First Amendment to STANDARD INDUSTRIAL/COMMERCIAL SINGLE-TENANT LEASE — NET

This First Amendment to Standard Industrial/Commercial Single-Tenant Lease - Net (this “First Amendment”) is made January
12, 2016 by and between SFC Leasing, LP, a California limited partnership (“Lessor’) and Serenity Wellness Growers, LLC, a
Nevada limited liability company (“Lessee").

RECITALS

Lessor and Lessee entered into a written lease agreement and Option to Purchase Lease Rider dated December 3, 2015 (the
“Lease") for the lease of approximately 22,000 square feet located at 203 E. Mayflower Avenue, North Las Vegas, Nevada 89030 (the
“Premises”). Lessee has paid the Initial Security Deposit of Fifty Thousand Dollars ($50.000) and has waived the Lease Cancellation
Right.

TERMS

In consideration of the mutual agreement of said Lease herein contained, the Parties hereby agree to modifications of the Lease so
illustrated in this First Amendment:

Term: Per Section 1.3 of the Lease, the Lease Term shall commence on January 15, 2016 and shall expire on February 28, 2021.

Payment of Base Rent and Security Deposit: Lessee shall: (i) pay the Base Rent payable of $11,000.00 for the period from January
16" 2016 through January 31 2016; and (ii) deposit an additional Fifty Thousand Dollars ($50,000) with Lessor no later than January
15% 2016 and an additional Fifty Thousand Dollars ($50,000) with Lessor no later than February 15% 2016 for a total Security Deposit
equal to One Hundred and Fifty Thousand Dollars ($150,000). Any unused portion of the One Hundred and Fifty Thousand Dollar
($150,000) Security Deposit shall be applicable to the Purchase Price in the event the Lessee exercises the Option to Purchase as
provided for herein

Ratification: Except as herein modified, the Lease shall remain in full force and effect and any and all payments currently due under
the Lease shall continue to be due until the new rental payments commence pursuant to the revised terms, as herein provided.

Counterparts: This First Amendment may be executed simultaneously in two or more counterparts, each of which shall be deemed an
original but all of which together shall constitute one and the same agreement and shall become effective when one or more
counterparts have been signed by each of the Parties hereto and delivered to the other.

Telecopy Execution and Delivery: A facsimile or email transmission of this First Amendment may be executed by one or more
parties hereto, and an executed copy of this agreement may be delivered by one or more parties by facsimile or email transmission
pursuant to which the signature of or on behalf of such party can be seen, and such execution and delivery shall be considered valid,
binding and effective for all purposes. At the request of any party, all parties agree to execute an original of this agreement as well as
any facsimile, email transmission or other reproduction hereof.

Capitalized Terms: The capitalized terms contained herein shall have the same meanings as defined in the Lease.

In witness hereof, this First Amendment has been executed by the Parties as of the date first written above.

LESSOR: LESSEE:
SFC Leasing, LP, Serenity Wellness Growers, LLC,

a California limjted-pagtnesrship A Nevada limited liability company

By: @g(/e/%
Its: Manager

— / ; . Benjamin J. Sillitoe
Date: { \ -Z__ - 2,0 ( b Print Name:

Member

By:

It's:

Date: 1/12/2016
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Option to Purchase Lease Rider

This Option to Purchase Lease Rider (“Optian to Purchase”) is an attachment to that certain Lease dated December 3, 2015 entered into

by and between SFC Leasing, LP, a Califoria limited partnership (“Lessor”) and Serenity Wellness Growers, LLC, a Nevada limited liability
company (“Lessee”), Lassar shall grant Lessee the right to purchase the approximate 22,000 square foot industrial office/warehouse
building located at 203 £ Mayflower, North Las Vegas, Nevada 89030 (“Premises”) under the following terms and conditions:

1.

2.

10.

Purchase Price — The Purchase Price shall be: Three Million and 00/100's Dollars ($3,000,0003.

Closing — At any time during the period beginning with January 15" 2016 and August 15 2016, with the required Closing Notice
hereunder.

Closing Notice ~ Lessee shall give Lessor a minimum of thirty (30) days advance written notice prior to the Closing date. Upon
receipt of said notice, Lessor shall cause a standard purchase agreement to be prepared inclusive of the terms contained herein.
The Parties agree to execute the standard purchase agreement and open escrow within ten (10) days after Lessee’s notice.

Condition of Premises Purchased — Purchaser is purchasing the Building in an “as-is" condition. without warranty, express,
implied or statutory including, without limitation, any warranty of merchantability or fitness for a particular purpose. Nor shall
Seller otherwise be liable for the condition of the Building. Purchaser shall rely solely on Purchaser's own inspection and
examination of the Building and not on any representations or warranties of Seller.

Seller's Obligations at Closing - At the Closing, Seller shall deliver, or cause to be delivered, to Purchaser the following:

(a) Grant Bargain and Sale Deed. Seller shall execute and deliver to Escrow Agent for recording a Grant, Bargain and
Sale Deed in form and substance reasonably satisfactory to Purchaser, fully executed and acknowledged by Seller, conveying
the Building to Purchaser;

(b) Owner's Title Policy. Seller shall cause the Escrow Agent to issue and deliver to Purchaser a standard coverage
owner's policy of title insurance (“Owner's Standard Title Policy™) in the amount of the Purchase Price, insuring that Purchaser
is owner of the Building subject only to such matters as would be deemed reasonable exceptions to title (excluding rights of
parties in possession and unrecorded easements). In the event the Purchaser desires to upgrade the owner's policy above the
Owner's Standard Title Palicy, the Purchaser shall pay for the increased costs related to the increased coverage including the
cost of an ALTA survey if required;

Good and Marketable Title. Seller shall deliver to Purchaser good and marketable title to the Premises free and clear of any
lien or encumbrance (other than the Permitted Exceptions, governmental liens, and any liens caused by Lessee).

Other Instruments. Seller shall execute and deliver such other documents as are customarily executed in the State of Nevada
in connection with the conveyance of real property, including all required closing statements, releases, affidavits, evidences of
authority to execute the documents and any other instruments.

Purchaser's Obligations at Closing

(a) Payment of Purchase Price. At the Closing, Purchaser shall pay the Purchase Price in cash;

(b) Other Instruments.  Purchaser shall execute and deliver such other documents as are customarily executed in the
State of Nevada in connection with the conveyance of real property, including all required closing statements, releases, affidavits,
evidences of authority to execute the documents, and any other instruments that may reasonably be required by the Escrow
Agent.

Prorations — All real estate taxes relating to the Building for the year of the Closing shall be prorated as of the date of Closing
between Seller and Purchaser. Purchaser shall take tile to the Building subject to any outstanding unpaid governmental
assessments. If the amount of taxes for that year are not known at the time of Closing, the prorations shall be based on an
estimate of the taxes for the year of Closing, and when the tax information becomes available, Seller or Purchaser may request
reimbursement from the other party for any excess amount charged to that party at the Closing. Likewise, any other amounts
normally prorated between Seller and Purchaser, if any, shall be prorated between Seller and Purchaser as of the date of
Closing.

Closing Costs — Seller and Purchaser each agree to pay the following costs at the Closing:

{(a) Paid by Seller.  Seller agrees to pay the cost of preparing the Grant, Bargain and Sale Deed; the premium for the
Owner’s Title Policy; the Commission, the real property transfer taxes or documentation taxes; the cost of preparing
and recording any releases and other documents necessary to convey the Property in accordance with this Agreement;
one-half (1/2) of any escrow or closing fee charged by the Escrow Agent; Seller’s attorney’s fees, and any other similar
closing costs customarily paid by a seller of real property.

(b) Paid by Purchaser. Purchaser agrees to pay the recording fee for the Grant, Bargain and Sale Deed; one-half (1/2)
of any escrow or closing fee charged by the Escrow Agent; Purchaser's attomey’s fees and any other similar closing
costs customarily paid by a purchaser of real property.

VA &5
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11.

12.

13.

Date:
Tme:

Brokers — In the event Lessee or an affiliated party purchase the Premises, Seller shall pay a real estate broker's commission,
through escrow at closing thereof, payable to the Brokers as listed in the Lease in an amount equal to five percent (5%) of the
Purchase Price (less any unearned leasing commission). Purchaser and Seller agree to indemnify and hold harmless one
another from all loss, damage, cost, expense and liability relating to any claim for a commission by any other person or entity
with respect to this transaction, claiming by, through or under one another. Seller and Purchaser represent and warrant that no
other broker(s), other than the above named, have been involved in this transaction and no other broker(s), other than the above
named, are entitied to a commissian.

Section 1031 Exchange — The Parties hereby agree to cooperate with the other party in a tax-deferred exchange should either
party so elect. The affecting Party hereby agrees to indemnify the other Party from any and all costs, taxes, assessments and/or
liability that may be proximatsly caused by such tax-deferred exchange. In the event either Party affects a tax-deferred
exchange, such exchange shall not otherwise delay the Closing nor shall the other Party be required to take title to any property
so as to accommodate the other Party’s exchange.

Escrow —~ The Parties agree to use Michele Seibold, or other mutually agreeable officer, of First American Title Insurance
Company 2490 Paseo Verde Parkway, Suite 100 Henderson, Nevada 89074.

‘_LI\L“‘C Date: IZIQJIS"
‘.‘Dq ,pH Time: 51 Pan

By LESSOR: By LESSEE:
SFC Leasing, LP. Serenity Weliness Growers, LLC,

a Nevada limited liability company

a Nevada fimited liabiiity company

NS

Name Pn'nted:\‘%{n'} et im 3 - S-p( Lo tToe

8y:
Name Printed: Charles Urata Title: pA 2inne ~
Title: General Partner Address: foizo W . ?\5_%-"‘-50 RA . 4188
Address: 3430 Luyung Drive Lecs Vegas NV 4147
Rancho Cordova, CA 95742 Telephone: D s722 972>
Telephone: (916) 638-5364 Facsimile: « )
Facsimile: (918) Email: |pemg i lldne @ Y oo . Cong

Email: Charlie@urataconcrete.com and Kelly@urataconcrete.com
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WAL
‘ EAMERICAN INDUSTRIAL REAL ESTATE ASSOCIATION

STANDARD INDUSTRIAL/ICOMMERCIAL SINGLE-TENANT LEASE — NET
(DO NOT USE THIS FORM FOR MULTI-TENANT BUILDINGS)

1. Baslc Provislons {“Basic Provialons™).
1.1 Parties: This lease (“Loase”™). dated for referenca purposes only, Decomber 3, 2015, Is snade by and betwecn SFC_(easi P
Califomia_limited partnership (“Lessor”) and Seranity Welln, Growers, a Navada limi jlity company (“Lessee™), (coflectively tha

“Parties” or individually a “Party”).

12 Premlses: Thal certain reaj propesty, Inciuding all Impravements there or to be provided by Lessor under the tenms of this Laase, and
commonly known as 203 E_ ower Avenug, N Vi Novada 80 localed in the County of Clack, and g By d ibed as (d ib
briefly the nature of the property and, i applicable. the “Project™, il the properly Is iocated within a Project) an_appmxmg_zz_mg_;qm_@t_{m_qma_

ilglhy ated_on an +/- 1,40 ac | es_d 5 Cou sassor's Parcel Numbor 139-15615- (26 {see Exhiblt "A* & "B")
(“Premises™). (See also Paragraph 2)

1.3 Term: Flve (9) years and fwo (2) months (“Original Term”) commencing January 11, 2018 (“Commencemant Date™) and ending
February 28 _2021 ("Explration Date”). (See also Paragraph 3)

14 Early Possession: N/A (“Early Possssslon Date™). (See also Paragraphs 32 and 3.3)

15 Base Rent Twenty-two Thousand Deflacs § Q0/100's ($22,000.00) per month (“Base Ront™), payable on the ficg) (1) day of each
montn. (Sce also Paragraph 4)

[ If this bax Is choecked, there are pravisions in this Lease for tho Base Rent to be adjusted.

1.6 Base Ront Pald Upon Execution: $0 (See Addendum One).

1.7 Security Deposit Pnld Upon Execudnn Mmggg( "Security Deposit™). (See also Paragraph 5)

18 Agreed Use: any oth ) uses rofaled to medical mariluane including but nat limited to general
office/adminigtrative, storaqe, sales, a.nd distributon. (See also Paragraph 6)

19 Insuring Party: Lessor is the “Insuring Party” unless otherwise stated herein. (See also Paragraph 8)

1.10 Real Estate Brokors: (See also Paragraph 15)
{a)} Ropresontation: The foliowing real eslate drokers (collectively, the "Brokesrs®) and brokarage relationships exist in this
transaction (check applicable hoxes):

lzl Grea Pancirov & Mike De Lew of Colllers lalerational _ represents Lessor exclusively ("Lessor’s Broker™).

roprosents Lesses exclusively (“Lessee’s Broker™); or

D N/A r both Lessor and Lessee (“Dual Agency™).

(o) * Paymrent to Brokers: Upon execution and delivery of this Lnase by both Parlles, Lessor shall pay to the Broker the fee agreed
10 in thelr separate wiitten agreement which shall be spiit equally batweon Lessor's Broker & Lessec's Broker).

111 G . The obligations of the Losseoe under this Lease are to ba g d by N/A (*G mtor*). (See also Paragraph 37
ang Exhibit D7)

112 Attachmonts. Alisched hereto are the following, a)) of which constituie a gart of this Lease:

& Addendum One consisting of Paregraphs 50 through 75;
& Exhiblt “A" ~ Pareel Map;
& Exhibit “B~ - First Floor Bullding Plan;
X Option 10 Purchase Lease Rider:
2 Premises.

21 Letting. Lessor hereby leases fo Lessee, and Lesses hereby leases feom Lessor, the Premisss, for the term, at the rental, and upon
alt of the terms, covenants and conditions set fonh in this Lease. Uniess oftrerwise provided herain, any statement of size sel forlh in this Lease, or that
may have been used in calculating renlal, is an approximation which the Parties sgree is reasonable and the rental based thereon ig not subdject fo
revision whether or nol the actual size i3 more of less.

22 Compliancs. Lessotr warrants that the improvements on the Premises comply with all applicable laws, covenanls or restnctions of
record. building codes. regulations and ordinances (“Applicablo Roguiremonts”™) in effect when the improvements were constructed. Sald warranty
does not apply 1o the use to which Lessee will pul the Premi: or lo any Alterations or Ulility § fak (as defined in Paragraph 7.3(a)) made or to
be made by Lessee. NOTE: Lessée is responsible for determining whelher or not the zoning is appropriate for Lesses’s Intended use. and
acknowledges that past uses of the Premises may no longer be allowed. If the Premises do not comply with $8id warranty, Lessor shall, except as
otherwise provided, promptly after recalpt of written notice from Lessee seting forih with specificity the nature and exient of such non~compllancs, rectify
the same al Lessor's expense. |l Lessee does not give Lessor writien notice of @ non-compliance with thls warraniy within thirty (30) days foliowing the
Start Date, corraction of that non-compilance shall be the obligation of Lessee at Lessee's sole cost and expense. [f the Applicable Requirements have
changed since the improvements were consteucled, Lesses shall incur the cosl of such.

23 Acknowledgemonts. Lessee admowledges thak: (8) it has been advised by Lessor and/er Brokers to satsty itsalf with respect to
the condition of the Premises (including but not limited to tho electrical. HVAC and fire spdnkier sysiems, securty, environmental sspects. and
complionce with Applicable Requirements), and thelr suilabllity lor Lesseo’s Intondad use; (b) Lessce has macde such investigalion es it deams
necassary with e 1o such and sl rosponsiblility thetotor sa the same relate to its occupancy of the Premises; and (¢) neither
Lessor, Lessor's agants, nof any Broker has made any oral or wiitten representations or warrantes with respect ta 5ald matters othar than as set forth in
this Leasse. In additlon, Lassor acknowledges thal: (a) Broker has made no represantations, promises or waranties conceming Lassee's abifity to honor
the Lease or suilabllty to occupy the Premises: and (d) it Is Lessor's sole responsibility to investigale the financial capability and/or sultablity of at
proposed tenants.

2.4

Losgoa-3e-Raor-On 10, at—The- (N made- m'. Loccoeta-f 9 b2 chall-ho-of 7 cofloctiil dlat ll 2"'

lo-lhe-Sla - Date-Locs L1 vy ) v-f‘l‘h 2 ‘ 1a 129 A .ll 9 :h—;ll‘l:‘ P N l‘. Y 3 th ‘:-‘-n"'
3. Term.

3.9 Term. The Commencement Date. Expiration Date and Original Term of this Lease are as specified (n Paragraph 1.3,

32 Early Possassion. If Lessee totally of partially pies the Premises prior to tho Ci Date. the abligation to pay Base
Rent shall be abatsd for the periog of such eady possession. All other terms of thrs Lease (including, but not linited (o, the obligations to pay Real
Property Taxes and insuranca premiuma, and any ard all other axpensaes, as well as to maintaln the Premiges) shall, h , ba in effect during such
period. Any such oary possession shall not atfect the Explration Date.

33 Delay In Possession. Lessor agrees 10 uge i best commerdially regzonable efforts 10 deliver possession of the Premises to

Lessee by the Commencement Dale, It, despite sald efforts, Lessor Is unable to deliver possession as agreed. Lessor shali not be subject to any liability
tharefor, nor shafl such faifure affect the vafidity of this Lease. Lessea shall not, howavar, be obilgated 1o pay Rant or perform its other obligations untit It
receives lon of the Premi i ion is not delt d within sbdy (60) days after the Commencement Date, Lessee may, at its option. by
notice In writing within ten (10) days after the end of such sixty (60) day period, cance) this Lease, in which event the Parties shall be discharged from all
obllgations hereundar, ) such written nolice Is not received by Lessor within said ten (10) day period. Lessee's fght 10 cancel shall terminate. Except as
otherwise provided, if possession is not tendered 1o Lessee by the Start Date and Lassee does not terminate this Lease, as aforesold, any period of rent
abstement that Lessee would otherwise have enjoyed shall run Irom the date of delivery of possession and continue for a peried equal In what Lessee
would otherwise have enjoyed under the terms hereof. but mlnus any days of delay caused by the acts or omissions of Lesses. f possession of the
Premises is not delivered within four (4) months after the Commencement Dale, this Lease shal termingte unless other agreements are reached
between Lessor and Lessee, in writing.

34 Lessoe Compllanco. Lessor shall not bo requiced o tender po ion of the Prem: (o Lessee untll Lessea complles wilh ils
obligations harein induding but not limited to providing evid: of ir (P h 8.5). Pending defivary of such evidence, Lessee shall be
% perform all of its obligations under this Lease from ang after the Start Date, lndud-ng the paymertl of Rent. nofwithstanding Lessor’s election

¥
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o withhold possesslon pending receipt of such evidence of Insurance. Further, If Lessee is required to perform any other conditions prior to or
concurrent with the Start Date, the Start Dato shall socur but Lessor may eloct o withhold ion until such o d are aatisfied.
4 Ront.

4.4, Rent Defined. All manetery obligallons of Lessee fo Lassor under the terms of this Lease (except for the Security Deposit) are
deemed to be rent ("Rent™).

42 Payment. Lessee shall cause payment of Rent to be received by Lessor in lawful monay of the United Stales, without offsot or
deduciion (except as specifically permitted in this Lease). an or defore the day on which it is due. Rent for any period dusing the term hareof which is for
less than one (1) full calendar month shall be prorated based upon the actual number of days of said month. Payment of Rent shall be made to Lessor al
its address statad herein or to such other persons or place as Lessor may from time to time dasignate In writing, Acceptance of a payment which is less
than the amaunt then due shall not be a waiver of Lesser's rights fo the balance of such Rent. regardless of Lessor'a endorsement of any check so
stating.

5. Securlty Deposit. Lessee shall depasit with Lassor upon execution haseot the Security Depasit as security for Lessea's faithful perfermance
of its obligstions under this Lease. Il Lesses falls to pay Rent, or otherwise Dofaulls under this Lease, Lassor may use, apply or retaln sl or any portion
of sald Security Deposit for the paymen of any amount due Lessac or to reimburse of compensale Lassor for any llabllity, expense, loss or damage
which Lessar may suffer or incur by reason therso!. If Lessor uses or applles all or any portion of said Security Deposit, Lessee shall within ten {10) days
after written request therefor deposit monies with Lassor sufficlent to resiore said Security Deposit to the full amount required dy this Lesse. If the Base
Rent increases during the term of this Lease, Lessee shall, upon written request from Lessor, deposit additional monies with Lessos so thal the total
amount of the Security Deposit shall at afl imes bear the same propartion 1o the Increased Base Renl as the initial Sceurity Deposit bore 1o the Inldal
Bage Renl Should the Agreed Use be amendad to accommodate a material chango In the business of Lessee or to acce date 2 subl ar
assignee, Lessor shall have the nghl to Increase the Secunty Deposit to the oxtont necessary, in Lessor's reasonable Judgment, to account for any
increased woear and tear thal the Premises may sutfer as a result thereo. If a change In contre! of Lessee oocurs dunng this Lease and following such
changa the financlal condition of Lessee is, in Leasor’s reasanable Judgment, significantly reduced, Lessee shsll doposit such addiional monies wih
Lessor as shall be suffident to cause the Secunty Deposit to be at a commerdally reasonable tevel based on 2akd chenge in finandal condition, Lessor
shall not be required to keep the Security Deposit separate from Ils general accounts, Within fourteen (14) days after the expiration or lenmination of this
Lesse, if Lessor elects to apply the Securtty Deposit ondy 10 unpaid Rent, and olherwise within thirty (30) days after the Premises have been vacated
pursuant to Paragraph 7.4(c) below, Lessor shall retum that portion of the Security Depasit not used or appflad by Lessor. No part of tha Secucty
Deposit shail be considered 1o be held in lrusl, i bear inleres( of to be prepayment for any monies to be psid by Lessee under this Lease.

8. Usge.

6.1 Use. Lessee shall use and occupy the Premises only for the Agreed Use, or any other lagal use which is réasonably comparable
thereto, and for no other purpose. Lesseo shalf not use or permil the use of the Preml ins that is unlawful, creates d; wasle or a
nuisance, or that disturbs owners and/or pants of, or a: lo neighboring properties. Lessor shall not unreasonably withhold or delay ils
consant o any writen request for a modification of the Agreed Use, so long as the same will nol Impair the structural integrity of the Improvements on
the Premises or tha mechanical or electrical systoms thereln, Is not stgnificanty more burd 10 the Preml: If Lessor alects to withhold consent.
Lessor shall within five (5) business days alter such requas! give written notification of same, which noltice shall include an expianalion of Lessor's
objections o the change In use.

6.2 Hazardous Substances,

{a) Reportable Uses Require Consent The term “Hazardous Substance” as used in thls Lease shall mean any product,
substance, or waste whose presence. use, manufacore, disposal, ransporiation, ar release, either by itself or In combination with other maternials
expected to be on the Premises, is eiher: (i) potentially injurious to the public health, safety or weifare, the enviranment of the Pramises, (i) regulaled or
monitored by any governmental authority, or (i) a basis for pofential fiabllity of Lessaor to any governmental agency of third party under any appflcable
statuie or common faw theory, Hazardous Subsiances shall include. but not be limited to, hydrocarbons, petroleum, gasoline, and/or crude cil or any
products, by-products or fractions thereol. Lessee shall not engago in any aclvity in or on the Pramises which constitutes 8 Reportable Uses of
Hazardous Substances without the express prior written consent of Lessor and timely compliance (st Lessee's expense) with all Applicable
Requirements. “Reportable Uss” shaull mean (1) the installation or use of any sbove or bejow ground storage tank, (i) the gensration. possession,
slorage. use, iransportation, or disposal of 3 Hazardous Substance that requires a permit from, or with respect to which a mpon. notice, registration or
business plan is required to be filed wilh, any govemmental authority, and/or (iil) tha presenca at the Premisas of a | bstance with respoct to
which any Applicable Requirements requires that a notice be given lo persons enraﬁng or occuoying the Premises or nelghbaring properties.
Notwilhstanding the foregoing, Lessee may use any ordmary and Y y required to be used In e normal course of the
Agreed Use, so long ds such use is in compiiance with all Applicable Requirements, ts nm a Repoﬂable Use, and dous not expass tha Premises or
nelghboring property 1o any meaninghul risk of contamination or damage oy expose Lessor o any hability therefor. In acdition, Lessor may condition its
cansen! 10 any Raeporiable Use upon recoiving such additional assurances as Lessor ¢ bly desms nec y o proted itself, the public, the
Premises end/or lhe environment against damoge, contamination, imjury and/or [iabiity, Including, but not limited to, the instaliation (and removal on or
pefore Laase expiration or termination) of protective modifications (such as conorate ancasements) and/or increesing the Socurity Deposit.

(b) Duty to Inform Lessor. If Lesses knows, or has reasonable cause to belleve, that 3 Hazardous Substance nas come ta ba
located in on, undaer or about the Premises, other than as previously consenled to by Lessor, Lessea shall immediately give written notice of such fact to
Lessar, and provide Lassor with a copy of any report, nolice, claim or other documeniation which it hes conceming the presence of such Hazardous
Substance.

(¢) Lesseco Remediation. Lessea shall not cause or permit any Hazardous Substance to ba spilled or released in. on, under. or
aboul the FPremises (including through the plumbing of sanitary sewer syslem) and shall promptly, at Lessee’s expense, lake all Investigatory and/or
remedial action reasonably recommended, whether or not formally ordered or required, for the cleanup of a2ny contamination of, and for the
maintenance. security and/or monitoring of the Premises or nelghboring propertes, that was caused or materlelly contribulad to by Lessee, or pertalning
10 or involving any Hazardous Substance brought onto the Premises during the temm of this Lease. by or for Lessee, or any third party,

(d) Lessew Indemnification. Lesses shall indemnify, defentd and hold Lessor, its agents, empioyeas. lenders and ground lessor, if
any, harmiess from and against any and all boss of rents and/ar damages, Habllities, judaments, cialms, expenses, peralbes, and atiomeys™ and
consulisnts' tess arising out of of Invalving any Hazardous Substance brought onto the Premises by of for Lessea, or any third party authorized by
Lessee (provided, however, that Lessea shall have no {lability under this Leasa with respect 1o underground migration of any Harardous Subslance
under tha Premises from adjacent properties). Lassea's odligations shall indude, but nol be imited to, the eﬁocis oi any contamination or injury to
person, property ar the environmant created or suffered by Lessee, and the cost of i igation, . rastoration andfor abat W,
ang shall survive the expiration or termination of this Lease. Ne termingti tlation or ret agr ontorod into by Lassor and Lessoa
shall releaso L asses from its obligations under this Laase with respoct to Hazardous Substances, unless spocflcnlly so agreed by Lessor In
writing ot the time of such agreement.

(e} Lessor indemnlfication. Lessor and its successors and ? shall in iy, defend, reimburse and hald Lessee, its
employees and lenders, harmless from and against any and all envir tal g Including the cost of dlation, which are caused by tha
gross neglligence or wilful miscondudt of Lessor, its agents or employess. Lessor's obligations, as and when requlred dy the Applcable Requirements,
shall incinde. bul not be limited to, the cost of investigation, 1, i r tlon and/or abatoment, and shall survive the expiration or
termination of this Lease.

N tigations and Remadiati Lessea shall pay for any investigations or remediali required by govemmental
entities having junsdiction with respect to the existence of Hazardous Subslances on the Premises afier the Start Date. Lossee shall cooperale fully in

any such activities st the requast of Lessor, intluding allowing Leasor end Lesscr's agents to have reascnable access 1o the Premises at reasonable
times in arder to carry out any investigative and remedial aclivities.

(g) Lessor Termination Optlan. If 2 Hazardous Substance Condition occurs during the term of this Lease, unless Lessee is
legally responsible therefor (in which case Lessee shall make the investigation and remedlation ihereof required by the Applicable Requiremants and
this Lease shall continue In full force and pffect, bul subject Lo Lessor's rights undor Paragraph 6.2(d) and Paragraph 13), Lessor may, at Lessor's
option, either (1) investigate and remedlate such Hazardous Substance Condition, if required, as soon as ressonably possible a1 Lessor's expense. In
which evenl this Lease shall continue in full forca and effect. or (W) i the ¢ cosl o iate such condition exceeds two (2) times the then
monthly Base Rent or 350,000, whichever is graater, give wrilten notice to Lessae, within thirty (30) days after recalp\ by Lessor of knowledge of the
occurrence of such Hazardous Substance Condition. of Lessor’s desire to tarminate this Lease as of the date sixty (80) days following the date of such
notice. In the event Lessor elects fo give a ferminglion natice, Lessee may, within ten (10) days thereafter, give written nolice to Lessor of Lessee's
commitment to pay the amount by which the cost of the remediation of such H; dous Substa Condition ds an equal 1o two (2) imes
l.hg m; monthly Base Rent or $50,000, whichever Is greater. Lessee shall provide Lassor with said funds or satistectory assurance thereof within thirty
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{30) days following such commitmenL In such evenl this Lease shall continue in full force and effect, and Lessor shafl proceed to make such
remediation as soon as reasonably possible after the required funds are avallable. If Lessee does not give such nolice and provide the required funds or
assurance 1hereol wilhin the time provided, this Leaso shall lerminale as of the dafe specifiod In Lessor's nolico of tarmination.

6.3 Lessee’s Compliance with Applicable Requiremonts. Except as otherwise provided in this Lease, Lessee shall, at Lessee'’s sole
oxpenso. fully, diligently and in a timely manner, materially comply with all Applicable Requiremaents, the requirements of any appticatie fire Insurence
underwriter or rating bureau, and the recommondations of Lessor's engineers andlor consultants which relate in any manner to the Premises, without
regard to whether said requiraments are now in efect or became effective after the Start Date. Lessee shall, within ten (10) days afier receipt of Lessor’s
written request, provide Lessor with copies of alf permifs and other documents. and other information evidencing Lessea's complisnce with any
Applicable Requirements specified by Lessor, and shall immediately upon recaipt, notify Lessor in wriling (with copies of any docaments tnvolved) of any
threatened or actual claim, notice. citaion, waming, compiaint or report gertaining 1o or involving the faiture of Lessee or the Premises to comply with
any Applicable Requirements.

6.4 Inspection; Compliance. Lessor and Lessor's “Lender (s defined in Paragraph 30 below) and consultants shall have the right to
enter into Premises a1 any time, in the case of an emergency, and oltherwiss at reasonabla times, foy the purposa of inspecting the condition of the
Premises and for verifying compliance by Lesswe wilh this Lease. The cosl of any such inspections shall be paid by Lessor, uniess a violatlon of
Applicable Requlrements, or a contamination is found 1o exist or be imminent, of the Inspection is requested or ordered by a governmental authorty. In
such case, Lessee shall upon request reimburse Lessor for the cost of such inspections, so long as such ingpection Is reasonably related to the violation
or contamlnation.

7. Maintonance; Repairs, Utility installations; Trade Ft and Alterath

7.1 Lessoe's Obligations.

(2) In General. Subject to the provisions of Paragraph 22 (Condition), 2.3 (Compliance), §.3 (Lessee's Compllance with
Agpplicable Requirements), 72 (Lessor's Obligations), 9 (Damage or Destruclion). and 14 {Condemnation), Lesses shall, at Lessee’s sole expense, keep
the Premises, Utility installalions, and Akerations in good order, candilion and repsair (whether or not the portion of the Premises requiring sepalrs, or the
means of repairing the same, are reasonably or readily accessible to Lessee, and whethar or not the need for such repairs occurs as a result of Lessee’s
usa, any prior use, the elements o7 the age of such portion of the Premises), Including, but not limited to, all equipment or fadliies, such as plumbing,
neating, venlilatng, air-conditioning, electrical, lighting facilties, bollers, pressure vessels, fire protection sysiem, fixtures, walls (interlor and exterior),
foundations, ceilings. roofs. floors, windows, doors, plate glass, skylights, fandscaping, driveways, parking lots, fences, retaining walls, signs, sidewsalks
and packways located in, on, or adjacent o the Premises. Lessee, In keeping the Premises in good order, condillon and repair, shall exercise and
pertorm good maintanance practices, specifically including the procurement and maintenance of the service contracts required by Paragraph 7.1(b)
below. Lessee's obligations shall include restorations, repl; or Is when r y to keep the Peernises and all improvements thereon ar
a part thereof in good order, condition and state of repalr. Lessee shal, dofing the term of this Lease, keep the exterior appearance of the Building in a
first-ctass condillon conslistent with the exterior appearance of other similar facilities of comparable age and size in the vicinily, including, when
necessary, the exterier repainting of the Building.

(0) Service Contracts, (essee shall, atl Lessee’s sole expense, procure and maintain contracts, with copies to Lessor, in
customary form and substance for, and with contraclors spedalizing and experienced in the maintenance of the following equipment and Improvemenis.
if any, if and when Installed on the Premises: {I) HVAC equlpment, (Il} boiler, and pressure vessels, (iit) fire extirguishing systems. Inciuding fire atarm
andfor smoke deteclion, (iv) landscaping and irigation systems, (v) roof covering and deains, {vi) driveways and parking lots, (vll) clarifiers {viil) baslc
utillty feed to the permeter of the Building, and (ix) any other equipment, if reasorably required by Lessor.

{¢) Replacement Subject to Lessee’s indermification of Lessor as set forth in Paragraph 8.7 below, and without relleving Lesses
of Irbllity resuliing from Lassee’s failure to exercise and perform good maintenance practices, if the Basic Elements described in Paragraph 7.1(b)
cannot be repaired other than at a cost which is in excess of 50% of the cost of replacing such Baslc Elements, then such Basic Elements shall be
replaced by Lessor, and ihe cost theraof shall be prorated between the Parties and Lessgo shall only be obiigated to pay, each month during the
ramainder of the term of this Leasa, on the date on which Base Rent Is due, an amount equal 1o the product of multiplying the cost of such replacament
by a fraction, the numerator of which I3 ane, and the denominator of which Is the number of manths of the useful life of such replkacement as such useful
life is specified pursuant to Federal income tax regultions or guidelines for depreciatbon thereof (including inferest on the unamortized balance as is
lhen commerclally reasonable In the Judgment of Lessor’s accountants), with Lessea reserving the right to prepay its abligation at any time.

7.2 Lessor's Obligations. Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance). 9 (Damage or Destruclion) and
14 {Condemnation), it is intended by the Partles hereto thet Lessor have no obligation, in any manner whatscevar, to repair and maintain the Premises,
or the equipmenl therein, all of which obligations are inlended to be that of the Lessee. It is the intention of the Parties that the tenms of this Lease
govern the respective obligations of the Partdes as to maintenance and repair of the Presrises, ang they expressly waive the benefit of any staiute now or
hereafter In effect 1o the extent it is inconsisten with the termns of this Lease.

73 Utility Instaflations; Trade Fixtures; Alterations,

{a2) Definitlons; Consent Required. The termm “Ulility Installations™ cefers o all flcor and window coverings. air lines, power
panols, electrical distribution, security and fire protection systems, communicalion systems, lighting fixtures, HVAC equipment, plumbing. and fendng in
of on the Promises. The term “Trade Flxtures™ shall mean Lessee's machinery and equipment that can be removed without doing material damage to
the Premises. The temm “Alterations” shall mean any modification of the improvemnents, other then Utility Installations or Trade Fictures, whether by
addition or delation. “Lessas Owned Alterations andfor Uity Installations” are defined as Alterations andfor Utilty Instadlations made by Lessee
that are not yel owried by Lessor pursuant (o Paragraph 7.4(a). Lessee shall not make any Alterabons or Utility Installations to the Pramises without
Leszor's prior written consent. Lessee may, however, make non-structural Utility Installations to the interior of the Premises (exduding the roaf) without
Such consent but upon notice to Lessor, as fong as they ara not visible from the outside. do nol inmvolve punciuring, relocating or removing (he roof or any
existing walks, and the cumulative cost thereof during Lhis Lease as extended does nol exceed $50,000 in the aggregate or $10,000 in any one year.

{b) Consent Any Alterations or Utllity Installations that Lessee shall desire 1o make and which require the consent of the Lessor
shall be presented to Lessor in written form with datailed plens. Consent shall be deemed condilioned upon Lagsee's: (I) acquiring ofl applicable
govemmentat permits. {ii) fumishing Lessor with coples of both the permits and the plans end specifications prior to commencemnent af the work, and (iH})
compliance with all conditions of said pemmits and other Applicable Requirements in a prompt and expedilious manner, Any Alterations ar Utllity
{nslallations shall be parformed in a workmanlike manner with good and sufficlent materials. Lessee shall promptly upon completion fumish Lessor with
as-built plans and specifications. For work which costs an amount equal to the greater of one month’s Base Rent, or $10,000. Lessor may condition its
consent upon Lessee praviding a Uen and complation bond in an amount equal to one and one-halfl times the astimated cast of such Alteration or Ulility
Installation and/or upon Lessee's posting an additional Security Depostl with Lessor.

(¢) Indemnification. Lessee shall pay. when due, all caims for lador or materials furnished or alteged 1o have been fumished to os
for Lassee 8t or for use on the Premises. which claims are or may be secured by any mechanic's or malerahnen’s lien against the Premiges or any
Interest thesein. Lesseo shall give Lessor not less Lhan ten (10) days” notica prior to the commencement of any work In, on or about the Premises, and
Lessor shall have the right 1o post notices of non-responsibility. If Lessee shall contast the validity of any such lien, claim of demand, then Lesses shali,
at its sole expense defend and protect itself, Lessor and the Premises against the same and shall psy and salisfy any such adverso judgment thot may
be rendered thereon before the enforcement thereof. if Lassor shall require, Lessee shall fumish 2 surety bond In an amournt equat to one and one-half
times the amoun? of such contested lien, cleim or demand, Indemnifying Lessar against liabllity for the same. If Lessor elects to participate in any such
acton, Lessea shall pay Lessof’s aliomeys’ fees and costs.

74 Ownarship; Removal; Surrender; and Restoration.

(a) Ownership. Subject to Lessor's right to require removal or elect cwnership as heremafter provided, all Alteraticns and Utility
Installations made by Lessee shall be the praparty of Lessee, but considered a part of the Pramises. Lassor may, at any time, slect in wniting to be the
owner of pil or any speacified part of the Lessee Owned Afterations and Utility Installations. Unless ofherwise instrucled per Paragraph 7.4(b) hereof, all
Lessee Owned Alterations and Ulility Irstallations shall, at the expiration or lermination of this Leasa, become the property of Lessar and be surrendered
by L esgoe with the Premises.

(b) Raemoval. By delivery 1o Lesses of writtan notice from Lessor not earier than ninety (90) and not later than thirty (30) days prior
10 the end of the terrn of this Lease. Lessor may reguire that any or all Lessee Owned Alterations or Utility Installations be removed by the expiration or
terminallon of this Lease. Lessor may require the removal at any ltime of afl or any part of any Lessee Dwned Altecations or Utility Installations made
wilhout the required consent.

(¢) Surrender; Restoration. Lessee shall surender the Premises by the Expiration Date or any eadfer temnination date, with all of
the imgrovements, pans and surfaces thereof boomt clean and free of debris, and in good operating order, condition and siate of repair, ordinary wear
and tear excepted. “Ordinary wear and lear shall not Include any damage or deferioration that would have been prevented by good maintenance
pr_ggigmssee shak repalr any damagé occasioned by the ingialiation, malntenance ar removsl of Trade Fixtures, Lessea Owned Alierations and/or
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Utllity Instellations, fumnishings, and equipment as well as the removal of any storage tank installed by or for Lesses, and the removsl, replacement, or
remediadon of any soll, material or groundwater contamingted by Lessee, Trade Flxtures shall rerain tha propernty of Lessee and shall be ramoved by
Lessee. The failure by Lessee 10 Umely vacate the Premises pursuant to this Paragraph 7.4{c) withoul Lhe axprass writlen consent of Lessor shall
constilule a holdover under the provisions of Paragraph 26 below.

8. Ingurance; Indemnity.

8.1 Payment For Insurance, Lesses shall pay for all insurance required under this Paragraph 8, except to the extent of the cost
aftributable to fability insurance carried by Lessor under Paragraph 8.2(b) In excess of $3,000,000 per occurrence. Premiums for policy periods
commancing pror to or exiending beyond ihe Leaso term shall be prorated to corespand 10 Ihe Lease term. Payment shall be made by Lessze o
Lessor within ten (10) days following receipt of an invoice.

8.2 Liability Insurance.

(a) Carrled by Lessee. Lesses shall oblain and keep in force 2 Commercial General Liablity Policy of tnsurance prolecling
Lessee and Lassor against claims for bodily Injury, personal injury and property damage based upon or arising out of the awnership, use, cccupancy or
malnienance of the Premises and all areas appurtenant thereto. Such insurance shall be on an accurance basis providing singte limit coverage in an
a2moumt not less than $3.000,000 per occufrence with an "Additlonal Insured-Managers or Lessors of Premises Endorsemsnt™ and contain the
"Amendment of the Poliution Exchuslon Endorsement” for damage caused by heat, smoke or fumnes from a hostle fire. The Policy shalt not contain
any intra-insured exclusions as between insured persons ar arganizations, but shall indude covarage for liabiily assumed under this Lease as an
‘insured confract’ for the performance of Lesses's indemnity obfigations under this Lease. The limits of said insurance shall nov, however, limit the Gability
of Lessee nor reBove Lessee of any obligation hereunder. All insurance carried by Lessee shall be primary o and not contributory with any simblar
Insurance caried by Lessor, whose insurance shall ba considerad excess insurance only.

(b) Carried by Lessor. Lessor shall have the option (o maintain lability insurance as described in Paragraph 8.2(a), In additlon fo,
and notin lieu of, the insurance requiced to be maintained by Lassan. Lesses shall not be named as an addiional insured therein.

8.3 Property Insurance ~ Building, Improvements and Rental Value.

(a) Bullding and Improvements. The Insuring Party shall oblain and keep in force a palicy or palicies In the name of Lessor, with
loss payable to Lessor, any groundlessor, and 16 any Lender(s) insuring loss or damage o the Premises. The amount of such insurance shall be squal
to 1he full replacement cost of the Premises, as the same shall exist from time to ime. or the amount required by any Lenders, but in no eveat more than
the commerclally reasonable and available insurabla value thereof. If Lessor Is the lnsuring Party, however, tessee Owned Alterations and Utility
Installations, Trade Fixlures, and Lessee's personal property shall be insured by Lessee under Paragraph 8.4 ralher than by Lessor. if the coversge is
avalfable and commercially appropriate, such policy or policles shall insure agalnst all risks of direct physical loss or damage (except the perils of flacg
and/or earthquake unless required by a Lender), including coverage for debris removal and the enforcement of any Appilicable Requirements requiring
tho upgrading, demalitlon, reconstruction or replacement of any portian of the Premisas as the result of a cavered loss. Said policy or pollcies shall also
contain an agreed valualion provision in lieu of any coinsurance clause, waiver of subrogation, and Inflation guard protection causing an increase In the
annual property insuranca coverage amount by a factor of not less than the adjusted U.S. Department of Labor Consumer Price Index for All Urban
Consumers fer the city nearest to where the Premises are locaYed. If such insuranoe coverage has a deductible clause, the deductble amount shall not
exceed $5,000 per occurrence, and Lessee shall be (ble for such deductible amount in the event of an Insured Loss.

(b) Rental Value, The Insuring Party shall ebtain and keep In force a policy ar policies In the name of Lessor with loss payable to
Lessor and any Lender, Insuring the loss of the full Rent for one (1) year, Salgd Insurance shall provide that in the event the Lease is terminated by
reason of an insured loss, the period of Indemnity for such coverage shall be extended beyond the date of the compietion of repalrs or replacement of
the Premises, to provide for one full year's lass of Rent from the date of any such loss. Said insurance shall contaln an agreed valuation provision In lieu
of any coinsurance clause, and the amount of coverage shall be adjusled annually to reflect the projecied Rent otherwise payable by Lessee, for the
next twelve (12) month perlod. Lessee shalil be liable for amy deductible amount In the event of such loss.
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8.4 Lassee's Property/Busglness Irmterruption Insurance.

(a) Property Damage. Lessee shall obtain and mantsin insurance coverage on all of Lessee’s personal property, Trade Fixtures,
and Lessee Owned Alterations and Utifity Installations. Such insurance shall ba full replacement cost caverage with a deductinte of not 1o exceed $1.000
per ccourrence. The proceeds from any such insurance shall be used by Lessee for the replacement of personal property, Trade Fixtures and Lessee

Owned Al fons and Ul(lity { \lations. Lessea shall provide Lessor with wrillen evidence that such Insurance s in force.
(L.) Business IAAV tied & | shall-obiain-and 3. inloas—-ofH od _BXEFa. e Insiuraraa-i LR n:Jnﬂ'g
omburee-1 ean far Ay V) &indl ¢ lace-ol H Ataburabio-L 1L moribs \I7H] cad N VNN TT, ) 3L lndha roclanacr all acrcan
O G Pe¥ ¥ & bip-pF
$reiby g ablo b H 1. latan. i A racwit-of ol ade
# o+ SH6h-pBRiS:

{c) Mo Representation of Adequate Covarage. Lessor makes no repeesentation that the limits or forms of coverage of Insurance
specified herein are adequate to cover Lessee’s property, business operations or obligations under this Lease.

8.5 Insurance Pollcies. Insurance required herein shall be by compantes duly licensed or admitted Lo transact business in the stete
whare the Premises are located, and maintalning during the policy lerm a “General Policyholders Rating” of at teast B+, V. as set forth in the most
cumrent issue of “Best's insurance Gulde®, or such other rating as may be required by a Lender, Lessee shall not do or permit to be done anything which
invalidates lhe required insurance policies. Lessee shall, priar la the Start Date, deliver to Lessor cerlified copies of poficles of such insurance or
certificates avidencing the axistence and amounts of the requiced Insurance. No such pollcy shall be cancelable or subject to modification excapt after
thirty {30) days prior written notice fo Lessor. Lessee shall, al leas! thirly (30) days prior lo the expiration of such poficies, fumish Lessor with evidence of
renewais or Tinsurance binders” evidencing renawaf thereo!, or Lessor may arder such Insurance and charge the cost thereof to Lessee, which amount
shall be payable by Lessee lo Lessor upon demand. Such policles shall be for a term of at least one year, or the tength of the remalning term of this
Leass, whichever is Icss. Il either Party shall fail to procure and maintaln the insurance required to be carried by it, the other Party may, but shall nol be
required to, procure and maintaln the same.

8.6 Waiver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each heraby release and rellove the
other, and weive their entire rght to rocover damages against the other, for loss of or damage to its property arising out of or Incident 10 the perits
required to be Insured against herein, The effect of such releasas and waivers is not limited by the amount of msurance camied or required, or by any
deductibles applicable hereto. The Parties agree to have their respective property damage insurance crmiers waive any fight to subroga¥ion that such
companies may have agalnst Lessor or Lessee, as the case may be, so long as the Insurancs is not invalidated thereby.

8.y Indemnity. Excepl for Lassor's gross negiigence or wilful misconduct, Lesses shall Indemnity, potect, defend and hold harmtass
the Premises, Lessor and its agents, Lessor's master or ground lessor, partnacs and Lenders, from ang agalinst any and all claims, loss of rents and/or
damages, hens, judgments, penallies, attomeys’ and consultants’ fees, expenses and/or Habdities srising out of, involving, or In connection with, the use
and/or oceupancy of the Premises by Lessee. If any action or proceeding is brought against Lessor by reason of any of the foregoing maliers, Lessee
shall upon nolice defend the same at Lessee’s expense by counsel reasonably satisfactory ta Lessor and Lessor shall cooperate with Lessee in such
defense. Lessor need not have first paid any such claim in order to be defended or Indemnified.

8.8 Exemption of Lessor from Llabllity. Lessor shall rot be Ilabke for injury or damage to the person or goods, wares, merchandise or
olher property of Lessee, Lasseo's employess, conlractors, invitees, customers, or any other pesson in or about the Premises. whelher such damage or
Injury Is caused by or results from fire. steam, electricity, gas, water or @in, or from the breakage, leakage. obstruction or other defects of pipes, fire
sprinklers, wires, apphiances, plumbing, HVAC oc lighting fadures, or from any other causa, whather the sald injury or damage results fom conditions
arising upon the Premises or upon other portions of the 8uilding of which the Psemises are a part, or from other sources or places. Lassar shall not be
liabte for any dameges arising from any act or neglect of any other tenant of Lessor. Notwithstanding Lessor's negligence or breach of this Lease,
Lessor shall under no circumstances be liable for injuty to Lessee’s business or for any loss of income or profit therefrom.

8. Damage or Destructlon.
a1 Definitions.
(a) “Premlses Partial Damage” shalt mean damage or destruction lo the impro ts on the Preml other than tessee

Owned Altecations and Uty Installations, which can reasonably be repalred in six (6) months or less from the date of the damage or destruction. Lessor
shall notify Lessee in wnting within thirty (30) days from the date of the damage or destruction as to whether or not the damage Is Partial or Total.

(b) “Premises Total Bastruction” shall mean damage or destruclion to the Premises, other than Lessee Owned Alleralions and
Utllity (nstallations and Teade Fixtures, which cannot reasonably be repaired in six (8) monihs or less from the dale of the damage or daslruction. Lessor
shall notify Lessee in writing within thirty (30) days from the dale of the damage or destruction as 1o whather or not the damage is Partial or Total
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{c} “Insured Less" shall mean damage or destrucicn lo Improvements on the Premises, other than Lessee Owned Allerations
and Uity Installations and Trade Fixures, which was caused by an event reguired to be covered by the fnsurance desciibed In Paragraph 8.3(a),
Irespoctiva of any deductible amounts of coverago hmits invotved.

{d) “Replacement Coast™ shall me3n the cost 10 repair or reduid the Improvements owned by Lessor at the lime of the cccumrente
lo their condition existing immediately prior thereto, including demolition, debris removal and upgrading required by the operation of Applicable
Requirements, and without deduction for depreclation.

(e} “Hazardous Substance Condition™ shall mean the occufrence or discovery of a condition Invelving the presance al, of a
conlamination by, a Hazardous Substance as defined n Paragraph €.2(a). in, on. or under the Premises.

92 Partial Damage — lnsured Loss, If a Promisaes Partial Damaqe that is an Insured Lass occurs, then Lessor shall, at Lessors
axpense, repair such damage {(bul not Lessee’s Trade Fixturas of Lessee Owned Allerations and Utility Installations) as soon a& reasonably possible
and this Lease shsll continue In full force and effect: provided. howaver. that Lessee shall, at Lessor's efection, make the repair of any damage or
destruction Lhe fotal cost 1o repzir of which ts $100,000 or tess, and, In such avent, Lessor shall make any applicable Insurance proceeds avalleble 1o
Lessee on a reasonable bests for that purpose. Nolwithslanding Lhe foregoing, It the required insurance was nat In force or the Ingurance proceeds are
not sufficient to effect such repalr, ihe Insuring Party shall prompity contribute the shortage in proceeds (except as lo the deducible which is Lesses's
responsibility) as and when requiced to compiete said ropairs. in the event, hawaver, such shorlage was due 1o the fact thal, by reason of the unique
nature of the improvements, full replacement cost Insurance coverage was not commarcially reasonable and available, Lessor shall have no obligation
1o pay far the shortage in insurance proceeds or Lo fully restore the unique aspects of the Premises unless Lessea provides Lessor with the funds to
cover same, of adequate assurance thereof, within tan (10) days following receipt of written notice of such shortage and request tharelor, It Lessor
recolves sald funds or adequate assurance thereof within said ten (10) day pericd, the party responsible for making the repairs shall complete them as
$00n 33 reasonably possible and this Lease shal remain i full force and effect. If sueh funds or assurance are not received, Lessor may nevertheloss
alect by writlen notice to Lasses within ten (10) days \hereafter to: (I) maks such restoration and ropair as is commercially reasonable with Lessor paying
any shortage in proceeds. in which case this Lease shall remain In full force and effect, or have this Laase terrninate thity (30) days thereafter. Lessee
shall not be entitied to retfmbursement of any (unds contributed by Lessee lo repair any such damage or desaudion. Pramises Partial Damage dus to
flood or eanthquake shall be subject to Parapraph 9.3, notwithulanding that there may be some nsuwrance coverane, but ihe net proceeds of any such
Insurance shall be made available for Ine repairs if made by ailher Party.

8.3 Partizl Damage — Uninsured Loss. If a Premises Partial Damage that is not an Insured Loss occurs, uniess caused by a negligem
or wiltfu! act of Lessee (in which cvent Lessee shal make the repairs ot Lassee’s axpense), Lessor may stther (i) repair such damage as soon 8s
reasonably possible ot Lessor's expense, In which event this Lease shall contnue in full force and effect, or (U) termirate this Lease by giving written
notice ta Lessee within thirty (30) days after receipt by Lessor of knowledpe of tha occurrence of such damage. Such termination shall be effectiva sixty
(60) days following the date of such notice. in the event Lessor elacts to terminate this Lease, Lesses shall have the right within ten (10) days after
recelpt of the \ermination notice to give written notice o Lessor of Lessoe’s commitment to pay for the repair of such damage without reimbursement
from Lessor. Lessee shall provide Lessor with sald funds or satisfactory assurance thareof within thirty (30) cays after making such commitment. In such
event this Lease shall conltinue in full force and effect. and Lessor shal proceed to make such repairs as soon as reasonably pessible after the required
funds are available. f Lessee does not make the required commitmeny, this Lease shall terminate as of the date specified 1n the termination notice.

a4 Total Destruction. Notwithstanding any other provision hereof, if a Premises Total Destrucion occurs, this Lease shall tarminate
slxty (80) days following such Destruction, {f the damage or dasinsction was caused by the gross negligenca or wilful misconduct of Lessoe, Lessor shall
have the dght {o recover Lessor's damages from Lessee, except as provided in Paragraph 8.6.

95 Damage Near End of Term. If at any tima during he lasl sx {68) months of this Laease there ks damage for which the cast lo repair
exceeds one (1) month's Base Rent, whether or not an Insured Loss, Lessor may terminate this Lease sffective sixty (60) days following the date ol
occuronce of such damage by giving @ written fermination notice to Lessas within thirty (30) days afler the date ot occurrence of such damage.
Notwilhstanding the foregoing, Il Lesses at that limo has an oxercisable option o exlend this Lease or to purchase the Premises, then Lessee may
preserve this Leass by, (a) sxercising such option and (b) providing Lessar with any shornage in Insurance proecaeds (or adequate assurance thereof)
needed to make the repairs on or before the earller of ({) the date which Is ten days alter Lesses's recelpt of Lassor's writlen notice pumposling lo
terminate this Lease, or (T} the day prior to tha date upon which such option expires. f Lessee duly exercises such option durng such perod and
provides Lessor with funds (or adequate assurance thaereof) 10 cover any shortage In Insurance proceeds. Lessor shall, at Lessor's commercially
reasonabte expense, repair such damage as soon as reasonably possible and this Lease shalf continua in full force and effect. If Lessee faifs to exercise
such optlon and provide such fuands or assurance during such period, then this Lease shall terminate on the date specified in the teaminetion notlce and
Lassee's option shall be extinguished,

9.6 Abatement of Rent; Lessee's Reamedles.

(8) Abatement In the event of Premises Parttal Damage or Premises Total Destruction or a Hazardous Subslanpe Condition for
which Lessee is not responsible under this Lease, tho Rent payable by Lessee for the period required for the repair, remediation or restoration of such
damaga shall be abated in proportion lo the degrae to which Lessea's usa of the Premises is impaired, but not to exceed the proceeds recelved from the
Rental Value insurance. All other cbligations of Lessee horeunder chall be performed by Lessea, and Lassor shall have no Gability for any such damage,
destruction, remedistion, repair or restoration axcopt as provided horoin.

(b) Remedios. If Lassor shall be obfigaled lo repalr or reslore the Premises and does ndt commence, in a subslantal and
meaningful way, such repair or restoraion within ninety (90) days after such obfigation shall accrue, Lassee may, at any time prior o the
commencement of such repalr of restoration, give written notice to Lessar and to any Lenderss of which Lessee has actusi notico, of Lessee’s electipn to
lermmate this Lease on a date nol fess than sy (B0) days foliowing the giving of such natice. if Lessee gives such notice and such repair or restoration
is not commenced within thicty (30) days thereafter, this Lease shall terminate as of the date spedified In sald notico. If the repalr ar restoration ks
commenced within said thirty (30) days, this Lease shall conlinue i full force and effect. “Commeace” shall mean either the unconditional authorization
of the preparation of tha required plans, or the beginning of the actual work on the Premises. whichaver first occurs.

9.7 Termination — Advance Payments. Upon termination of Whis Lease pursuant to Paragraph 8.2(g) or Paragraph 9, an equitable
adjustment shall be made conceming advance Base Rent and any other advance paymems made by Lessee to Lassor. Lessor shall, in addition, ratum
to Lessea so much of Lessee's Security Deposit as has not been, or is not then required to be, used by Lessor.

9.8 Waive Statutos. Lessor and Lessee agre thot tha tenms of s Lease shall govern the effect of any damage 1o or destruction of the
Prumises with respect to the termination of this Lease and hereby walve tho provisions of any present or future statute 1o the exient inconsistent
herewith,

10. Roal Proporty Taxesa.

10.1 Definition of “Real Proporty Taxes.” As used herein, the term “Real Property Taxes™ shall include any form of sssassment; rea)
agtato, genoral, special, ordinary or extraordinary, or ranial levy or tax (other than inheritance, personal Income or estate taxes): improvemant bond;
and/or (lcense fee imposaed upon or levied against any legal or equstable Interest of Lessor in the Premises, Lessor's right Lo other income therefrom,
andlor Lessor's business of leasing, by any authority having the direct or indlrect pawer to tax and where the funds are generaied with reference lo the
Buliding address and whare the proceeds so generated are o be applied by the city, county or other local taxing authority of a Jurisdiction within which
the Premises are Jocated. The term “Real Proparty Taxes™ shall also Indude any ax, fae, levy, assessment or charge. or any increase Lherein,
Imposed by reason of events occurming during the 1emm of (his Lease, induding but not fimiled to, 3 change in the ownership of tre Premises.

102

(a) Payment of Taxes. Lessee shall pay the Real Property Taxes applicable (o the Premises dudng the term of this Lease.
Subject la Paragraph 10.2(b), all such payments shall be made at least ten (10) days priof to any dellnquency date. Lessee shall prompily furnish Lassor
wilh satisiactory evidence that such taxas have bean paid. If any such taxes shall cover any period of ime prior to or after the expiration of {ermination of
this Laasa, Lassee's share of such taxes shall be prorated to cover only that portion of the t2x biil appllcable o the period that this Lease is In effect. and
Lessor or Lessea shall reimburse the other for any overpayment or prorated amounts dus. If Lessee shall {ail to pay any required Real Property Taxes,
Lessor shall have the right to pay the same, ard Lessee shall relmburse Lessor theredor upon demand mnduding any late fees and penalties.

{b) Advance Payment. (n the avent Lessees incurs a late charge on any Rent payment, Lessor may, 3! Lessors option, eslimata
the current Real Proparty Taxes, and requira that such taxes be pald in advance to Lessor by Lesses, eithor: (i) in a ump sum amount equal to the
instellment due, al least twenty (20) days prior to the applicabse delinquency date, or (i) monthly In advance with the payment of the Base Rent. If Lessor
alads o require paymeant monthly m advance, the monthty paymeont shall be an amount equal to the amour of the estimated installment of taxes divided
by Ine number of momths remaining befare tho month (n which sald inslaliment becomes delingquent. When the actual amount of the applicable tax bill is
known, the amount of such equal monthly advanca payments shall be adjusted as required to provide the funds needed to pay the applicable taxes. If
the amount collected by Lessor is insufficient to pay such Real Praperty Taxes when due, Lesses shall pay Lessor, upon demand, such additional sums

g

L]

Inlilals Initials
Page Sof 14



8s are ngcessary to pay such obligalions. All monies paid o Lessor under this Paragraph may be inftemingled with other monies of Lessor and shall not
bear interest. In \he event of a Breach by Lessee in the performance of its obligations under this Lease, then any batance of funds pald 10 Lessor under
the provislons of {his Paragraph may. at the opl:on of Lessor, be treated as an wsdditional Security Deposit.

10.3 Jolat A rent. (f tho Premi are not d, Lessee’s Iablity shall be an equitable proporlion of the Real
Property Taxes for ail of the land and improvements included within the tax parcel assessed, such proportion to be conclusively datermined by Lessor
from the respective valuations assigned in the assessor's work sheets of such ather infarmation as may be reasonably available.

104 Personal Property Taxaes. Lessee shall pay, prior to delinquency, all taxes assessed against and leviad upon Lesses Owned
Alterations Ulility Installations. Trade Fixtures. fumishings, oquipment and all personal property of Lesseo. Whnen passible, Lessee zholl cause such
property to be assazsad and billad separately from the real property of Lessor. if any of Lessee’a said persanal property shall be assoased with Lessors
real property, Lessee shall pay Lessor the taxes altributable 1o Lessee's property within ten (10) days aRter recelpl of a written statement.

1. Utllitics. Lessee shall pay for all waler, gas, hieat, light, power, telepbona, trash disposal, fire sprinkder monitoring and maintenance, @nitanal,
securty, and other utiliies and sorvices suppliad to the Premises, together with any taxes thereon. If any such sefvices are not separalely metered to
Lesses, Lossoe shall pay a reasonable proportion, (0 be deterrnined by Lessos, of al charges Jointy metered.

12. Asslgnmont and Subletting.

2.1 Lessor's Consent Required.

(8) Lessee shall not voluntarily or by operation of law assign, ransfer, morigage or encumber (collectively, “a5s.qn or assignment’)
or suklet 3l or any par of Lessee’s Interost In this Lease or In the Premises without Lessor's prior written consent.

(b) A change In the conlrol of Lesaae shall constitute an assignment requiring consent. The transfer, on a cumuiative basls, of
twenty-five percont (25%) or more ot the voling controt of Lessee shall constitute a change in control for this purposo.

(c) The involvement of Lessee or its assats in any bransaction, of sarias of transaclions (by way of merger, sale, acquisition,
financing, transfer, leveraged buy-out or otherwisa), whether or not a {ormal assignment or hypothecation of this Loase o Lessoe's assals occurs, which
results or will result in 3 reduction of the Net Worth of Lessee by an amount greater than twenty-five paccent (25%) of such Net Worth 3s it was
represented at the time of the execution of this Lease or at the time of the mosi recent assignment to which Lessor has coasented, or as it exists
immediately prioc 1o said transaclion or transactions consttuting such reduction, whichever was or is greater, shall be considered en assignment of this
Lesse 1o which Lessor may withhcld its consent “Net Worth of Lessae” shall mean the net warth of Lessee {excluding any gusrantors) established
under generaily accepted accounting principles.

{d) An assignmenl or sublelting withoul consent shall, 81 Lessor's aption, be a Defaull curable after notice per Paragraph 13.4(c},
or a noncurable Breach without the necessity of any notice and grace period. If Lessor elects to eat such unapproved assignment or subletting as a
noncurable Breach, Lessor may either: (i) lerminate this Lease. or (1) upon thirty (30) days written notice, increase the monthly Base Rem to one
hundred ton porcont (110%) of the Baso Rent then in offect. Further, in the event of such Breach and rental adjustmen, (1) the purchase price of any
option to purchasa the Promises held by Lessee shall bo subjecd to simiar adjustment to one hundred lon percent (110%) of the prico previously in
eflect, and (ll) ail fixed and non-fixed renial adjustments scheduled during the remainder of the Lease term shall be increased to One Hundred Ten
Percant (110%}) of the schadulad ad]usted rent.

(&) Lessoe's romedy for any breach of Paragraph 12,1 by Lessor shall be limited 16 compensatory damages aad/or Injunciive

relief.

12.2 Terms and Conditions Applicable to Assignment and Subletting.

(a) Regardiess of Lessor's consent, any assignmer or subletting shall not: (i) be seffective without the express wiitien assumption
by such assignee of sublessee of Lhe obligations of Lessee under this Lease; (i) release Lesses of any obligallens hereunder; or (i) alter the primary
fiabliity of Lessee for e payment of Rent or for lhe pefformance of any ather obligalions o be perlormed by Lessee.

(©) Lessor may accept Rent or performance of Lessee’s obligations from any purson other than Lessee ponding approvat or
disapproval of an assignment Neither a delay in the approval or disapproval of such assignmaent nor the acoeptance of Rent or performance shall
constitute a walvor or estoppel ol Lessor's right to exerdse its remedies for Lassen's Default or Breach.,

{c) Lessor's comsent to any assignment or subletling shall not conslitute 8 consent to any subseguent assignment or sublettng.

(d) In the event of any Default or Breach by Lessee, Lessor may proceed directly against Lessee, any Guarantors ar anyone alsa
responsible tor Lhe performance of Lessee's obligations under this Lease, induding any assignee or sublessee, without first exhausting Lessor's
remedies against any other person or antity responsibie tharefore Yo Lessor, or any security hald by Lassor.

(@) Each requast for consent to an assignment or subletting shall be in writing, accompanied by Information relevam {o Lessor's
Celenmination 23 lo the financial and operational responsibility and approprialenass of the proposed sssignee or sublessee, induding but not Rmited to
the intended use and/or required modification of the Premises, if any, together with a fee of $1,000 or ten percant (10%) of the current monthly Base
Rent applicable to the portion of the Premises which is the subject of tha proposed assignment of subleasa, whichever Is grealer, s consideration for
Lessor's considering and processing said request Lessae agreas 10 provide Lessor with such other or additiona) information and/or documemation as
may be reasonably requested.

(N Any assignee of, or sublessee under, this Lease shall, by reason of accopting such assignment or antering lato such sublease,
be deemed to have assumed and agreed to conform and comply with each and evaery term, covenant, condition and obligation hereln to bo absarved or
performed by Lessee during the tarm of sald assignment or gublease, other than such obligations as are contrary 10 of Inconsistent with provisions of an
assignment or sublease to which Lessor has specifically censented 1o in writing.

123 Additional Torms and Conditions Applicable to Subletting. The following terms and conditions shall apply to any subletting by
Lessee of all or any parft of the Premises and shall be deamed included in all subkeasas under this Lease whether or not exprassly incorporated therein:

(2) Lessee hereby assigns and transfers to Lessar 3l of Lessee's inlerest in all Rent payable on any sublease, ang Lessor may
collect such Rent and apply same toward Lessee's obllgations under this Lesse; provided, however, that ontil a Breach shall occur in the pertormancs of
Lessee's obligallons, Lessee may collect sald Renl. Lassor shall nol, by reason of the foregoing or any assignment of such sublease, nor by reason of
he callection of Rent, be deamed Lliabte to the sublessee for any fallure of Lessea to poerform and comply with any of Lessea's obligations lo such
sublessee. Lessea hereby utevocably authorizes and directs any such sublessee, upon receipt of a wiitten nolice from Lessaor stating that a Breach
exisls in the parformance of Lessee’s obligations under \his Lease. lo pay to Lessar all Rent due and to become due under the sublease. Sublessee
shall rely upon any such notfice from Lessor and shall pay all Rants 10 Lessor without any obligation o right 1o inquira 35 to whether such Breach exists,
notwithstanding any claim from Lessee to the contrasy.

(b} In the event of a Breach by Lessee, Lessor may, at its option, require sublessae to atiom (o Lessor. in which avent Lessar shall
ungerlake the obligations of the sublessor under such sublease from the time of the exercisa of said option to the expiration of such sublease; pravided,
nowever, Lasgor shall not be Lable for any prepard rents or security deposit pald by such sublessee to such sublessor or for any prior Defaults o¢
Breaches of such sublessor.

{c) Any matier requlring the consent of he sublessor under a sublease shall also require the consent of Lessor.

(d) No sublesseo shall further assign or sublet afl or any part ol the Premlsas without Lessor's prior writlen consonl.

(e) Lessor shall deliver a copy of any notice o Defaclt or Breach by Lessee to the sublsssee, who shal have the right to cure the
Default of Lossed within the grace pered, if any, specfiod In such notice. The sublessce shall have a right of reimbursement and offsat from and agais!
Lessee for any such Defaults cured by the sublessee.

13. Dofaul; Breach; Romadios.

13.1 Default; Broach. A “Default” is defined as a failure by the Lassee to comply wilk or perform eny of tho terms, covenants,
conditions or rules under this Lease. A “Breach” s defined as the occurrenca of one or more of the following Defaulls, and the failure of Lesses (o cure
guch Defaull within any applicable grace perlod:

(3) The abandonmont of the Premises, o the vacaling of the Premisas without providing @ commercially reasonable level of
security, or whete the coverage of the propedy insurance described in Paragraph 8.3 ks jeepacdized as a resull thereof, or without providing reasonable
assurances 1o minimize polential vandallsm.

(b) The fallure of Lessea 1o make any payment of Rent or any Security Deposh required to be made by Lessec hereunder,
whether to Lessor ¢f to u third party, when dus, to provide reasonable evidence of insurance or surety bond, or to fulfll any obligation unger this Lease
which endangers of threatens [ife or property, where such fallure continues for a period of three (3) business days followlng written notice to Lessee.

(c) The failure by Lessee to provide (1) reasonable written evidence of compliance with Applicable Requirements, (it) the servics
contradis, (i) the rescission of an unauthocdzed assignment ar subletting, (Iv) a Tenancy Statement, (v) a requested subordinatlon, (vi) evidencs
conceming any guaranty andfor Guarantor, (vit) any document ted under Paragraph 42 (easemonts), or (vill) any other documentation or
Information which |_essor may reasonably require of Lessee under the terms of this Lease, where any such fallure continues for @ period of ten (10) days

follpwing written notce to Lessee.
3\
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(d) A Delauit by Lessee as lo the terms, covenants, conditions or provisions of this Lease, or of the rules agopled under
Paragraph 40 hereof, other than those descrbed In subparagraphs 13.1(a), (b) or (c). above, where such Default continues for a period of thirty (30)
days after written notice; provided, howover, that if ihe nature of Lessee's Defsult is such that more than thirty (30} days ore reasonably required for its
cure, then it shall not be deemaed (o be a Breach I Lessee commences such cure within sald thity (30) day period and thereafier diligently prosecutes
such cure to completion.

(e) The occurreace of any of the following events: (i) the making of any general arrangement or assignment for the benefit of
credltors; (i) becoming a “debtor” as defined in 11 U.S.C. § 101 or any successor statute therato (unless, in the cass of a petition filed against Lesses.
the same is dismissed within sixty (60) days): {I}) the appolntment of a trustee or receiver to take ion of 3 all of Lasseo's gscels
located at the Premisas or of Lessee’s interest in this Lease, where possassion ts not resiored to Lessea within thirty (30) days; or (iv) the attachment,
execulion or other judicial seizure of substantially all of Lessee's assels jocated at the Pramises or of Lessae’s interost In this Lease, where such seizure
is not discharged within thinty (30) days: provided, however, in the event that any provision of this subparagraph 13.1 (€) is contrary 1o any applicable
law, such provision shall be of no force or effect, and not affect the validity of the remaining provislons.

(f) The discovery that any financial statement of Lessea or of any Guarantor given 1o Lessor wes materially false.

(g) If the performance of Lesses's obligations under this Lease Is guaranteed: (1) the death of a Guarantor: (i) ihe termination of a
Guaranlor's llabllity with respect 1o this Lease other than in accordance with the lexms of such g ty: (i) a G rs b ing Insolvent or the
subject of a bankruptey filing: (iv) @ Guarantor's refusal 1 honor the guaranty; or (v} a Guarantor's breach of its guaranty obligation an an aoticipatory
basis, and Lessee's failure, within sidy (60) days following written nolice of any such event, to provide writlen alternative assurance or security, which,
when coupled with the ihen existing resources of Lessee, equals or ds the bined fl tal of Lessee and the Guarantors thal
existed at the ime of exacutlon of this Lease.

132 Ramedies. If Lessee falls to perform any of its affirmative duties or obligations, within ten (10) days atter writtan notice (or In case of
an emargency, without notice), Lessor may, at ts option, perform such duty or obligation on Lesses's behalf, including but not limited to the obtaining of
reasonably required bonds, Insurance policies, or govemmental li permits or app Is. The costs and expenses of any such perfarmance by
Lessor shall be due and payable by Lessee upon recsipt of invoice therefor. If any check glven to Lessor by Lessee shall not be honored by the bank
upan which it is drawn, Lessor, 2t its oplion. may require all future payments to be made by Lessee to be by cashlers check, In the svent of a Breach,
Lessor may, with or without further notice or demand, and wilhout limiting Lessor in lhe exercisa of any right or remedy which Lessor may have by
reason of such Breach:

{2) Terminate Lessee's right o p< ion of the Premises by any lawfut means. in which case this Lease shall terminate and
Lessee shall mmedlately surrender possassion to Lassor. [n such event Lessor shall be entitled Lo recover from Lessee: (i) the unpald Rent which had
been eamed al lhe time of terminalion; {fi) the worlh at e time of award of the amount by which the unpaid rent which wouid have been eamed after
termination untit the time of award exceeds the amoeunt of such rental loss that the Lessee proves could have baen raasonably avoided: (15} the worth at
the time of award of the amount by which the unpeld rent for the Salance of the term after the time of award exceeds the amount of such rental loss that
the Lessee proves could be reasonably aveided: and {iv) any other amount necessary to corpensale Lessor for all the detriment proximately cavsed by
the Lessee's fallure 10 perform its obligations under this Lease or which in the ordinary course of things would be likely to result thercfrom, including but
not limllied to the cost of recovering pe ton of the Premt exponses of relefting, including necessary renovation and afleratlon of the Premisas,
reasonable altomneys' tees, and that portion of any leasing commission pald by Lessar in connection with this Lease applicable to the unexpired term of
thig Lease. The worth at the ime of award of the amounl ceferred to in provislon (lil} of the Immedlately preceding sentence shall be computed by
discounting such amount at the discount rate of the Federal Reserve 8ank of the District within which the Premises are located al the time of award phus
ona percent (1%). Efforts by Lessor (o mitigate damages caused by Lessee's Breach of this Lease shalt not waive Lessor's right to recover damages
under Paragraph 12 if termination of this Lease is obtained through the pravisional remedy of unlawful detainer, Lessor shall have the right to recover In
such procoeding any unpaid Rent and damages 8s are recoverable therein, or Lessor may reserve the rght o recover all or any part thereof in a
saparate sull. If a noltico and grace pericd required under Paragraph 13.1 was nol previously given, a notice to pay rent or quit, of 10 perorm of quit
given to Lessee under the unlawful detainer statute shall also constitule the notice required by Paragraph 13.1. In such case, the applicable grace peried
sequired by Paragraph 13.1 and the umiawful detsiner statute shall run concumently, and the failure of Lessee o cure the Default within the greater of the
two such grace periods shall constitute both an unlawfut detainec and a Breach of this Lease entitling Lessor to the remedles pravided for in this Lease
and/or by gald statute.

(b) Conlinue the Lease and Lessee’s right (o possession and recover the Rent as it becomes due, in which event Lessee may
sublet or assign, subject only 10 reasonable limitations. Acts of maimenance, efforts to selel. andior the appointment of a receiver to protect the Lessor's
intarests, shall not constitute 2 termination of the Lessee’s nght lo passession.

() Pursue any other remedy now or hereafter available under the laws ar judicial decisions of the state wherein the Premisss are
located. The expirstion or fermination of this Lease and/or the termination of Lessee’s righ to possession ghall not reflieve Lessee from liabllity under any
Indemnity provislons of this Lease as to matters cccurring or accruing during the term hereof or by reason of Lessea's occupancy of the Premises.

133 Late Charges. Lessee hereby acknowledges that late paymant by Lassee of Rent will cause Lessor 1o mauss costs not contermnplated
by this Leasas, the exact amount of which will be extremely difficult to ascertain, Such costs include, bul are not Himited to, processing and accounting
charges, and late charges which may be Imposed upon Lessor by any Lerder. Accordingly, if any Rent ghall nat be recelved by Lessor within five (5)
days after such amount shall be due, then, without any requirement for notice to Lessee, Lessee shall pay to Lessor a one-time tate charge equal to ten
percent (10%) of each such overdue amount. The Parties hereby agree that such late charge cepresents a fair and reasonable estimate of the coslis
Lessor will Incur by reason of such iate gayment. Acceptance of such late charge by Lessor shall in no event constiute a walver of Lessee’s Default or
Breach with respect to such overdue amount, nor prevent the exercise of any of the others rights and remedles granted hereunder. In tha event that a late
charge is payable heceunder, whether or not collecled, for three (3) consecutive instaliments of Base Renl, lhen notwithstanding any provision of this
Lease to the contrary, Base Rent shall, at Lessor's option, become due and payable quarterly in advance.

13.4 i Any tery pay t due Lessor hereunder, other than [ate charges, not received by Lessor, when due as to scheduled
payments (such 2s Base Rent) or within thirty (30) days following the date on which it was due for non-scheduled payment, shall bear interest from the
date when due, 8s to scheduled payments, or the thirty-first (31st) day after it was due as to non-scheduled payments. The mterest (Interest”) charged
shall be equal to the greater of: (i} fifleen percent (15%) per annum; or (ii) the prime rate reparted in the Wall Sirest Joumal as published closest prior 1o
the date whoen due plus four percent (4%). but shali not d the maxi rate aliowed by law. | st s payable in addlion to the potential [ale
charge provided for in Paragraph 13.4.

135 Breach by Lessor.

(a) Notice of Breach. Lessor shall not be deemed In breach of this Lease unkess Lessor fails within 3 reasonable time to parform
an obligation required to be perflormed by Lessor. For purposes of this Paragraph, a reasonable time shafl be: () five (5) busl days for ncy
shtuatlons (l.e. access 10 the Premises or a utllity servicing the Premises); and (4i) in all other cases shall be thirty (30) days after receipt by Lessor. and
any Lender whose name and address shall have been fumished Lesses In writing for such purpase, of written natice specilying wherein such obligation
of Lessor has not been performed; provided, however, that If the nawre of Lessor's obligation is such that more than thirty (30) days are reasonably
required for its perf then Lessor shall not be in breach il performance ts commenced within such thirty (30) day period and Lhereafter diligentty
pursued to completion,

(b) Performance by tessee on Behalf of Lessor, In the event that neither Lessor nor Lender cures sald breach within thirty (30)
days after recelpt of said notice, or if having commenced sald cure they do not ditigently pursue it to complation, then Lessee may elect to cure said
breach al Lessee’s expense and offsat from Rent an amount equal to the greater of one month's Base Rent or the Security Daposit, and to pay an
excess of such expense under prolest, reserving Lessea’s right 1o reimbursement from Lessor, 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 aminent domain or sold under the threat of the exerclse of
said power (colleclively “Condemnation™), this Lease shall terminate as 1o the pant faken as of he date the condemning authority takes titte or
possesston, whichever first occurs. if more than ten percent (10%) of any buikiing portion of the Premises, or more than twenty-five percent (25%) of the
land area portion of the Premises nol occupied by any bullding. is taken by Condemnation, Lessee may, al Lessee’s option, 10 be exerclsed in writing
wilhin ten (10) days after Lessor shall have given Lessee written nalice of such taking (or in the absecice of such notice, Within ten (10) days after the
condermning authority shall have taken possession) termmate this Lease as of the date e condemning authority takes such possession. if Lessee does
not terminate thrs Lease in actordance with the foregoing, this Lease shall remain In fulf force and effect as to the portion of the Premises remaining,
except that Lhe Base Rent shalt be reduced in proportion to the reduction in utility of the Premises caused by such Condemnation. Condemnation
awards and/or payments shall be the property of Lossor. whether such awarg shall be made a3 compensatlon for diminution in value of the leasehold,
the value of the part taken, or for severance damages: proviged, howaver, that Lessee shall be entitied to any compensation for Lassee's relocation
K loss of business goodwill and/or Trade Fbdures, without regard to whether or not this Lease Is terminated pursuant to the provisions of this
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Paragraph. All Alterations and Ulility Installatons made to the Premises by Lessee, for purposas of Condemnalion only, shall be considencd the property

of the Lassee and Lessee shall be entitled 10 any and all lon which < ble therefor. In the event hat this Leasa is nal terminated by
reason of tho Condamnalan. Lessor shall repalr any ga o tho Premi 4 by such Condemaation
15 Brokers' Feo.

15.1 Addttional Commisslon. in addition to the paymants owed pursuant i Paragraph 1.10 above, and unless Lessor and the Srokers
otherwize agree In wriling, Lessor agrees thal: (a) f Lessee exerclses any Option, (b) if Lessea acquires any rights to the Premi or gther promk
owned by Lessor and located within the same Project. il any, within which the Premises Is located, (c) ff Lessee remalns In ion of the Prem!

with the consent of Lessor, after the expiration of this Leasa, or (d) If Base Rent Is Increased, whether by agreement or operatian of an ascalation clause
nerein, then, Lessor shall pay Brokers a fee in accordance with the schedule of sald Brokers in effect at the time of the axecution of this Leasc.

152 A ption of Obligati Any buyer or transferce of Lessor’s inlerest in this Lease shall be deemed o have sssumed Lessor's
obligation hereunder. Each Broker shall be a third party beneficiary of the provisions of Paragraphs 1.10,15, 22 and 31. If Lessor falls to pay to b Broker
any ameunts due s and for commissions pertaining (o this Lease when due, then auch amounts shall accrue Interast. in addition, if Lessor fails to pay
any amounts to Lessee's Braker when due. Lessed's Broker may sand written notice to Lessor and Lessee of such fallure and If Lessor fails to pay such
amounts within ten (10) days aRer sald notice. Lessoo shall pay mu momes to its Broker and offsel such amounts against RenL In addition, Lessae's
Broker ghall be deemed to ba a thlrd party benaficiary of any entered into by and/or between Lessor and Lessor's Beoker.

15.3 Rep b and Ing Ities of Broker Relammships Lessee and Lassor each represent and werranl 1o the other that #t
has had no dealings with any person, firm, broker or finder (ather {han the Brokers, If any) in connection with this Lease, and that no one other than said
named Brokers Is entitted to any commisslon or finder's fee In connection herewith. Lassee and Lessor do each hereby ograeé to Indemnify, protact,
defend ang hold the ather harmless from and against tlabifity for comp jon or charges which may be claimed by any such unnamed brokar, finder or
other similar party by reason of any dealings or actians of the Indemnifying Party, including any costs, axpenses, and/or attorneys’ fees reasonably
incumred with respect thereta.

16, Estoppel Certificates.

(a) Each Panty (as “Responding Party”) shall within ten (10) days after wiitten notica from the other Panty (the “Requesting
Party”) execute, acknowledge ang deliver Lo the Requesting Party a statement In writing in form similar to tha then most current “Estoppel Certificate”
form published by the American Industrial Regl Eatete Association, plus such addiional Information, confirmation and/or statements as may be
reasonably requasted by the Requesting Party.

(b) If the Responding Party shall fail to oxecute or detiver the Estoppel Certificate within such ten day period, tho Requesling Party
may execute an Estoppel Certificate stating that: ({) the Lease is In full force and effec without modl{lcation axcept as may ba represented by the
Requesting Party. () there are no uncured defoults in the R: ing Pamy’s porft and (i) i Lessor is the Requesting Party, not moro than one
month’s Rent has been pald in advance. Prospecuvs purcthasers and encumbrancars may rely upon the Requesting Party’s Estoppel Cartificate, and the
Responding Party shall be estopped from denying the lruth of the facts contained m sald Cestificate.

{c) If Lessor desires to finance, refinance. or sell the Premisas. or any part therec!, Lessee and all Guarantors shall deliver o any

potential lender or purchaser designated by Lessor such financial statements as may be reasonably required by such lender or purchaser, induding, but
not limited to, Lessee’s financial stiatements for tha past thrae (3) years. All such financial statements shall be recelved by Lessor and such lender or
purchaser in confidence end shall be used only for the purpases herein set forth.
17. Definltion of Leasor. The (erm ~Lessor” as used hereln shall mean e owner of owners at the time in guastion of the fee ltie o the
Promises, or, If s s a sublease, of tha Lessee's inlerest in the prior leasa. In the avent of a transter of Lessor's titke or inlgrast in the Pramises or this
Leasa, Lessor shall deliver to the transfaree or assignee (in cash or by credit) any unused Security Deposit held by Lessor. Excep! as provided in
Paragraph 15, upon such transfer or assignmeni and delivery of tha Security Depasit, as aforesaid, the priar Lessor shall be relieved of all liabdity with
respect {o the obligations and/or covenants vader this Lease thereafter to be perlormed by the Lessor. Subject to the foregolng, the obligatons and/or
coverants in this Leasa to be perfammed by the Lesscr shall be binding only upon the Lessor as hereinabove defined. Notwithstanding the above, and
subject to the provisions of Paragraph 20 below, the original Lessor under this Lease, and all subsequent holders of the Lessar's Interest In this Lease
shall remain liable and responsible with regard {0 the potential dutes and [liabliittes of Lessor pestaining 1o Hazardous Substances as outiined in
Paragraph 6 sbove.

18. Severability. The Invalidity of any provision of this Lease, as delermined by 3 court of competent jurisdiction, shall in ne way affect the validity
of any ather provlision hereof.

19. Days. Unless otherwise specifically indicated to the contrary, the word “days” 8s used in this Lease shall mean and refer to calandar days.

20. Limitation on Liability. Subject to the provisions of Paragraph 17 above, the obligations of Lessor under Lhis Lease shall not constiute

personal obillgations of Lessor, the individual pariners of Lessor or lts or thelr individua) partners, directors, officers or sharehalders, and Lessee shall
look to the Pramises, and o no other assels of Lessor, lar the satistaction of any liability of Lessor with respect (o this Lease. and shatl not seek
recourss agalnst the individual partners of Lessor, or its or their individval parners, directors, officers or shareholders, or any of their personal assats for
such salisfaction.

21, Time of Essence. Time is of the essence with respect to Ihe performance of all obligations o be perfomed or observed by the Parles under
Ihis Leass,

22 No Prlor or Other Agreements; Broker Disclaimer. This Lesse contalns alt agreements befwesn the Partias wilh respect to any matler
mermioned herein. and no other prior or cor 29 of understanding shall be effective. Lassor and Lesses each represents and
warmanls lo the Brokers thal it has made, snd is relying solely upon, its own invesligalion as to the nature, quality, characier and financlal responsibllity of
the other Party lo this Lease and as to the nature, quallty and character of the Premises. Brokers have no rasponsibility with respect thereto or with
raspect (o any defaull or breach hereof by either Parly. The Liability (including court costs and Attomeys' fees), of amy Broker with sespect to negotation,
exacution, delivery or performance by eilher Lassor or Lesses under this Lease or any amendmeant or madification harato shall be limited o an amount
up to \he fee received by such Broker pursuannt (o this Lease; provided, however, that the foregoing limitalion on each Broker's labllily shall not be
applicable 10 any gross negligence or willtul misconduct of such Broker,

23, Notices.

231 Notice Requii All notices required or parmitted by this Lease shall be in writing and may be delivered in person {(by hand ar
by courier) of may be sent by regular, certifled or registered mait or U.S. Postal Sarvice Express Mall, with postage prepalid, or by Emall, or {acsimile
ransmission, and shall be deemed sufflciently given if served in 8 manner specified in this Paragraph 23. The addresses noted agjacent 1o a Party's
signature on this Laase shall be that Party's address for dellvery or malling of notices. Eithac Padty may by written nolice to the other spadify a different
address for notice, except that upon Lessee's taking pe ian af the Premises, tha Pre shall constilute Lassae’s address for notica. A copy of all
noltices to Lessor shell ba concumently transmitted to such party or partles at such addresses as Lassor may from time to tma hereafter designale in
wiiling.

232 Date of Notlce. Any notice sent by regisiered or certified mall, return receipt requested, shall be deemed gliven on tha date of

deliver shown on the recelpt card, or if no delivery date is shown, the posimark thareon. If sent by tegular mail the nolice shall be deemed given forly-
alght (48) hours after the same is addressed as required hereln and malled with postage prepald, Notices delivered by United States Express Mail or
overnight courer that guarantee next day delivery ehall be deomed given twanty-four (24) hours after defivery of the same lo the Postal Service or
ooudiar. Notices transmifted by facsimie transmission or similar means shall be deemed delivered upon telephone confirmation of receipt, provided a
capy is also defivered via delivery or mall. If nobce s recelved on g Saturday, Sunday or legal holiday, it shall be deamed received on the nexi business
day.
24, Walvers. No waiver by Lassor of the Default or Breach of any tenn, covenant or condfion hereo! by Lessee, shall be deemed a waiver of any
other tarm, covenant or condition hereof, ar of any subsequen! Defaull ar Breach by Lessee of the same or of any other term, covenant or condition
hereof. Lessor’s consent o, or approval of, any acl shall not be deemed Lo rendar unnecessary the obtaining of Lessor's consent 10, or approval of, any
subsequant or simiar act by Lessee, or be consbued as the basis of an esioppel lo erdorce the provision or provisions of this Laase requiring such
consent. The aoceptance of Rent by Lessor shall not be 8 waiver of any Default or Breach by Lessee. Any payment by Lessee may be accepted by
Lessor on account of monies or damages due Lessor, notwithstanding any qualifying statements or conditions made by Lessee In connection therewith,
which such ststements and/or conditions shall be of no force or effect whatsoever untass specifically agread to in writing by Lesser at or before the bme
of deposit of such payment

25, Rocording. Elther Lassor or Lesses shall, upon request of the other, exeaute, acknowtledge end deliver 1o the other a shont form
memorandum of this Lease for recording purposes. The Party requesting recordation shall be responsibie for payment of any fees appilcable thereto.
28. No Right To Holdowver. Lassee has no right to retain fx lon of the Premisses or any part thereof beyond the expiration or termination of

m‘E Leasa. In the event that Lessae holds over, Lhen the Base Rent shall, without ihe requirement of notice, be increased to one fiundred fifty percenl
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(150%) of the Base Rent applicable during the month immediately preceding the expiration or termination. Nothing contained herseir shall be construed
3s consent by Lessor to any holding over by Lessee.

27. Cumulative Remedies. No ramedy or election hereunder shall be deamed exclusiva but shali, wherever possible, bo cumulative with all othar
remedies at lew or in equity.
28. Covenants and Conditions; Construction of Agreosment. AB provisions of this Lease to be observed or performed by Lessee are both

covenants and conditions. In construing this Lease, all headings and titles are fos the convenlence of the Parties only and ghall not be considered 2 part
of this Lease. Whenever required by the contexL. the singular shall inciuda the plural ang vice versa, This Lease shall not be construed as if prepared by
ono of the Parlies, but rather according 1o its fair meanirg as a whole, as if both Parties had prepared it.

29. Binding Effect; Cholce of Law. This Leasa shall be binding upon the parties, their p | rep thy Suce and assigns and be
governed by the laws of the State in which the Premises are located. Any litigation between the Parties hereto conceming this Leasa shall be iaitiated in
the county in which the Premises are located.

30. Subordination; Attornment; Non-Disturbance.

301 Suberdination. This Lease and any Option granted hereby shall be subject and suborginate (o any ground lease, mortgaae, deed
of trust, or other hypothecalion or security device (collectively. “Security Device™). now or hereafter placed upon the Premises, to any and all advances
made on fhe security thereof, and 1o all renewals, modifications, and extensions thereof. Lessee agrees that the holders of any such Security Devices (in
this Legse together referred to as “Lessor's Lender) shall have no liability or obligation to perform any of the obligations of Lessor under thls Lease. Any
Lender may elect to have (his Lease andlor any Optlon granted hereby superior to the lien of Ils Securily Device by giving written notice thereof to
Lessee, whereupon this Lease and such Options shalf be deemed prior to such Secunty Device, notwithstanding the relative dates of the decumentatian
or recordation thereof.

302 Attornment. Subject to the non-disturbance provisions of Paragraph 30.3. Lessee agrees to attom o a Lender or any other party
who acquires ownership of the Premises by reason of a foreclosure of a Security Device, and that in the evont of such forectosure, such now ewner shall
not. (i) be llable for any act or omission of any prior lessor or with respect (o evenls occurring prior to acquisition of ownership; () be subject 16 any
offsets or defenses which Lessee might have against any prior lessor; or (i)} be bound by prepayment of more than one (1) month’s rent.

303 Non-Disturbance. With respect to Securily Davices enterad into by Lessor aftier the execution of this Lease, Lessee's subordination
of this Lease shall be subjec! to receiving a commercially reasonable non-disturbance egreement (s “Non-Disturbance Agreement”) from the Lender
which Non-Disturbance Agreement provides that Lessee’s possession of the Premises, and this Lease, including any options to extend the tenm hereof,
will not be disturbed so long as Lessee is not in Breach hereof and aftomns 10 the record owner of Lha Premises. Further, within sixty (80} days after the
exacution of this Leass, Lessor shall use its commerclaily reasonable effocts to obtsin a Non-Disturbance Agreement from the holdet of any pre-existing
Security Device which (s secured by the Premises. In the event that Lessor is unable (o pravide the Non-Disturbance Agreement within sald sixty (60)
days, then Lessee may, at Lessee's option, directly contact Lessor’s lender and attempt to negotiate for the execution and delivery of a Non-Disturbance
Agreement

304 Selt-Exocuting. Tha agreements contained in this Paragraph 30 shall be effeclive without the exacution of any further documents;
provided, howsver, that, upan written request from Lassor ar a Lender in connection with a sale, financing or refinaneing of the Premisas, Lassee and
Lessor shall execute such further writings as may be reasonably required Lo separately document any subordinalion. attomment and/or Non-Disturbance
Agreamen! provided for heretn.

31. Attorneys’ Fees. If any Party or Broker brings an action or procseding involving the Premises to enforca the tarms hereof or to declare rights
hereunder, the Prevaifing Party {as hereafter defined) in any such proceeding, action, or appeal thereon, shall be enlitled to reasonable altorneys' fees.
Such fees may be awarded in the same sult or recovered in a separate sult, whether or not such action or proceeding ts pursued to declsion or
judgment. The term. "Prevailing Party” shall include, withaut dmitation, a Parly or Broker who substantially obtsins or defeats the rellef soughl, as the
case may be. whether by campromise, settiement, jusgment, or the abandonment by the other Panty or Broker of ils claim or defense. The attomeys'
fees award shall not be computed in accordance with any court fee schedule, but shall be such as o fully reimburse all atomeys’ fees reasonably
incurred. In addition, Lessor shall be enlitled 10 aftorneys' feas, costs and expenses incurred in the preparation and service of notices of Default and
consuliations in connection therewlth, whether ar not a iegal action is subsequently convnenced in connection with such Default or resutting Breach.

32. Lessor's Access; Showing Pramlses; Repairs. Lassor and Lessor's agents shall have the right to enter the Premises at any time, in the
case of an emergency, and otherwise al reasonable times for the purpose of showing the same to prospective purchasers, lenders, or lessees. and
raking such allerations, repairs, improvements or additions to the Premises as Lessor may deem necessary. All such activilles shall be without
abatement of rent or liability to Lesses. Lessor may at any time place on the Premises aay ordinary “For Sale” signs and Lessor may during the fast six
(8) months of the term hereofl piace on the Pramisas any ordinary “For Lease” signs. Lesseo may at any time place on or about the Premises any
ordinary “For Sublease” sign.

33. Auctions. Lessee shall not conduc?, nor parmit to be conducted. any auction upon the Premises Without Lessor's prior writlen consent. Lessor
shall not be obiigated to exercise any standard of reasonableness in determining whether Lo permit an auction.

34, Signs, Except for ordinacy “For Sublease™ signs, Lesses shall not place any sign upon the Premises without Lessors prior written consent. All
signs must comply with all Appficable Requirements.

3s. Termination; Merger. Unlass specifically stated otherwise in writing by Lessor, the voluntary or ather surrender of this L ease by Lessee, the
mutual termination or cancellation horeof, 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 oxising subtonanclas. Lessor's failure within ten (10) days
following any such evenl o elact to the contrary by written notice to the holder of any such lesser Intecest, shall consfitute Lessor's eleclion o havae such
evant constilute the termination of such interest.

36. Consants. Except as otherwise provided herein, wharever in this Lease the consert of a Party Is required to an act by or for the other Party,
such consent shalt not be unreasonably withhield or delayed. Lessor's actua! reasonable costs and expenses (including, but not limiled to, architects’,
attomeys’, enginaers’ and other consultants’ fees) incurred In the conslderation of, or response 10, 8 request by Lassee for any Lessor consant,
including. but not imited to. consents to an assignment. a sublelting or the presence or use of a Hazardous Substaace, shall be pald by Lessaa upon
recelpt of an invoice and supporting documentation therefor. Lessors consent to any act, assignment or subletting shall not constitute an
acknowiedgment ihat no Default or Breach by Lessee of {his Lease exists, nor shall such cansent be deemed a waiver of any then existing Defaull or
Breach, exceplt as may be otherwise specifically stated in wriling by Lessor at the time of such consent The failure to specify herein any particular
condition fo Lessor's consent shall not preciude the imposition by Lessor at the time of consent of such further or othaer condiions 2a are then
reasonable wilh reference to the particular matter for which congent is baing given. In the evenl that either Party disagrees with any determination made
by the other hereundsr and reasonably requests the reasons for such detarmination, the determining parly shall fumish s reasons in writing and in
reasondble detatl within ten (10) business days following such request.

37. Guarantor.

371 Execation. The Guarantors, if any, shall each execute a guaranty in the form most recently published by the American Industrial
Real Estate Assoclation, and aach such Guarantor shall have the same obligations as Lesges under this Lesse.

372 Dofault. R shall constitule a Dafaull of the Lessee i any Guarantor falls or refusas, upon request to provide: (a} evidence of the
execution of the guaranty, induding the authority of the party signing or Guaramor's behalf to obligate Guarantor, and in the case of a corporate
Guarantor, a certified copy of a resolution of its board of directors authorizing the making of such guaranty, (b) current financial statements, (c) a
Tenancy Statement, or (d) written confirmation thal the guaranty Is sull in effect
as. Qulet Possesslon. Subject to payment by Lessee of the Rent and performance of all of the covenants. conditions and provisions on Lessea's
part ta be observed and performed under this Laase, Lessea shall have quiel pessession and quiel enjoyment of the Premises dusing the term hereof.
39. Options.

39.1 Definltion. “Optian” shall mean: {g) the right to extend the term of or renew this Lease or 1o extend of renew any lease thal Lessee
has on other property of Lessor; (b) the right ol first refusal cr first offer to lease either the Premisas or olher property of Lessor: {¢) the fight to purchase
or the right of first refusal to purchase the Premises or other property of Lessor.

39.2 Options Personal To Original Lessee. Each Option granted lo Lessee In \his Lease §s personal to tha original Lessee, and cannot
be assigned or exercised by anyone other than sald originat Lesses and only while the original Lessee Is In full possession of the Premises and, if
raquostad by Lessor, with Lessee cerifying thal Lessee has no intention of thereafter assigning or subletting.

393 Multiple Options. In the event that Lessee has any multiple Options 1o exiand or renew this Lease, a later Option ¢annot be
exarcised unlass the prior Options Iave been validly exercisad.

394 Effect of Default on Options.
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(g) Lessee shall have no right 1o exerctsa an Optian: (i) during the period commencing with the giving of any notice of Default and
continuing untll said Default Is cured, (Il) during the period of time any Rent Ig unpalg (without regard to whether notice theraof is given Lessee), (lil)
during the me Lesses is in Breach of this Leass, or () in lhe evenl that Lessed has bean glven threo (3) or more noticos of separato Default, whother
o7 not the Defaults are cured. during the twelve (12) month peried immediataly preceding the exercise of the Option.

(b) The period of ime within which an Option may be exercised shall not be extended or endurged by reason of Lessea’s nability
Io exercise an Oplion because of the provisions of Paragraph 39.4(a).

{¢} An Optlion shall terminate and be of no further farca of effect. notwithstanding Lesses’s due and limely exerclse of the Option,
if, afler such exercise and prior lo the commencament of the extendad temn, () Lessee falls o pay Ront for a period of thirty (30) days after auch Rent
becomes due (without any necessity of Lessor to give notica thereal), (fi) Lessor gives 1o Lesses three (3) or more noticos of separate Default during eny
twelve (12) month pariod, whelther or not tha Delaults are cured, or (ifl) if Lessee commils a Breach aof this Lease.

40, Multiple Buildings. If the Premises are a part of a group of buildings controlled by Lessor, Lessee agreas that il wil observe all reasonable
rules and regulations which Lessor may make from time to Ume for the management, safety. and care of sald properdes. Including the care and
cleanliness of the grounds and including the parking, loading and unloading of vehicles, and tiat Lessea wiil pay its {elr share of common axpenses
Incurred in connection therewith.

41, Security Measures. Lessos hereby acknowledges thal the rental payable to Lessor hereunder does not include the cost of guard sarvice or
ather security measures, ard Lhal Lessor shall have no obfigation whatsoever to provide same. Lessee assumes all rasponsibility for the protecion of
Llhe Promises, Lossoe, its agents and invitees and their property from the acts of third parties.

42 Reservations. Lessor reserves o isell the right, from time 10 time, to grant, without the consant or joindar of Lossee, such easements, rights
and dedications that Lessor deems necessary, and (o cause the recordation of parcel maps and restrictions. so long as such sasements, rights,
dedlcations, maps and restrictions do not unreasonably Interfere with the use of the Premises by Lessea. Lassed agrees 10 sign any documents
reasonably requested by Lessor to effectuate any such easemsnt rights, dedication. map or restrictions.

43. Performance Undor Protest. If al any time a dispute shall arise as to ary amount or sum of money to be paid by one Party 1o the other under
the prowsions hereof, the Party against whom the obligation to pay the money rs asserted shafl have the nght to make payment “under protest™ and such
payment shall not be regarded as a voluntary paymemnt and there shall survive the right on the part of sald Party to institute suit {or recovery of such sum,
if it shall be adjudged that there was no legal obligation on the parnt of sakd Pasty io pay such sum or any part thereol, said Party shsll be enliled to
recover such sum or 50 much thereof as it was not legally required to pay.

44 Authorlty. If elther Party hareto Is 2 corporatlon, must, limited labifity company, parnership, or simllar entity, each individuni executing this
Lease on behall of such entity represents and warrants that he or she Is duly authorizad to execute and deliver this Lease on its behalf. Each Party shall,
within thirty (30) days afler requesi, deliver to the olher Party satistactory evidence of such aulhaority.

45, Conflict. Any confiict between the printed provisions of this Lease and the typewritien or handwritten provisions shall be conirolied by the
typawritten or handwritten provisions.

46. Offer. Preparstion af lhis Lease by eithar Party or thelr agent and submission of same 1o Iha other Party shall not be deemed an offer 1o lease
lo the other Party. This Lease is not Intended to bo binding until executed and delivered by all Parties harato.

a7. Amendments. This Lease may be modified only in writing, signed by iha Parties in interest at the time of the modification. As long as they do
not materisily chenge Lessee's obllgations hereundor, Lessee agrees 1o make such reasonable non-monetary modifications to this Lease as may bo
raasonably required by a Lender in connection with the obtalning of normal financing or refinancing of the Premises.

48. Multiple Partles. it mara lhan ona person or antty s named herein as elther Lassor or Lassee, such multiple Parties shalt have joint and
several responsibillty o comply with (he terms of this Leasa.
49, Medlation and Arbitration of Disputes. An Addendum fequying the Mediation and/or the Arbitration ot all disputes between the Panies

anor Brokers afising out of this Leasa is [J is not (] attached lo Ihis Lease.

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

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE AMERICAN INDUSTRIAL REAL ESTATE ASSOCIATION OR BY
ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO
WHMICH IT RELATES. THE PARTIES ARE URGED TO:

1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE.

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

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

The Parties hereto huvc exocuted this Lease at the place and on the dales specified above thalr fospective slgnsturas.

Dale la_'_["" lg 101?’: j'?'!q[ ig/

5v3] pA
By LESSOR: By LESSEE:
SFC Leasing, LP, Sarsnity Wallnass Grawers, LLC,
a Novada limited Gability company A Nevada (pnited Tiabiity company

- v

By:
By @ N:meprum'g, th‘I/UV\ 7.t e

Name Printed: Charles Urata Title: DAL P o€ u -
Title: General Pariner Address: _{ O 7 - *t '4155
Address: 3430 Luyung Drive A

Rancho Cardova, CA 95742 Telephone: (1 s - O20
Telephione: (916) 638-5364 Facsimlte:
Facsimile: (916) Emai; hens iL. *‘9&@ u!cd‘wﬁ C o
Emall: Charie@urataconcrete.com and Kelly@urataconcrele.com Federal 10 No. L [ _ ‘ -! . 1
Federal ID No. 4 2-' _, 7

NOTE: Thesse forms are ofien medified to meat the changing regquirements of law and industry needs. Always write or call {o maka sure you are utdizing
the most current form: AMERICAN INDUSTRIAL REAL ESTATE ASSOCIATION. 700 So. Flower Street, Suite 500, Los Angales, California
90017. (213) 687-8777. Fax No, (213) 687-8616
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Addendum Oane

{“Lessec™),
Torms
In consideration of the mutual promises, provisions, terms. and condilions herein contained, the Parties hereby agres fo the following additional

provisions of the Leasa. in the event of any inconsislencies or conficls batwaen the Leasa and Addendurn One, the provisions of the Addendum shail
prevail.

50, Base Rent Schedule - Pursuant lo Scclion 1.5 of the Lease, the monthly Base Rent shall be payable from Lesses to Lessor in accordance
with the feilowing schedule {any partial menths shall be prorated based on the actual days in such month):

January 11 2016 — January 31 2016: 960 NNN
February 1 2016 ~ December 31, 2016: $22000.00 per month NNN =5 rerd ™ arch =+~
January 12017 - Decamber 31 2017: $72.000.00 por month NNN <=
January 1 2018 — December 31 2018: $22.880.00 per month NNN -
January 12019 - Decermber 31 2019: 523,795.00 par month NNN ACPI'\ \
January 1 2020 - February 28 2021: $24,747,00 per month NNN

51 Optlon to Purchase — Lessor grants Lessae the option 1o purchase the Prentses, at any ume between January 15™ 2018 and August 157

2016 subject o the Oplion lo Purchase Lease Rider daled of aven dsle herewith by and between Lessor and Lesseo,

S2. Option to Extend Torm - Mer Section 1.3 and 3, Lessee shall have the option to extend the term of this Lease for one (1} period of five (3)
yoars (tho "Extonded Term”). Lessee shall exercise any such option by dalivaning written aofica t© Lessor, of its intenticn 1o extend the term
pursuant to such option no less than one hundred and eighty days prior to the commengement of the proposed Exterded Termn. If the optien is
50 axarcised, the Exiended Term shall expira five (5) years foliowing tha and of the immadiately preceding tarm. Upon such notification by
Lessee, Lesser and Leasee shall execute an appropriate memorandumn acknowledging the extension of the ‘erm of this Lease, All of the tenns
and provisions of this Lease shall continue In full force and effect during any such extension period, except that the Base Rent payable by
Lessor durnng the exlenson period(s), if exercsed. shall as sel forth below,

March 1 2021 = lNabruary 28 2022: 525.489.00 per month NNN
March 1 2022 — February 28 2023 326,254.00 per month NNN
March 1 2023 — February 29 2024: $27.041.00 per month NNN
March 1 2024 — February 28 2025: S278,683.00 per cnanth NNN
March 1 2025 — February 28 2026: $29,549.00 per month NNN
33, Paymant of Baso Rent and Socurity Deposit ~ The inttial Securily Ceposil shall be Fitty Thousand Dellzus ($50,000) 1o be payable upon

Tananl's exetuticn hereo! and shall be relundabie o Lessee until January 19 2016 and il Tenant doos not cancel the Lease on or before
January 117, 2018 as provided for herein, the deposit shall becoma nonrefundablo to Lesseo as sat fortn heron. Upan Lessen's wawer of the
Lease Cancellapon Right and Lessee’s desire to use the Premises as set forth herein, Lessee shall: (i) pay the Base Renl payable of
£44,903.00 for the penod lrom January 117 2016 through January 31 2016; and (ii) deposit an additonal One Hundred Thousand Dollars
($100.000) with Lessor for a total Security Deposil equal 1o One Hundred and Fifty Thousand Dollars (S150.000). Any uoused portion of the
One Hundred ana Fifty Thousand Doliar (3150,000) Security Deposit shall be applicable (o the Purchase Price in the event the Lessec
exercises the Cpllon o Purchase as provided for herein.

Acceplance of Premiscs - Other than Lessor's Waranly per section 63 hereol, Lessee shall accept the Premises in an "as-is™ condition.
Lassor shall not be rosponsiole for any impravements and Lessor does not make any warmmanty of represenlations as to the condition thefaof.

@

55. Improvements — Lessee snall be responsible for causing any and sl required improvements (o the Promises.  Lessor will cooperate with
Luusoe, dlno cost o Lassar, ralated to asaisting Lessea in processing any permits requited for Lesses's raquired improvemants.

38. Use — Notwithstanding the provisions herein conlained, Lessee shall be allowed 1o occupy 1he Premises os of the Start Date howover, Lousee
shall pot be allowad 1o operale (ts business or olheraise cause any improvements to or fixturize the Premises in any way untl Lessee bas
waived the Lease Cancetlation Right and Lessae has deposited the addiional portion of the Secusity Deposit as sel forth herein. Additionally,
Lessoe shall lake any and afl aclions necessary, at Lessee’s sole cost and exponse, to adhere to any and all stale and local requirements as it
relates to cperating Lessee's business.

7. Hazardous Waste and Materials — Lessce agrees 1o Indemnify and hold harmmiless ihe Lessor from any and all claims, damages, fines,
judgmants, penalbes, costs, liabilties or losses (including, without fimilation, any all sums pad for seftlemant of claims, attorneys™ fees,
consuitant and experl fees) arising during or aller he Lease Term from or it connoction wilh the presence of suspecled prasence of
Hazardous Substances in or on the Praperty, provided the hazardous Subsiances are presant due to direct or indirect actions of Lessee,
Lessee's agents, employees, contractors or invilees. Withoul limitation of the foregeinyg, this indemnification shall include any and ail casts
incusred due Lo any invesligalion of tha site or any clean-up, removal or restoration mandaled by a Federal, state or local agency or political
subdivision. This indemnification shall specifically include any and oll costs due 1o Hazardous Subslances which flow, diffuse, migrate or
percolalo inlo, onto or under the Property after the Lease Terms commences. ©) Lessea’s Covenants, Lessee shall not engage in any
aclivity on or about the Property lhat viclates any Environmental Law, and shall prompily. at Lessee's sole cosl and expenso, take all
investigalory andjor remedial action requirod or ordered by any governmental agency or Environmental Law for clean-up and removal ar any
contarminalion involving any lazardous Material created or caused directly or indireclly by Lessee.

58, Loaso Cancellation Right = Lessor acknowledges and agrees thal Lessoo is in the process of seeking and must obtain any and all
governmental approvals [or the operation of Lessee’s business consistont with the Agreed Use including, without limitation, all zoning and use
permit approvals, all business licenses and all state issued cerlificates necessary for the Agreod Use. I Lussee is unable lo obiair all of the
desired approvals, an or before January 11", 2016, Lessoe may tarminate this Lease with written notice delivered to Lessor on or before
January 11", 2016. Provided Lessee has provided Lhe required terminalion nafice, the initial Fifty Thousand Dollar ($50,000) portion of the
Secunty Deposil shalf be refunded 1o Lessee, Lesses shail relurn Possession of the Premises to Lessor in a condition consistent with this
Lease, and neither Lessor nor Lessee shall have any further right or obligation under tis Lease. If Lessee saall fail fo exercise or waves in
wiriting such lermination as specified harein on or before January 11™, 2616, this Lease shall continue and Lessee snall be obligated as sel
{forth in this Lease. Lessor agrees during the Lease to cooperale wilh Lessee n good failh o efectuate the foregoing rights and benafits of
Lessee. al no cosl 1o Lessor, including wilhout limitation, executing any and all documenits required therefor. Lesses reserves the righl to
waive the Concellation Right, by delivering a written waiver 1o Lessor at any lime prior to January 117, 2016,

59. Cortificate OF Insurance - Lessee shall provide, upon execution of Lease Agreement and priof 10 cccupying the Property. a Cerlificale of
insurance for $3,000,000.00 minimum coverage with Lessor s Additional Insured as stated in Section 8.2 (a).

6. Returned Rent Checks/Non-Sufficlent Funds — Notwithstanding the provisions sel forth in Secthon 13.3. LATE CHARGES, and Sociion

12.4, INTEREST on past dua abligations, of the Lease, the following shall take place in the event Lessee’s monthly rent chack 1S retumed 1o
Lessor due lo non-sufficient funcs:

O
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6.

62.

a3,

87.

58,

65,

70,

1.

72

73.

74.

75.

Fiest Occurrence - In the evenl that Lessee's monthly rent check (s retumed to Lessor due o non-sulficient funds, Lessea shall be
required 10 submit said funds to Lessor in the form of a cashiers check. Said cushiur's check ahall include. bul not be limited 1a. all
lale charges incumed by Lesses, snd any bank fees incurred by Lessor.

Sacond Occurrance — In the event that Lessee’s monthly rent check is relurned to Lessor due to non-sufficient funds, Lessea ahall
be required, for the remainder of the Lease Tarm. to pay Lessor said monthly rant in the Jorm of a cashiers check.

Usilities/Services - Lessor shall pay for any and all ubhty service costs that have occured from the dale heraof up to the Commencemeant
Date of this Lease, Lessoe shall bo required to cantract and pay lor Ibe separate metered ulilities and cther services to tha Premises dirgctly
1o the appropriate service proviger, (o include but nal hmited to mnitonad, phone, olectrical, gas, inlemel servica, pest control service, and any
other utility services required by Lessee.

Payments Upon Execution — Lessee shall pay 1o Lessor concurrenl with the execution hereo!l an amount equal to §50,000,00 payable o
Lessor, which shall scrve a5 the initial Securily Deposit ($50,000.00).

Epse Rental Abatement ~ The Base Rent shall be abated during the months of March 2016 and April 2016 during the Inilial Lease Tenm and
April 2021 duning the Extended Term. Lesses shall remain responsible for payment of all other costs and expenses as outlined in the Lease,

Lossor's Warranty - Lessor shall warrant that the HVAC, evaporative coolers, electrical, roof, plumbing, mechanical, rall-up doors, and fire
sprinkler syslem aro in good working order 21 the Commencement Date {subject to any camage suftered as a result of Lessca's negligonce).

Access —Leasee shall be granted twenty-four (24) hour. seven (T) day per week, filty-two {52) weeks por year access to the Prenuses.

Slgnuge - All costs associaled with the design. purchase, natallation and mamtenance of signage will b Lessee's sole responsibility ang
axpansa. Lossoe shall submit its sign criteria and design prior to Installation for Lessor's written approval, which shall nat ba unreasonably
withheld or delayed.

HVAC Maintenance — Pursuant to Seclion 7,1(b) of the Lease, Lessee shall provide Lessor, within o paned of thity (45) days of its
occupancy of the Premisas, with evidence that  has entercd into a preventative maintenance contract with a licensed heating and air
conditioning contraclor, Al a minimum, said contractor shall maintain the evaporative coolers and HVAC systoms within the Premisos wo (2)
limes por year (Spring & Fall) for the duration of the Term. Lessee agrees to change the filters for the office HVAC system every sixty (60)
days in oréer to prevent damage to the uniis.

Estimated NNN Expenaes — In the event Lesses does not imely contract and pay for any of the required maintenance agreaments and/or
ulifities servicing the Premises. andior if Lessee does not timaly pay for the Real Property Taxes per section 10, andfor reimburse Lessor for
the Property Insurance premiunts per section 8, Lessar shall have the rght to estimate a budget for the NNN axpanses (nciuding, but not
fimited 10, Property Insurance préemiums pe: Seclion 8, Real Property Taxes per Section 10, Utiklies not separatety metered, market property
nanagement fees, and Common Area MaintenanceiAssociation Feas (if applicable) for the calendar year. The estimatad NNN expenses
shall be paid by Lessee to Lessor monthly during each 12-month period of the Original Term, on the same day as the Base Rent is due
hereundar. Lessor shall deliver 10 Lessee wilhin 60 days alter the cxpiralion of cach calendar year a reasonably detailed statement showing
he actual NNN Expenses incurred during the proceding year. If Lessaee’s payments under this Paragraph 67 dusing the preceding yoar
exceed the actual NNN Expenses as indicated on such siatement, Lessee shall be credited the amount of such over-paymant against
Lessee's Estimaled NNN Expenses next becoming due. If Lessee's payments under thrs Paragraph 67 dunng the preceding year were less
than the aclual NNN Exponses as indicaled on such staloment. Lessoe shall pay (o Lessor the amount of the deficiency wilhin 10 days afler
delivery by Lessor to Lesses of the slatement. If Lessor, in ils reasonable opinion and oplion, estimates that the actual NNN Expenses will be
sgnificantly greater than or less than Lhe then currenl Eslimated NNN Expenses, Lessor may adjust the Estmated NNN Expenses 10 en
amount in accordance with the most recenl annual estimate.

Lessor's accags — Nohwithstanding tha provisions of section 32 harein, Lessor shall prowide | esscc with no less than a forty eight (48) hour
prior notice for non-emergency access and shall provide prior letephenic and/or email notice in the case of an emergency.

Notices - Nolvalhstanding the provisions of section 23 herein, any Notice shall also be sent to:

Subletting ~ Notwithstandmng tho provisions set torth in Section 12 of the Lease. Lessee shall be allowed to sublease the Premises to any
ontity Serenity Waellness Growers is affiliated with.

Rent Paymants — The payment of Rent is payable to Lessor and due on the first (1] day ot aach manth wilhout notice fron Lessor,

— This Lease may be executed simultaneously in two or mere counterparts, each of which shall be deemed an original bul all of
which logether shall constilute one and the same agreement and shall become ellective when one or more coynlerparts have been signed by
each of the Parties herelo and delivered 1o the other.

0_an i - A email transmission of this Lease may be executed by one or mare Parhes herolo, and an exoculed
copy may be delivered by ane or mose Padies by email transission pursuant to which he signature of or on behalf of such party can be
seen, and such execution and gelivery shall be considered vaiid, binding and effective for ali purposes. Al the request of any Pady, all Parties
agree 1o execule an onginal of this Leuse ns well as any facsimile, email ransmission or other reproduction hereof.

Not an Offor - Preparution of this Lease oy Lessor or Lessor's agenl and submission of same 10 Lessee shall not be deemad an offer fo
Lossee 10 lease. This Lease shall become effective and binding upon the parties hareta only upon mutual oxeculion by both partics. Lesses
shafl be aware hal Lessor's customary praclice is not lo reserve the space, which Is the subject of this Lease until such Uime as this Lease has
heen fully execuled by both parties. As a resull. Lessor may have made or subsequantly may make other propesals on the space, which is
the subject of this Leasa
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Exhlbit A"
Parcol Map
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Exhibit “B*
First Floor Building Plan
{for depiction purposes only)
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