiling, signed by the Parties in interest at the time of the modification. As long as they
do not materially changs Lessee's cbligations hereunder, Lessee agrees to make such reasanable 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 PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR
PROCEEDING INVOLVING THE PROPERTY OR ARISING OUT OF THIS AGREEMENT.

49, Mediation and Arbitration of Disputes. An Addendum requiring the Mediation and/or the Arbitration of all disputes between the Parties
andlor Brokers arising oul of this Lease [J is [X] (s not attached to this Lease.

50, Americans with Disabllities Act. Since compliance with the Americans with Disabilities Act (ADA)is dependent upon Lessee’s specific use
of the Premises, Lessor makes no warranly or represeniation as to whether or not the Premises comply with ADA or any similar legislation. ln the
event that Lessee's use of the Premises requires medifications or additions to the Premises in order to be in ADA compliance, Loessee agrees o make
any such necessary modifications and/or additions at Lessee's expense.

LESSOR AND LESSEE HAVE CAREFULLY READ ANO REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND
BY THE EXECUTION OF THIS LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY AGREE
THAT, AT THE TIME THIS LEASE IS EXECUTED, THE TERMS OF THIS LEASE ARE COMMERCIALLY REASONABLE AND EFFECTUATE THE
INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT TO THE PREMISES.

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE AIR COMMERCIAL REAL ESTATE ASSOCIATION OR BY ANY
BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO WHICH

IT RELATES. THE PARTIES AREURGED TO:

1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE.
2, RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID INVESTIGATION
SHOULD INCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF THE PREMISES,
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THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING SYSTEMS, AND THE SUITABILITY OF THE PREMISES FOR
LESSEE'S INTENDED USE.

WARNING; IF THE PREMISES IS LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THE LEASE MAY NEED TO
BE REVISED TO COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PREMISES IS LOCATED.

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

Executed at: Executed at:
On: On:
By LESSOR: By LESSEE:

CKMR2, LP and Ricky W. & Debra L. Massie Truckee Meadows Fire Protection District
Trustees of the Massie Family Trust dated3/24/05

By: By:

Name Printed: Ricky W. Massie Name Printed:
Tiile: OWNER/TRUSTEE Tille:

By: By:

Name Printed: Ryan Massie Name Printed:
Titte: OWNER/PARTNER REPRESENTING CKR2,LP Title:

address: 5800 Lonetree Blvd, Suite 201 Address:
Tetephone:@16) 923-4000 Telephone:(__ )
Facsimile:( ) Facsimite:( )
Federal 10 No. Federal 1D No.
BROKER: BROKER:

Altn: Attn:

Thle: Title:

Address: Address:
Tetephone:{ } Talephone:( )
Facsimile{ ) Facsimile:( )
Federal ID No. Federal ID No.

NOTE: These forms are often modified to meet the changing requirements of law and industry needs. Always write or call to
make sure you are utilizing the most current form: AIR COMMERCIAL REAL ESTATE ASSOCIATION, 700 So. Flower Street,
Suite 600, Los Angeles, California 90017. {213) 687-8777. Fax No. (213) 687-8616

® Copyright 2001 - By AIR Commerclal Real Estate Assoclation. All rights reserved.
No part of these works may bo reporduced in any form without permission in writing.
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ADDENDUM

Date: December 1, 2019

By and Between - (Lessor) CKMR2 LP and Ricky W. and Debra L. Massie Trustees of

The Massie Family Trust dated March 24, 2005

(Lessee) Truckee Meadows Fire Protection District

Address of Premises: 3663 Barron Way, Reno, NV 89511
Paragraphs 50-59

In the event of any conflict between the provisions of this Addendum and the printed
provisions of the Lease, this Addendum shall control.

50. Monthly Rent The monthly rent shall be adjusted per the
following schedule:

Months 1-12 $26,860.00 ($.79/sf) per month NNN
Months 13-24 $27,665.80 ($.81/sf) per month NNN
Months 25-36 $28,495.77 ($.83/sf) per month NNN
Months 37-48 $29,350.65 ($.85/sf) per month NNN
Months 49-60 $30,231.17 ($.87/sf) per month NNN
51. Operating Expenses Attached is a list of current operating expenses

that will be paid by Lessor and billed back monthly as a CAM estimate (CAM is
estimated to be $5,780.00 per month for the first year), which will be reconciled
annually and adjusted accordingly. If the expenses for that calendar year exceed
the amount paid in CAM, Lessor will send a bill to Lessee for the difference. If an
overpayment has occurred, Lessee will be credited the overpayment balance
towards the next month’s CAM.

Lessee will take some of the utility accounts into their name and pay direct to

the provider including but not limited to trash, janitorial, electricity, gas,
internet, phone, burglar and fire alarm monitoring.

INITIALS INITIALS



52. Funding Out Clause Notwithstanding any provision of this Lease to the
contrary, each payment obligation of Tenant created by this Lease is conditioned
upon the availability of funds that are appropriated or budgeted for the
purposes of the Lease. In the event that Tenant has failed to appropriate or
budget funds for the purposes specified in the Lease, or that Tenant has been
required, in its sole judgement, to amend previous appropriations or budgeted
amounts to eliminate or reduce funding for the purposes of this Lease, Tenant
shall provide reasonable prior written notice of such occurrence, and the Lease
shall be terminated without penalty, charge or sanction.

53. Property Taxes Lessee is exempt from paying property taxes.
Lessee will request a property tax waiver from the assessor’s office and, if
granted, the Lessee shall have no obligation to pay property tax and CAM fee
shall be reduced accordingly.

54, Options to Renew Lessee shall have two (2) five (5) year options to
renew the lease at the then prevailing fair market rental rate but in no event will
the renewal lease rate be less than the previous month’s rate plus a 3% annual
increase.

55. Signage Lessee shall be permitted to install signage on the
exterior and/or grounds of the building at Lessee’s expense, subject to Lessor’s
reasonable approval and City of Reno ordinances.

56. Parking & Excess Land Lessee shall be permitted to use the parking lot and
excess land for parking, storage, overnight vehicles and any other permitted use.
Lessor will not be responsible for improving the land. Lessee will permit their
outside storage with the correct municipality and be responsible to provide their
own security, and maintenance of the yard area.

57. Option to Purchase Lessee shall have a priority right to purchase the
building at $185.00 per square foot any time prior to the 36" month of the lease.
Should Lessee purchase the property, a fee equal to three (3)% of the purchase
price shall be paid by Seller to Colliers International at close of escrow, provided
that a credit towards the three (3)% sales agreement of the unused lease
commission is applied.

INITIALS ) INITIALS



58.

59.

INITIALS

Tenant Improvements Lessor shall provide the following Tenant
Improvements at Lessor’s sole cost. All Tenant Improvement work will
commence after delivery of a signed lease, and deposited funds for first month’s
rent:

A)
B)
C)
D)
E)

F)
G)

Complete carpet, hard surface flooring and base boards throughout the
office, as well as blinds and wall sconces. Colors and finishes to be mutually
agreed upon.

Complete the restroom counters and sink.

Add a door from the hallway of the office to the warehouse as depicted on
the attached exhibit.

Install a door from the “storage vault” to the main warehouse as depicted on
the attached exhibit.

Add one office to the warehouse area per attached exhibit

Exposed electrical wiring to be safed off.

A punch list of items shall be created including small items (ex. Ceiling tile
repairs, touch up paint, etc.

Broker Disclosure Debra Massie, an owner of the Property, is a
licensed real estate agent in Nevada.

INITIALS



3663 Barron Way

CAM Charges

Monthly
Sewer $154.98
Irrigation Water $133.03
Landscaping $400.00
Association Dues $590.00
Management Fees $852.00
Property/Liability Insurance $166.75
Water $85.12
Hydrant Water $59.37
Fire Protection Water $70.83
HVAC PM Service $231.40
Total CAM: $2,743.48
Total SF: 34,000
Total CAM Monthly Average: $2,743.48
Monthly Per SF CAM Estimate $0.08
Property Taxes Monthly Average: $3,056.06
Total per SF: $0.09

Tenant to take over the following accounts:

Fire Alarm Monthly Average: $52.48
Burglar Alarm Monthly Average: $52.48
Electric $392.92
Gas $39.72

Total Other Charges Monthly Average: $537.60

Annual
$1,859.76
$1,596.36
$4,800.00
$7,080.00
$10,224.00
$2,001.00
$1,021.44
$712.44
$850.00

$2,776.81
$32,921.81

$36,672.69



