Fill in this information to identify the case:

Debtor

United States Bankruptcy Court for the:

Case number

Ample, Inc.

25-90817

Southern District of 1€Xas

(State)

Modified Official Form 410
Proof of Claim

Claim #41 Date Filed: 1/26/2026

04/25

Read the instructions before filling out this form. This form is for making a claim for payment in a bankruptcy case. Do not use this form to
make a request for payment of an administrative expense. Make such a request according to 11 U.S.C. § 503.

Filers must leave out or redact information that is entitled to privacy on this form or on any attached documents. Attach redacted copies or any
documents that support the claim, such as promissory notes, purchase orders, invoices, itemized statements of running accounts, contracts, judgments,
mortgages, and security agreements. Do not send original documents; they may be destroyed after scanning. If the documents are not available,
explain in an attachment.

A person who files a fraudulent claim could be fined up to $500,000, imprisoned for up to 5 years, or both. 18 U.S.C. §§ 152, 157, and 3571.

Fill in all the information about the claim as of the date the case was filed. That date is on the notice of bankruptcy (Form 309) that you received.

Identify the Claim

1. Who is the current Cordelia Industrial 1, LP
creditor?
Name of the current creditor (the person or entity to be paid for this claim)
Other names the creditor used with the debtor
2. Has this claim been M No
acquired from
someone else? [0 Yes. Fromwhom?
3. Where should Where should notices to the creditor be sent? Where should payments to the creditor be sent? (if
notices and different)
payrr_ments to the Cordelia Industrial 1, LP Cordelia Industrial 1, LP
creditor be sent? William W. Hatcher, Esg. Jaeger McHugh and Co.
114 Pierre St 1 Blackfield Drive
Federal Rule of Santa Rosa, CA 95404 #101
Bankruptcy Procedure Tib CA 94920
(FRBP) 2002(g) iburon,
Contact phone  707-542-1921 Contact phone  415-433-3281
Contactemail William@hatcherlaw.net Contactemail michael@jaegermchugh.com
Uniform claim identifier (if you use one):
4. Does this claim No
amend one already
filed? D Yes. Claim number on court claims registry (if known) Filed on
MM / DD / YYYY
5. Do you know if No
anyone else has filed
a proof of claim for [ Yes. Who made the earlier filing?
this claim?

Official Form 410

Proof of Claim

2590817260112052358000451
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Claim #41  Date Filed: 1/26/2026


Give Information About the Claim as of the Date the Case Was Filed

6. Do you have any number
you use to identify the
debtor?

No

D Yes. Last 4 digits of the debtor’s account or any number you use to identify the debtor:

7. How much is the claim?

$ 132,260.00 . Does this amount include interest or other charges?
D No

Yes. Attach statement itemizing interest, fees, expenses, or other
charges required by Bankruptcy Rule 3001(c)(2)(A).

8. What is the basis of the
claim?

Examples: Goods sold, money loaned, lease, services performed, personal injury or wrongful death, or credit card.
Attach redacted copies of any documents supporting the claim required by Bankruptcy Rule 3001(c).

Limit disclosing information that is entitled to privacy, such as health care information.

Lease

9. Is all or part of the claim
secured?

No

D Yes. The claim is secured by a lien on property.
Nature or property:

Real estate: If the claim is secured by the debtor’s principle residence, file a Mortgage Proof of
Claim Attachment (Official Form 410-A) with this Proof of Claim.

D Motor vehicle
D Other. Describe:

Basis for perfection:

Attach redacted copies of documents, if any, that show evidence of perfection of a security interest (for
example, a mortgage, lien, certificate of title, financing statement, or other document that shows the lien
has been filed or recorded.)

Value of property: $
Amount of the claim that is secured: $
Amount of the claim that is unsecured: $ (The sum of the secured and unsecured

amount should match the amount in line 7.)

Amount necessary to cure any default as of the date of the petition:  $

Annual Interest Rate (when case was filed) %

O Fixed

D Variable

10. Is this claim based on a
lease?

DNo

Yes. Amount necessary to cure any default as of the date of the petition. $132,260.00

11. Is this claim subject to a
right of setoff?

No
D Yes. Identify the property:

Official Form 410

2590817260112052358000451
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12. Is all or part of the claim
entitled to priority under
11 U.S.C. § 507(a)?

A claim may be partly
priority and partly
nonpriority. For example,
in some categories, the
law limits the amount
entitled to priority.

E No
[ Yes. Check all that apply: Amount entitled to priority

D Domestic support obligations (including alimony and child support) under
11 U.S.C. § 507(a)(1)(A) or (a)(1)(B).

Up to $3,800* of deposits toward purchase, lease, or rental of property
or services for personal, family, or household use. 11 U.S.C. § 507(a)(7). ¢

Wages, salaries, or commissions (up to $17,150*) earned within 180
days before the bankruptcy petition is filed or the debtor’s business ends, ¢
whichever is earlier. 11 U.S.C. § 507(a)(4).

Taxes or penalties owed to governmental units. 11 U.S.C. § 507(a)(8). $
Contributions to an employee benefit plan. 11 U.S.C. § 507(a)(5). $
Other. Specify subsection of 11 U.S.C. § 507(a)(__) that applies. $

OooOooOo O 0O

* Amounts are subject to adjustment on 4/01/28 and every 3 years after that for cases begun on or after the date of adjustment.

13. Is all or part of the claim
entitled to administrative
priority pursuant to 11
U.S.C. § 503(b)(9)?

No

Yes. Indicate the amount of your claim arising from the value of any goods received by the debtor within 20
days before the date of commencement of the above case, in which the goods have been sold to the Debtor in
the ordinary course of such Debtor’s business. Attach documentation supporting such claim.

$

Sign Below

The person completing
this proof of claim must
sign and date it.

FRBP 9011(b).

If you file this claim
electronically, FRBP
5005(a)(3) authorizes courts
to establish local rules
specifying what a signature
is.

A person who files a
fraudulent claim could be
fined up to $500,000,
imprisoned for up to 5
years, or both.

18 U.S.C. §§ 152, 157, and
3571.

Check the appropriate box:

D | am the creditor.

| am the creditor’s attorney or authorized agent.

D | am the trustee, or the debtor, or their authorized agent. Bankruptcy Rule 3004.

D | am a guarantor, surety, endorser, or other codebtor. Bankruptcy Rule 3005.

| understand that an authorized signature on this Proof of Claim serves as an acknowledgement that when calculating
the amount of the claim, the creditor gave the debtor credit for any payments received toward the debt.

| have examined the information in this Proof of Claim and have reasonable belief that the information is true and correct.

| declare under penalty of perjury that the foregoing is true and correct.

Executedondate ©1/26/2026
MM / DD / YYYY

/s/William W. Hatcher

Signature

Print the name of the person who is completing and signing this claim:

Name William W. Hatcher

First name Middle name Last name
Title Attorney
Company Law Offices of William W. Hatcher

Identify the corporate servicer as the company if the authorized agent is a servicer.

Address

Contact phone Email

Official Form 410
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Verita (KCC) ePOC Electronic Claim Filing Summary

For phone assistance: Domestic (866) 475-7847 | International (781) 575-2036

Debtor:
25-90817 - Ample, Inc.
District:
Southern District of Texas, Houston Division
Creditor: Has Supporting Documentation:
Cordelia Industrial 1, LP Yes, supporting documentation successfully uploaded
William W. Hatcher, Esq. Related Document Statement:

114 Pierre St

Has Related Claim:
Santa Rosa, CA, 95404 No
Related Claim Filed By:

Phone:

707-542-1921 Filing Party:

Phone 2: Authorized agent
Fax:

Email:

william@hatcherlaw.net

Disbursement/Notice Parties:
Cordelia Industrial 1, LP
Jaeger McHugh and Co.
1 Blackfield Drive
#101

Tiburon, CA, 94920

Phone:
415-433-3281
Phone 2:

Fax:

E-mail:
michael@jaegermchugh.com
DISBURSEMENT ADDRESS

Other Names Used with Debtor: Amends Claim:
No
Acquired Claim:
No
Basis of Claim: Last 4 Digits: Uniform Claim Identifier:
Lease No
Total Amount of Claim: Includes Interest or Charges:
132,260.00 Yes
Has Priority Claim: Priority Under:
No
Has Secured Claim: Nature of Secured Amount:
No Value of Property:
Amount of 503(b)(9): Annual Interest Rate:
Based oNnoLease: Arrearage Amount:
Yes, 132,260.00 Basis for Perfection:
Subject to Right of Setoff: Amount Unsecured:
No

Submitted By:

William W. Hatcher on 26-Jan-2026 1:50:41 p.m. Pacific Time
Title:

Attorney
Company:

Law Offices of William W. Hatcher

VN: 9DDB77C45DB3162E9034FB6C6665C60C


Verita (KCC) ePOC Electronic Claim Filing Summary

For phone assistance: Domestic (866) 475-7847 | International (781) 575-2036

VN: 9DDB77C45DB3162E9034FB6C6665C60C
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AIRCREZ
7]
confracts

STANDARD INDUSTRIAL/COMMERCIAL MULTI-TENANT LEASE - NET

1. Basl Provisions ["Basic Provislans®). .
1.1 Parties, This Lease {"Lease"), dated for reference purposes only November 10 , 2023 ,ismade byand between Cordelia

Industrial 1, LP  {"Lessurjand _Ample, Inc. (“lessee’), {collectively the "Parties”, or Individually 2 “Party”).
1.2{a) Pramises: That certaln real property, including all Improvements thereln or to be provided by Lessor under the terms of this Lease, commonly known

as (street address, unit/suite, clty, state, 2ip): _2870 Cordelia Road, Suite 130, Fairfield, CA 94534  ("Pramises”). The
Premises are located In the Countyof _Solano ,and aregenerally described as [describe brieflythe nature of the Premlses and the "Project): _2870
Cordelia Road, Suite 130 consisting of 7,200 sguare feet in an approximately 98,785

. In addltion to Lessea's rights to use and occupy the Premises as herelnafter specified, Lessee shall have non-extlysive rights to
any utillty raceways of the buliding contalning the Premises {"Buliding™ and to the Common Areas (as definedin Paragraph 2.7 below), but shall not have any rightsto
the raof, or exterlor walls of the Bullding or to any other bulldings In the Prolect, The Premises, the Bujlding, the Common Areas, the land upon which theyare

located, along with all other bulidings and Improvements thereon, are herein callectively referred to as the “Project.” (See also Paragraph 2)
: 8

1.2(b) Parking: _Six (6)  unreservedvehicle parking spaces. (See also Paragraph 2.6)
13 Term: _Three (3} vearsand _one (1) . months {"Original Tersn"} commencing _MML [*Commencement
Date) and ending _November 30, 2026 {'ExpirationDate’}. (Sce also Paragraph 3}
1.4 Early Possession: Ifthe Premisesare aailable Lessezmay have non-excluslve possession of the Premises commencing_November 8, 2023

(*Early Possession Date"]. {SeealsoParagraphs 3.2 and 3.3)
15 BaseRent: _$7,867.20 per month{"BaseRent"), payableon the First {1st)  dayofeach monthcommencing November

8, 2023 . {seealsoParagraph 4}
ifthis box Is checked, there are provisions In this Lease for the Base Fert to be adjusted. See Parsgraph _ 50

1.6 Lessea's Share of Common Area Operating Expenses: _Seven point two nine percent( 7.29 %) {"lessee'sShare"}. In the
event that the size of the Premises and/or the Project are modified during the term of this Lease, Lessor shall recalculate Lessea's Share to reflect such modification,

1.7 Base Rentand Othar Monles Pald Upon Execution: 12 2
(2) BaseRent: _$7,867.20 for theperiod _November & — December #. 2023 .
= 7 Is a

[b] CommonArea Operating Expenses: The current estimate for the perled

$1.575.00 . 139 12
{c} SecurityDeposit: _S18,.884.40 ("Security Depasit”). {See also Paragraph 5)
(d} Other for .

{e] Total Due Upon Execution of ths Lease: $28,326.60 .

1.8 AgreedUse: _Office, warehouse and light ReED materials testing for an electric vehicle

battery company . (See alsoParagraph 6)
1.9 Insuring Party. Lessoris the "nsuring Party”. (See also Paragraph8)

1310 Real Estate Brokers. {See also Paragraphs 15 and 25)
{3) Representation: Each Party acknowledges recelving a Disclosure Regarding Real Eslate Agency Relationship, confirms and consents to the followlng

agency relationshlips [n this Lease with the followtng real estate brokers {"Broker{s})") and/or thelr agents ("Agent(s)"}:

Lessor'sBrokerage Firm _Jones Lang LaSalle  Liense No, isthe broker of {check one}: D the Lessor; or D bath the Llessee
and Lessor (dua! agent).

LessorsAgent Chris Neeb ticenseNo. 01324 612 is{check one): @ the Lessor's Agent {salespersan or broker assoclate}; or D both
the Lessee's Agent and the Lessor’s Agent {dual agent).

Lessee'sBrokerage Firm _Touchstone Commercial Parkners, Inc.  Llcense No.

Is the broker of {check onel: D

O

Lessar shall pay to the Brokers the brokerage fee agreedtolna
% of the total Base Rent) for the brokerage services rendered

the Lessee; or D both the Lessee and Lessor (dual agent)-

Lessee'sAgent _Zach Haupert —\LienseNo.
boththe Lessee's Agent and the Lessor's Agent (dual agent}.
(b) Paymentto Brokers. Upon exetution and delivery of this tease by both Parties,

separate wrltten agreement {or if there Is no such agreement, the sum of or

by the Brokers.
1.11 Guarantor. The obligations of the Lessee under this Lease are to be guaranteed by

112 Attachments. Attached hereto are the following, all of which constitute a part of this Lease:
an Addendum conslsting of Paragraphs __50 through _53 _ _;

EZ a site plan depicting the Premises;

m aslte plan dEp]Cﬁ”g the Pfolect; !

INITIALS INITIALS
© 2015 AIR CRE. All Rights Reserved. Last Edited: 11/3/2023 3:25 PM
Page 10f 1B
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01822907 s {checkane): m the Lessee's Agent (salesperson or broker assoclate}; or

e ). (See also Paragraph 37}
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m a current set of the Rules and Regulations for the Project;
acurrent set of the Rules and Regulations adopted by the owners' assoclation;

3 Work Letter;
D other {specify):

2.  Premises.
21 letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, at the rental, and vponallof the terms,

covenants and canditions set forth Inthis Lease. While the approximate square footage of the Premises may have been used.in the marketing of the Premises for
purposes of comparisan, the Base Rent stated hereln Is NOT tied to square footage and Is not subject to adjustment should the actuat size be determined tobe
different, NOTE: Lessea ks advised toverify the actual size prior to executing this Lease.

2.2 Condition. Lessor shall defiver that portion of the Premises contained within the Buliding {"Unit"} to Lessee hroom clean and free of debris onthe
Commencement Date or the Early Possesslon Date, whichever first occurs ("Start Date"), and, so langas the required service contracts described In Paregraph 7.1(b}
below are obtained by Lessee and In effect within thirty days following the Start Date, warrants that the existing electrical, plumbing, fire sprinkler, lighting, heating,
ventilating and alr conditioning systems {("HVAC"), Ioading doors, sump pumps, If any, and ail other such elementsinthe Unlt, other than those constructed by Lessee,
shall be In good oparating condition on sald date, thatthe structural elements of the roof, bearing walls and foundation of the Unlt shall be free of materlal defects,
and that the Unit does not contaln hazardous levels of any mold or fung! defined as toxic under applicable state or federal taw. If a non-compliance with such
warranty exlsts as of the Start Date, or If one of such systems or elements should maifunction or fall within the appropriate warranty perlod, Lessor shall, aslessor's
sole obligation with respect to such matter, except as otherwise provided In this Lease, promptly after receipt of wrltten notice from Lessee setting forth with
specificity the nature and extent of such non-compliance, malfunction ot fallure, rectify sameat Lessor's expense. The warranty periods shall be asfollows: (i} 6
months as to the HVAC systerns, and (11} 30 days as to the remalning systerns and other elements of the Unit. IfLessee does nat glve Lessor the required notice within
the appropriate warranty period, correctian of any such non-compliance, matfunction or fallure shall be the obligation of Lessee at Lessee’s sole cost and expense
{except for the repairs to the fire sprinkler systems, roof, foundations, and/or bearing walls - see Paragraph 7). Lessor also warrants, thatunless otherwise specified In
writing, Lessor Is unaware of (I} any recorded Notices of Default affacting the Premise; (1) any dellnquent amaunts due under any loan secured by the Premises; and
{ill) any bankruptcy proceeding affecting the Premises.

2.3 Compliance. Lessor warrants that tothe best of its knowledge the Improvements on the Premises camply with the bullding codes, applicable laws,
covenants or restrictions of record, regulations, and ordinances {"Applicable Requirements”} that were In effect at the time that each improvement, or portion
thereof, was canstructed, Sald warmnty does not apply tothe use towhich Lessee wiil put the Premises, modifications which may be required by the Americans with
Disabifities Act or any similiar lawsas a result of Lessee's use [see Paragraph 48), or to any Alterations or Utility Installations (as defined in Paragraph 7.3(a)) made ortc
be made by Lessee. NOTE: Lessee Is rasponsible for determining whether or not the Applicablin Reguirements, and especially the roning are appropriate for
Lessee’s Intended use, and acknowledges that past uses of the Premises may no fonger be allowed. fthe Premises do not comply with sald warranty, Lessor shall,
except as atherwise provided, promptly after recelpt of written notice from Lessee setting forth with specificity the nature and extent of suchnon-compllance, rectify
the same at Lessor's expense. If Lessee does not give Lessor written notice of a non-compllance with this warranty within 6 months following the Start Date,
correction of that non-compllance shall be the obligation of Lesseeat 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 or an alteration of the Unlt, Premises and/or Bullding, the remediation of any Hazardous
Substance, or the reinfarcement or other physical modification of the Unit, Premises and/or Bullding ("Capital Expenditure™}, Lessor and Lessee shall allocate the cost
of such work as follows:

{a) Subject to Paragraph 2.3(c) belaw, If such Capltal Expenditures are required as a result of the specific and unique use of the Premises by lessee as
compared with uses by tenants In general, Lessee shall be fully responsible for the cost thereof, provided, however, that if such Capital Expenditure is required during
the last 2 years of this Lease and the cost thereof exceeds 6 months' Base Rent, Lessee may lnstead terminate this Lease unlessLessor notifies Lessee, Inwriting,
within 10 days after recelpt of Lessee's termination notice thatLessor has elected to pay the difference between the actual cost thereof and the amount equal to 6
months' Base Rent. IfLessee elects termination, Lessee shallimmediately cease the use of the Premises which requires such Capital Expenditure and dellver to Lessor
written notice specifying a termination date at least 90 days thereafter. Such termination date shall, however, Inno event be earlier than the tast day thatLessee
could legally utillze the Premlses without commencling such Capltsl Expenditure.

{b} fsuch Capital Expenditure Is not the result of the specific and unique use of the Premises by Lessee {such as, governmentally mandated selsmic
modifications), then Lessor shall pay for such Capital Expendlture and Lessee shall only be obligated to pay, each manth during the remalnder of the term of thisLease
or any extension thereof, on the date that on which the Base Rent s due, an amount equal to 1/144thof the portion of such costs reasonably attributable ta the
Premises. Lassee shall pay Interest on the balance but may prepay its obligation at any time. If, howevey, such Capital Expenditure Is required during thelast 2 years
of this Lease or If Lessor reasonably determines that itis not economically feasible to pay its share theraof, Lessor shall have the option toterminate thislease upon
90 days prior wiltten notice to Lessee unless Lessee notifies Lessor, In wrlting, within 10 days after recelpt of tessor'stermination notice that Lessee will pay for such
Capltal Expenditure, If Lessor does not elect to terminate, and falls ta tender Its share of any such Capital Expenditure, Lessee may advance such funds and deduct
same, with Interest, from Rent until Lessor's shate of such costs have been fully pald. if Lesseels unable to finance Lessor's share, or If the balance of the Rent due
and payable for the remalnder of this Lease fs not sufficient to fully relmburse Lessee on an offset basls, Lessee shall have the right toterminate this Lease upon 30
days written notice (o Lesson

(c) Notwithstanding the above, the provisions conceralng Capital Expenditures are Intended to apply only to non-voluntary, unexpected, and new
Applicable Requirements. If the Capital Expendltures are Instead triggered by Lessee asa result of an actual or proposed change In use, change inintensity of use, or
modification to the Premises then, and In that event, Lessee shall elther; {i) immediately cease such changed use or Intensity of use and/or take such other stepsas
raay be necessary to eliminate the requirement for such Capital Expenditure, or (1) complete such Capltal Expenditure at its own expense, Lesseashall not have any
right to terminate this Lease,

2.4 Acknowledgements. Lessee acknowledgesthat: (a) it has been given anopportunity to Inspect and measure the Premises; (b) It has been advised by
Lessor and/or Brokersto satisfy Itself with respect to the size and condition of the Premises {including but not limited to the electrical, HVAC and fire sprinkler
syslems, security, environmental aspects, and compliance with Applicable Requirements and the Americans with Disabllities Act), and thelr sultabllity for Lessee’s
intended use; {c} Lessee has made such investigation as It deems necessary with reference to such matters and assurnes all responsibiiity therefor as the same relate
toits occupancy of the Premises; {d) It!s not relying onany representation asto thesize of the Premisés made by Brokers or Lessor; (e) the square footage of the
Premises was not material to Lessee’s decislon to lease the Premises and pay the Rent stated hereln; and {f) nelther Lessor, Lessor's agents, nor Brokers have made
rranties with respect to sald matters other than as set forthin this Lease. inaddition, Lessar acknowledges that; (i) Brokers
or warranties concerning Lessee's abliity to honor the Lease or sultability to occupy the Premises and (ii}1t!s Lessor's sole

gm representations, promises
INITlgLS ;‘ ;
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responsibility to Investigate the financlal capabliity and/for sultabliity of all proposed tenants,
25 Lessee a5 Prior Owner/Occupant, The warranties made by Lessor In Paragraph 2 shall be of no force or effect It immediately prior to the StartOate Lessee

was the owner or occupant of the Premises. Insuch event, Lessee shall be responsible for any necessary corrective work,
2.6 Vehicle Parking. Lessee shall be entitled 1o use the number of Parklng Spaces specified in Paragraph 1.2{b} on thase portions of the Common Areas
deslgnated from time to time by Lessor for parking. Lessee shall not use more parking spaces thansald number. Sald parking spaces shall be used for parking by
vehicles no larger than fullsize passenger automoblles or pick-up trucks, hereln called “Permitted Size Vehicles." lessormay regulate the loading and unloading of
vehicles by adopting Rules and Regulations as provided In Paragraph 2.9. Novehldes otherthan Permitted Size vehicles may be parked In the Common Area without
the prior written permission of Lessor. In addition:

{a] Lessee shallnot permit orallow any vehicles that balong to or are controlled by Lessee or Lessee's employees, suppliers, shippers, customers,
contractors or Invitees to be loaded, unioaded, or parked In areas other than those designated by Lessor for such activities.

(b} Lessee shall nat service or store any vehicles in the Common Aress.

(¢} IfLessee permits or aliows any of the prohibited activites described In this Paragraph 2.6, then Lassor shall have the right, without notice, In addition
ta such other rights and remedies that it may have, to remove of tow away the vehicle Involved and charge the cost to Lessee, which cost shall be Immedlately
payable upon demand by Lessor

27 € Areas - Definit
the Project and Interior utility raceways and Installations withln the Unit that are provi
non-exclusive use of Lessor, Lessee and other tenants of the Project and thelr respective employees, suppliers, shippers, customers,

parking areas, loading and unloading areas, trash areas, roofs, roadways, walkways, driveways and landscaped areas,
28 Common Areas- Lessee's Rights. Lessor grants to Lessee, for the benefit of Lessee and its employees, suppllers, shippers, contractors, custormers and

Invitees, during the term of this Lease, the non-exciusive right to use, In commaon with others entitied to such use, the Common Areas as they exist from time to time,
subject to any rights, powers, and privileges reserved by Lessor under the terms hereof or under the terms of any rules and regulations or rastrictions governing the
use of the Project. Under no dreumstances shall the right hereln granted to use the Common Areas be deemed to Include the rlght to store any property, temporarily
or permanently, In the Common Areas. Any such storage shall be permitted only by the prior written consent of Lessor or Lessor's designated agent, which consent
may be revoked at any time. Inthe event that any unauthorized storage shall occur, then Lessor shall have the right, without notice, inadditian to such otherrights
and remedles that it may have, to remove the property and charge the cost to Lessee, which cost shall be Immedlately payable upon demand by Lessos,

25 Common Areas - Rulesand Regulations, Lessor or such other persan(s) as Lessor may appoint shalt have the exclusive contral and menagement ofthe
Cammon Areas and shall have the right, from time to time, to establish, modiy, amend and enforce reasonable rules and regulations ("Rules and Regulations”} for
the management, safety, care, and cleanliness of the grounds, the parking and unloading of vehicles and the preservation of good order, as well as for the convenience
of ather occupants or tenantsof the Bullding and the Project and thelr Invilees, Lessee agrees to abide by and conform ta all such Rules and Regulations, and shall
use its best efforts to cause [ts eraployees, suppliers, shippers, customers, contractors and thvitees to so ablde and conform. Lessar shallnot be responsible to lessee
for the non-compliance with sald Rules and Regulations by ather tenants of the Project.

2.10 Common Areas -Changes. Lessor shall have the right, In Lessor's sole discretion, from time to time:

{8) o make changes to the Common Areas, Including, without limitation, changes in the location, size, shape and number of driveways, eatrances,
parking spaces, parking areas, loadingand unloadlng areas, Ingress, egress, direction of traffic, landscaped areas, walkways and utility raceways;

{b) Toclose temporarily any of the Corumon Areas for malntenance purpases s0 longas reasanable access to the Premises remains avaliable;

{¢) Todesignate other land outside the boundaries of the Projectto be a part of the Common Areas;

{d) Toadd additional bulldings and Improverents to the Comman Areas;
{e} To usethe Common Areas while engaged In making additional Improvements, repalrs or alterations to the Project, or any portion thereaf; and
{fi To doand perform such other acts and make such other changes I, to or with respect ta the Common Areas and Project as Lessor may, inthe

exerclse of sound business judgment, deem to be appropriate.

The term "Common Araas™ Is defined as all areas and facllities outside the Prermises and within the exterlor boundary line of

ded and designated by the Lessor from time to time for the general
contractors and Invitees, Including

3. Term.
3.1 Term. The Commencement Date, Explration Dste and Orlgins! Term of this Lease are as specifiedin Paragraph 1.3.

3,2 Early Possesslon, Any provision herein granting Lessee Early Possassion of the Premises Is subject to and conditioned upon the Premises being available
for such passession prior 1o the Cammencement Date, Any grant of Early Possesslon only conveys anon-exclusive right to occupy the Premises, if lessee totally or
partially occuples the Premises prior to the Commencement Date, the obligation 10 pay Base Rent shall be abated for the perlod of such Early Possession, All other
terms of this Lease (Including but not Bmited to the ebligations to pay Lessee's Share of Common Area Operating Expenses, Real Property Taxes and Insurance
premiums and to maintaln the Premises) shall be in effect during such period. Any such Early Possession shall not affect the Explration Date,

3.3 Delay InPossesslon. Lessor agreesto use commerclally reasonable efforts to deliver excluslve possession of the Premises to Lessee by the
Commencement Date. If, desplte said efforts, Lessor is unable to deliver possession by suchdate, Lessor shall not be subjact to any liabitity therefor, nor shall such
fallure affect the validity of this Lease or change the Explration Date, Lessee shallnot, hawever, be abligated to pay Rentor perform its other obligations untll Lessar
defivers possession of the Premises and any perlod of rent abatement that Lessee would otherwise have enjoyed shall run from the date of dellvery of passession and
continue for a period equal towhat Lessee would otherwise have enjoyed under the terms hereof, but minus any days of delay caused by the acts or omisslons of
tessee. If possession Is not dellvered within 60 days after the Commencement Date, a3 the same may be extended under the terms of any Work Letter executed by
Parties, Lessee may, at Its option, by notice In writing within 10 days after the end of such 50 day period, cancel this Lease, Inwhich event the Parties shall be
discharged from all obllgations hereunder. If such written noticels not recelved by Lessor within sald 10 day period, Lessee's right to cancel shall terminate. If
passesslon of the Premises Is not delivered within 120 days after the Commencement Date, thisLease shall terminate unless otheragreements are reached between
Lessorand Lessee, In writing.

3.4 Lessee Compliance. Lessor shall not be required to tender possesslon of the Premises to Lessee until Lessee complies with itsobligation to provide
evidence of Insurance (Paragraph 8.5). Pending delivery of such evidence, Lessee shall be requlred to perform all of Its obligations under thisLease from and afterthe
Start Date, induding the payment of Rent, natwithstandlng Lessor's election to withhold possession pending recelpt of such evidence of Insurance. Further, If Lessee
Isrequired to perform any other condltions priorto or concurrent with the Start Date, the Start Date shall cccur but Lessor may elect to withhold possession until such

conditions are satisfied.

4.  Rent.
41 Rent Defined. All monetary obligations of Lessee to Lessor under the terms of this Lease (except for the Security Deposit) are deemed to be rent {*Rant”).

4.2 Common Area Operating Expenses. Lessee shall pay tolessor during the term hereof, In addition to the Base Rent, Lessee's Share {as specified in
Paragraph 1,6} of all Common Area Operating Expenses, as herelnafter defined, durlng each calendar year of the term of thistease, In accordance with the following
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provisions:
{3} "Common Area Operating Expenses” are defined, for purposes of this Lease, as all costs relating to the ownership and operation of the Project,

including, but not limited to, the following:
{) The operation, repalr and maintenance, In neat, clean, good order and condition, and if necessary the replacement, of the followlng:

{aa} The Common Areas and Common Area Improvements, including parking areas, loading and unloading areas, trash areas, roadways,
parkways, walkways, driveways, landscaped areas, bumpers, rrigation systems, Comman Area lighting facilities, fences and gates, elevators, roofs, exterlor walls of the
bulldings, bullding systems and roof drainage systems.

{bb) Exterior signsand any tenant directories.

{ec) Anyfire sprinkler systems.

] {dd} Al other areas and Improvements that are within the exterior boundaries of the Project but outside of the Premises and/for any other

space occupled by a tenant.

{i) The cost of water, gas, electricity and telephone to service the Corman Areas and any utilities not separately metered,

(i} The cost of trash disposal, pest control services, property management, securlty services, owners' assoclation dues and fees, the cost to repaint
the exterlor of any structures and the cost of any environmental Inspections.

{iv} Reserves set aside for maintenance, repair and/or replacement of Common Area improvements and equipment.

(v} RealProperty Taxes(as defined In Paragraph 10},

{vi) The cost of the premiums for the Insurance maintalned by Lessor pursuant to Paragraph 8.

{vil} Anydeductible portion of an insured loss concerning the Bullding or the Common Areas.

(vill) Auditors’, accountants’ and attarneys' fees and costs related tothe operation, malntenance, repalr and replacement of the Project.

{ix) The cost of any capital impravement to the Bullding or the Project not covered under the provisions of Paragraph 2.3 provided; however, that
Lessor shall aliocate the cost of any such capital improvement over a 12 year perlod and Lessee shali not be required to pay more than Lessee's Share of 1/144th of
the cost of such capital improvement In any glven month, Lessee shall pay Interest on the unamartized balance but may prepay Its obligation at any time.

{x) The cost of any other services to be provided by Lessor that are stated elsewhere Inthls Lease to bea Common Area Cperating Expense.

{b) AnyCommon Area Operating Expenses and Real Property Taxes that are specifically attributable to the Unit, the Building or to any other bullding in
the Project or to the operation, repalr and malntenance thereof, shall be allocated entirely to such Unit, Bullding, or otherbullding. However, any CommonArea
Operating Expenses and Real Property Taxes that are not specifically attributable to the Bullding or to any other building or to the aperation, repalr and malntenance
thereof, shall be equitably allocated by Lessor to all buildings In the Project,

{c] The inclusion of the improvements, faclllties and services set forth In Subparagraph 4.2{(a) shall not be deemed to Impose an obligation upan Lessor to
elther have sald Impravements or facilities or to provide those services unless the Project already has the same, Lessor already provides the services, or Lessor has
agreed elsewhere In this Lease to provide the same or some of them.

{d) tLessee'sShare of Common Area Operating Expenses Is payable manthly on the same day as the 8ase Rent Is due hereunder. The amount of such
payments shall be based on Lessor's estimate of the annual Common Area Operating Expenses. Within 60 days after written request {but not mare than once each
year) Lessor shall deliver 1o Lessee a reasonably detalled statement showing Lessee's Share of the actual Common Area Operating Expenses for the preceding year. If
Lessee's payments during such year exceed Lessep's Share, Lessor shall credit the amount of such over-payment against Lessee’s future payments, IfLessee's
payments during such year were less than Lessee's Share, Lessee shall pay to Lessor the amount of the deficlency within 10 days after delivery by Lessor tolessee of

the statement.
{e} Common Area Operating Expenses shallnot include any expenses pald by any tenant directly to third partles, or as to which Lessorfs otherwise

reimbursed by any third party, other tenant, or insurance proceeds,

43 Payment. Lessee shall cause payment of Rent ta be received by Lessar In lawful money of the United States, without offset or deduction (extept as
specifically permitted Inthls Lease), on or before the day on whichitls due, Allmonetaryamounts shall be rounded to the nearest whole dollar. In the event thatany
statement or Involce prepared by Lessor is Inaccurate such Inaccuracy shall not constitute a walver and Lessee shall be obligated to pay the amount set forth inthis
Lease, Rent for any perlod during the term hereof which Is for less than one full calendar month shall be prorated based upon the actual number of days of sald
wmonth. Payment of Rent shall be made to Lessor at itsaddress stated hereln or to such other personsor place as Lessur may from time to time designate In writing.
Acceptance of 3 payment whichIs less than the amount then due shall not be a walver of Lessor’s rights to the balance of such Rent, regardiess of Lessor's
endorsement of any check so stating. Inthe eventthat any check, draft, or other Instrument of payment given by Lessee to Lessor Is dishonared for any reason,
Lessee agrees 10 pay to Lessor the sum of $25 In addition to any Late Charge to compensate Lessor for additional time and expenses Incurred In handiing the
dishanored payment and Lessor, at Its option, may require all future Rent be pald:by cashier's check. Payments will be applled first to accrued late charges and
attorney's fees, second to accrued Interest, then to Base Rent and Commion Area Operating Expenses, and any remalning amount to any other outstanding charges or

costs.
5. Securlty Depesit, Lessee shall deposit with Lessor upon execution hereof the Security Deposlt as security for Lessen's faithful performance of its obilgations
under this Lease, If Lessee falls to pay Rent, or otherwise Defaults under this Lease, Lessor may use, apply ar retain all or any portion of sald Security Deposit for the
payment of any amount already due Lessor, for Rents which will bedue In the future, and/ or to relmburse or compensate Lessor for any ltabliity, expense, loss or
damage which Lessor may suffer or Incur by reason thereof, {f Lessor uses or applies all or any portion of the Security Deposh, Lessee shall within 10 days after
written request therefor deposit monles with Lessor sufficient to restore sald Security Deposit to the full amount required by thistease, IFthe Base Rent increases
during the tarm of this Lease, Lessee shall, upon written request from Lessor, deposit additional monies with Lessor so that the total amount of the Security Deposit
shall at all dmes bear the same proportionto the Increased Base Rent as the Inltial Security Deposit bore to the Inltial Base Rent. Should the Agreed Use be amended
to accammodate a materlal change In the business of Lessee or to accommodate 3 sublessee or assignee, Lessor shall have the right taincrease 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 aresult thereof. Ifa change in
control of Lessee occurs during this Lease énd foliowing such change the financlal condition of Lessee s, InLessor's reasonable judgment, significantly reduced, Lossee
shall depasit such additional monles with Lessor as shall be sufficient to cause the Security Depasit to be at a commaerclally reasonable level based on such changein
financlal condition. Lessor shall not be required 1o keep the Security Deposit separate from its general accounts. Within 50 days afier the explration or termination of
this Lease, Lessor shall return that portion of the Security Deposit not used or applied by Lessor. Lessor shallupon written request provide Lesseewith an accounting
showlng how that portion of the Security Deposit that was not returned was applied. No partof the Secusity Deposit shall bear interest or be considered prepaymant
for any monles to be paid by Lessee under thisLease. THE SECURITY DEPOSIT SHALL NOT BE USED BY LESSEE [N LIEU OF PAYMENT OF THE LAST MONTH'S RENT.

6. Use.
Use. Lessee shalluse and occupy the Premises only for the Agreed Use, or any other legal use which Is reasonably comparable thereto, and for no other
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Premises in a manner that ls unlawful, creates damage, waste or a nulsance, or that disturbs occupants of or
causes damage to neighboring premises or properties. Other than guide, signal and seelng eye dogs, Lessee shall not keep or allow In the Premises any pets, anlmals,
bilrds, fish, or reptiles. Lessar shall not unreasanably withhold or delay its consent to any written request for a modification of the Agreed Use, so long as the same will
not Impalr the structural Integrity of the Bullding or the mechanical or electrical systems thereln, and/or Is not significantly more burdensome to the Project. If Lessor
elactsto withhold consent, Lessor shall within 7 days after such request give written notification of same, which notice shall include an explanation of Lestor's

objections ta the change In the Agreed Use.
6.2 Harardous Substances,
{a} Reportable Uses Require Consent, The lerm

purpose. Lessee shall not use or permit the use of the

“Mazardous Substance” as used In this Lease shall meanany product, substance, or waste whose
presence, use, manufacture, disposal, transportation, or release, elther by Itself or In combination with other materlals expected to be onthe Premises, Iselther: (i}
potentially injurious to the publlc' health, safety or welfare, the environment or the Premises, (i) regulated or monltored by any governmental authority, or {ili} abasls
for potential llability of Lesser to any governmental agency or third party under any applicable statute or common law theory. Hazan:dous Substances shall include, but
not he limited to, hydracarbans, petroleum, gasaling, and/or crude ol or any products, byproducts or fractions thereof. Lessee shall not engage ln any activity In oron
the Premises which constitutes a Reportable Use of Hazardous Substances without the express prior written consent of Lessor and timely compllance (at Lessee's
expense) with ali Applicable Requirements. "Reportable Use" shall mean {1} the Instaliation or use of any above or below ground storage tank, {t1) the generation,
possession, storage, use, transportation, or dispasal of a Hazardous Substance that requires a permit from, or with respect to which a report, notice, reglstration or
buslness plan is required 10 be filed with, any govemmental authority, and/or () the presence at the Premises of 3 Hazardous Substance with respect to which any

Applicable Requirements raquires that a notice be glven to persons entering or occupying the Premises or neighboring properties. Notwithstanding the foregolng,
Lessee may use any ordinary and customary materials reasonably required to be used In the normal course of the Agreed Use, ordinary office supplies (copler toner,
so Jong as such use Is In compliance with all Applicable Requirements, Is hot a Reportable Use, and

liquid paper, glue, etc.) and commen household cleaning materials,

does not expose the Premises or nelghboring property to any meanlngful risk of contamination or damage or expose Lessar to any lability therefor. Inaddition,
Lessor may condition its cansent to any Reportable Use upon receiving such additional assurances as Lessor reasonably deems necessary to protect itself, the public,
the Premises and/or the environment agalnst damage, contamination, Injury and/or Hlability, including, but not limited to, the installation {and removalon or before
Lease explration or termination) of pratective modifications {suchas concrete encasements) and/or Incraasing the Security Deposit.

{b} Dutyto Inform Lessor. !fLessee knows, or has reasonable cause to believe, that a Hazardous Substance has come to be lacated i, on, under or
ahaut the Premlses, other than as previously consented to by Lessor, Lessee shall Immedlately give written notice of such fact to Lessor, and provide Lessorwith 3
copy af any report, notice, clalm or other documentation which It has concerning the presence of such Hazardous Substance,

{c} ‘Lessee Remediation. Lessee shallnotcause or peamit any Hazardous Substance 10 be spilied or released in, on, under, or about the Premises
{including through the plumbing'or sanitary sewer system) and shall promptly, at Lessae's expense, comply with all Applicable Requlrements and take alf investigatory
and/or remedial action reasonably recommended, whether or not formally ordered or required, for the cleanup of any contamination of, and for the malntenance,
security and/or monitoring of the Premises or neighboring properties, that was caused or materially contributed to by Lessee, or pertaining to orinvelving any
Hazardous Substance brought onto the Premises during the term of this Lease, by or for Lessee, orany third party.

{d} Llessee Indemnification. Lessee shall indemnlfy, defend and hold Lessor, its agents, employees, lenders and ground lessor, If any, harmiess from and
against any and all loss of rents and/or damages, Habllides, judgments, clalms, expenses, penalties, and attorneys’ and consultants® fees arising out of or invalving any
Hazardous Substance brought onte the Premises by or for Lessee, or any third party {provided, however, that Lessee shall have no lability under this Lease with
respect to underground migration of any Hazardous Substance under the Premises from areas outside of the Project not caused or contributed to bylessee}. Lessee’s
obligations shall include, but not be limitad to, the effects of any contamination or Injury to person, property or the environment created or suffered by Lessee, and
the cost of Investigation, removal, remediation, restoration and/or abatement, and shall survive the explration or termination of this Lease. No termination,
cancellation or release agreement entered into by Lessor and Lessee shall release Lessee from its obligations under this Lease with respect to Hazardous Substances,
unless specifically so agreed by Lessor In writing at the time of such agreement.

{e) tessor Indemnification, Except as otherwise provided In paragraph 8.7, Lessor and Its successors and assigns shall Indemnify, defend, reimburse and
hold Lessee, is employees and lenders, harmless from and against any and all environmental damages, Including the cost of remediation, which are suffered as 8
direct cesult of Hazardous Substances on the Premises prior to Lessee taking possession or whichare caused by the gross negilgence or wiltful misconduct of Lessor, its
agents or employees. Lessor'sobligations, as and when required by the Applicable Requirements, shall Include, but not be limited to, the cost of tnvestigation,
removal, remediation, restoration and/or abatement, and shall survive the expiration or termination of this Lease.

) Investigations and Remedlations. Lessor shall retain the responsibility and pay for any Investigations or remedlation measures required by
governmental entities having jurisdiction with respect to the existence of Hazardous Substances on the Premises prior tothe Lessee taking possession, unlesssuch
remediation measure is required as a result of Lessee's use (Including “Alterations®, as defined In paragraph 7.3(a) below) of the Premises, In whichevent Lessee shall
be respansible for such payment. Lessee shall cooperate fully in any such activities at the request of Lessar, Including allowing Lessor and Lessor's agents to have
reasonable access to the Premises at reasonable timesin orderto carry out Lessor’s investigative and remedial responsibliities.

{8) Lessor Tenmination Option. \f 3 Hazardous Substance Condition (see Paragraph 9.1(e}) occurs during the term of this Lease, unless Lesseels legally
responsible therefor {in which case Lessee shall make the Investigation and remediation thereof required by the Applicable Requirements and this Lease shall continue
In full force and effect, but subject to Lessor's rights under Paragraph 6.2{d) and Paragraph 13}, Lessor may, at Lessor's option, elther {1} Investigate and temedlate such
Hazardous Substance Candition, If required, assoon asreasonably possible at Lessor's expense, In which event this Lease shall continue In full force and effect, or (i} I
the estimated cost to remediate such condition exceeds 12 times the then monthly Base Rent ar $100,000, whichever Is greater, glve written notice to Lessee, within
30 days after recelpt by Lessor of knowledge of the occurrence of such Hazardous Substance Condition, of Lessor's desire to terminate this Lease as of the date 60
days following the date of such riotice. In the event Lessor electsto give a termination rotice, Lessee may, within 10 days thereafer, glve written notice to Lessor of
Lessee's commitment to pay the amount by which the cost of the remedlation of such Hazardous Substance Condition exceeds an amount equal to 12 times the then
monthly 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. In such event, this Lease shalf continue Infull force and effect, and Lessor shall proceed to make such remedlation as soon as reasonably possible after
the required funds are avallable: If Lessee does not give such notice and provide the required funds ar assurance thereof within the time provided, this Lease shatl
terminate as of the date spedified In Lessor'snotice of termination.

6.3 Llessee's Compllance/with Applicable Requiremants, Except as otherwise provided in this Lease, Lessee shall, at Lessee's sole expense, fully, diligentlyand
In 3 timely manner, materiatly comply with all Applicable Requirements, the requirements of any applicable fire insurance underwriter or rating bureav, and the
recommendations of Lessar's englneers and/or consultants which relate in any manner to the Premises, without regard to whether sald Applicable Requirements are
now In eflect or become effective after the Start Date. Lessee shall, within 10 days after recelpt of Lessor's written request, provide Lessor with cogles of all permits
and other documents, and other information evidencing Lessee’scompliance with any Applicable Requirements specified by Lessor, and shall immed!ately upon
regelpt, notify Lessor in writing {with coples of any decuments invalved) of any threatened or actual clalm, notice, citation, warning, complaint or report pertalning to
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orinvolving the failure of Lessee or the Premises to comply with any Applicable Requirements. Likewlse, Lessea shall immediately give written notice to Lessor of: {1}
any water damage to the Premlses and any suspected seepage, pooling, dampness or other condition conducive 1o the production of mold; or (i) any mustiness or
other odors that might Indicate the presence of mold in the Premises.

6.4 Inspection; Compilance. Lessorand Lessor's "Lender” [as defined In Paragraph 30) and consultants authorized by Lessor shall have the right to enter Into
Premises at any time In the case of an emergency, and otherwise at reasonable times after reasonable notice, for the purpose of inspecting and/or testing the
condition of the Premises and/or for verifying compliance by Lessee with this Lease. The cost of any such inspections shall be pald by Lessor, unless a violation of
Applicable Requirements, or a Hazardous Substance Condition (see Paragraph 9.1{e}} Is found to exist or be imminent, or the Inspection is requested ar ordered by @
governmental authority. In such case, Lessee shall upon request reimburse Lessor for the cost of such inspection, so long as such Inspection Is reasanably related to
the violation or contamination, in addition, Lessee shall provide coples of all relevant materlal safety data sheets (MSDS) to Lessor within 10 days of the recelpt of
written request therefor. Lessee acknowledges that any faliure onlts part to aflow such Inspections or testing will expose Lessor ta risks and potentially cause Lessor
to incur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertaln. Accordingly, should the Lessee fall to allow such Inspections
and/or testing Ina timely fashion the Base Rent shall be automatically Increased, without any requirement for niotice to Lessee, by an amount equal to 10% of the
then existing Base Rent or $100, whichever s greater for the remalnder to the Lease. The Partiesagree that such Increase In Base Rent represents falr and reasonable
compensation for the additional riskfcosts that Lessor willincur by reason of Lessee's fallure to allow such Inspection and/or testing. Such Increase in Base Rent shall
in no event constitute a walver of Lessea's Default or Breach with respect to such fallure nor prevent the exercise of any of the other rights and remedtes granted

hereunder.

7. Maintenance; Repalrs; Utility Installations; Trade Fixtures and Alterations.

7.1 Lessee’s Obligstions.
{a) In General. Subjectto the provisions of Paragraph 2.2 [Condition), 2.3 {Compliance), 6.3 (Lesses's Compliance with Applicable Requlrements), 7.2

{Lessor's Obligations), 9 (Damage or Destruction), and 14 {Condermnation), Lessee shall, at Lessee's sole expense, keep the Premlses, Udlity Installations {intended for
Lessea's exclusive use, no matter where located), and Alterations in good order, condition and repalr (whether ar not the portion of the Premises requlring repalrs, or
the means of repalring the same, are reasonably or readlly accessible to Lessee, and whether or not the need for such repalrs occurs as a result of Lessee’s use, any
prlor use, the elements or the age of such portion of the Premises), including, but not limited to, all equipment or facilities, such as plumblng, HVAC equipment,
electrical, lighting facilities, boilers, pressure vessels, fixtures, Interior walls, [nterior surfaces of exterior walls, cellings, floors, windows, doors, plate glass, and
skylights but excluding any items which are the responsibility of Lessor pursuant to Paragraph 7.2, lessee, in keeplng the Premises in good order, condition and repalr,
shall exerclse and perform good malntenance practices, specifically Including the procurement and malntenance of the service contracts required by Paragraph 7.1{b)
below. Lessee's obligations shall Include restorations, replacements or renewals when necessary 1o keep the Premises and all Improvements thereon or a part thereof
in good arder, condition and state of repalr,

{b) Service Contracts. Lessee shall, at Lessee's sole expense, pracure and malntaln contracts, with coples to Lesser, In customary form and substance for,
and with contractors specializing and experlenced In the malntenance of the following equipment and Improvements, If any, if and when installed onthe Premises: {1}
HVAC equipment, {11} boller and pressure vessels, and {iil} clarifiers. However, Lessor reserves theright, upon notlce to Lessee, to procure and maintaln any or all of
such service contracts, and Lessee shall relmburse Lessor, upon demand, for the cost thereof.

{c} Faliure to Perform. IfLessee fafls to perform Lessee's obllgations under this Paragraph 7.1, Lessor may enter upon the Premises afer 10days’ prior
written natice to Lessee (except inthe case of an emergency, In which case no notice shall be required), perform such obligations on Lessee’s behalf, and put the
Premises In good order, condition and repalr, and Lessee shall promptly pay to Lessor a sum equal to 115% of the cost thereof.

{d) Replsrement. Subjact to Lessee's indemnification of Lessor as set forth in Paragraph 8.7 below, and without relieving Lessee of liabllity resulting from
Lessen's fallure to exerclse and perfarm gaod malntenance practices, if an ftem described In Paragraph 7.1{b) cannot be repaired otherthan at a cost which Is In excess
of 50% of the cost of replacing such itemn, then such item shall be replaced by Lessor, and the cost thereof shall be prorated between the Parties and Lessee shallonly
be obligated to pay, each monthduring the remalnder of the term of this Lease or any extension thereof, onthe date on which Base Rent isdue, anamount equal to
the product of multiplying the cast of such replacement bya fraction, the numerator of which 1sone, and the denominator of whichls 144 {l.e. 1/144thof thecost per
month), Lesseeshall pay Interest on the unamortized balance but may prepay its obligation at any time.

7.2 lLessor's Obligations. Subject to the provisions of Paragraphs 2.2 {Condltion), 2.3 {Compllance), 4.2 (Common Area Operating Expenses), 6 (use), 7.1
{Lessee's Obligations), 9 {Damage or Dastruction) and 14 (Condemnation), Lessor, subject to reimbursement pursuant to Paragraph 4.2, shall keep in good order,
condition and repalr the foundations, exterior walls, structural condition of Interlor bearlng walis, exterlor roof, fire sprinkler system, Common Area fire alarm and/or
smoke detection systems, fire hydrants, parking fots, walkways, patkways, driveways, landscaping, fences, signs and utility systems serving the Common Areas and all
parts thereof, as well as providing the services for which there Is 3 Common Area Operating Expense pursuant to Paragraph 4.2, Lessor shall not be obligated to palnt
the exterior or Interlor surfaces of exterlor walls nor shall Lessar be obligated to'maintaln, repalr or replace windows, doors ar plate glass of the Premises.

7.3 Utility Installations; Trade Fixtures; Alterations.

{2} Definitions. The term "Utility Installations” refers to a!l floor and window coverings, alr and/or vacuum lines, power panels, electrical distribution,
security and fire protection systems, communication cabling, lighting fixtures, HVAC equlpment, plumblng, and fenclng In or on the Premises. The term "Trade
Fixtures” shall mean Lessee's machinery and equipment thatcan be removed without doing materlal damage to the Premises. The term "Alterations” shall mean any
modification of the Improvements, other than Utility Installations or Trade Fixtures, whether by addition or deletion. *Lessee Owned Alterations and/or Utility
Installations™ are defined as Alterations and/or Utility Instaliations made by Lessee that are not yet owned by Lessor pursuant to Paragraph 7.4(s).

{b} Consent. Lessee shall not make any Alterations or Utllity Installations to the Premises without Lessor's prior written consent. Lessee may, however,
make non-structural Alterations or Utility Installations to the Interfor of the Premises {excluding the roof] without such consent but upon notice to Lessor, as long as
they are not visible fram the outside, do not lnvalve puncturing, relocating or removing the roof or any existing walls, will not affect the electrical, plumbing, HVAC,
and/or life safaty systems, do not trlgger the requirement for additiona modifications and/er Improvements to the Premises resulting from Applicable Requirements,
such as compliance with Title 24, and/or life safety systems, and the cumulative cost thereof durlng this Lease as extended does not exceed a sum equsl to 3 month's
Base Rent in the aggregate or a sum equal to one month's Base Rent In any one year. Notwithstanding the foregoing, Lessee shall not make or permit aay roof
penetrations and/or Install anything on the roof withaut the prior written approval of Lessor. Lessor may, as a precondition to granting suchapproval, require Lessee
to utilize a contractor chosen and/or appraved by Lessor. Any Alterations or Utility Instalfations that Lessee shall deslre to rake and which reguire the consent of the
Lessor shall be presented to Lessor In written form with detalled plans. Consent shall be deemned canditioned upon Lessee’s: (i} scquiring 2l applicable governmental
permilts, {if) furnishing Lessor with coples of both the permits and the plansand specifications prior to commencerment of the work, and (ilf) compliance with all
conditions of sald permits and other Applicable Requirements In a prompt and expeditious manner. Any Alterations or Utility Instaliations shall be performed in a
workmanlike manner with good and sufficlent matertals. Lessee shal promptly upon completion furnish tessor with as-bulit plans and spacifications. For workwhich
casts an amount In excess of one month's Base Rent, Lessor may condltion Its consent upon Lessee providinga lien and completion bond In an amount equal to 150%

of gsﬁmated cost of such Alteration or Utility Instalfation and/or upon Lessee's posting an additional Securlty Deposit with Lessor,

—KH
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(¢} LUens;Bonds, Lessee shail pay, when due, all clals for labor or matenals furnished or alleged t6 have been furnished to or for Lessee atorfor useon
the Premises, which claims are or may be secured by any mechanic's or matetlalmen's llen agalnst the Pramises or any interest thereln. Lessee shail give Lessor not
lessthan 10 days notice prior to the commencement of any workin, on or about the Premises, and Lessorshall have the right to post notices of non-responsibiity, If
Lessee shall contest the validity of any such Hlen, clalm or demand, then Lessee shall, at its sole expense defend and protect itself, Lessor and the Premises against the
same and shall pay and satsfy any such adverse judgment that may be rendered thereon befote the enforcement thereof. If Lessor shallrequire, Lessee shall furnish
a surety bond In an amount equal 1o 150% of the amaunt of such contested len, clalm or demand, indemnifylng Lessor against llabllty for the same. If Lessor elects

to participate inany such action, Lessee shall pay Lessor's atorneys’ fees and costs.

7.4 Ownership; Removal; Surrender; and Restoration.
{a} Ownesship. Subject to Lessor's right to require removal or elect ownershipas herelnafter provided, all Alterations and Utliity Installations made by
Lessee shall be the property of Lessee, but consldered a part of the Premises. Lessor may, at any time, elect In writing to be the owner of all or any specified part of
the Lessee Owned Alterations and Utility Instalations. Unless otherwise Instructed per paragraph 7.4{b) hereof, all Lessee Owned Alterations and Utility Installations

shall, at the expiration or termination of this Lease, become the property of Lessor and be surrendered by Lessee with the Premises.

{8} Removal. By delivery to Lessee of written natice from Lessor not earfier than 90 and not later than 30 days prior to the end of the term of this Lease,
Lessor may require that any or all Lessee Owned Alterations or Utility Installations be removed by the explration or tarmination of this Lease. Lessar may require the
removal at any time of all or any part of any Lessee Owned Alterations or Utility Instaliations made without the required consent.

{c} Surrender; Rest{:rauon. Lessee shall surrender the Premises by the Explration Date or any earliertermination date, with all of the Improvements,
parts and surfaces thereof broom clean and free of debris, and in good operating order, condition and state of repalr, ordinary wear and tear excepted. “Ordlnary
wear and tear” shall not lnclude any damage or deterloration that would have been prevented by good malntenance prattice. Notwithstanding the foregolng and the
provistons af Paragraph 7.1{a), if the Lessee occuples the Premises for 12 monthsor less, then Lessee shall surrender the Premises in the same condition as delivered
1o Lessee on the Start Date with NO allowance for ordinary wearand tear. Lessee shall repalr any damage occasloned by the Installation, malntenance or reraoval of
Trade Fixtures, Lessee owned Alterations ang/or Utility Installations, furnishings, and equipment as well as the removal of any storage tank installed by orfor Lessee.
Lessee shall also remove from the Premises any and alt Hazardous Substances brought onto the Premises by or for Lessee, or any third party (except Harardous
Substances which were deposited via underground rlgration from areas outside of the Project] to the leve} specified in Applicable Requirements, Trade Fixtures shall
remain the property of Lessee and shall be removed by Lessee. Any personal property of Lessee notremoved on or before the Explration Dateor any eatlier
termination date shall be deemed ta have been abandoned by Lessee and may be disposed of or retained by Lessor as Lessor may deslre. The fallure by Lesseeto
timely vacate the Premises pursuant to this Paragraph 7.4{c} without the express wiltten consent of Lessor shall constitute a holdover under the provislons of

Paragraph 26 below.

8. Insurance; Indemnlity.
8.1 Payment of Premiums. The cost of the premiums for the insurance policles required to be carrled by Lessor, pursuant to Paragraphs 8.2(b), 8.3(a) and

8.3(h}, shall be a Common Area Operating Expense. Premiums for policy perlods tommencing prior to, or extending beyond, the term of this Lease shall be prorated

to coincide with the corresponding Start Date or Expiration Date.

8.2 tlabllity insurance,
{3) Carvled by Lessee. Lessee shall obtainand keep In force 2 Commerclal General Liability policy of Insurance protecting Lessee and Lessoras an

additiona! Insured against claims for bodily injury, personal Injury and property damage based upon or arlsing out of the awnership, use, occupancy or malntenance of
the Premises and all areas appurtenant thereto, Such Insurance shall be onan occurrence basls providing single limit coverage In an amountnot fessthan $1,000,000
peroccurrence with an annval aggregate of not less than $2,000,000, Lessee shall add Lessar asan additional Insured by meansof an endorsement at least as broad
as the Insurance Service Organization's "Additional Insured-Managers or Lessors of Premises”™ Endorsement. The policy shall not contaln any Intra-Insured excluslions
as between Insured persons or organizations, but shall Include coverage for Habllity assumed under this Lease asan “Insured contract” for the performance of Lessee's
Indemnity obligations under this'Lease. The lImits of sald insurance shall not, however, limit the llabllity of Lessee nor relleve Lessee af any obligation hereunden
Lessee shall provide an endorsement on its Hahility policylies) which provides that its insurance shail be primary to and not contributory with any similar Insurance
carsied by Lessor, whose Insurance shall be considered excess Insurance only.

{b) Carrled by Lessor. Lessor shall malntain Hability Insurance as described In Paragraph 8.2(a), Inaddition to, and not in Heu of, the Insurance required to
be maintained by Lessee. Lessee shall not be named as an additional Insured therein.

8.3 Property Insurance- Bullding, Improvements and Rental Value,
(a) Bullding and Improvements. Lessor shall obtaln and keep in force a policy or policies of Insurance In the name of Lessor, with loss payable to Lessor,

any ground-lessor, and to any Lepder insuring loss or damage to the Premises, The amount af such Insurance shaflbe equal ta the full insurable 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 reasanable and avallable
Insurshle value thereof. Lessee Owned Alterations and Utility Installations, Trade Fixtures, and Lessee’s personal property shall be lnsured by Lessee not by Lessor, if
the coverage Is available and commercially appropriate, such policy or policies shallinsure against alf risks of direct physical loss or damage (except the perlls of flood
and/or earthquake unless required by a Lender), Including coverage for debrls removal snd the enforcement of any Applicable Requirements requiring the upgrading,
demolltion, reconstruction or replacement of any portion of the Premises as the result of a covered loss. Sald policy or policies shall also contaln an agreed valuation
provision In lieu of any colnsurance clause, waiver of subrogation, and Inflation guard protection causing an Increase in the annual propeny insurance coverage
amount by a factor of not less than the adjusted 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 shall not exceed $5,000 per occurrence.

(b} Rental Value, Lessor shallalso obtain and keep In force a palicy or pallciesin the name of Lessor with loss payable to Lessor and any Lender, Insuring
the loss of the full Rent for one year with an extended perlod of indemnity for an additional 180 days ("Rental Value Insurance”), Sald Insurance shall contaln an
agreed valuation provision In fleu of any colnsurance clause, and the amount of coverage shall be adlusted annually to reflect the projected Rent otherwise payable by
Lessee, for the next 12 month perlod.

{c) Adjacent Pramlises. Lessee shall pay for any increase Inthe premiums for the property Insurance of the Bullding and for the Cornmon Areas or other
buildings in the Project If sald Increase Is caused by Lessee's acts, omissions, use or occupancy of the Premises.

{d) lLessea's Improvements. Since Lessor s the Insuring Party, Lessor shall not be required to {nsure Lessee Owned Alterations and Utility installations
unless the ltem In question has become the property of Lessor under the terms of this Lease.

8.4 Llessee's Property; Business Interruption Insurance; Worker's Compansation Insurance.
{a) Property Damage, Lessee shall obtaln and malntaln Insurance coverage on all of Lessee's personal property, Trade Fixtures, and Lessee Owned

Alterations and Utility Installstions. Such Insurance shall be full replacement cost coverage with a deductible of not to axceed $1,000 per otcurrence, The proceeds
from any suchinsurance shall be used by Lessee for the replacement of personal property, Trade Fixtures and Lessee Gwned Alterations and Utility instaliations,
g(b) Business Interruption, Lessee shall obtain and malntaln loss of iIncome and extra expense insurance in amounts as will reimburse Lessee for direct or
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indlrect loss of earnings attributable to all perils commonly Insured against by prudent lessees In the business of Lessee or attributable to prevention of acressto the
Premises as a result of such perils,

{c) Worker's Compensation Insurance, Lessee shall obtaln and malntain Worker's Compensation Insurance In such amount as may be requlred by
Applicable Requirements. Such policy shall include a 'Walver of Subrogation' endorsement. Lessee shall provide Lessor with a copy of such endorsement along with
the certificate of Insurance or copy of the policy required by paragraph 8.5,

{d} NoRepresentation of Adequate Coverage, Lessor makes no representation that the limits or forms of coverage of Insurance specifled hereln are
adequate to cover Lessee’s property, business operations orobligations under this Lease.

85 Insurance Polldes. Insurance required herein shail be by companles maintalning during the policy term a “General Pollcyholders Rating” of atleast A-, VI,
as set forthIn the most current issue of “Best's Insurance Guide®, or such other rating as may be required by a Lender. Lessee shall not do or parmit to be done
anything which Invalldates the requlired Insurance policies, Lessee shall, prior to the Start Date, deliver to tessor certified coples of policies of such insurance or
certificates with coples of the required endorsements evidencing the exlstence and amounts of the required insurance. No such policy shall be cancelable or subject
to modification except after 30 days prior written notice to Lessor, Lessee shall, at least 10 days prior to the explration of such poliles, furnish Lessor with evidence of
renewals or "Insurance binders” evidencing renewal thereof, or Lessor may Increase his Habllity insurance caverage and charge the cost thereofto Lesses, which
amount shall be payable by Lessee to Lessor upon demand. Such policies shall be for aterm of at least one year, or the length of the remaining term of thistease,
whichever Is less. If either Party shall fall to procure and maintaln the Insurance required to be carriad byit, the other Party may, but shall not be required to, procure
and maintain the same.

8.6 Walver of Subrogation. Without affecting any other rights or remedles, Lessee and Lessor each hereby release and relieve the other, 3and walve thelr entire
right to recover damages against the other, for loss of or damage to Its property arising out of or Incident to the perils required to be Insured against hereln. The
effect of such releases and walvers Is not limited by the amount of Insurance carried or required, or by any deductibles applicable hereto. The Parties agree to have
thelr respective property damage Insurance carrlers walve any right to subrogation that such companies may have agalnst Lessar or Lessee, as the case may be, so
long as the Insurance isnotinvalldated thereby.

8.7 Indemnity. Except for Lessor's gross negligence or willful misconduct, Lessee shall indemnify, protect, defend and hold harmiess the Premises, Lessor and
its agents, Lessor's master or ground Jessor, partners and Lenders, from and against any and all claims, loss of rents and/or damages, liens, jJudgments, penalties,
attorneys' and consultants' fees, expenses and/or labilities arlsing out of, Involving, or In conrection with, a Breach of the Lease by Lessee and/or the use and/or
occupancy of the Premises and/or Project by Lessee andfor by Lessee's employees, contractors or invitees., If any action or proceading Is brought against Lessor by
reason of any of the foregoing matters, Lessee shall upon notice defend the same atLessee's expense by counsel reasonably satisfactory to Lessor and Lessor shall
caoperate with Lessee in such defense. Lessor need not have first pald any such clalm In order {0 be defended or indemnified.

8.8 Exemption of Lessor and its Agents from Llablfity. Notwithstanding the negligence or breach of this Lease by Lessor or its agents, neither Lessor nor lts
agents shall be liable under any circumstances for:{l) Injury or damage to the person or goods, wares, merchandlse or other property of Lessee, Lessee's employees,
contractors, lnvitees, customers, or any other person In or about the Premises, whether such damage or Injury Is caused by or results from fire, steam, electriclty, gas,
water of rain, indoor alr quality, the presence of mold or from the breakage, leakage, obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing,
HVACor lighting fixtures, or from any other cause, whether the sald Injury or damage results from conditions arising upon the Premises or upon other portions of the
Bullding, or from other saurces or places; {Il) any damages atising from any act or neglect of any other tenant of Lessar or from the fallure of Lessor or its agents to
enforce the provisions of any other lease Inthe Project; o (Il injury to Lessee's business or for any loss of Income or profit therefrom. instead, it Is Intended that
Lessee's sole recourse In the event of such damages or Injury be to file a clalm on the Insurance policyfies) that Lesseelsrequlred to maintaln pursuant {o the
provisions of paragraph 8.

8.9 Fallure toProvide Insurance. Lesseeacknowledgas that any fallure onits part to obtain ar malntain the Insurance required hereln will expose Lessorto
risks and potentially cause Lessor toIncur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertaln, Accordingly, for any month
or portion thereof that Lessee does not maintain the required Insurance and/or does not provide Lessor with the required binders or certificates evidencing the
existence of the required insurance, the Base Rent shall be automatically increased, without any requirement for notice to Lessee, by an amount equal to 10%af the
then existing Base Rent or $100, whichever is greater. The parties agree that such Increase In Base Rent represents falr and reasonable compensation for the
additional risk/costs that Lessor will Incur by reason of Lessee's failure ta maintaln the required insurance. Such increase In Base Rent shall in no event tonstitute a
walver of Lessee’s Default or Breach with respect to the fallure to maintaln such Insurance, prevent the exercise of any of the other rights and remedles gronted

hereunder, nor relieve Lessee of Its obligation to maintain tha insurance specified In this Lease.

9. Damage or Destruction.

9,1 Definitions.
{a} “Premlses Partial Damage" shall mean damage or destruction to the Improvements on the Premises, other than Lessee Owned Alterations and Utility

Installations, which can reasonably be repalred In 3 months or less from the date of the damage or destruction, and the cost thereof does not exceed a sum equalto6
month's Base Rent. Lessor shall notify Lessee In writing within 30 days from the date of the damage or destruction as to whether ar not the damage Is Partial or Total
(b} “Premises Total Destruction® shall mean damage or destruction to the improvemnents on the Premises, other than Lessee Owned Alterations and
utlity Installaticns and Trade Fixtures, which cannaot reasonably be repalred in 3 months or less from the date of the damage or destruction and/ar the cost thereof
exceads a sum equal to 6 month's Base Rent. Lessor shall norify Lessee In writing within 30 days from the date of the damage or destruction as to whether or not the

darnage is Partial or Total.
{c) *Insured Loss" shall mean damage or destruction 1o improvements on the Premises, other than Lessee Owned Alterations and Utility instaliations and

Trade Fixtures, which was caused by an event required to be covered by the Insurance described In Paragraph 8.3(a), Irrespactive of any deductible amaunts or

coverage limits involved. ’
{d} “Replacament Cost” shall mean the cost to repair or rebuild the Improvements owned by Lessar at the time of the occurrence to their condition

existing immediately prior thereto, Including demalition, debris removal and upgrading required by the operation of Applicable Requirements, and without deduction

for depreciation,
{€) “Hazardous Substance Condition™ shall mean the occurrence or discovery of a condition involving the presence of, or a contantination by, a

Hazardous Substance, In, on, or under the Premises which requires restoration.

9.2 Partial Damage - Insured Loss. Ifa Premises Partial Damage that Is an Insured Loss occurs, then Lessor shall, at Lessor's expense, repalr such damage (but
not Lessee's Trade Fixturas or Lessee Owned Alterations and Utilityinstallations) as soon as reasanably possible and this Lease shall continue In full force and effect;
provided, howevey, that Lessee shall, at Lessor's election, make the repair of any damage ordestruction the total cost to repalr of which Is $10,000 or fess, and, In such
event, Lessor shall make any applicable insurance proceeds avallable toLessee ona reasonable basls for that purpose. Notwithstanding the foregolng, If the raguired
e was not In force or the Insurance proceeds are not sufficlent to effect such repalr, tha Insurlng Party shall promptly contribute the shortage In proceeds as

required to complete sald repalrs. In the event, however, such shortage was due tothe fact that, by reason of the unlque nature of the improvements, full

INlilAg; ;
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4 avallable, Lessor shall have no obligation to pay for the shortage In Insurance proceeds ar
Lessor with the funds to cover same, or adequate assurance thereof, within 10 days

following recelpt of written notice of such shortage and request therefor, 1fLessor recelves said funds or adequate assurance thereof within sald 10 day petlod, the
party responsible for making the repalrs shall complete them as soon as reasonably possible and this Lease shall remain In {ull force and effect. If suchfunds or
assurance are not recelved, Lessor may nevertheless elect by written notice to Lessee within 10 days thereafter to: {f) make suchrestoration and repalrasis
commerclally reasonable with Lessor paying any shortage In proceeds, In which cose this Lease shall remaln Infull force and effect, or (1) have this Lease terminate 30
days thereafter, Lessee shalinotbe entitied to relmbursement of any funds contributed by Lessee to repalr any such damage or destruction, Premises partial Damage
due to flood or earthquake shall be subject to Paragraph 9.3, notwithstanding that there may be some Insurance coverage, but the net proceeds of any such Insurance

shall be made avallable for the repalts If made by either Party.
ot an Insured Loss oceurs, unless caused by a negligent or wiliful act of Lessee (In

9.3 Partial Damage - Uninsured Loss. I a Premises partial Damage thatls n
which event Lessee shall make the rapalrs at Lessee's expense}, Lessor may either: {1) repair such damage as soon as reasonably possible at Lessor's expense gsub}ect
to relmbursement pursuant to Paragraph 4.2), In which event this Lease shall continue In full force and effect, or {ii) terminate this Lease by giving written noticeto

Lessee within 30 days after recelpt by Lessor of knowledge of the occurrence of suchdamage. Suchtermination shall be effective 60 days following the date of such
notice. In the event Lessor elects 1o terminate this Lease, Lessee shall have the right within 10 days after recelpt of the termination notice to give written notice to
Lessor of Lessee’s commitment to pay for the repalr of such damage without reimbursement fromLessor. Lessee shall provide Lessor with sald funds or satisfactory
assurance thereof within 30 days after making such commitment. In such event this Lease shalf continue In full force and effect, and Lessor shall proceed tomake
such repalrs as soon as reasonably possible after the required funds are avallable. If Lessee does not make the required commitment, this Lease shallterminate as of

the date specified In the termination notice,
9.4 Total Destruction. Notwithstanding any other pravision herecf,
Destruction. fthe damage or destruction was caused by the gross nepligence or willful misconduct of Lessee,

fram Lessee, exceptas provided In Paragraph 8.6
9.5 Damage Near End of Term. If at any time duringthe last 6

replacement cast insurance coverage was not commerclally reasonable an
to fully restore the unique aspects of the Premises unless Lessee provides

\fa Premises Total Destruction occurs, this Lease shall terminate 60 days following such
Lessor shall have the right to recover Lessor’s damages

months of this Lease there s damage far which the cost torepalr exceeds one maonth's Base
Rent, whether or not an Insured Loss, Lessor may terminate this Lease effective 60 days following the date of occutrence of such damage by giving a written
termination notice ta Lessee within 30 days after the date of occurrence of such damage. Notwithstanding the foregalng, If Lessee at that time hasan exercisable
option to extend this Lease or to purchase the Premises, then Lessee may preserve this Lease by (a) exerclsing such option and {b) providing Lessor with any shortage
Ininsurance proceeds {or adequata assurance thereof) needed te make the repalrs on or before the earller of {1} the date which s 10 days after Lessae's recelpt of
Lessor’s written notice purporting to terminate this Lease, or {ii} the day prior to the date upon which such option explres. If Lessee duly exercises such option dutlng
such period and provides Lessor with funds {or adequate assurance thereof) to cover any shortage In Insurance proceeds, Lessor shall, at Lessor's commerciatly
reasonable expense, repalr such damage as soon as reasonably possible and this Lease shall continue In full force and effect, If Lessee falls to exerclse such option and
provide such funds or assurance during such period, then thls Lease shall terminate on the date specified In the termination notice and Lessee's option shallhe
extingulshed.

9.6 Abatament of Rent; Lessee’s Remedles,
{a) Abatement. in the event of Premises Partial Damage or Premises Total Destruction or a Hazardous Substance Condition for which Lesseeisnot

responsible under this Lease, the Rent payable by Lessee forthe perlod required for the repalr, remediation or restaration of such damage shall be sbatedin
proportion to the degree to which Lessee's use of the Premises is impalred, but not to excaed the proceeds received from the Rental Value insurance. Allother
obligations of Lessee hereunder shall be performed by Lessee, and Lessor shall have o llabllity for any such domage, destruction, remediation, repairor restoration

exceptas provided herein.
{b) Remedies. {fLessor is obligated to repalr or restore the Premises and does not commence, Ina substantial and meaningful way, such repalr or

restoration within 90 days after such abligation shall accrue, Lessee may, atanytime priorto the commeancement of such repalr or restoration, glve written notice to
Lessor and toany Lenders of which Lessee has actual notice, of Lessee's election to terminate thisLlease on a date not less than 80 days following the giving of such
notice. !fLessee gives such notice and such repalr or restoratian s not commenced within 30 days thereafter, this Lease shall terminate as of the date specified In sald
notice. Ifthe repalr or restoration Is commenced within such 30days, this Lease shall continue In full force and effect. "Commence” shall mean either the
unconditional authorization of the preparation of the required plans, or the beghning of the actualwork on the Premises, whichever first occurs.

9.7 Termination; Advance Payments. Upon termination of this Lease pursuant to 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 Lessar Lessor shall, In addition, return to Lessee so much of Lessee's Securlty

Deposit as has not been, or is not then required to be, used by Lessor.

1D. Real Praperty Taxes.
10.1 Definitfon. As used hereln, the term "Rea! Property Taxes" shall Include any form of assessment; realestate, general, special, ordinary or extrsordinery, or

rental levy or tax {other than Inheritence, persanalincome or estate taxes); improvement hond; and/or litense fee Imposed upon or levied agalnst any legal or
equitable Interest of Lessor Inthe Project, Lessar's right to other income therefrom, and/or Lessor's business of leasing, by any authorlty having the direct or Indirect
power to tax 2nd where the funds are generated with reference to the Project address. The term "Real Property Taxes" shall also Include any tax, fee, levy, assessment
or charge, or any Increase thereln: (i} imposed by reason of events occurring during the term of this Leass, Including but not imited to, a change In the ownership of
the Project, {Il} 3 change In the improverents thereon, and/or (it} fevied orassessed on machinery or equipment provided by Lessor to Lessee pursuant to this Lease,
In calculating Real Property Taxes for any calendar year, the Real Property Taxes for any real estatetax year shall be Included in the calculation of Real Property Taxes
for such calendar year based upon the number of days which such calendar year and tax year have in common.

10.2 Payment of Taxes. Except as otherwise provided In Paragraph 10.3, Lessor shall pay the Real Property Taxes applicable 1o the Project, and sald payments
shall be Included In the calculation of Common Anea Operating Expenses in accordance with the provislons of Paragraph 4.2.

10.3 Additioral impravements. Common Area Operating Expenses shall not include Real Property Taxes specified Inthe tax assessor's records and work sheets
as belng caused by additional Improvements placed upon the Project by other lesseesor by Lessor for the exclusive enjoyment of such other lessees. Notwithstanding
Paragraph 10.2 hereof, Lessee shall, however, pay to Lessor at the time Common Area Operating Expenses are payable under Paragraph 4.2, the entirety of any
Increase In Real Property Taxes If assessed solely by reason of Alterations, Trade Fixtures or Utility tnstallations placed upon the Premises by Lessee or at Lessee’s
request or byreason of any alterations ar Improvements to the Premises made by Lessor subsequent to the execution of this Lease by the Parties,

10.4 Jolnt Assessment, IT the Bullding Is not separately assessed, Real Praperty Taxes allocated to the Bulding shall be an equitable proportion of the Real
Property Taxes for all of the land and Improvements included within the tax parcel assessed, such proportion to be determined by Lessor from the respective
valuations assigned Inthe assessor's work sheets or such other Information as may be reasanably avallable. Lessor's reasonable determination theredf, Ingood faith,

shall be conclusive.
%Pmona! Property Taxes, Lessee shall pay prlor to delinquency all taxes assessed agalnst and levied upon Lessee Owned Alterations and Utility
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Installations, Trade Fixtures, furnishings, equipment and all personal property of Lessee contalned In the Premises, When possible, Lessee shall cause itsLessee
Owned Alterations and Utility Installations, Trade Fixtures, furnishings, equipment and all other personal property to be assessed and bllled 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 atteibutable to Lessee's property
within 10 days after receipt of a written statement setting forth the taxes applicable to Lessee’s property.

11, Udiitles and Services,
11.1 Lessee shall pay for all water, gas, heat, light, power, telephone, trash dispasal and other utilities and services supplled to the Premises, together with any

taxes thereon. Notwithstanding the provislons of Paragraph 4.2, if at any time In Lessor's sole Judgment, Lessor determines that Lessee is using a disproportionate
amount of water, electricity or other commonly metered utilities, orthat Lessee s generating such 2 large volume of trash as to require an Increase in thesize of the
trash receptacle and/or an Increase in the number of times per month that It Is emptied, then Lessor may Increase Lessee's Base Rent by an amount equal to such
Increased costs. There shall be no abatement of Rent and Lessor shall not be lable in any respect whatsoever for the inadequacy, stoppage, Interruptionor
discontinuance of any utility or service due toriot, strike, labor dispute, breakdawn, accident, repair or other cause beyond Lessor's reasonable controlor In
cooperation with governmental request or directions.,

11.2 Within fifteen days of Lessor's written request, Lessee agrees to deliver to Lessor such Information, documents and/or authorlzation as Lessor needs In
arder for Lessor to comply with new or existing Applicable Requirements relating to commaercial bullding energy usage, ratings, and/or the reporting thereof.

12. Assignment and Subletting.

12.1 tessor's Consent Regulired.
{a) tessee shall not voluntarily or by operation of law assign, transfer, mortgage or encumber {collectively, “assign ar assignment®) or sublet all or any

part of Lessee’s Interest in this Lease or in the Premises without Lessor's prior written consent.

{b) UnlessLessee isa corporation and its stock Is publicly traded an a national stock exchange, a change In the control of Lessee shall constitute an
assignment requiring consent. The transfer, on a cumulative basls, of 25% or more of the voting control of Lessee shall constitute a change In control for this purpose.

{c) Theinvolvernent of Lessee orits assels inany transaction, or series of transactions (by way of merger, sale, acquisition, financing, transfer, leveraged
huyout or otherwise), whether or not a formal assignment or hypothecation of this Lease or Lessee's assets oecurs, which resuits or will result in a reduction of the
Net Worth of Lessee by an amount greater than 25% of such Net Worth as it was represented at the time of the execution of this Lease or at the time of the most
recent assignment to which Lessor has consented, or as it exists Immedlately prior to sald transaction or transsctions constituting suchreduction, whicheverwasor s
greater, shall be considered an assignment of this Lease to which Lessar may withhold itsconsent. "Net Warth of Lessee® shall mean the net worth oflesses
{excluding any guarantars) established under generally accepted accounting principles,

{d} Anassignment or subletting without consent shall, at Lessar's option, be a Default curable after natice per Paragraph 13.1(d), ora non-curable Braach
without the necessity of any notice and grace period. If Lessor elects to treat such unapproved assignment or subletting as a non-curable Breach, Lessor may elther:
{i) terminate this Lease, or {li} upon 30 days written notice, Increase the manthly Base Rent to 110% of the Base Rent then in effect. Further, in the eventof such
Breach and rental adjustment, (i) the purchase price of any option to purchase the Premises held by Lessee shall be subject to similar adjustment to 110% of the price
previously In effect, and (il} all fixed and non-fixed rental adjustments scheduled during the remalnder of the Lease term shall be Incressed to 110% of the scheduled
adjusted rent.

(e} Llessee's remedy for any breach of Paragraph 12.1 by Lessor shall be limited to compensatory damages and/or injunctive rellef.
{f) Lessor mayreasonably withhold consent to a proposed assignment or subletting If Lessee is In Default at the time consent Is requested,
(8) Notwithstanding the foregolng, allowing a de minimis portion of the Premlses, L.e. 20 square feet or less, to be used by a third party vendor In

connection with theinstallation of a vending machine or payphone shall not constitute a subletting.

12.2 Terms and Conditions Applicable to Assignment and Sublotting.
{a} Regardless of Lessor's consent, no assignment or subletting shall: {i} be effective without the express written assumption by such assignee or

sublessee of the obligations of Lessee under this Lease, {Il) releasa Lessze of any obligations hereunder, or (Ui} alter the primary Habliity of Lessee for the payment of
Rent or for the performance of any other obligations to be performed by Lessee.

{b} Lessor may accept Rent or performance of Lessee's obligations from any person other than Lessee pending approval or disapproval of an assignment.
Nelther a delay in the approval or disapproval of such assignment nor the acceptance of Rent or performance shall constitute a walver or estoppel of Lessor's right to
exarclse fts remedies for Lesseea's Default or Breach.

{c} Lessor'sconsent to any assignment or subletting shall not constitute 3 consent to any subsequent assignment or subletting.

{d) Inthe event of any Default or Breach by Lessee, Lessor may proceed directly against Lessee, any Guarantors or anyone else responsible for the
performance of Lessee’s obligations under this Lease, Including any assignee or sublessee, without first exhausting Lessor's dles agalnst any other person or

entity responsible therefor to Lessor, or any security held by Lessor.

{e} Each request for consent to an assignment or subletting shall be in writing, accompanled by Information relevant to Lessor's determination as to the
financial and operational responsibility and appropriateness of the proposed assignee or sublessee, including but notlimited to the Intended use andfor required
modification of the Premises, If any, together with a fee of $500 as consideration for Lessor's considering and processing sald request. Lessee agrees to provide Lessor
with such ather or additional Information and/or documentation as may be reasonably requested. {See also Paragraph 36)

() Any assignee of, or sublessee under, this Lease shall, by reason of accepting such assignment, entering into such sublease, or enterlng Into possession
of tha Premises or any portion thereof, be deemed to have assumed and agreed to conform and comply with each and every term, covenant, condition and obligation
hereln to be observed or performed by Lessee during the term of sald assignment or sublease, other than such obligations as are contrary to or inconsistent with

provisions of an assignment ar sublease to which Lessor has spectfically consented to in writing.
{8) Lessar's consent to any assignment or subletting shall nnt transfer to the assignee or sublessee any Option granted to the ariginal Lessee by this Lease

unless such transfer is specifically consented to by Lessor Inwriting. {See Paragraph 39.2)
12,3 Additional Terms and Conditions Applicable to Subletting. The following terms and conditions shall apply to any subletting by Lesse of ali or any part of
the Premises and shalt be deemed Included In ali subleases under this Lease whether ornot exprassly Incorporated therein:

(a) Lessee hereby assigns and transfers to Lessor all of Lessee's interest in all Rent payable on any sublease, and Lessor may collect such Rentand apgly
same toward Lessee’s obligations under this Lease; provided, however, that untll a Breach shall accur In the performance of Lessee's obligations, Lesses may collect
sald Rent. In the event that the amount collected by Lessor exceeds Lessee’s then outstanding obligations any such excass shall be refunded to Lessee. Lessor shall
not, by reason of the foregaing or any assignment of such sublease, nor by reason of the collection of Rent, be deemed liable to the sublessee for any fallure of Lessee
to perform and comply with any of Lessee's chllgatians to such sublessee. Lessee hereby Irrevocably authorizes and directs any such sublesses, upon receipt ofa
written notice from Lessor stating that @ Breach exists In the performance of Lessee's obligations under this Lease, to pay to Lessor all Rent due and to become due

the sublease, Sublessea shall rely upon any such notice from Lessor and shall pay all Rents to Lessor without any obligation or rlght to Inquire as to whether

= —H
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such Breach exlsts, notwithstanding any claim from Lessee to the contrary,

{b) Inthe event of a Breach by Lessee, Lessor may, atits option, require sublessee to attorn to Lessor, inwhich event Lessor shall undertake the
obligations of the sublesser under such sublease fromthe time of the exercise of sald option to the expiration of such sublease; provided, however, Lessor shall notbe
liable for any prepaid rents or security deposit pald by such sublessee to such sublessor or for any prior Defaults or Breaches of such sublessor.

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

{d} Nosublessee shall further assign or subiet allor any partof the Premises without Lessar’s prior written consent.

{e} lessor shalldellver a copy of any notice of Default or Breach by Lessee ta the sublessee, who shall hava the right to cure the Default of Lessee within
the grace perlod, If any, specified In such notice. The sublessee shall have a right of relmbursement and offset from and agalnst Lessee for any such Defaults cured by

the sublessee.
13. Dafault; Breach; Remedles.

13.1 Defaull; Breach. A “Default”Is defined as a fallura by the Lessee to comply with or perform any of the terms, covenants, conditions or Rules and
Regulations under thislease. A "Breach® Is defined asthe occurrence of one or mare of the follawing Defaults, and the fallure of Lessee to cure such Default within

any applicable grace perlod:

{a) The abandonment of the Premises; th
reasonable level of security, or where the coverage of the property Insurance described
reasonable assurances to minimize potential vandallsr; or fallureto dellver ta Lessor exc
explration ar termination of thisLease.

{b} Thefallure of Lessee to I make any payment of Rent or any Se

e vacating of the Premises prior to the expiration or termination of this Lease without providing 2 commerclally
n Paragraph 8.3 Is Jeopardized as a result thereaf, or without providing
Jusive possession of the entire Premises In accordance herewlth prior to the

eurity Deposit required to be made by Lessee heraunder, whether to Lessor ortoa
third party, when due, (I} to provide reasonable evidence of insurance or surety bond, or {111} to fulfill any obligation under this Lease which endangers or threatens e
or property, where such fallure continues for a period of 3 business days following written notice to Lessee. THE ACCEPTANCE BY LESSOROF A PARTIAL PAYMENT OF
RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY OF LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE

PREMISES,
{c} Thefallure of Lessee to allow Lessor and/or its agents access to the Premises or the commission of waste, act or acts constituting public or private
en notice tolessee. [n the

nulsance, and/for anHlegal activity on the Premises by Lessee, where such actions continue for a perlod of 3 business days following writt
event that Lessee commits waste, a nulsance or an lilegal activity a second time then, the Lessor may elect to treat such conduct as a non-curable Breach rather thana
Default.
{d) The fallure by Lessee toprovide {I) reasonable written evidence of compliance with Appiicable Requirements, {ll} the service contracts, (ill) the
resclssion of an unauthorlzed assignment or subletting, {iv) an Estoppel Certificate or financlal statements, (v} a requested subordination, (vi) evidence concernlng any
guaranty and/or Guarantor, {vil} any document requested under Paragraph 41, {vill) materlal safety data sheets (MSDS), or (ix) any other documentation or
information which Lessor may reasonably require of Lessee under the terms of this Lease, where any such faliure continues for a period of 10 days following written
notice to Lessee,

(e} A Default by Lessee as to the terms, cavenants, conditions or provislons of this Lease, or of the rules adopted under Paragraph 2.9 hereof, cther than
those described in subparagraphs 13.1{a), {b), {c} or {d), above, where such Default continues fora period of 30 days after written notice; provided, however, that If
the nature of Lessee’s Default Is such that more than 30 days are reasonably required for fts cure, then it shall not be deemed to be a Breach If Lessee commences
such cure within sald 30 day perlod and thereafter diligently prosecutes such cure to completion.

) The accurrence of any of the following events: (i} the making of any general arrangement or assignment forthe benefit of creditars; {11} becominga
“debtor” as defined In 11 U.5.C. § 101 or any successor statute thereto {unless, Inthe case of a petition filed agalnst Lessee, the samels dismissed within 60 days); (Il))
theappointment of a trustee o recelver to take possesslian of substantially all of Lessee's assets located at the Premises or of Lessee's interest In this Lease, where
possession Is not restored to Lessee within 30 days; or {iv) the attachment, execution or other Judictal selzure of substantially all of Lessee's assets located at the
Premises or of Lessee's Interest In this Lease, where such seizure Is not discharged within 30 days; provided, however, In the event that any provision of this
subparagraph s contrary to any applicable law, such provislon shall be of no force or effect, and not affect the valldity of the remalning provisions.

{g} The discovery that any financial statement of Lessee of of any Guarantor given toLessor was materlally false,

(h) Ifthe performance of Lessea's obllgations under this Lease Is guaranteed: (i} the death of a Guarantor, (1) the termination of 3 Guarantor's liabllity
with respect to this Lease other than In accordance with the terms of such guaranty, (ill) a Guarantor's becoming insalvent or the subject of a bankruptey fillng, {iv) a
Guarantor's refusal to honor the guaranty, or (v} a Guarantor's breach of Its guaranty obligation on-an anticipatory basls, and Lessee's fallure, within 60 days following
written notice of any such event, to provide written alternative assurance or security, which, when coupled with the then existing resources of Lessee, equals or
exceeds the combined financial resources of Lessee and the Guarantorsthat existed at the time of execution of this Lease,

13.2 Remedies. IfLessee falls to perform any of Its affirmative duties or obligations, within 10 days after written notice (or In case of ariemergency, without
notice}, Lessor may, at its option, perform such duty or obligation on Lessee's behalf, Including but not limited to the obtalning of reasonably required bonds,
Insurance policles, or governmental licenses, permits or approvals. Lessee shall pay to Lessor anamount equal to 115% of the costs and expenses Incurred by Lessor
In such performance upon receipt of an involce therefor, In the eventof a Breach, Lessor may, with or without further notice or demand, and without limiting Lessor
Inthe exercise of any right ar remedy which Lessor may have by reason of such Breach:

() Terminate Lessee's right to possession of the Premises by any lawfut means, In which case thisLease shall terminate and Lessee shsil immedlately
surrender possesslon tolesson in such event Lessor shall be entitled to recover from Lessee: {1} the unpaid Rent which had been earned at the time of termination;
{1} the worth at the time of award of the amount by which the unpald rent which would have been earned after termination until the time of award exceeds the
amount of such rental lossthat the Lessee proves could have been reasonably avolded; (ili) the worth at the time of sward of the amount by which the unpaid rent for
the balance of the term after the time of award exceeds the amount of such rental loss that the Lessee praves could be reasonably avolded; and {iv} any other amount
necessary to compensate Lessor for all the detriment proximately caused by the Lessee’s fallure to perform its obligations under this Lease or whichn theordinary
course of things would be Itkely to result therefrom, including but not limited to the cost of recovering possession of the Premlses, expenses of raletting, Including
niecessary renovation and aiteration of the Premises, reasonable attorneys® fees, and that portion of any leasing commission paid by Lessor In connection withthls
Lease applicable to the unexplred term of this Lease. Lessor and Lessee agree that the damages to be Incurred by the Lessor in the event of Lessee’s default of the
Lease would be difficult orlmpossible to calculate and the parties therefore Intend to provide by the foregoing for liquidated darnages and not 3 penalty and agree
that the sum provided Isa reasonable pre-estimate of the probable loss, The worth at the time of award of the amount referred toln provision (i) of the Immediately
preceding sentence-shall be computed by discounting such amount at the discount rate of the Federal Reserve Bank of the District within which the Premises are
located at the ime of award plus one percent. Efforts by Lessar to mitigate damages caused by Lessee's Breach of this Lease shall not walve Lessor's right to recover
any damages to which Lessor Isotherwise entitled. If termination of this Lease Is obtalned through the provisional remedy of unlawful detalner, Lessor shalt have the

ﬂghg recover In stich praceeding any unpald Rent and damages as are recoverable thereln, or Lessarmay reserve the right to vecover all or any partthereofina
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separate suit. If anotice and grace perlod required under Paragraph 13.1 was not previously given, a notice to pay rent or quit, orto perform or quit given to Lessee
under the unlawful detainer statute shall also constitute the notice required by Paragraph 13.1. In such case, the applicable grace period raquired by Paragraph 13.1
and the unlawful detalner statute shall run concurrently, and the fallure of Lessee to cure the Default within the greater of the two such grace perlods shall constitute
both an untawful detainer and a Breach of this Lease entitling Lessor to the remedles provided for in this Lease and/or by sald statute.

(b} Continue the Lease and Lessee'sright to possession and recover the Rent as it becomes due, in which event Lessee may sublet or assign, subject only
to reasonable limitations. Actsof malntenance, efforts to relet, and/or the appolntment of a recelver to protect the Lessor's Interests, shall not constitute a
termination of the Lessee's right to pussession,

{c} Pursue any other remedy now or hereafter avallable under the laws or Judicial declsions of the state whereln the Premises are located. The explration
or termination of this Lease and/for the termination of Lessee's right to possesslun shall not relleve Lessee from liability under any Indemnity provisions of this Lease
as to matters occurring or aceruing during the term hereof or byreason of Lessee's occupancy of the Premises.

13.3 tnducemant Recapture. Any agreement for free orabated rentor other charges, the cost of tenant Impravements for Lessee pald for or performed by
Lessor, or for the glving or paying by Lessor to or for Lessee of any cash or other bonus, Inducernent or consideration for Lessee's enterlng into this Lease, ali of which
concessions are herelnafter referred to as "inducement Provislons,” shall be deemed conditioned upon Lessee's fulland falthful performance of all of theterms,
covenants and conditions of this Lease, Upon Breach of this Lease by Lessee, any such Inducement Provislon shall automatically be deamed deleted from thisLeasa
and of no further force or effect, and any rent, other charge, bonus, inducement or consideration theretofore abated, given or pald by Lessor under suchan
Inducement Pravision shall be immediately due and payable by Lessee to Lessor, notwithstanding any subsequent cure of sald Breach by Lessee. The acceptance by
Lessor of rentor the cure of the Breach which Initlated the aperation of this paragraph shall not be deemed a walver by Lessor of the provisions of this paragraph
unless specifically so stated Inwriting by Lessor at the time of such acceptance.

13.4 Late Charges. Lessee hereby acknowledges that late payment by Lessee of Rent will cause Lessar ta Incur costs not contemplated by this Lease, the exact
amount of which will be extremely difficult to ascertain, Such costs include, but are not limited to, processing and accounting charges, and Jate charges which may be
imposed upon Lessor by any Lender. Accordingly, if any Rent shall not be received by Lessor within & days aRer such amaunt shall be due, then, without any
requirement for notice to Lessee, Lessee shall Immediately pay to Lessor a one-time late charge equal to 10% of each such overdue amount or $100, whichever Is
greater. The parties hereby agree that such late charge represents a falr 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 Lessee’s Default or Breach with respect to such overdue amount, nor prevent the
exercise of any of the other rights and remadles granted hereunder. in the event that alate charge Is payable heraunder, whether or not collected, for 3 consecutive
Installments of Base Rent, then notwithstanding any provislon of thisLease to the contrary, Base Rent shall, at Lessor's option, become due and payable quartely in
adwvance.

13.5 Interest, Anymonetary payment due Lessor hereunder, other than late charges, notreceived by Lessor, when due shall bear Interest fromthe 31stday
after it was due. The Interest {"Interest”) charged shall be computed at the rate of 10% per annum but shall not exceed the maximurm rate allowed by law. Interest Is
payable in addition to the potential late charge provided for in Paragraph 13.4,

13.6 Breach by Lessor.
{a] Notice of Breach. Lessor shall not be deemed in breach of this Lease uniess Lessor falls within a reasonable time to perform an obligation required to

be performed by Lessor. For purposes of this Paragraph, a reasonable time shall in nio event be less than 30 days after receipt by Lessor, and any Lender whose name
and address shall have been furnished 1o Lessee In writing for such purpose, of written notice specifying whereln such obllgation of Lessar has not been performed;
provided, however, that if the nature of Lessor's obligation is such that more than 30 days are reasonably required for lts parformance, then Lessor shalinot beln
breachif performance is commenced within such 30 day period snd thereafter diligently pursued to completion,

{b} Performance by Lessee on Behalf of Lessor. in the event that nelther Lessor nor Lender cures said breach within 30 days after recelpt of sald notice,
orif having commenced sald cure they do not diligently pursue It to completion, then Lessee may elect to cure said breach at Lessee's expanse and offset fram Rent
the actual and reasonable cost to perform such cure, provided however, that such offset shall not exceed an amount equal to the grester of one month's Base Rent or
the Securlty Deposit, reserving Lessee's right to relmbursement from Lessor for any such expense In excess of such offset. Lessee shall document the cost of sald cure

and supply sald documentation to Lessor.

14, Condemnation, If the Premises or any portion thereof are taken under the power of eminent domaln or sold under the threat of the exercise of sald power
{collectively “Condamnation”), this Lease shall terminate as to the part taken as of the date the condemning authorlty takes title or possesslon, whichever first otcurs.
If more than 10% of the floor area of the Unit, or more than 25% of the parking spaces Is taken by Condemnation, Lessee may, at Lessae's option, to be exercised In
writing within 10 days after Lessor shall have given Lessee wrllten notice of such taking (or in the absence of such notice, within 10 days after the condemning
asuthority shall have taken possession) terminate this Lease as of the date the condemning authorlty takes such possession. if Lessee does not tarminate thisLease in
accordance with the foregolng, this Lease shall remaln in full force and effect as to the portion of the Premises remaining, except that the Base Rent shallbe reduced
In proportion to the reduction in utility of the Premises caused by such Condemnation. Condemnation awards andfor payments shall be the property of Lessor,
whether such award shall be made as compensation for diminution in value of the leasehold, the value of the part taken, or for severance damages; provided,
however, that Lessee shall be entitled to any compensation pald by the condemnor for Lessee’s relocation expenses, lass of business goodwill and/or Trade Fixtures,
without regard to whether or not this Lease is terminated pursuant to the provislons of this Paragraph. All Alterations and Utitity Installations made to the Premises
by Lessee, for purposes of Condemnation only, shall be considered the property of the Lessee and Lessee shall be enttled to any and all compensation which Is
payable therefor. In the event that thisLease Isnot terminated by reason of the Condemnation, Lessor shall repalr any damage to the Premises caused by such

Condemnation.
15, Brokerage Fees.

15.1 Additional Commission. In addition to the payments owed pursuant to Paragraph 1.10 above, Lessor agrees that: (a) If Lessee exerclses any Option, {b) I
Lessee or anyone affillated with Lessee acquires from Lessor any rights to the Premises or other premises owned by Lessor and located within the Froject, (¢} if Lessee
remalns In possession of the Premises, with the consent of Lessor, after the explration of this Lease, or {d) If Base Rentls Increased, whether by agreemant or
aperatian of an escalation dause herein, then, Lessor shall pay Brokers a fee In accordance with the fee schedule of the Brokers Ineffect at the time the Lease was
executed. The provislons of this paregraph are Intended to supersede the provislons of any earlier agreement to the contrary.

15.2 Assumption of Obfigations. Any buyer or transferee of Lessor's Interest in this Lease shallbe deemed to have assumed Lessor's obligation hereunder.
Brokers shall be third party beneficlaries of the provislons of Paragraphs 1.10, 15, 22 and 31. if Lessor falls to pay to Brokers any amounts due as and for brokerage
fees pertaining tothis Lease when due, then such amounts shall accrue Interest. In addition, if Lessor falls to pay any amounts to Lessee's Broker when due, Lessee’s
Broker may send written notice to Lessor and Lessee of such fallure and if Lessor fails to pay such amounts within 10 days after sald notice, Lessee shall paysald
monles to its Broker and offset such amounts against Rent. In addition, Lessee's Broker shall be deemed 1o be a third party beneficlary of aay commission agreement

eng Into by and/or between Lessor and Lessar's Broker for the limited purpose of collecting any brokerage fee owed.
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Lessee and Lessor each represent and warrant to the other that it has had no deallngs withany
person, firm, broker, agent or finder {other than the Brokers and Agents, If any) In connection with this Lease, and that na ane other than sald named Brokers and
Agents s entitled to any commission or finder's fee In connection herewith, Lessee and Lessor do each hereby agreeto Indemnify, protect, defend and hold the other
harmiess from and agalnst ablity for compensation or charges which may be claimed by any such unnamed broker, finder or other simifar party by reason of any
dealings or actions of the Indemnifylng Party, Inciuding any costs, expenses, attorneys' fees reasonably Incurred with respect therato.

15.3 Reprasentations and Indemnities of Broker Relationships,

16. Estoppet Certificates,
{3} Each Party {as "Responding Party") shall within 10 days after written notice from the ather Party {the "Requesting Party") execute, acknowledge and

deliver to the Requesting Party a statement in wrlting in form similar to the then most current "Estoppel Certificate” form published by AIR CRE, plus such additional
information, confirmation andfor statements as may be reasonably requested by the Requesting Party.

{b) ifthe Responding Party shall fallto execute or deliver the Estoppel Certificate within such 10 day perlod, the Requesting Party may execute an
Estoppel Certificate stating that: {i} the Lease IsIn full force and effect without modificatian except as may be represented by the Requesting Party, (i} there are no
uncured defaults In the Requesting Party's performance, and (1) If Lessar Isthe Requesting Party, not more than one month's rent has bean pald Inadvance.
Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estappe! Certificate, and the Responding Pasty shall be estopped fram denying the
truth of the facts contained In sald Certificate. In addition, Lessee acknowledges that any fallure onits part to provide suchan Estoppel Certificate will expose Lessor
to risks and potentially cause Lessor to Incur costs not contemplated by this Lease, the extent of which wili be extremely difficult to ascertaln, Accordingly, should the
Lasses fail to execute and/or deliver a requested Estoppel Certificate in a timely fashion the monthly Base Rent shall be automatically Increased, without any
requirement for notice to Lessee, by an amount equal 1010% of the then existing Base Rentar $100, whichever Is greater for remalnder of the Lease. The Parties
agree that such increase in Base Rent represents fair and reasanable compensation for the additional risk/costs that Lessor will Incur by reason of Lessee's fallure to
pravide the Estoppel Certificate. SuchIncrease in Base Rent shall In no event constitute a walver of Lessee's Default or Breach with respect to the fallure to provide
the Estoppel Certificate nor prevent the exercise of any of the other rights and remedies granted hereunder.

{¢} IfLessor desires to finance, refinance, or sell the Premises, or any part thereof, Lessee and all Guarantors shall within 10 days after written notice
from Lessor deliver to any patential lender ar purchaser deslgnated by Lessor such financlal statements as rmay be reasonably required by such lenderor purchaser,
Including but not limited ta Lessee's financial statements for the past 3 years. Allsuch financlal staternents shall be recelved by Lessor and such lender or purchaser in

confidence and shall be used only for the purposes hereln set forth,

17. Definition of Lessar. The term "Lessor” as used hereln shall mean the owner or owners at the time I quastion of the feetitle to the Premises, or, if thisis a
sublease, of the Lessee's Interest In the prior lease. In the event of a transfer of Lessor's title or Interest in the Pramises or this Lease, Lessar shall deliver to the
transleres or assignee {In cash or by credit) any unused Security Deposit held by Lessor. Upon such transfer or assignment and delivery of the Security Deposit, as
aforesald, the prior Lessar shall be relleved of all lablilty with respect to the obligationsandfor covenants under this Lease thereafter to be performed bythe Lessor.
Subject to the foregoing. the obligations and/or covenants In thisLease tobe performed by the Lessor shall be binding only upon the Lessor as herelnabove defined.

18. Severabliity. The Invalidity of any provision of this Lease, as determined by a court of competent jurisdiction, shatl in no way affect the valldity of any other
provision hereof,
19. Days. Unless otherwise specifically indicated to the contrary, the word "days™as used In this Lease shall mean and refer to calendar days.

20. Umitation oo Liability. The abligations of Lessor under thisLease shall not constitute personal obligations of Lessos, or its partners, members, directors, officers
or shareholders, and Lessee shall Iock to the Premises, and to nootherassets of Lessor, for the satisfaction of any Habliity of Lessor with respect to this Lease, and
shall not seek recourse agalnst Lessor's partners, members, directors, afficers or sharehalders, or any of thelr personal assets for such satisfaction.

21. Time of Essence. Time s of the essence with respect to the performance of afl cbligations to be performed or observed by the Parties under this Lease,

22. No Prioror Other Agreements; Broker Disclalmer. This Lease contalns all agreemerits between the Parties with respect to any matter mentioned herefn, and no
other prior of contemporaneous agreement or understanding shali be effective, Lessor andLessee eachrepresents and warrants to the Brokers that It has made, and
1s relying solely upan, Its own Investigation as to the nature, quality, character and financlal responsibllity of the other Party to this Lease and asto the use, nature,
quality and character of the Premises. Brokers have no responsibllity with respect therets or with respect to any default or breach herecf by either Party.

23. Notices,
23.1 Notice Requirements. All notices required or permitted by this Lease or applicable faw shall be in writing and may be deliverced In persan {by hand or by

courler) or may be sent by regular, certitied or reglstered mall or U.S. Postal Service Express Mall, with postage prepald, or by facsimlle transmission, or by emall, and
shall be deemed sutficlently given if servad In a manner specified In this Paragraph 23. The addresses noted adjacent to a Party's signature on this Lease shall bethat
Party's address for dellvery or malllng of notices. Either Party may by written notice to the other spedify a different address for notice, except that upon Lessee's
taking possesslon of the Premises, the Premises shall canstitute Lessee's address far notice. A copy of all notices to Lessor shall be concurrently transmitted to such
party or partiesat such addresses as Lessor may from time to time hereafter designate In writing,

23,2 Date of Notice. Any notice sent by registered or certified mall, return recelpt requested, shall be deemed given on the date of delivery shownan the
recelpt card, or if no delivery date Is shown, the postmark thereon. If sent by regular mall the notice shall be deemed given 72 hours after the samels addressed as
required hereln and malled with postage prepald. Notices dellvered by United States Express Mall or overnight courler that guarantees next day delivery shall be
deemed given 24 hours after delivery of the same to the PostalService or courler. Notices delivered by hand, or transmitted by facsimile transmission or by emal
shall be deemed dellvered upon actual recelpt. If notice s received on a Saturday, Sunday or legal hollday, It shall be deemed received an the next business day.

23.3 Options, Notwithstanding the foregoing, In order to exercise any Options (see paragraph 39}, the Notice must be sent by Certified Mall {return recelpt
requested), Express Mall (signature required), courler (signature required) or some other methodology that provides a recelpt establishing the date the notice was

recelved by the Lessor.

24, Walvers.
{a] No walver by Lessor of the Default or Breach of any term, covenant or condition hereof by Lessee, shall be deemed a walver of any other term,

covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same ar of any other term, covenant or condition hereaf, Lessor's consent Lo,
or approval of, any act shall not be deemed 1o render unnecessary the obtalning of Lessor's consent to, or approval of, any subsequent ar similar act by Lessee, orbe

construed as the basis of an estoppel 1o enforce the provision or provisions of this Lease requlring such consent,
{b} Theacceptance of Rent by Lessor shall notbe a walverof any Default or Breach by Lessee. Any payment by Lessee may be accepted by Lessoron
lifying statements or conditions made by Lessee In connection therewlth, which such statements

gonm or damages due Lessor, notwithstanding any qua
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and/or conditions shall be of no force or effect whatsoever unless specifically agreed ta In writing by Lessor at or before the time of depasit of such payment.
(¢} THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL GOVERN WITH REGARD TO ALL MATTERS RELATED THERETO AND HEREBY WAIVE THE

PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUCH STATUTE IS INCONSISTENT WITH THIS LEASE.

25, Disclosures Regarding The Nature of a Real Estate Agency Relationship.
{a) When enteringInto a discussion with a real estate agent regarding areal estate transaction, aLessor or Lessee should fram the outset understand

what type of agency relationship or representation it has with the agent or agents In the transaction. Lessor and Lessee acknowledge belng advised by the Brokers in
this transaction, as follows:

() iessor’s Agent. A lessor'sagent under alisting agreement with the Lessar acts as the agent for the Lessor only. A Lessor's agent or subagent
has the following affirmative oblligations: To the Lessor: A fiduciary duty of utmost care, Integrity, honesty, end loyaity in dealings with the Lessor. To the lessee and
the Lessor: {a) Dlligent exerclse of reasonable skills and care In performance of the agent's duties. {b) A duty of honest and fair dealing and good faith. [c) Aduty to
disclose all facts known to the agent materally affecting the value or desirabliity of the property that are not known to, or within the diligent attention and
observation of, the Parties. Anagent Isnot obligated to reveal to elther Party any confidential information obtained from the other Party which does not Involve the
affirmative duties set forth above.

(i) Lessee's Agent. Anagent can agree to actas agent for the Lessee only. In these sltuations, the agentls not the Lessor's agent, even if by
agreement the agent may receive compensation far services rendered, either in full orin partfram the Lessor. Anagent acting only for a Lesses has the follawing
affirmative obligations. To the Llessee: A fiduciary duty of utmost care, Integrity, honesty, and loyalty in dealings with the Lessee. To the Lessee and the Lessor {3)
Dillgent exercise of reasonable skilisand care in performance of the agent's duties. (b} A duty of honest and falr dealing and good faith, {c) A duty to disclase all facts
known to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and observation of, the Parties,
An agent Is not obligated to reveal to either Party any confidential Information obtained from the other Party which does not Involve the affirmative duties set forth
above,

(M) Agent Representing Both lessor ond Lessee. Areal estate agent, elther acting directly or through one or more associate licensees, canlegally be
theagent of both the Lessor and the Lessee Ina transaction, but only with the knowledge and consent of both the Lessor and the Lessee. In a dual agency situatian,

the agent hasthe followlng affirmative obligations to both the Lessor and the Lessee: {a} A fiduciary duty of utmost care, Integrity, honesty and loyalty in the dealings
with elther Lessor or the Lessee. (b) Other duties to the Lessorand the Lessee asstated above In subparagraphs {1) or(ll). In representing both Lessor and Lessee, the
agent may not, without the express permission of the respective Party, disclose to the other Party confidential information, Including, but not Kmited to, facts relating
to either Lessea's or Lessor’s financial position, motivations, bargalning position, or other persona! Information that may Impact rent, including Lessor's willingness to
accept a rent lass than the listing rent or Lessee’s willingness to pay rent greater than the rent offered. The above duties of the agent In a real estate transaction do
not relleve a Lessor or Lessee from the responsibility to protect their own Interests, Lessor and Lessee should carefully read all agreementsto assure that they
adequately express thelr understanding of thetransaction. A real estate agentisa person qualified to advise about real estate, If legal or tax advice Is desired, consult
acompetent professional. BothLessor and Lessee should strongly consider obtalning tax advice from a competent professional because the federal and state tax
consequences of a transaction can be complex and subject to change,

(b} Brokers have no responsibility with respect to any default or breach hereof by either Party. The Parties agree that no lawsuit or other legal
proceeding Involving any breach of duty, error or omission relating to this Lease may be brought agalnst Broker more than one year after the Start Date and that the
Habitity (including court costs and attoraeys’ fees), of any Broker with respect to any such lawsult and/or legal proceeding shall not exceed the fee recelved by suth
Broker pursuant to this Lease; provided, however, that the foregoing limitation on each Broker's lability shall not be applicable to any gross negligence or wiitful

misconduct of such Broker,
{t) Llessorand Lessee agree to ldentify to Brokers as *Confidential” any communication or information given Brokers that Is considered by such Party to

be confidential.

26. No Right To Holdover. Lessee has no right toretain possession of the Premises orany part thereof beyond the explration or termination of this Lease. Ator
prior to the expiration or termination of this Lease Lessee shall deliver excluslve possession of the Premises to Lessor. For purposes of this proviston and Paragraph
13.1(a}, exclusive possession shall mean that Lessee shall have vacated the Premises, removed all of its personal property therefrom and that the Premises have been
returned In the condition specified In this Lease. Inthe event that Lessee does not dellver excluslve possession to Lessor as specified above, then Lessor's damages
during any holdover period shall be computed at the amount of the Rent (as defined in Paragraph 4.1} due during the last full month before the explration or
termination of this Lease (disregarding any temparary abatement of Rent that may have been In effect), but with Base Rent baing 150% of the Base Rent payable
during such fast full month. Nothing contained hereln shallbe construed as consent by Lessor to any holding over by Lessee.

27. Cumufative Remedles. Noremedy or election hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all other remedles at law or
inequity,
28. Covenants and Conditions; Construction of Agreement. Al provisions of this Lease to be observed or pecformed by Lesseeare both covenants and conditions.

inconstruing thisLease, all headings and ttles are for the convenlence of the Parties only and shall not be considered a part of this Lease, Whenever required by the
context, the singular shall include the plural and vice versa. ThisLease shall not be construed asIf prepared by one of the Parties, but rather according to fts falr

meaning as a whale, as If both Parties had prepared it.

29, Binding Effect; Cholce ofLaw. ThisLease shall be binding upon the Parties, their personal representatives, successors and assigns and be governed by the laws
of the State In which the Premlses are located. Any litigation betwaen the Parties hereto concerning this Lease shall be Initiated In the county in which the Premlses
are located, Slgnatures to this Lease accomplished by means of electronic signature or similar technology shall be legal and binding.

30, Subordination; Attornment; Non-Disturbance.
30,1 Subordination. ThisLease and any Option granted heseby shall be subject and subordinate to any ground lease, mortgage, deed of trust, or other

hypothecation or security device {callectively, “Security Devica™), now or hereafter placed upon the Premises, to any and alladvances made on the security thereof,
and to all renewals, modifications, and extensions thereof. Lessee agrees that the holders of any such Security Devices {in this Lease together referred toas “Lender”)
shall have no iability or obligation to perform any of the obiigations of Lessor underthis Lease. Any Lender may electto have thls Lease and/or any Option granted
hereby superior ta the Hlen of its Security Device by giving written notice thereof to Lessee, whereupan this Lease and such Options shall be deemed prior to such
Security Device, notwithstanding the relative dates of the documentation or recordation thereof.

30.2 Attornment. In the event that Lessor transfers title tothe Pramises, of the Premises are acquired by another upon the foreclosure or tepmination ofa
Security Device towhich this Lease Is subordinated (1) Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3, attorn to such new owner, andupon
festenter Into a new Jease, contalnlng all of the terms and provisions of this Lease, with such new owner for the remainder of the term hereof, or, atthe election

l%n_m; ‘
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s Lease will automatically become anew lease between Lessee and such new owner, for the remalnder of the term hereaf and {fl} Lessor shall

ew owner shall assume all of Lessor's obligations, except that such new owner shali not: (a) be
ring prior to acqulsition of ownership; (b) be subject to any offsets or defenses which
‘s rent, or (d) be llable for the return of any security deposh pald to

of the new awner, thi
thereafter be relleved of any further obligations hereunder and suchn
Nable for any act or omission of any prior lessor or with respect to events occur
Lessee might have agalnst any prior lessor, (¢} be bound by prepayment of more than one month

any prior lessor which was not paid or credited to such new owner.
30.3 Non-Disturbance. With respect to Securlty Devices entered Into by Lessor after the execution of this Lease, Lessee's subordination of this lease shali be

subject to recelving a commercially reasonable non-disturbance agreement {3 "Non-Disturbance Agreement”) from the Lender which Non-Disturbance Agreement
provides that Lessee's possession of the Premlses, and this Lease, Including any options to extend the term hereof, will not be disturbad so long as Lessee isaot in
Breach hereof and attarns to the record owner of the Premises, Further, within 60 days after the execution of this Lease, Lessor shall, if requested bylessee, uselits
commercially reasonable effortsto obtain a Non-Disturbance Agreement fram the holder of any pre-existing Security Device whichls secured by the Premises, in the
event that Lessor s unable to provide the Non-Disturbance Agreement within sald 60 days, then Lessee may, at Lessee's option, directly contact Lender and attempt
to negatiate far the execution and delivery of 3 Non-Disturbance Agreement. '

30,4 Sell-Executing. The agreements contalned In this Paragraph 30 ¢hall be ef{ective without the execution of any further documents; provided, however, that,
upon written request from Lesscr of a Lender In connection with a sale, financing or refinancing of the Premises, Lessee and Lessor shall execute such further writings
as may be reasonably required to separately document any subordination, attornment and/ar Non-Disturbance Agreament provided for hereln.

31. Attorneys’ Fees. i any Party or Braker brings an action ar proceeding involving the Premises whether founded in tort, contract or equity, orto declare rights
hereunder, the Prevalfing Party {as hereafter defined) In any such proceeding, action, or appeal thereon, shall be entitled to reasonzble attomeys' fees. Such feas may
be awarded In the same sult or recovered In a separate sult, whether or not such action or proceeding ls pursued to declston or judgment. Theterm, “prevalling
Party" shall Include, without limitation, a Party or Broker who substantially obtains or defeats the relief sought, as the case may be, whether by compromise,
settlement, jJudgment, or the abandonment by the other Party ar Braker of its clalm or defense. Theattorneys' fees award shall not be computed In accordance with
any court feé schedule, but shallbe such as to fully relmburse ali attorneys' fees reasonably Incurred. In addition, Lessor shall be entitled to attorneys’ fees, costs and
expenses Incurred In the preparation and service of notices of Default and consultations in connection therewith, whether or not alegal action s subsequently
commenced In connection with such Default or resulting Breach {5200 s a reasonable minimum per occurrence for such services and consultation).

32. Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premises at any time, in the case of an emergency, and
otherwise at reasonable times after reasonable prior notice for the purpose of showing the same to prospective purchasars, lenders, ar tenants, and making such
alterations, repalrs, Improvements or additions to the Premises as Lessor may deem necessary or desirable and the erecting, using and maintalning of utilities,
services, plpes and condults through the Premises and/or other premises as long asthere Isno material adverse effect on Lessee's use of the Premlses. Allsuch

activities shall be without abatement of rent or llabllity to Lessee.
33, Auctions. Lessee shall not conduct, nor perit to be conducted, any auction upon the Premises without Lessor's prior written consent, Lessor shallnot be
obligated to exerclse any standard of reasonableness In determining whether to permitan auction.

“Eor Sale® signs at any time and ordinary "For Lease" signs during the last 6 months of the term hereof, Except
shall not place any sign upon the Project withaut Lessor’s prior written consent.

.

34, Signs. Lessor may place on the Premises ordinary
for ordinary “For Sublease” signs which may be placed only on the Premises, Lessee

Allslgns must comply with il Applicable Requirements.

35. Termination; Merger, Unless specifically stated otherwise In writing by Lessor, the voluntary or other surcender of this Lease by Lessee, the mutual termination
ar cancellation hereof, or a termination hereof by Lessor for Breach by Lessee, shall automatically terminate any sublease or lesser estate In the Premises; provided,
however, that Lessor may elect to continue any one or all existing subtenancles. Lessor's fatlure within 10 days following any such event to elect ta the contrary by
written notice to the holder ofany such lesser Interest, shall constitute Lessor's election to have such event constitute the termination of such Interast,

36. Consents. All requests for consent shall be In writing. Exteptas otherwise provided herein, wherever in this Lease the consent of a Party Isrequlred to anact by
or for the other Party, such consent shall not be unreasonably withheld or delayed. Lessor's actual reasonable costs and expenses {including but not limited to
architects’, attorneys’, englneers’ and ather consultants' fees) Incurred I the considesation of, or response to, a request by Lassee for any Lessor consent, Including
but not lmited to consentsto an assignment, a subletting or the presence or use of a Hazardous Substance, shalibe pald by Lessee upon recelpt of an Involce and
supporting documentation therefor. Lessor's consent to any act, assignment or subletting shalf not constitute an acknowledgment that no Default or Breach by tessee
of this Lease exists, nor shall such consent be deemed a waiver of any then existing Default or Breach, except as may be otherwise specificaly stated in wrlting by
Lessor at the time of such consent. The fallure to specify hereln any particular conditfon to Lessor’s consent shali not preclude the impasition by Lessor atthe time of
consent of such further or other conditions as are then reasanable with reference to the particular matter for which consent is being glvan. In the event that either
Party disagrees with any determination made by the other hereunder and reasonably requests the reasons for such deterralnation, the determining party shall furnish

its reasons In writing and In reasonable detail within 20 business days following such request.

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

37.2 Default. It shall constitute a Default of the Lesseef any Guarantaor falls or refuses, upon request to provide: (a) evidence of the execution of the guaranty,
Including the authority of the party signing on Guarantor's behalfta obligate Guarantor, and In the case of a corporate Guarantar, a certified copy of a resolution of ts
board of directors authorlzing the making of such guaranty, {b) current financlal statements, (¢} an Estoppe} Certificate, or {d} wrltten confirmation that the guaranty Is
stillin effect.

38. Qulet Possession. Subject to payment by Lessee of the Rent and performance of all of the covenants, conditions and provisions on Lessee's part to be observed
and performed under this Lease, Lessee shall have qulet possession and qulet enjoyment of the Premises during the term hereof.
38. Options. If Lessee [sgranted any Option, as defined below, then the following provistons shall apply.

39.1 Definition. "Optlon® shall mean: {a] the right to extend or reduce the term of or renew this Lease or to extend or reduce the term of or renew any lease
that Lessee has on other property of Lessor; (b} the right of first refusal or first offer to lease elther the Premises or other property of Lessor; {c) the right to purchase,

the right of first offer to purchase or the right of first refusal to purchase the Premises or other property of Lessor.
35,2 Options Personal Ta Qriginal Lessee. Any Option granted totessee Inthislease ls personal to the origina! Lessee, and cannot be assigned or exercised by

anyone other than sald original Lessee and anly while the original Lessee s In full possession of the Premises and, If requested by Lessor, with Lessee certifylng that

Igno Intention of thereafter assigning or subletting.
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39,3 Multiple Options. In the event that Lessee has any multiple Options to extend or renew this Lease, a later Option cannot be exerclsed unfess the prlor

Options have been valldly exercised.

39.4 tffect of Default on Options.
{a] Lessee shall have noright to exercise an Option: (1) during the period commencing with the giving of any notice of Default and continuing until seid

Default Is cured, {il} during the period of time any Rent is unpald {without regard to whether notice thereof Is given Lessee), (ifi) during the time Lesseals InBreach of
this Lease, or{lv) In the event that Lessee has been given 3 or more notices of separate Default, whether or riot the Defaults are cured, during the 12 month period

immediately preceding the exerclse of the Option,
{b) The perod of time within which an Option may be exercised shall not be extended or enlarged by reason of Lessee's Inability to exerclse an Option

because of the provisions of Paragraph 39.4(a).
{c) AnOption shall terminate and be of no further force or effect, notwithstanding Lessee's due and timely exercise of the Option, f, after such exercise

and prior to the commencement of the extended term or completion of the purchase, (i) Lessee falls to pay Rent for a period of 30 days after such Rent becomes due
{without any necessity of Lessor to give notice thereof), or (i) I Lessee commits a Breach of this Lease,

40. Security Measures. Lessee hereby acknowledges that the Rent payable to Lessor hereunder does not Include the cost of guard service or ather security
measures, and that Lessor shall have no obligation whatsoever to provide same. Lessee assumes all respansibility for the protection of the Pramises, Lassee, s
agents and invitees and thelr property from the acts of third parties.

41, Reservations, Lessor reservesthe right: (i) to grant, without the consent or Joinder of Lessee, such easements, rights and dedications that Lessor deems
necessary; (I} to cause the recordation of parcel maps and restrictions; and (ill) to create and/or Install new utllity raceways, so long assuch easements, rights,
dedications, maps, restrictions, and utility raceways do not unreasonably Interfere with the use of the Premises by Lessee. Lessee agrees to sign any documents
reasonably requested by Lessor to effectuate such rights. N

42, Performance Under Protest. Ifat any time adispute shall arise as to any amount or susn of money to be pald by ane Party to the other under the provisions
hereof, the Party against whom the obligation to pay the money s asserted shall have the right to make payment "under protest” and such payment shall notbe .
regarded as a voluntary payment and there shall survive the right onthe part of said Party ta Institute sult for recovery of such sum, Ifit shall be adjudged that there
was no legal obligation onthe part of sald Party to pay such sum orany part thereof, sald Party shall be entitled to recover such sum or so much thereof as it was not
legally required to pay. A Party who does niot Initiate suit for the recovery of sums pald "under protest” within 6 monthsshall be deemed to have walved itsright to

protest such payment.

43, Authority; Multiple Parties; Execution,
(3] (feither Party hereto [s a corporation, trust, limited liability company, partnership, or similar entity, each Individual executing thls Lease on behalf of

such entity represents and warrants that he or she Is duly autharized to execute and deliver thisLeaseon itsbehalf. Each Party shall, within 30 days after request,

dellver to the ather Party satisfactory evidence of such authorlty.
{b) 1fthis Lease Is exacuted by more than one person or entity as “Lessee”, each such person or entity shall be jointly and severally llable hereunder. itls.

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

named Lessees, and Lessor may rely on the same asIf all of the named Lessees had executed such document.
{c} Thislease may be executed by the Partiesin counterparts, each of which shall be deemed an originat and all of which together shall constitute one

and the same instrument.

44, Conflict. Any conflict betwaen the printed provislans of this Lease and the typewritten or handwritten provisions shall be controlled by the typewritten or
handwritten provistons.

45, Offer. Preparation of this Lease by either party or thelr agentand submission of same to the other Party shalf not be deerned an offer to lease to the other
Party. This Lease Is not Intended ta be binding until executed and delivered by all Parties bereta,

46. Amendments. This Lease may be modified only in writing, signed by the Parties In Interest at the time of the modification. Aslong as they do not materlally
change Lessee's obligations hereunder, Lessee agrees to make such reasonable non-monetary modlifications to this Lease as may be reasanably required by a tander
Inconnection with the obtalning of normal financing or refinancing of the Premises.

47. Walver of jury Tral. 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.

48. Arblitration of Disputes. AnAddendum requlring the Arbitration of all disputes between the Parties and/or Brakers arlsing out of this Lease D is Isnot
attached to thistease.

49, Accessibllity; Americans with Disabilities Act.

{3) The Premises:
@ have not undergone an Inspection by a Certified Access Spedalist {(CASp). Note: A Certified Access Speclalist (CASp) can (nspect the subject premises and
determine whether the subject premises comply with all of the appilcable construction-related accessibility standards under state law. Although state law does not
requive a CASp Inspection of the subject premises, the commerclal property owner or lessor may not prohiblt the lessee or tenant from obtalning a CASp Inspection of
the subject premises for the cccupancy or potential occupancy of the lessee or tenant, f requested by the lessee or tenant, The parties shall mutually egree onthe
arrangements for the ime and manner of the CASp Inspection, the payment of the fee for the CASp Inspaction, and the cost of making any repairs necessaryto
correct violations of construction-related accessibliity standards within the premises.

have undergone an Inspection by a Certified Access Spacialist (CASp) and It wasdetermined that the Prerises met all applicable consteuction-related accessibllity
standards pursuant to California Civil Code §55.51 et seq. Lessee acknowledges thatit racelved a copy of the Inspection report at least 48 hours prior to executing this
Lease and agrees to keap such report confidental.

have undergone an Inspection by a Certilied Access Speclalist {CASp) and it wasdetermined that the Premisesdid not meet all applicable construction-related
accessibliity standards pursuant 1o Callfornia Civil Code §55.51 et seq. Lessee acknowledges that it-recelved a copy of the Inspection report at laast 48 hours prior to
executing this Lease and agrees to keep such report confidential except as necessaryto complete repairs and corrections of violations of construction related
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accessibllity standards.
Inthe event that the Premises have bean Issued an Inspection report by a CASp the Lessor shall provide a copy of the disability access Inspection certifi

within 7 days of the execution of thisLease.

tate to Lessee

Disabliities Act {ADA} and other state and local accessiblilty statutes are dependent upon Lessee's specific use of
er ornotthe Premises comply with ADA or any simbiar leglslation. In the event that Lesses's use
rder to be in compliance with ADA or other accessiblilty statutes, Lessee agrees (o make any

{b} Since compliance with the Americans with
the Premises, Lessor makes no warranty or representation as to wheth
of the Premises requires modifications or additions to the Premisesin o
such necessary modifications and/or additions at Lessee's expense.
LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASEAND EACH TERM AND PROVISION CORTAINED 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 YERMS OF
THIS LEASE ARE COMMERCIALLY REASDNABLE AND EFFECTUATE THE INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT TO THE PREMISES,

ATTENTION: NO REPRESENTATION OR RECOMMENDATION I5 MADE B8Y AR CRE OR BY ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, ORTAX
CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO WHICH IT RELATES. THE PARTIES ARE URGED TO:

1. SEEK ADVICE OF COUNSELAS TO THE LEGAL AND TAX CONSEQUENCES OF THISLEASE.

2. RETAIN APPROPRIATE CONSULTANTS TOREVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID INVESTIGATION SHOULD INCLUDE BUT NOT BE
UMLTED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THERCOF
AND OPERATING SYSTEMS, COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT AND THE SUITABILITY OF THE PREMISES FOR LESSEE'S INTENDED USE.

WARNING: IF THE PREMISES ARE 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 ARE LOCATED.

The parties hereto have executed this Lease at the place and onthe dates specified above thelr respective signatures,

-
Executed ot Tiboran H Executed at;
on: W l I'b{z?, On:
By LESSOR: By LESSEE:

By: KA By:

Name Printéde,_Micheel Jaeger NamepPrinted: Khaled Hassounah
Tle: _President of Cordelia Industrial 2, Tile: _CEOQ
LLC, its General Partner Phone: 510-320-0790
phone: __{415) 433-3281 Fax:
Fax: _{415) 433~-6529 emai: _khassounahfgetample.com
emall: _michael@iaegermchugh.com
By:
By: Name Printed:
Name Printed: Title:
Title: Phone:
Phone: N Fax:
Fax: Emall:
Emall;
Address:
Address: _1 Blackfield Dr, #1031 San Francisco, CA 94107
Tiburon, CA 94920 Federal 1D No.:
federal D No.:
BROKER BROKER
~lones Lang laSalle ~Touchstone Commercisl Partners, InC..
Atn: _Chris Neeb awn: _Zach Haupert
Title: __Senior Vice President Tile: :
Address: _1000 Fourth Street. Suite 400 Address:
San Rafael, CA 94901 phone: __{415) 539-1121
phone: _ (707) 495-7777 Fax:
Fax: emall: _zhaupert@tcpre.com
Emall: _chris.neebfiam.-jll.com Federal iD No.:
FederaliD No. Broker DRE License #:
Broker DRE License #; Agent DRE Ucense#: _ 01822907
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ADDENDUM ONE TO LEASE,
BY AND BETWEEN BARRINGTON COURT 1, LP, LESSOR
AND AMPLE, INC., LESSEE

50.  The monthly Base Rent shall be payable on the first of the month as follows:

November 13, 2023 — November 30, 2023 ~ $7,867.20 per month
December 1, 2023 — November 30, 2024 — $7,867.20 per month
December 1, 2024 — November 30, 2025 — 38,103.22 per month
December 1, 2025 — November 30, 2026 — $8,346.31 per month

The monthly operating expenses shall be payable as follows:

Common Area Operating Expenses — Net

Lessee’s current monthly operating expenses are estimated at $1,575.00 per
month for the 2023 calendar year and will begin November 13, 2023. Lessee
shall pay directly for its own utilities, maintenance of its own Premises and areas
servicing it Premises (i.¢. exterior dock, drive-in or dumpster areas), and
maintenance of any installed equipment serving its Premises, all as reasonably
determined by Lessor. The loading dock and rollup door area for Suite 2870-130
shall be for the exclusive use of Lessee during the term of the Lease.

Electrical Panel. Lessee shall reimburse Lessor (i) a one-time payment equal to
$15,000.00 at Lease Commencement and (ii) a monthly payment of $650.00 per
month, the latter subject to a three (3%) percent annual increase as per the Lease,
both payments for the movement of the 800-amp panel in Ste 2870-120 to its suite
in a location reasonably determined by Lessor, and for the panel’s use by Lessee

during the term of the Lease.

Warehouse Cooling Unit. Lessee shall be permitted to install and maintain a
cooling unit in the back of the 2870 Cordelia Road building in a location and
specification as reasonably approved in writing in advance by Lessor and Lessee,
and as long as the installation and use of the cooling unit shall be at all times in
conformance with a preapproved plan by Lessor, all laws, and the terms of the
Lease, all as reasonably determined by Lessor. Such cooling unit installation
shall be removed and the area fully restored by Lessee at its cost prior to Lessee’s
departure, as reasonably determined by Lessor.

Security Deposit. Lessee shall provide Lessor an additional month’s Rent (for

. two months of Security Deposit at Lease execution) and the additional month of
Rent shall be removed from the Security Deposit and applied to the 37" month of
Rent provided Lessec has not been in default under this Lease.

& . —AH
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Use. Lessee is allowed to use electrical vehicle (EV) batteries, and related
components and materials, test EV batteries, and perform research and
development on EV batteries so long as such use shall at all times conform to i)
all laws, ii) industry best practices for hazardous material containment with a plan
for such containment reasonably approved by Lessor in advance, and iii) the
terms of the Lease, all as reasonably determined by Lessor.

Lessee agrees to provide Lessor with annual financial statements within 90 days
after each fiscal year end, if requested by Lessor.

51.  Lessee shall accept the Premises on an “as-is” basis, except that Lessor shall
within the first fourteen (14) days of Lease Commencement repaint the office
area, touchup repaint the warehouse area, complete a janitorial cleaning of the
office and warehouse area and ensure that the electrical, mechanical, plumbing
and other systems are in proper and reasonable working condition.

52.  Extension Option. Provided Lessee has not been in default under this Lease,
Lessee shall have one (1) option to extend the term of this Lease (“Extension
Option™) beyond the initial term for three (3) years (the “Extension Period”). The
extension of the term of this Lease shall be upon all the terms and conditions set
forth in this Lease, except that Base Rent for the Extension Period shall be the
Fair Market Rent (defined as follows) as of the commencement of the Extension
Period. Lessee shall notify Lessor in writing of its election to exercise an
Extension Option at least (6) six months prior to the scheduled expiration of the
initial term. “Fair Market Rent” shall be the fair market rent for similar
commercial space in Fairfield market similar to the Premises. Within thirty (30)
days after the date Lessor receives Lessee’s written notice of its exercise of an
option to renew the term of this Lease, Lessor and Lessee shall attempt to
mutually agree on Fair Market Rent. If Lessor and Lessee are not able to mutually
agree on Fair Market Rent within such period, Lessor and Lessee shall each
obtain an appraisal of Fair Market Rent from a qualified appraiser. A “qualified
appraiser” is an appraiser with at lcast five (5) years of experience in commercial
appraisal in Fairfield, California. Lessor and Lessee shall bear the costs of its own
appraiser. If the appraisals of Lessor’s and Lessee’s appraiser are within five
percent (5%) of each other, Fair Market Rent shall be the average of the two
appraisals. If the two appraisals are not within five percent (5%) of each other,
Lessor’s and Lessee’s appraiser shall appoint a third qualified appraiser to give an
appraisal of the Fair Market Rent and Fair Market Rent shall be the average of all
three appraisals. Lessor and Lessee shall each pay fifty percent (50%) of the costs
of the third appraiser. This Fair Market Rent determination shall be completed
within (90) days of Lessee’s written notice to Lessor. In no event shall the Fair
Market Rent be less than Lessee’s current Base Rent at the time of Lease

expiration.

D KH
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53.  Lessee represents to Lessor that it has not employed any broker or similar person
to act for it in connection with this Lease other than Touchstone Commercial
Partners (“Lessee’s Broker”), to whom Lessor shall pay one half a standard lease
commission on the net rental revenue for the initial term of the Lease upon
Lessee’s acknowledgement of Lease Commencement. Lessor shall pay a
commission to Colliers (“Lessor’s Broker”) subject to a separate agreement.

-KH
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EXHIBIT A
A Depiction of the Premises (As-Is)
2870 Cordelia Road, Suite 130, Fairfield, CA

—KH
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EXHIBIT C
Building Rules and Regulations
2850, 2860, 2870 Cordelia Road, Fairfield, CA

This Exhibit is attached to and made a part of the Lease by and between
CORPDELIA INDUSTRIAL 1, LP ("Landlord") and "Tenant" for space in the Buildings
located at 2850, 2860, 2870 Cordelia Road, Fairfield, California.

The following rules and regulations shall apply, where applicable, to the
Premises, the Building, the parking facilities (if any), the Property and the appurtenances.
In the event of a conflict between the following rules and regulations and the remainder
of the terms of the Lease, the remainder of the terms of the Lease shall control,
Capitalized terms have the same meaning as defined in the Lease,

1. Sidewalks, doorways, vestibules, halls, stairways and other similar areas shall not
be obstructed by Tenant or used by Tenant for any purpose other than ingress and
egress to and from the Premises. No rubbish, litter, trash, or material shall be
placed, emptied, or thrown in those areas. At no time shall Tenant permit Tenant's
employees to loiter in Cornmon Areas or elsewhere about the Building or

Property.

2. Plumbing fixtures and appliances shall be used only for the purposes for which
designed and no sweepings, rubbish, rags or other unsuitable material shall be
thrown or placed in the fixtures or appliances.

3. No signs, advertisements or notices shall be painted or affixed to windows, doors
or other parts of the Building, except those of such color, size, style and in such
places as are first approved in writing by Landlord. All tenant identification and
suite numbers at the entrance to the Premises and on the complex directory shall
be installed by Landlord, at Landlord's cost and expense, using the standard
graphics for the Building. Except in connection with the hanging of lightweight
pictures and wall decorations, no nails, hooks or screws shall be inserted into any
part of the Premises or Building except by the Building maintenance personnel
without Landlord's prior approval, which approval shall not be unreasonably

withheld.

4. Tenant shall not place any lock(s) on any door in the Premises or Building
without Landlord's prior written consent, which consent shall not be unreasonably
withheld, and Landlord shall have the right at all times to retain and use keys or
other access codes or devices to all locks within and into the Premises. A
reasonable number of keys to the locks on the entry doors in the Premises shall be
furnished by Landlord to Tenant at Tenant's cost and Tenant shall not make any
duplicate keys. All keys shall be returned to Landlord at the expiration or early

termination of the Lease.
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All contractors, contractor's representatives and installation technicians
performing work in the Building shall be subject to Landlord's prior approval,
which approval shall not be unreasonably withheld, and shall be required to
comply with Landlord's standard rules, regulations, policies and procedures,
which may be revised from time to time.

Movement in or out of the Building of furniture or office equipment, or dispatch
or receipt by Tenant of merchandise or materials requiring the use of loading dock
areas, shall be restricted to hours reasonably designated by Landlord, Tenant
shall obtain Landlord's prior approval by providing a detailed listing of the
activity, which approval shall not be unreasonably withheld.

Tenant shall not: (1) make or permit any improper, objectionable or unpleasant
noises or odors in the Building, or otherwise interfere in any way with other
tenants or persons having business with them; (2) solicit business or distribute or
cause to be distributed, in any portion of the Building, handbills, promotional
materials or other advertising; or (3) conduct or permit other activities in the
Building that might, in Landlord's sole opinion, constitute a nuisance.

No animals, except those assisting handicapped persons, shall be brought into the
Building or kept in or about the Premises.

No inflammable, explosive or dangerous fluids or substances shall be used or kept
by Tenant in the Premises, Building or about the Property, except for those
substances as are typically found in similar premises used for general office
purposes and are being used by Tenant in a safe manner and in accordance with
all applicable Laws. Tenant shall not, without Landlord's prior written consent,
use, store, install, spill, remove, release or dispose of, within or about the
Premises or any other portion of the Property, any asbestos-containing materials
or any solid, liquid or gaseous material now or subsequently considered toxic or
hazardous under the provisions of 42 U.S.C. Section 9601 et seq. or any other
applicable environmental Law which may now or later be in effect. Tenant shall
comply with all Laws pertaining to and governing the use of these materials by
Tenant and shall remain solely liable for the costs of abatement and removal.

Tenant shall not use or occupy the Premises in any manner or for any purpose
which might injure the reputation or impair the present or future value of the
Premises or the Building. Tenant shall not use, or permit any part of the Premises
to be used for lodging, sleeping or for any illegal purpose.

Tenant shall not take any action which would violate Landlord's labor contracts or
which would cause a work stoppage, picketing, labor disruption or dispute or
interfere with Landlord's or any other tenant's or occupant's business or with the
rights and privileges of any person lawfully in the Building ("Labor Disruption™).
Tenant shall take the actions necessary ta resolve the Labor Disruption, and shall

KH
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have pickets removed and, at the request of Landlord, immediately terminate any

work in the Premises that gave rise to the Labor Disruption, until Landlord gives
its written consent for the work to resume. Tenant shall have no claim for
damages against Landlord or any of the Landlord Related Parties nor shall the
Commencement Date of the Term be extended as a result of the above actions.

12. Tepant shall not install, operate or maintain in the Premises or in any other area of
the Building, electrical equipment that would overload the electrical system
beyond its capacity for proper, efficient and safe operation as determined solely
by Landlord. Tenant shall not furnish cooling or heating to the Premises,
including, without limitation, the use of electric or gas heating devices, without
Landlord's prior written consent. Tenant shall not use more than its proportionate
share of telephone lines and other telecommunication facilities available to

service the Building.

13.  Tenant shall not operate or permit to be operated a coin or token operated vending
machine or similar device (including, without limitation, telephones, lockers,
toilets, scales, amusement devices and machines for sale of beverages, foods,
candy, cigarcttes and other goods), except for machines for the exclusive use of
Tenant's employees and invitees.

14.  Bicycles and other vehicles are not permitted inside the Building or on the
walkways outside the Building, except in areas designated by Landlord.

15.  Landlord may from time to time adopt systems and procedures for the security
and safety of the Building and Property, its occupants, entry, use and contents,
Tenant, its agents, employees, contractors, guests and invitees shall comply with
Landlord's systems and procedures.

16.  Landlord shall have the right to prohibit the use of the name of the Building or
any other publicity by Tenant that in Landlord's sole opinion may impair the
reputation of the Building or its desirability. Upon written notice from Landlord,
Tenant shall refrain from and discontinue such publicity immediately.

17.  Neither Tenant nor its agents, employees, contractors, guests or invitees shall
smoke or permit smoking in the Common Areas, unless a portion of the
Common Areas have been declared a designated smoking area by Landlord, nor
shall the above parties allow smoke from the Premises to emanate into the
Common Areas or any other part of the Building. Landlord shall have the right
to designate the Building (including the Premises) as a non-smoking building.

18.  Landlord shall have the right to designate and approve standard window
coverings for the Premises and to establish rules to assure that the Building
presents a uniform exterior appearance. Tenant shall ensure, to the extent
reasonably practicable, that window coverings are closed on windows in the
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Premises while they are exposed to the direct rays of the sun.

Deliveries to and from the Premises shall be made only at the times in the areas
and through the entrances and exits reasonably designated by Landlord. Tenant
shall not make deliveries to or from the Premises in 2 manner that might
interfere with the use by any other tenant of its premises or of the Common
Areas, any pedestrian use, or any use which is inconsistent with good business

practice.
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