


- SUBMITTAL TO THE BOARD OF SUPERVISORS COUNTY OF RIVERSIDE,
STATE OF CALIFORNIA

cosT 28 '$ 28,43
NET COUNTY COST $ 0 $ 0 $ 0 $0

Budget Adjustment: No
SOURCE OF FUNDS: Real Estate Division Funds 100% udget AQu

For Fiscal Year: 17/18

C.E.O. RECOMMENDATION: [CEO use]

BACKGROUND:

Summary

On July 2, 2013, the Board of Supervisors adopted Minute Order 3-49, authorizing: the
acquisition of an existing 5 story office building located at 3450 14th Street, Riverside and now
known as Riverside County Innovation Center (RCIC) for the consolidation and occupancy by
Riverside County Information Technology (RCIT). The acquisition of RCIC also assigned to the
County an existing tenant and lease in Atkinson, Andelson, Loya, Ruud & Romo (AALRR), a
California Professional Law Corporation.

The County’s priority in this acquisition was for consolidation of RCIT and occupancy of the
entire building by County Departments. AALRR has decided to move from RCIC and the County
through this action is mutually agreeing to the termination of said existing and assigned lease.
The Real Estate Division of the Economic Development Agency has cooperatively negotiated
with AALRR, and AALRR agrees with entering into the Lease Termination Agreement effective
as of November 15, 2017.

Upon AALRR'’s surrender of the premises, the County may pursue use of the bunldmg for its
intended purpose of serving any Department or County space needs.

Impact on Residents and Businesses

The approval of this Lease Termination Agreement allows the County to operate more efficiently
and provide continuity of services.

Additional Fiscal Information

Costs associated with this transaction, including Administrative and County Counsel costs, are
shown in Table A below.

Table A
AALRR Rent Due Funds Received
October 1-31 $ 34,982.73
November 1- 15 $ 17,491.37
Security Deposit $ 35,000.00
October Rent Check Paid $ 34,982.73
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SUBMITTAL TO THE BOARD OF SUPERVISORS COUNTY OF RIVERSIDE,

STATE OF CALIFORNIA
Subtotal | $ 52,474.10 $ 69,982.73
Amount of Refund to AALRR $ 17,508.63
Administrative Costs due to EDA $ 10,930.00
Total Due $ 28,438.63
ATTACHMENTS:

¢ Aerial Image
e Lease Termination Agreement
e Surrender of Leasehold

RF:HM:VC:VY:TG:ra RV552 19.300 13716
MinuteTrak: 5671
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alyst Greg@@l Pri7ﬂjs, Director County Counsel 11/2/12017
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LEASE TERMINATION AGREEMENT
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COUNTY OF RIVERSIDE
A political subdivision of the State of California
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and

ATKINSON, ANDELSON, LOYA, RUUD & ROMO
A California Professional Law Corporation

LESSEE
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THIS LEASE TERMINATION AGREEMENT (“Agreement”) is made as of

LEASE TERMINATION AGREEMENT

between the County of Riverside, a political subdivision of the State of California (“Lessor”) and
the, Atkinson, Andelson, Loya, Ruud & Romo, a California Professional Law Corporation
(“Lessee’), sometimes collectively referred to as the “Parties”.

RECITALS

A. The Press Enterprise Company, as predecessor in interest to the County of Riverside, as
Lessor, and Lessee have entered into that certain Multi-Tenant Office Lease (“Lease™)
dated March 20, 2008, whereby Lessee leased a portion of an office building located at
3450 Fourteenth Street, Suite 420, Riverside, California, 92507 and parking (collectively
“Leased Premises™). The Lease is attached hereto as Exhibit “A”, and by this reference
incorporated in this Agreement; and

B. Lessor and Lessee desire to terminate the Lease on the terms and conditions in this
Agreement.

For good and valuable consideration, the receipt and adequacy of which are acknowledged,
Lessor and Lessee agree as follows:

Section 1. Termination of Lease

A. Lessor and Lessee agree to terminate the Lease effective on November 15, 2017, (the
“Termination Date”), subject to the fulfillment of the following conditions:

1)

2)

3)

Lessee shall immediately upon the Termination Date, following execution of this
Agreement surrender possession of the Leased Premises, including any Lessee
improvements constructed by Lessee during Lessee’s tenancy.

Lessee shall surrender the Leased Premises by the Termination Date with any and
all improvements, parts, and surfaces thereof broom clean and free of debris, and
in good operating order, condition and state of repair, ordinary wear and tear
excepted. Lessee shall remove modular work stations which belong to Lessee.
Any personal property or furniture of Lessee not removed on or before the
Termination Date shall be deemed to have been abandoned by Lessee and may be
disposed of or retained by Lessor as Lessor may desire.

Prior to the Termination Date of the Lease, Lessor will conduct a final inspection
of the Leased Premises and the Lessee shall surrender the Leased Premises by the
Termination Date in the same condition as delivered to Lessee on the
Commencement Date (as that term is defined in the Lease) except for ordinary
wear and tear. Lessee shall repair any damage occasioned by the installation,
maintenance or removal of Trade Fixtures, Lessee owned Alterations and/or
Utility Installations (as those terms are defined in the Lease), furnishings and




equipment as well as any storage tank installed by or for the Lessee pursuant to
Section 7.4, subsection (c), of the Lease.

4) Concurrent with the execution of this Agreement, Lessee shall execute,
acknowledge, and deliver to Lessor in a recordable form a Surrender of Leasehold
conveying to Lessor all rights, title, and interest Lessee may have in the Lease and
the Leased Premises effective as of the Termination Date.

B. Notwithstanding any provisions of the Lease, Lessor and Lessee each agree that effective
as of the Termination Date and pursuant to the terms of this Agreement, the Lease is
terminated and of no further legal effect, the Lease Premises is surrendered, and all rights
and obligations arising out of the Lease are null and void.

Section 2. Acceptance of Surrender

Upon completion of the final inspection, Lessor shall notify Lessee when Lessor accepts the
surrender of the Leased Premises by Lessee and acknowledges that the Leased Premises are in
good condition and repair and that Lessee shall have no liability with respect to the condition of
the Leased Premises.

Section 3. Security Deposit

A. Security Deposit (as that terms is defined in the Lease) of Lessee held by Lessor is thirty
five thousand dollars ($35,000).

B. Pursuant to terms and conditions provided in Section 5 of the Lease, Lessor may use,
apply or retain any portion of said Security Deposit for the payment of any amount due
already due to the Lessor, for Rents which will be due in the future, following execution
of this Agreement and/or to reimburse or compensate Lessor for any liability, expense,
loss or damage which Lessor may suffer or incur by reason thereof.

C. Within 90 days after the termination of the Lease, Lessor shall return that portion of the
Security Deposit not used or applied by the Lessor.

Section 4. Mutual Release

A. Except as set forth in Section 4B., Lessor and Lessee discharge and release each other
and their agents, elected officials, contractors, officers, directors, employees and
representatives from any actions, causes of action, claims and demands, costs, loss of
services, and expenses and compensation related in any way to all known and unknown
injuries resulting, now or later, from all obligations in connection with or included in the
Lease, and from all claims, actions an demands that each may have against the other(s)
by reason of the Lease. Lessor and Lessee represent and warrant that they have not sold,
assigned, or otherwise transferred any of the claims released by this Agreement.

B. Each party agrees that all rights under Civil Code § 1542 and under any other applicable,




similar law are expressly waived. Civil Code § 1542 reads as follows:

A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS WHICH THE
CREDITOR DOES NOT KNOW OR SUSPECT TO EXIST IN HIS OR HER
FAVOR AT THE TIME OF EXECUTING THE RELEASE, WHICH IF
KNOWN BY HIM OR HER MUST HAVE MATERIALLY AFFECTED
HIS OR HER SETTLEMENT WITH THE DEBTOR.

4_;1][ Lessor /% ﬁﬁessee,

C. Each party represents and warrants to the other party that the party has read and
understood the Agreement with the release provisions and that each party has had the
legal effect of this Agreement explained by competent legal counsel of that party’s own
choice and that each party is executing this Agreement of that party’s own free will.

Section 5. Assignment
Lessee represents and warrants that Lessee has made no assignment, sublease, transfer, or other
disposition of the Lease, any interest in the Lease, or any demand, obligation, liability, or cause
of action arising out of the Lease.
Section 6. Entire Agreement

This Agreement contains the entire agreement between the parties regarding the matters covered
in this Agreement. There have been no other statements, promises, or representations made by
the parties that are intended to alter, modify, or complement this Agreement.

Section 7. Amendment

This Agreement may not be altered, amended, modified, or otherwise changed in any respect,
except by a writing executed by an authorized representative of each party.

Section 8. Counterparts

This Agreement may be executed in one or more counterparts, each of which shall be deemed an
original, and all taken together, shall constitute one and the same instrument.

Section 9. Titles

The section titles in this Agreement are used for the convenience of the parties and are not to be
taken as part of the instrument or used to interpret this Agreement. '

Section 10. Time of Essence

Time is of the essence in this Agreement.




Section 11. Authorization

The undersigned, by their signatures, represent and warrant that they are authorized agents of
their respective entities and are authorized to execute this Agreement.

Section 12. Successors and Assigns

This Agreement shall bind and inure to the benefit of the parties and their respective heirs,
successors, and assigns.

Section 13. Governing Law
This Agreement is governed and construed in accordance with California law.

[Signature Provisions on the Following Page]




IN WITNESS WHEREOF, the Parties have executed this Agreement as of the date first written

above.
Date: NOV 14 207 Date:
COUNTY OF RIVERSIDE, Atkinson, Andelson, Loya, Ruud, & Romo,

a political subdivision of th€
State of California

By: \/

A

John avagiiope, Ch
Board of Supervisors

ATTEST:
Kecia Harper-Them
Clerk of the Board

uty )

a California Law Corporation

By:

Mark T. Palin
President and Managing Partner

APPROVED AS TO FORM:
Gregory P. Priamos
County Counsel

o Ao 3

Thomas Oh
Deputy County Counsel
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IN WITNESS WHEREOF, the Parties have executed this Agreement as of the date first written

above.

Date:

COUNTY OF RIVERSIDE,
a political subdivision of the
State of California

By:

John F. Tavaglione, Chairman
Board of Supervisors

ATTEST:
Kecia Harper-lThem
Clerk of the Board

By:

Deputy

APPROVED AS TO FORM:
Gregory P. Priamos
County Counsel

By:

Thomas Oh
Deputy County Counsel

Date: /0 'o?c" (7

Atkinson, Andelson, Loya, Ruud, & Romo,
a California Law Corporation

Mark T. Palin
President and Managing Partner




EXHIBIT A

STANDARD MULTE-TENAN OFFICE LEASE - GROSS
AIR COMMERCIAL REAL ESTATE ASSOCIATION

1. Basic Provisions ("Basic Provisions™).
1.4 Parties: This Lease {"Lease"}, dated for reference purposes only Merch 24, 2008
is made by endbetween The Press Ernterpri - i

("Lessur™)

and Atkingoen, Bndelscon, Lova, HRuud & Romo, a3 California

lesses”),

{collectively the "Parties”, or individually a "Party"}.
1.2{a)  Pramises: That cedain portion of the Projest (us defined balow), known as Suite Numbsrsis) £20 .
fourth (43

1) floors}, consisting of approximately 10, 241 . smntable sguare feet and approximately 9, 144

‘useable square feel{"Premises"). The Premises are focated ot 3450 Fourtesnth Strest .
in the City of Eiverside , County of Pive de '
StateofCalifornis . with ip cotde GE80Y tn addition to Lessee's rights to use and cooupy the
Pramisas as hereinafter specified, Lessee shall have non-exciusive rights te the Commen Areas (as defined in Paragraph 2.7 below) as hereinafior
specified, but shall not have any rights to the racf the exterior walls, the area above the droppet cedlings, or the

; raceways of the building
containing the Premises UBuilding®} ar io any ather buildings in the Project. The Pramises, the Buiiding, the Commun Araas, the fand upon which
they are located, along with 3l sther buildings and improvemants thereon, ara herein coliectively referred to as the "Prajeet” The Project consists of

approximately 148, 600 rentable squars fest. {Ses also Paragraph 21
S L2 Parking 22 unreserved and & reserved velicle parking spaces at & monthly cost ¢f

$0.30 per unresenved space and 30 .00 per resirved space. (Ses Paragraph 2.5 and Paragrapt

1.3 Teem: 19 years and {0 months ("Original Term")
sommencing Bugusy 1, 2008 {"Commencement Date"; and ending J) 2034
{"Expiration Date"), {See also Paragraph 3)

1.4 Early PossessioniSes Paragraph 55 {"Early Possassion Date™).
{See alsu Paragraghs 2.2 and 3.3)

1.5 Base Rent 322, 701 .60 per month (‘Base Renty”, payable onthe 15t day of each manth
commaencing Sugust 1, 2008 . {Bee also Paragraph 4)
B [Fthis box is checiad, there are provisians in this Lease for the Base Renl o be adjusted. See Peragragh 51

1.6 Lessee's Share of Operating Expense Ingrease: seven parcent {7 % {"Lessee's

Share"). Lessee’s Share has been caloulated by dividing the approximate reniable square footage of the Premises by the fotal approximate square
feotage of the rentable space containgd iy the Projsct and ahali not be subjec to revision excapt in sonnection with an actual change in the size of the
Pramisas or  shange in the space available for jsase in the Project.

1.7 Bage Rent and Other Monies Paid Upon Execution:
{a) Bage Rent: §22, 701. 60 for the pariod August 1, 2008 -~ Aungqust 31, 2008
] Security Deposit 835, 000, 20 {"Security Deposit™, (See aiso Parsgraph &
(e} Parking: 30.00 for the period N/2
() Other: $¢. 30 for N/B
(e} Total Due Upon Execution of this Lease: $57, 701 .60
1.8 Agreed Use: & lew {irm corsistent with tl of & First aolsse bullding

. {Bee aiso Paragraph 83
1.8 Base Year; Insuring Parly. The Base Yearis 2008 . Lessoris the "Insuring Party". {See also Peragraphs 4.2 and 8)
1.10 Real Estate Brokers: (Sea slon Paragraph 15} .

(&) Representation. The following real estate brokers { the "Brokers™} and brokerage relationships exist in this fransaction {check

applicable bosss)

¥ Lee & Associmtes ~ Riverside represents Lessor exclusively {'Lessor's Broker™;
o Ashwill &sszccistes represents Lessee exclusivaly ("Lessee's Broker™); or
o represents both Lesser and Lesses {"Dual Agency™.
(&) Payment to Brokers: Upon execution and dalivery of this Lease by both Partiee, Lessor shall pay 4o the Broke:s the brokerage
fee agreed to in @ sepamte willen agresment ferifthereisnosuch ol taa-ste-of - S5
afshotatal i D_‘v- ot £ ‘: ¢! & & T XS a k). b, f,_'”r b ;:w
313 Guarantor. The obligations ¢f the Lessse under fhis Lease shall be guaranteed by
{"Guarantor"). {Ses also Paregraph 37)
1.12 Business Hours for the Bullding: 6: 30 am. to 1Z2:00 a,m, g Mondays thraugh Frideys (except Buiding
Holidays) and 12:00 p.wm, ese-to 11:00 £.m. on Baturdays (except Building Holidays) snd 200 pav, te 1500 pam. en Sundsys {sxonpt

Suiiding Holidays). “Building Holidays”™ shali mean the dates of chsarvalion of New Year's Oay, Presidente Day, Memerial Day, Independence Day,
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Laber Day, Thanksgiving Day, Christmas Day, and o mEior ZO1Z
1.13 Lessor Supplied Services.  Notwithsianding the provisions of Paragraph 11,1, Lessor is NOT ¢btigated to provida the foliowing:
G iat services
£ Otner {spacifyk
.14 Attachments, Altached hereto ars the foliowing, 3l of which constitute 2 part of this Lease:
an Addencum consisting of Paragraphs 50 through 59
& a plot plan depicting the Promises; Exhibit A
& currgnt set of the Rules ard Reguiations;
2 Work Letlar;
a fanitorial scheduie:
O other (specify):
2. Premises.
2.1 Letting. Lessor hereby i2ases 10 Lessee, and Leasee hereby ieasss from Lessor, the Premisas, for the term, at the rental, and

upen all of the terms, covenants and conditions sel forth in this Lease. Uniess otherwisa provided hersin, any statement of size s8¢ forth i this Lease,
ar that may have been usad in calculating Rent, is an approximation which the Parties agree is reascnable and any payments based thereon are nol
subject te revision whether or rot the actual size is more or less. Note: Lessee is advised to verify the actual size prior to executing this Lease.

2.2 Congition. Lessor shall defiver the Premises to Lesses in 3 clean condition on the Comimencemers Date or the Early Possession
Date, whichaver fiest oocurs {"Start Date”). and warvants that the existing elestrical, plumbing, fire sprinkler, lghiing, heating. ventiating and air
senditioning systems ("HVAC™, and afl other ftems which the Lessor is abligatad to sonstrust pursuant fo the Work Lelter attached herelo, if any, other
than those canstructed by Lessee. shall be in good operating condition on said date, that the structural elements of the roof, bearing walis and
foundation of the Unit shall be free of malenal defects, and that the Premisss do not cortain hazardous levels of any meld or fungt definag as doxic
under applicable state of federal law.

23 Compliance Lessor warrants to he best of its knoviedge thal the improvements comprsing the Premises amd the Tommon
Araas comply with the bulding codes that were in effac at the time that ezch such improvement, of pordion thereo!, was constructed, and aiso with al
applicable faws, covenants or resiriclions of record, regulslions, and ordipances [“Applicable Requiremants™ in sfiect on 2 Stardt Datz. Said
waiTanty doss a0t apply te the use to which Lesses will put the Prarmises, modifications which may be raquired by the Americans witt Disabiliies At or
any simifar igws 85 @ result of Lessee's use (ses Paragraph 493, or to ary Alterations or Ulility instaliations {as defined in Paragraph 7.3{a}} made or 0
be made by Lesses. NOTE: Lesses ls responsible for determining whether or not the zoning and other Applicable Reguirsmenis are
appropriate for Lesses's intended use, and acknowiedges that past uses of the Premises may no longer be allowed. 1 the Premises do not
comply with said warranty, Lessor shall, except as otherwise provided, promptly after receipt of writies notice from Lessea setiing forth with spacificity
the nature and extent of such non-complisnse, rectify the same. |4 the Applicable Requirements are herealier changed so as to require during the term
of this Lease the construction of an addilion 16 or an alteration of the Premises, the remadiation of any Harardous Substance, of the reinforcement or
ather physical modification of the Premises ("Capital Expenditure”, Lessor and Lesses shafl allocate $he cost of suzh work as follows:

{&) Subject to Paragraph 2.3(c) below, if such Capital Expenditures are required as a result of the specific and unigue use of the
Premises by Lessse a5 compared with uses by tenants In general, Lesses shall be fully responsible for the cost thereof, provided, howeavar that if such
Capital Expenditure I required during the last 2 yoars of this Loese and the cost thereof exceeds 8 months’ Base Rent, Lessee may instead lerminate
this Lease unless Lesszor notifies Lessee, n wiiting, within 10 days after raceipt of Lessee’s lermination natice that Lessor has eiected 1o pay the
difference between the actual cost tharedf and the amount equal to 8 monthy’ Base Rent If Lessee eladis termination, Lessee shall immediately cease
the use of the Premises which requires such Capital Expenditure and deliver to Lessor wilten notice ssecifying a termination date at least 90 days
thereafter.  Such termination date shall, however, In no event be eadisr than the last day that Lessee could fegally ubilize the Premises without
commencing such Capital Expenditure.

{5} ¥ such Capital Evpenditurs is not the result of the specific and unique use ¢of the Premises by Lesses isuch as, govermmentally
mandated saismic modifications), then Leasor shall pay for such Capital Expanditure and Lessee shall enly be obligated 1o pay, each month during the
remainder of the term of this Lease, on the date that on which the Base Rentis dus, an amuunt squal to 144th of the portion of Suzh costs reasenably
attrbutable fo the Premises. Lessee shall pay Interest on the balencs but may prepay its obligation at any time. If. howaver, such Capital Expenditure
is required during the last 2 years of this Lease or if Lessor razsonably determines that it s not sconemically feasibie fo pay fts share thereol, Lessor
shall have the option to terminate this Lease upos 90 days prior writien nolice to Lessse unless Lasses notifies Lessor, inwiiing, within 10 days after
recelpt of Lessor's termination nofice that Lessee will pay for such Capita! Expendiure. ¥ Lessor doss not elsct to terminate, and falls to tender its
share of any such Capita! Expendifure, Lesses may aduance such funds and deduct same, with nterest, from Rent unii Lessors share of such cosls
have been fuly paid. If Lessas is unabie to finance Lessor's share, ar i the balance of the Rent due and payable for the remainder of this Lease is not
sufficlent 1o fully reimburse Lessee on an offset sasis, Lessee shall have the righf o lerminate this Lease upon 30 days written notice to Lessor.

i) Notwithstanding the above, the provisions conceming Capitel Expencilures are Infendsd to epply only to nonvolunary,
unexpscled, and new Applisable Requirements. If the Capital Expenditures are inslead tigoered by Lessee as & result of an aclua! or proposed
‘change In use, change In intensity of use, or modification 1o the Premises then, and in that event, Lessee shall either: (i} immediately cease such
changed use of intensity of use andior take sush other steps as may be necessery to sliminate the requirsment for such Capital Expenditurs, or (i)
complets such Gapital Expenditure at s ovm expense, Lessee shall not have any right to terminate this Lease.

2.4 Acknowledgerents. Lessee acknowledges that (a) Lessee has been advised by Lessor andfor Brokers to safisfy #seff with
espect o the condition of the Premises (including but not timited to the elactical, HVAC and fire sprinkisr systems, securily, environmental aspects,
and compliance with Applicable Requirements), and thelr sultability for Lessee's intented use, {b) Lesses has made such investigation as U desms
naoessary with reference o such matters and assumes all responsibillty therefor as the same refale to its occupancy of the Premises, and (o) nefther
Lessor, Lessor's agents, nor Brokers have made aay oral of wiilten representaticns or warrsnties with respect o said matters other than as se! forth In
this Lease. |n addition, Lessor acknowledges that (i) Brokers have made no represeniations, promises or warranties concerning Lessee's ability to
honor the Lease or suitabifly to ocoupy the Premises, and (i} 1t is Lessor's sole responsibilty to investigate the financial capability andior suitability of
all proposed tenants.

2.5 Lessee as Prior Owner/Occupant. The warranties made by Lessor in Paragraph 2 shall be of no force or efigat if immmediately
prior o the Stadt Date, Lessse was the owrer or occupant of the Premises. In such event, Lessee shall be rasponsible far any nsoossary comractive
WOrK,

2.5 Vehicle Parking. So long as Lessee is nof in default, and subjsct to the Rules ard Reguletions alteched hereto, and as

establishad by Lessor from time to time, Lesses shall be entiied to rent and use the number of parking spaces specified In Paragreph 1.2(0) at the
fantal rate zpplicable from time to time for monthly parking &s set by Lassor and’or #s licenses,

{a} ¥ Less2e conwn or allows any of the prohibited activities dessrbed & the Lease or the nules then in effect, then
Lessor shal have the right, without nofice, In agdl o such other rights and remedies that | may have, to remove or 0w away the vehicle involved
and sharge the cost to Lessae, which cost shall be immediaiely payabie upon demand by Lessar,

(b} T y ‘fi 1;’ = ¢ adin-P, qrap * {: ,,,r.;:_;; G ¢nn"’\.p«f}w»!‘¢p-r‘(iixy\vﬁ4 P
bessea—F Currentiy there i re charge for numthly parking, subjest to Paragragn 55 of the Addandum, Howseer, por Paragragh 52, F there are monthly parking
chargss, the rent for the parking is payable nne month in advance gricr (o the frst day of each calender month,

2.7 Commaon Arsas - Definition. The term "Common Areas® is defined 23 all aress and facilifies sulside the Pramises and within the
exierior boundary iine of the Projact and inferior utiity raceways and instaliations within the Premises thal are provided and designated by the Lessor
from time o time for the general nonexclusive use of Lessor. Lessee and other tenants of the Project and thelr respective empioyess, suppllers,
shippers, cuslomers, contractors and invitees, inciuding, but not limited to, common entrances, jobbies, cordors, stainwells, public restreoms,
elevators, parking areas, loating and unloading areas, frash areas, roadways. waliovays, driveways and landscaped areas.

. 28 Common Areas - Lessee's Righls. Lessor grants {o Lessce, for the benefit of Lesses and s employess, suppliers, shippers,
cotitractars, customers and Invilses, during the term of this Lease, the nonexciusive right fo use, in comymon with others enfitled o such use, ths
Common Areas as they exist from tme to time, subjust to any sights, powers, and privileges reserved by Lessor under the terms hereof or under the
terms of any rules and ragulations or restrictions goveming the use of the Praject. Under no cirsumetances shal the right hersin granted o use the
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Cominon Arcas be deemad to inchuds the right to stere any propenty, temoorarily or permanently, in e Commosn Areas. Ary such storage shall be
permitied oniy-by the prior wiitien consent of Lessor or Leasors dasignated agent, whieh consént may be revoked at any tme. in the svent thet any
unauthorized storage shall oocur then Lessor shall have the right, without natice, in addition fo such other nghts and remedies that it may have, to
remave i preperty and charge the cost to Lesses. which cos!t shall be immediately payable upon demand by Lasacr.

2.9 Common Areas - Rules and Regulations. ¢ o such other person(s) as Lessor may appott shall have the exciusive sonirol
and management of the Common Argas and shall have the i rom time to tme, to adopt, modify, amend and enforoe reasonable rules and
regulaticns ("Rules and Regulations") for the management, safety, care, and cleaniiness of the grounds, the parking and unloading of vehicles and the
preservation of goad order, as wall as for the convenience of other cocupants or tenants of the Building and the Project and their invitses. Tne Lesses
agrees 1o abide by and conformn to afl such Rules and Regulations, and shall use #s best efforts to cause its employess. suppliers, shippers, customers,
confractors and invitess 10 5o adide and conform. Lessor shalf not be responsible to Lessee for the noncompliance with ssid Rulss and Regulations by
wther tenants of the Project.

210 Common Areas - Changes. Lessor shall have the right, in Lessers sole dizcrstion, from time o time:

{a} To make changss W the Common Areas, inciuding, without Brmitation, chanqes in the location, size, shape and tiumber of
the lebbies, windows. stairways, ar shafts, ¢levatorss, cscalators, restrooms. driveways, entances, parking spaces, parkmg areas, loading and
unicading areas, ingress, egress, direction of traffic, landscrped arsas, waixways and uhilty raceways;

{p} Ta closg lemporarily any of the Common Areas for maintenancs puiposes 86 long as reasonable sooess o the Premises
rermains available;

i} Tz designate other land outside the boundaries of the Project 1o be a part of the Common Arsas;

idy To add addilional buiidings and improvemanis o the Somman Ar2as;

{2} To use the Common Areas while engaged in making additiora! mmprovements, repairs o alterations to the Projact, orany

portion thereof, and
Ta do and perform such other acts and make such othiar changas in, 1o or with respect to the Common Areas anid Project
as Lassor may, in the exerciss of sound business judgment, deam o be appropriate.

3. Tarm.
3.1 Term. The Commencement Dats, Expiiation Date and Origing! Term ¢f this Lease are a5 specified In Paragragh 1.3,
3.2 Early Possesslon.  If Lessee totelly or partially occupies the Premises prior to the Commencement Date, the obfigation 1o pay

Basz Rent shall be abated for the period of such early possession. All other terms of this Lease (including but not limited to the cbfigatians {o pay
Lessee's Share of the Operating Expense Increase} shall be in effect during such periad. Any such early possession shalt not affect the Expiration
Date,

33 Datay in Possession, Lessor agrzes to use Hs best commercizlly reasonable efforts to deliver possession of the Premises to
Lessee by the Commencement Date, i, despile said efforis, Lessor is unable 1o defiver possession by such date, Lessor shall not be subject to any
lisbility therefor, nor shall such faillure affect the validity of this Lease. Lessee shall nol however, he obligated to pay Rent or p rf(:""l its cther
abligations untl Lessor selivers p fons of the Premises and any periotd of rent ghaterment that Lesses would otherwise have enioyed shalt run from
the date of delivery of possassion ant contines for a period egual © what Lessese would ctherwise have ewjoyad under the tarms mm;f But minus any
days of delay caused by the acls or omissions of Lessee. |f possession is not defivered within 50 days affer the Commencement Date, as the same
may be extended under the terms of any Work Letier executed by Parties, Lessae may, al its opfion, by natice in writing within 10 aays after the end of
such 80 day period, cancel this Lease, in which event the Parlies shall be discharged from all obligations hereunder. If such waifien nofice is net
receivad by Lessor within said 10 day petiod, Lessee's right lo cancel shall tarminate.  If posgassion of the Premises is not delivered within 120 days
after the Commencement Date, this Lease shafl teavinate unless other agresments are raached betwesn Lassor and Lessee, frnwaiting,

34 Lessee Complance. Lessor shall not be requirad to deliver pe ssion of the Premises to Lessee until Lessee complies with its
obligation to provide evidence of Insurance (Paragraph 8.5). Panding deiivery of sush evidence, Lessee shall be required to pedomm all of fs
cbligations under this Lease from and after the Start Date, including the payment of Rent, notwithstending Lessor's election fo withhald possession
parding recaipt of such svidence of nsurance, Further, if Leszes is required ‘o porform any olhar conditions prior 1o or concurrent with the Start Datg,
the Start Date shall ocour but Lessor may elect to withhold possession until such conditions are satisfisd,

4. Rent.

4.1, Rent Defined. Al monetary obiigations of Lessee o Lessor under the ferms of this Lease (excapt for the Securlty Deposi) are
deamed to be rent ("Rent™}.

Operating Expense Increase. Lessee shall pay to Lessor during the term nereof, in addition to the Base Rest, Lesses's Shave of
the arvount by which ab Operating Expenses for sach Companson Year exceeds the amount of all Operating Expenses for the Base Year. such exocgss
boing hereinafier referred o 2s the “"Operating Expense Insroase®, in actordancs with the fallowing provisions:

{a} “Base Year' Is as specified iy Paragrasgh 1.9

{by “Comparison Year' is defined as esch calendar year during Ihe term of this Leass subseguent to the Dase Year
provided, howsver, Lessee shall have no obligation to pay & share of the Operating Expense incraase zappicable fo the first 12 months of the Lease
Term {cther than such as are mandated by a governmental authority, 53 to which govemmen! mandated expanses Lessee shall pay Lessow’s Share,
notwithstanding they coour during the fisst twelve {12) months). Lesses's Bhare of the Operating Expense Increase for tha first and last Comparison
Yoars of the Leage Term shall be prorated according to that portion of such Compadson Year as to which Lessse is responsible for g share of such

increase.
{cy The folliowing costs relaling 1o the ownership and pperation of the Project, calcuiated as ¥ the Project was al least 95%
socupled, are defined as “Dmraimg Expenses” ;
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5] Any Hem of Operating Expense that is spedficaly atuibuiabis o the Premises, the Bullding or to any olher bufiding in the

Project or to the speration, repalr and mamienanc:
item that s not specifically atinbutabie fo the B
alfocated by Lessor e gl busldngs o the Project.

{e} ‘The inclusion of the improvernants, faciitios and services sat forth in Subparagraph 4.2(c) shall net be geamed 10 impose
an obligation upan Lessor to either have said improvements or facilities o to provide those servioss unless the Project already has the same, Lessor
atreatly provides the senvicss, or Lessor has agreed elsgwhere in this Laase 1 provide the seme of some of them,

! Lessae’s Bhare of Operating Expenss ing is paysbiz monthly on the same day as the Base Ren! is dus hereunder.
The amount of such payments shall be based on Lessor's estimate of the Operating Expense Expenses. Within 60 days afler writter request {but not
e than one eash year) Lessor shall defiver to Lesses 3 reasonably deteiled stalement showing Lessee’s Share of the sctual Commen Arsg

/
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wareof, shall be aliceal tirsly to such Premises, Building, o other buliding. However, any such
ing of to any offier building or to the oparation, repair and maintenance thereot, shall be equitably
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Operating Expenses incurred during the preceding yeara reasonably detailed statement shewing Lessee's Share of the actual Operating Expense
increase incurred dwing such yesr If Lesses’s pavments during such Year exceed Lesses’s Share, Lessse sha!! oreddt the amount of such
over-cayment against Lessee’s fulure payments, If Legsed's payments during such Year were fess than Lessee's Shate, Lessee shall nay to Lesscr the
arount of the deficie gncy within 10 days after delivery by Lessor (o Lessee of saif statement. Lessor and Lessee ahal! forthwith agiust betwsen them by
CESJri payment any balance determined to exist with respect to that portion of the last Comoarison Year for which Lesses is responsibie as fo Oparaling
Expanse ingreases, nobvithstanding that 1he Lease torm may have lerinated vefore the end of such Comparnisan Year
a; C}:«erm.ng Expensas shall nol inciuds the costs of replacerment for equipment or capital components such as the roofl
foundations, ewterior walls or g Common Area capital improvement, sucr as the parking iof paving, elevators fencas thal have 3 usefyl fife for
agcounting puIposes af § yaars or more.
Operating Sxpenses shall not includs any sxpenses o
stherwise reimbursad by any third pacty, other terant, or by insurance proceeds.

43 Payment Lessee shall cause payment of Rent to b received by Lessor in lawlii money of the United States on or befors the day
on which it is due, without offset or deduction {sxcapt as specifically permittad in this Leass). All monetary amounts shall be rounded te the nearest
wiple dollar. In the event that any invoice prepared by Lassor [s fnaccurate such inzocuracy shai nob constitute a waiver and Lessee shali be cbligated
o pay the amount 3¢t forth in this Lease. Rent for any period during the term hereof which is for less than gne Tull calendar month shall be prorated
based upon the actual number of days of said manth Payment of Rent shall b2 made to Lessor 2t s address stated herein of 10 sugh otner persons or
piace ds Lessor may from time to time designate in writing. Acteptance of a paymant which is less than the amount then due shall nct be 8 waiver of
Lessor's fights o the balence of such Rent, regasdiess of Lessor's endorsement of any check §o staling. In the event that any check, draft, o othar
ngtrument of payment given by Lessee to Lessor is dishonored for any reasan, Lesses agrees to pay to Lessor the sum of $23 in addition to any Lale

, Charge and Lessor, at its oplion, may require all future Rant be paid by cashier's check. Payments will be applied first fo accrued late charges snd
attomney's fees, second to accrued interest, then to Base Rent and Common Area Opersting Experses, and any remaining amourt to any other
cutslanding sharges or costs.

5. Security Deposit Lessee shall deposit with Lessor upon execution haree! the Security Deposit as security for Lassee’s falthful petformance
of s abl ‘gatiens under this Lease. I Lesses fals 1o pay Renl, or atherwise Defaulls undss this Lease, Lessor may use, apply or retain all or any porfion
of said Becurity Deposit for tre payment of any amount due aiready due Lesser, for Rents which will be due in the future, and? or to reimburse or
compansale Lessor for any liability, expense, loss or damage which Lassor may suffer or incur by reason thersof. If Lessor uses or applies afl or any
portion of the Security Depost, Lessee shall within 10 days after wiitters request thersfor deposit monies with Lessor sufficient 1o rastore said Security
Deposit W the full amount required by this Lease if the Baze Ran! increases during the term of this Lease, Lessee shal, upon wrilten request from
Lessor, deposit additional monies with Lessor So that fhe total amount of the Security Degosit shall at all fimes bear the same proportion 1o the
increased Hase Rent a5 the Initial Security Depasit bore to the Initial Base Real. Should the Agresd Use be amended to accommodate 2 material
change in the business of Lesses or to accommadale a sublessee of assignee, Lessor shall hava the right o increase the Securlty Depostt fo the
extent necessary, in Lessms mascnabe judgment, to a oum for any increased wear and tear that the Bromises may suffer as 2 result theraof. Ka

; n b T i

by any tenant directly to thind paries, or as to which Lessor is
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verciall ble-devsl-vased-on-such-shangainf ol condition—Lessor ghall not be reguired to keep the Security Deposit separate from s

ganeral socounts. Within 80 days after the expiration or tsrmination of this Lease, Lessor shall retum that portion of the Secudty Deposit not ussd or
applied by Lessor. No part of the Security Deposit shail be considered to be held in trus?, to bear interest or to be prepayment for any moniss to be paid
by Lesses under this Lease.
8, Use.

8.4 Use. Lesser shall use and occupy the Fremises only for the Agreed Use, or any other legal use which is reasonably comparable
thereto, and for no other purpose. Lesses shall not use or permit the use of the Premises in a2 manner that s unfawiul, creates damage, wasle or 2
nuisance, o that disturbs occupants of or causes damage o neighboring premises or properties, Other than guide, signaf and seeing eye dogs, Lessee
shall not keep or allow in the Premizes any pete, animals, birds, fish, or reptiies. Lessor shall not urmessonably withhold or delay #s consent to any
vrritten request for 3 madiication of the Agreed Uss, 5o fong as the same will not inspair the struchural integrity of the impravements of the Building, will
rot ag) ty alfect the mechanizal, eleckical, HVALD, and other systems of the Buliding, andfor will not aflect the exterior appearance of the Building.
I Lessor elects to withbold consent, Lessor shall within 7 days affer such request give writien notification of same, which nofice shall include an
explanation of Lessors objections 1o the changs in the Agresd Uss,

6.2 Hazardous Substances.

(a} Reportable Uses Require Consent. The term "Hazardous Substance” as used In this Lease shall mean any product,
substance, or wasle whose presence, use, manufacture. disposal, ransponation, of reizese, either by itself or in ¢ombination with other maladaiz
expe cted 1o be on the Premises, is either. {i} potentially injurious 1o the puliic health, safely or welfatg, the environment or the Premises, (i) regulated

ar reenitored by any gevemmental authority, or (i) a basis for potential liabilty of Lessor 1o any gwemmemat agency or third party under any spplicable
sza*ute of common bz theory. Harardous Substances shall include, but not be Imited to, hydrosarbons, petroleumn, gasoling, and/ar crude oif or any
products, byproducis of fraclions therect  Lesser shall not engage in any activily in or on the Premises which constitutes a Reportable Use of
Hazardous Substances without the express prier writlen consent of Lessor and timely compliance (at Lesses's expensel with all Applicable
Reguirements. "Reportable Lse” shall mean (i} the installation or use of any above or tefow ground storage tenk, {) the generation, possession,
storage, use, Hansporiation, or disposal of a Hazardous Substance that requires 3 permit from, or with respect to which 2 report, nolics, regististion or
business plan is required 10 be fled with, any governmantal authorlly, andior {ii} the presence at the Premises of 5 Mazarious Substance with respect
to which any Applicable Reguirernents requires that a notice be given to persons entering or ocoupying the Premises or neighbering propedies.
Netwithstanding the foregoing, Lessss may use any ordinery and customary materisls reasonebly required o be used in the normal course of the
Agresd Use such s ordinary office supples {copier forer, lcuid paper, glue ste.] and common household glzaning materials, so long as such use is in
corapliance with all Apaswabia Reguirements, is not 3 Reporiable Use, and does not expesa the Premises or neighboring property to ahy meaninghul
rigk of contaminzlion or damage or exposs Lessor o any labilty herefor. in addition, Lessor may condition its consent to any Reportable Use upon
recaiving such addilionsl assurances as Lessor reasonably deems necessary to protect itsalf, the public, the Premises andlor the environment against
dernage, contaminadion, injury andior liabiliy, Including, but not limited to. the instaliation (and removal on or before Lease explration o termngtion] of
profsclive modifications (such as conorele encasements) andior ingraasing the Security Deposit.

{b) Duty to Inform Lessor. If Less2e knows, or has teasonsble cause to believe, thal 2 Hazardous Substence has come fo be
ipsated in, on, under or about the Premisas, ofher than as proviously consented 1o by Lesser, Lessee shall xmmea’atmy give willten natice of such fact
o Lessor, and provide Lessor with 2 copy of any report, notice, claim or ether documentation which it has concerning the preseace of such Hazardous
Substance

{c) Lessee Remediation. Lessee shall not couse ¢or permit any Hazargous Substance to be spllied or rsleased in, on, under, of
ebout the Premises {inciuding thraugh the plumbing or sanitary sewer syster) and shali promptly, at Lessee's expense, Qomp[y with 28 Agphicakie
Requirements and take all investigatory andlor remedial acton reasonably recommended, whethar or not formally ordered or requited, for the cleanup
of any contamination of, and for the mainienance, security andior monifering of the Premises or neighboring progerties, that was caused or materally
contributed to by Lesses, or pertaining to or involving any Hazardous Substance brought onte the Premises during the termi of this Lease, by or for
Lassee, or any third psri y.

¢ Lessee indemnification. Lesses shall indemnify, defend and hold Lessor, s agerts, employess, enders and ground Jessor,

# any, harmiess frcm and against any and o loss of rents andfor damages, labfites, judgments, claims, expenses, penaiizs, amd attoreys’ and
consultants’ fees adsing out of or involving any Hazardous Substance brough! onfo the Premises by of for Lessze, o any thicd parly (provided,
however, that Lessee shall have no fiability under this Lease with respact 1o urderground migration of any Hazardous Substance under the Premises
from zreas oulside of the Project not caused or contributed to by Lessee). Lesses's pbligations shalt inglude, bul not be limited to, the efferts of any
confamination or injury Yo person, propenty or the environment created or seffered by Lassee, and fhe cost of investigation, remeval, remediation,
restoration andior atatemant, and shall survive the expiration or termination of this Leass, No temmination, cancoliation or release agreement entered
it by Lessor and Lesses shall relgase Lesses from #is obligaiions under this Lesse with respest to Hezardous Subslances, uniess specifically so
agreed by Lassor in veiting at the time of such agreament.

{2} Lessor ndemnification. Lessor and ifs successom and assigns shall indemnify, defend, reimburse and hold Lessee, s
ernployess and lendets, harmiess fom and aganst any and sl envronmental damages, including the gost of remediation, which result from Hazardous
Substances which existed on the Prfn fGes prier to Lessea’s eocupancy or which are caused by the gross negligence or witful miaconduct of Lessor, its
agents or employses. Lassor's obligations, as and when required by the Applicable Requirements, shall include, but not be limited to, the cost of
investigation, removal, temediation, restotation and/or abatement, and shali survive the expiration or termination of this Leasa,

{f) Investigations and Remediations. - Lessor shali refain the responsibity and pay for any investigations or remeadiation
measures required by governmental entities having jurisdiction with respect to the existence of Hazardous Sub ez on the Pramises prior to
Lessee's ostupandy, unless such remedistion measure is required 35 a rasult of Lassee's use (including "Alterations®, se dafined in paragraph 7.5(a)
betow) of the Premises, in which event Lessee shall be responsible for such payment. Lessee shall cooperate fully in any such aclivities at the request

. Z
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of Less
invest q

cluding allowing Lesser asd Lessors agents to have reg
tve and remedial responsibilities.
{g} Lessor Termination Option. K a 't

nable acoess o the Premises 3¢ reasonsbie tmes in order t6 23wy out Lesscrs

zardous Subsian
urless Lessse is legaly respoasible therefor {in which case Lessse shall make the investigation and remediation thareo! required by the Applicabie

{zee Paragraph 9.1{e)) vocurs during the torm of this Lease,

Requirements and this Lease shall continue in full force ang effact, big sub
may, at Lessor's opiion, either (1) invesiigate and remedliate such Harawdous Substance Condition, # andire" as s00n 25 reasonably possible at
Lessor's sxpenss. in which event this Lease shal continue is Rl korte and effect, or I If the estimated cost 10 remediate suth condition exeeads 12
times the then monthly Base Rent or 5100,000, whichever is greater, give w notice to Lessse, within 30 days after receipt by Lessor of knowidge
of the securrence of such Hazardous Substance Condition, of Lessor's desire to ferminate this Lease as of the dme EC days §o!iow1ng the date of such
notice.  In the event Lessor eiects to give a termmaten notice. Lessee may, within 10 days ‘hersafter, give written notice to Lessor of Lesses's
commitment o say the amount by which the cost of the remediation of sucn Razardsus Substance Condition exceeds an amount equal (o 12 fimes the
then monihly Base Rent o $100,008, whichsver is graater. Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30
days following such commitment. In such event, this Laase shall continue in full fores and effect, and Lessor shall proceed to make such remediation

s soun as reasonsbly possivie after the required funds are avallable. if Lessee does aot give such notice and provide the required funds or assurance
thareof within the lime providad, this Lease shall terminate as of the date specified in Lessor's notice of termination.

63 Lessee’s Compliance with Applicable Requirements, Evoept 2s otherwise provided in this L2ase, Lessee shall, at Lessee's
sole expanse, fully, diigertly and in g timely mannaer, materiafly comply with all Applicable Requiremsnis, the requirements of any spplicabie fire
insurance undenwriler or sating bureau, and the recormendations of Lessor's engineers andfor consuflants which relale in say manner o the Pramises,
without regard to whether said requirements are now in effect or become effective after the Stert Date. Lessee shali, within 10 days after receipt of
Lesaor's wrtlen request, provide Lessor with copies of aif permits and oiher documents, and other information evidencing Leasee’s compliance with an y
Applicable Requirements specified by Lessor, and ghall immediately upon recsipt, nolify Lessor in wiiling {with coples of any documents invoived of
any threatened or actusl claim, notice, citation, warning, complaint or repod pertaining to or involving the Tailure of Lesses or the Premizes o comply
with any Applicable Requirements. Likewise, Lessee shall immediately give wrilten notica to Lesser of: (i} any water damags to the Premises and any
suspected seepage, poaling, dampness of other condition condusive (o the production of mold, or {} any mustiness or other cdors that might indicate
the presence of mold in the Premizes,

6.4 Inspection; Compiiance. Lessor and Lessor's "Lender (as defined in Parsgraph 307 and consultants shall have the fight o enter
into Premises a! any time, In the case of an emergency, ang otherwise 3t reasonable times, after reasonable notice, for the purpese of inspacting the
condition of he Premises and for verifying compliance by Lessee with this Loase. The cost of any such inspections shalt be pald by Lessor, uniess a
violation of Applicable Requirements, or a Hazardous Substance Condition (see paragraph $.18) is found to exist or be imminent, or the inspection is
reguested or ordersd by a governmental authority. in such case, Lesses shat upon enues! reimburse Lessar for the cost of such inspection. s long
az such inspection is reasonably refated 1o the violation o contamination. In addition, Lesses shall provide coples of all relevant msterial safely deta
sheets (MSDS) to Lessor within 10 days of the receipt of wrilten request therafor,

7. Biaintenance; Repairs; Utility Installations; Trade Fixtures ang Alterations.

71 Lessee's Obligations. Netwithstand sw7s chiigafian fo kesp the Premises in good condition ang repair, Lesses shall ba
responsitle for payment of the cost thereot to Lessor 25 a nat rerd for that podion of the cost of any maintenance and repar of the Pramises, or
any equipmsnt (whersver localed) that serves only Lessee or the Premises, {0 the mxdent such costl fs alirinutable {0 abuse of misusa. Lesses shall be
responsible for the cost of painting, repaiting or repiacing wall coverings, and to repafr of reglace any improvements with the Pramises. Lessor may, at
its option, upon reesonable natice, slect io have Lesses parform any parficutar such maintenance or repairs the cost of which is otherwise Lesses's
responsibity hereundsr,

7. Lessor's Obligations. Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 {Compliance], 4 2 {Operaling Expenses), &
{Usel, 7.1 {Lesses's Obligations), 9 {Damage or Destruction) and 14 (Condemnation), Lassor, subject o reimbursernent pursuant to Paragraph 4.2,
shall keep in good order, condition and repair the foundations. extarior walls, structural condition of interior bearing walls, exterior roof, fire sprinklar

system, fire alamm sndfor smoke detection systems. fire bydrants, and the Common Areas. Lessee expressly waives the benef?t of any statute now of
nereafier in effect 1o the extent i is incansistent with the terms of this Leass.

73 Utility Installiations; Trade Fixtures; Alterations.

{a) Definitions. The term "Ulility Instaliations’ refers to gl ficor and window coverings. air lines, vacuum Hnes, powver penels,
elzchical distrioution, seownity and fee proteclion systems, communication cabling. Hghting fidures, MVAC egulpment, ant plimbing v or on the
Pramisgs, The feom “Trade Fixtures” shall mean Lesses's machingry ang squi nt that can be removed without doing material damage fo the
Premises. The term * Alterations” shall mean any modification of the imorovernents, other than Utilly Instaliations or Trade Fidures, whether by
addlition or defefion. "Leszee Dwned Alterations andior Utifily installations" are defined as Allerations andior Ulllty Instalislions made by Lessee
that are not yet ownad by Lessor pursuant to Parsgrach 7 4{a.

(b} Consent. Lesses shall not make any Alterations or Uklity Instafiations to the Promises without Lesso's prior written consent,
which will rot be unreasonably withheid. Lesses may, however, make ron-structurat Uity Installations to the interier of the Premises (excluding the roof)
withoul such consent but upon weisten nolice fo Lessor, as long as they ere not visible from the outside, do not invoive puncturing, relocating or

iect to Lesser's rights under Paragragh 6.2{d} and Paragraph 13). Lessor

ramoving the roof, ceilings, floors or any existing walls, will not aflect the slectrical, plumbing, HVAC, andlor fife safety systems, and the cumulative cost’

theraof during this Leese as exiended does not exceed $2000 $i0
rotive g0 1o Lepeee’s obligation 1o removs or nob remove sich Alterat ations 8% The exviratisn of vhe Lease. Notwithstanding the foregeing,
Lesses shall not make or pesmit any roof penefrations andior instal anything on the roof without the pricr writter approval of Lesssr. Lessor may, 55 a
precondition to granting such approval, require Lessee to ullize a contracior chosen andfar apmoveu by Lessor. Any Afterations of Utifity Instaliations
that Lessee shall desia to make and which require the consent of the Lessor shall be progented to Lessor in waitten form with detalled plans. Consent
shall be deamad conditioned upon Lessee’s: (i) azquiring alf applicatie govermmenial permits, () furnishing Lesser with copies of both: the pemils and
the plans and specifications prior to commancement of the work, and () compliance with all condions of said permits and other Applicable
Requirements in @ prompt and expeditious mannef. Any Altarations or Uity ions shall be performed in & workmanike manner with good and
sufficient materials. Lessee shall promiplly upon compiletion fursish Lessor with as plans and specifications. For work which costs an amaeunt in
excess of one monti's Base Rent, Lessot may condition its consent upen Lessee providing a lisn 2nd complation bond in an amount equal fo 150% of
e setimated cost of such Alterstion or Uy Instalialion andior upon Lesser's posting an additional Securlty Depost with Lessor,

{ch Liens; Bonds. Lessec shal pay, when dus, af claims for labor or materials fumished or alleged 1 have been fumished to of
for Lessee at or for use on the Premises, which claims are or may be secured by any mechanie's or materiaimen's lizn against the Premises or any
interest therein. Lesses shal give Lessor not tess than 10 days sotice pricr 1o the commencement of any work in, on ar about the Premises, and
Lessor shall have the right to post notices of non-responsibility, I Lessee shall contes! the validity of any such lien, claim or demand, then Lessee
shal, at s sole expense defand and protect itsetf, Leasor and the Pramises against the same and shall pay and salisly any such adverss judgment that
may be rendered thereon before the enforoement thereol, If Lessor shall requlrs, Lesses shall furaish a Suraty bond in an amount equal to 150% of the
amaount of sugh contested lien, claim or demand, v*::emmfymg Lessor againgt !1abn ity for the sama, ¥ Lessor elocts fo participate in any such aclion,
Lessee shall pay Lessor's stiomeys’ fees and cosls.

7.4 Cwrershlp; Removal; Sunrender; and Restoration.
{2) Dwnership. Sublect to Lessor's right fo require removal or elect owngrship as hereinafter provided, all Alterations and Wility
taliations made by Lesses shall be fhe propsriy of Lesses, but considered a part of the Premises. Lessor may, at any time, elect in writing to be the
owrer of ali or any specified part of the Lessee Owned Alterations and Utiliy instaliations, Unless otherwise instrocted per paragraph 7.4{bj herect, all
Lessee Cwmed Alterations and Uy instalislions shaf, ot the expiration or terminsion of this Lease, become the propedty of Lessor and be
surrendered by Lessae wilh the Pramises

{b} Removal. By dalivery to Lessas of wilten nofics from Lessor not carker than 20 and not later than 30 days prior te the end of
the term of this Lease, Lessor may require that any of ot Lessee Cwned Alterstions or Uity Instaliations be removed by the expiration os terminafion of
this Lease. Lessor may require the removal al any time of all or any part of any Lessee Ownad Alterstions or Utility instaliations made without the
senuired consent.

SO0, For gl Altsrations or Utiity instaliations 1o the Premises, Lossor will provide Lesses

{e} Surrender; Restoration. Lassee shall surrender the Pramises by the Expl ation Date or any eartier termination date, with ali
the improvements, parts and surfaces thereof clean ang free of debirds, and in good op rg order, condition and state of repair, ordinary wear and 16”?
excepted. “Ordinary wear and fear” shall not include any damage or deterioration that would have besn p d by good rea 108 practics.
Notwithstanding the foregoing, if this Lease is for 12 months or fgsy, then Lessss shell surrender the Premises in the same condition as delivered to
Lessee on the Slar Date with KO allowance for ardinary wear and tear. Lesses shall repalr any damage cocasionad by the instellation, malntenance or
removal of Trade Fixtures, Lessee owned Alsrations andfor Utility Instsllations, furnis nd equipment as well s the ramoval of any storage lank
instalied by or for Lesses. Lessee shall alse completely remave from the Premises any and ait Hazardous Substances brought ento the Premises by o
for Lessen, of any third parly (except Hazardous Substarces which were degosited via underground migration from aress cutside of the Framises)
ever if such removal would require Lesses lo perform or pay for work that excesds stalutory requirements. Trade Fidures shall remain the properly of

@_ PAGE 5 OF 14 o

A
INITIALS . INITIALS

1999 - AIR COMBERCIAL REAL ESTATE ASSOCIATION FORM OFG-5-8/072




Lessee and shall be removed by Lessea, Any oorsonal property of Lesses not "er"ove:l anor befors the B o Date or any 2ariie: Wwamination dale
shall be degmed 1o have been abandoned by Lesses and may be disposed of of retained by Lessor as Lass "»r may desire. The failurs by Lesses to
tmely vacple the Premises pursuant to this Paragraph 7.400) withou! the express written consent of Lessor shalt constitute 3 holdover under the
provisions of Paragraph 28 Lax
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&2 Llahitity insurance,
{a} Carried by Lessee. Lesses shall obtain and keep i forse 2 Commeroiat Genzral Liability policy of insurance protecting Lessce

and Lessar 25 an sdditional insured against claims fsr co{f

Y ury and property damage based upan or arising oul of the ownership,
use, oCoupancy of maintenance of the Premises and all areas apsmerxen‘ eoreto. Sych insursnce shail be on an ceounencs basis providing single
limit covarage in an amount nof tess than $1,000.000 per accurrence with an annual aggregate of not less than $2,000,000. Lessee shall add Lessor as
an additional insured by means of an en*arsement at wast as broad as the insurance Service Organization's "Additional insured-Managers or Lessors
of Premises™ Endorsement and coverage shali aiso be extended to include damage caused by heat, smoke or fumes from a hostilz fire. The policy
shall not contain any infra-insured exclusions as belween insured persons o arganizations, bit shall include coverage for liability assumed under this
Lease as an "insured contract” for the performance of Lessae's indeminiy obligations under this Lease. The fimits of said insurance shall net,
nowaver, it the llabillly of Lessee nor ralieve Lessee of any obligation herzunder. Lessee shal provide an endorsement on its liability policylies)
which provides that its insurance shall be primary to and net contributory with any simiar insurance camied by Lessor, whose insurance shall be
considersd excess insurance only.

(b} Carried by Lessor, Lessor shall maintain liabifity insurance as descrived in Pasagraph 8.2¢a}, in addition to, and notin lieu of,
the insurance required to be maintained by Legses. Lesses shall not be named a5 an additional insured tharein

8.3 Property insurance - Building, Improvements and Rental Value.

(8) Building and improvements. Lessor shall obiain and keep in force a policy or policies of insurance in the name of Lessor,
with loss payable io Lessor, any ground-lesser, and to any Lender insuring loss or damage to the Bulding andfor Project. The amount of such
insurance shall be equat o the full insurable reptacement cost of the Building and/or Project, 25 the same shall exist from time ta time, or the amount
'eqm’ed by any Lender, but ie no svent more than the commercially reasonatie and svailabie insurable value thareof. Lessee Owned Alierations and
Utility tnstaliations, '?raue intures, and Lesses's personal property shalt be insurad by Lessee under Paragraph 8.4, §F the soverage is available and
i appropiste, such polisy of policles 3h ure againsi ai riaks of disacd physical loss of damage (except the perils of flood andior
earthquake unless reguirad by s Lender), including coverage for debris removal and the enforcement of any Applicable Requirements requiring the

upgrading, dermolition, reconstruclion or mptacewent of any portion of the Promises 23 the resull of 2 covered foss. Said policy or policias ghall also
comialn an agreed vahation provision in liev of any coinswrance clause, waiver of subrogation, and inflafion guard protection causing an increase in the
annuat propedy hsurence coverage amount by & factor of not less than the adiusted LS. Deparmant of Labor Consumer Price index for Al Urban
Conzumers for the city naarest to whers the Pramises are focated. If such insurance covarsge has a deduciible clause, the deductible amount shall not
exceed $4-858 5,000 per cccurrencea.

(b} Rental Value., Lessor shall also obtain and keep In force a policy or policies in the name of Lessor with loss payable fo Lessor
an'* any Lerder, insurmg the loss of the ful Rent for one year with an extended period of indemnity for an additional 182 days ("Rental Value

") Sald i nee shall contain an agreed valustion provision in Bles of any coingurance clause, and the amount of coverage shall be
edjusied annualiy to refiect the projected Rent oiherwise payabie by Lessee, for the next 12 month period,

{¢} Adj; Pramises. Lesses shall pay for any increase in the pramiums for the property insurance of fhe Building and for the
Common Areas or other bulidings in the Project if said ingrease is caused by Lessee's sols, omissions, use or ostupancy of the Pramises

(4} Lessee’s Improvemaents. Since Lessor is the Inguring Party, Lessor shall not be required to insure Lessee Owned Alterglions
and Utity snstaliatwrss eriess the item in question has become the property of Lessor under the terms of this Lease.

Lessee’s Property, Business Interruption Insurance.

{2} Property Damage. Lessee shali oblaiy and mgisdain ivsurance coverage on 8il of Lessed’s personal properdy, Trade Fixtures,
ard Lessee Owned Alterations an Utility instailations.  Suck insurance shal be full replacament cost coverage with 2 deductible of not to excead
#0860 $5.000 per ocourrence.  The proceeds from any suth insurance shall be vsed by Lessee for the raplacement of parsonal proparty, Trade
Fidures and Lessee Owned Alterations and Utiity Installations. Lessee shal provide Lesser wilh wriltan svidence that such insurance s in fores.

{b; Business Interruption. Leasse shell obain and maintain loss of income and exira expense insurance in amounts as will
reimburse Lesses for direct or indirect loss of eamings atiibutadie (o all parls commonly insured againgt by srudant lessees in the business of Lessee
or ettibutable to prevention of access to the Pramises as a result of such perils,

{c} No Representation of Adequate Coverage. Lessor mokes e represantafion that the limits or forms of coverage of inawance
specified herein are adequate io cover Lassesd’s property, business operafions or chligations under this Lease.

£.8 Insurance Policies. Insurance requirad hereln shali be by companies duly fivensed or admilted to transact business in the state
where the Premises are iotated, and maintaining dJ:mg the policy termn & "Generat Policyholders Rating” of at least A~ Vi, as set forth in the most
current issue of "Best’s insurance Guide®, or such other rating as may be requited by & Lender. Lessee shafl not de or psrmit {o be done amything
which invalidates the required Insurance policies. Lessee shal, prior to the Start Date, deliver 1o Lessor certified coples of policies of such insurance or
cerificates svidencing the existence and amounts of the required insurance. No such policy shall be cancelable or subject fo modification excapt aller
1{} days prier written notice fo Lessor. Lessee shall, 3l least 30 days prior to the expiration of such policies, fumish Lesser with evidenes of renevals or

‘insurance binders” evidencing renewal therea!, or Lessor may order such inswance and charge the cost thereof to Lesses, which amount shall be
payable by Lessee to Lessor upon derand. Such policies shall be for 3 term of 2t fast one year, or the length of the remaining term of tis Lease,
whichgver is less, I elther Pary shall fall o procure snd malnizin the Insurance requived fo be carded by &, the olher Parly may, bt shali not be
regulred o, procure and maintzin the sams.

LR Waiver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each hersby relzass and refiave the
cther, and waive their entire right to racover damages against the other, for loss of or damage o its property arising wut of or incident to the perils
reguired Lo be insured against herein, The effect of such elsases and waivers is not imited by the amount of insurance carried or requirsd, or by any
deductibles applicable hersto. The Parties agree to have their respective property damage insurance carsisrs waive any right to subrogation that such
companies may have against Lessor or Lessee, as the pase may be, so jong as the insurance is not invalidatad thereby.

8y Indemuity. Except for Lessor's gross negligence or willful misconduct, Lessee shall indemnify, protect, defend and heid harmless
the Prermises, Lessor and its agants, Lessor's master or ground lessor, partners and Lendsrs, from and against any and all claims, loss of rents and/or
damages, lens, judgments, panalliss, atiorneys’ and consultants' feas, expenses andiar llabities arising cut of, invazving or in sonnection with, the uge
andior oceupancy of the Premises by Lesses. I any action or progseding i k:rwgh‘ against Lessor by reason of any of the toregoing matiers, Lessee
shall upori rctice defend the same a Lesses’s axpense by counsel reasonsbly satisfactory to Leesor and Lessor ahall cooperate with Lesses in such
defense. Leseor nesd not have first paid any such ¢aim in order to be defended or indemnified.

B8 Exemption of Lessor and its Agents from Liabitity. Notwihs :zndmg the negligence or breach of this Lease by Lessor or its

ageals, neither Lessor nor its agenis shall be lable under any ciroumstances for () injury or damage o the person or goods, wares, meschandise or
other propernty of Lesses, Lessees employess, coniractors, invitses, customers, or any ofher person in or about e Pramises, whether such damage or
injury is cavsed by or resufis from fice, steam, slectricity, gas, water or rain. indeor air quality, the presence of mold or from the breakage, leakage,
obstruction or other defects of pipes, fire sprinkiers, wires, appliances, plumbing, HVAZ or ighting fixtures, or framy any other cause, whether the sald
infury or tiamage results from cond ising upan the Premises of upon other porfions of the Bullding, or from other mources or places, (i} any
damages arising from any act or negisct of any other tenant of Lessor or from the fzilure of Lessor or s agents to enforce the provisions of any ather
lzase it the Projaat, or (i} injury to L ssee's busingss or for any loss of income ¢r profit therafrom. Instead, § is intended that Lesses’s 5ol recourse n

the event of such damages or injury be fo file a claim on the insurance polisylies! thal Lessee Is required to maintaln pursuant to the provisions of
paragraph &.

89 Fallure to Provide Insurance. Lessse aakmw?edges that eay faliurs on #s part to oblain or maintain the insurance requited
hareln will expese Lessor o risks and poientialy cause Lessor 10 incur costs not gontempiated by this Lesse, the extent of which will be extremaly

difficult o ascariain. Accordingly, for any 'ncnth or portion thereof that Lesses dows ol maintain the requirad insursnce andfor doss not provids Lessor
with the required binders or certificates evidencing the existence of the required Insurance, the Blase Rent shall be aufomatically increased, without any

s
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requirement for nolice 1o Lesses. by an amount equal e 10% of the then exising Base Rent or $100, whichsver i greater. The parties agree that such
increase in Base Rent epresents Tair and reasonabie compensation for the zdditonal psk/costs thal Lassor will inzur by rsason of Lesses’s faiurs to
maintain the required in cg. Such increass in Base Rent shall in no evant constitte 2 waiver of Lassee’s Dafa ith respect o the

Breacl; wil
failre to maintain such insurance, prevant the exercise of any of the other rights and remedies gracted hereunder, nor reTieve Lesses of its sbigation (o

maintain the insurance specified in Lease.
Q. Damage or Destruction,
ER Definitions.

{a; ‘Premises Portial Damage” shall mean damage o testuchon 10 the mprovemenis on the Pramises, other than Lassee

Crwned Alterations and Uity Ins n3, wihich can reasonably be repairac in 3 months o1 izss from the date of the damags or destruction, and the
cost tharecf does not exceed a sum equal to £ montivs Base Rent. Lassor shall notify Lesses in wriing within 38 days from the date of the damage or
cestrction as 1o whather or not the damage s Partial or Total,

’ {t "Premises Total Destruction” shall mean damage or destrustion to the improvements on the Premises, other than Lessee
Owaed Aterations and Utility instalflations and Trade Fitures, which cannat reasonabiy be repaired in 3 months or less fom the date of the damage or
gestruction sndior the cost thereo! axceeds 8 sum equal 1 6 monti's Base Rent, Lessor shall notify Lasses i wiiting within 30 days from the date of
the damage of destrection as 1o whether or net tha damage 5 Partisl o Tolal

{c) "Insured Loss” shall mean damage or destruction to improvements on the Premises, other than Lessee Owned Alterations and
Utiiity instalistions and Traue Fidures, which was caused by an event mauired o bs covered by the insurance descritied in Paragraph 5.3(a),
irrespactive of any deductible amounts or covarage imits invalved,

{d) "Reptacement Cost”™ shall masn the cost to tepair of rebulld the improvements ownsd by Lessor at the time of the eocurrence
to their sondition existing immediately prior therste, including demolition, debriz removal and upgrading requirad by the operation of Applicabdle
Requirements, and without deduction for deprecistion.

{e] "Hazardous Substance Condition” shall mean the wceurnerice of discovery of 3 conditfon invoiving the presence of, or a
contamination by, 8 Hazardous Subsiance ss defimed in Paragraph 8.2(a) in, on. or under the Premises which requires repair, remegiation, of
rastaration.

8.2 Partial Damage - Insured Loss, ¥ a Premises Partial Damage that is an nsured Loss ooturs, then Lessor shall, at Lessor's
expense, fepair such damage (bul not Lessee's Trade Fidures or Lesses Owned Allerations and Utility Installations) as saon as reasehably possible

nd this Lease shall contioue ¥ full force and effect; provided, however, that Lessee shall, at Lessor's election, meke the repair of any damage of -

destruction the total cost to repair of which is 85,000 or less, and, in such event, Lessor shall make any applicable nsurance proceeds available to
Lessae on areasonable basis for that purpese. Notwithstanding the foregoing, if the requirad insurance was not in force or the Insurance proceads are
not sufficient to effect such repair, the Insuring Party shall prompty contribule the shortage in prooesds &5 and when required to compiste szid repairs.
In the gvent, however, such shoriage was due o the facl hal, by reason of the uniyue rature of the Impro s, full reph it cost i v -3
coverage was nol comimercizlly reasonable and avaiable, Lessor shall have no obffigation to pay for the shortage in insurance procesds or fo fully
restore the unigue aspects of the Premd unizss Lesses provides Lessorwith the funds to cover same, or adequate assurancs theres!, within 10 days
folowing receipt of wiitten notice of such shortage and request therefor. If Lesser receives said funds or adequate assurance thereof within saii 10 day
period, the party responsible for making the repairs shall complete them as soon as reasonably possibiz and this Lease shall rernain in foll force and
effect. I such funds or assurance are no! received, Lesser may nevertheless elest by written notice 1o Lesses within 10 days thereafter tor (1) make
such restoration and repair as is commerciaty reasonable with Lessor pavirg any shortage in proceads, in which casa ihis Leass shall remain in fuft
force and effect, o 1ii} have this Lease terminats 30 days thereatier. Lessae shall not be entdled to reimbursement of any funds contributed by Lessee
to repair any such damage or destruction. Pramises Partial Damage due i fiood or earthouske shall be subjsct fo Paragraph 2.3, nobvithstanding that
there may be some insurance coverage, but the net proceeds of any such Insuranice shafl be made available for the repaits if made by either Party.

9.3 Partial Damage - Uninsured Loss. If & Premises Parfial Damage that is not an Insured Logs ooours, unless caused by 2
negligent or willful act of Lessee {in which event Lesses shall make the repairs a¢ Lesses's expense;, Lessor may effher {f) repair such damage as
s00n as reasonably possible al Lessors sxpense, in which event this Lease shall continue in full farce and effect, o (i) terminate this Lease by giving
wrilten notice to Lessee within 30 days after saceipt by Lessor of kaowledge of the eccurrence of such damage. Such lermination shall be effective BO
days following the date of such astice. In the svent Lessor elects fo termisate this Lease, Lesses shall have the right within 10 days after receipt of the
sefrination notice to give wiilten natics to Lassor of Lesses's coramitment to pay for ths repair of sych damage without reimbussement from Lessor,
Lessee shatl provide Lessor with sald funds or satisfactory asswrance thersaf within 30 days afler making such commimment. In such event his Lease
shali continue in full force and effect, and Lossor shall proceed o make such repairs as soon 9s reasonably possible after the required funds are
available. Iflessee does not make the required commitment, this Lease shall ferminate as of the date $pacifiad in the termination notics.

2.4 Total Destruction. Nobwithsianding any other provision hereof, I & Premises Total Destruction coturs, this Lease shall terminate
50 days following such Destruclion. If the damage or desfruction was caused by fhe gross negligence or wiltful misconduct of Lessee, Lessar shall
have the right to recover Lessor's damages from Lessee, excep! as proviaed In Paragraph 8.6,

a5 Damage Near End of Term. If at any time during the &st § months of this Lease thers is damage fur which the cost to repair
exceeds one monti's Base Rent, whather o not an Inswed Logs, Lessor may terminate this Leace effective 80 days foliowing the date of oecurrence of
such damage by giving 2 wiilten termination nctice to Lessee within 30 days after the date of cccurrence of sush damage. Netwithstanding the
faregaing, if Lessee at that time has an exercisable option to extend this Lease or to purchase the Premises, then Lessee may preserve this Lease by,
{a} exercising such option and {) providing Lessor with any shorlage in insurance proceads for adequate assurance thereof) ded to maks the
repairs on or before the earfer of (i the date which fe 10 days afler Lesses’s recaipt of Lessor's writien notios purporting to terminate this Lease, or (i)
the day prior to the date upon which such oplion expires. If Lessee duly exercises such option during such period and provides Lessor with funds (or
adequats assurance thereof} to cover any shotfage it insurance proceeds, Lessor shall, at Lessor's commersially reasonable expense, repair such
damage as soon as reasonabiy pessible and this Leass shall continue in fufl force and effect. If Lessee falls fo exercise such option and provide such
funds or assurence duting such period, then this Lease shall lerminate on the date specified in the termination rolice and Lesses's option shall be
axtinguished,

9.8 Abatement of Rent; Lessess Remedies.

() Abatement. In the event of Prarises Partial Bamage or Premises Total Destruction of 2 Hazardous Substance Condition for
which Lessee {s net responsible under this Lease, the Rent paysble by Lussec for the pericd required for the repair, remediation or restorafion of such
damage shall be abated iy proportion to the degree te which Lesses's use of the Premises is fmpaired, but niok to excesd the proceeds received from
the Rental Vajue insurance. Al olher cbligations of Lessee hereunder shat ba performad by Lestse, gnd Lessur shall kave no hability for any such
damage, destruction, remediation, repair or restoration except as provided herein.

(b} Remedies. f Lessor is obligated to repair or restors the Premises and does not commenice, it a substaniial and meaningful
way, such repair or restoration within S0 days after such sbligalion shall acerue, Lesses may, at any time prior to the commencement of such repair or
testoration, give written nolice to Lessor and to any Lenders of which Lessee has actuat nolice; of Lessae’s election (o torminate this Lease on z date
oot Jess than 60 days following the giving of such notice. If Lessee gives such notice and such repair ot resioralion is not commenced within 30 days
therealter, this Lease shall terminals as of the date specified in said notice. If the repair o restoration is commenged within such 30 days, this Lease
shall continug in full force and effect  "Commence” shall mean either the uncenditions! autherization of the preparation of the required plans, of the
tegmning of the aciual work on the Pramises, whichever firgt oonurs,

&7 Termination; Advance Payments. Upor terminaticn of this Lease pursuant to Paragraph B.2(g) or Paragrapn §, an equitable
adjustmeni shall be made conceming advance Base Rant and any other sdvance payments made by Lessze to Lessor. Lessor shall, in addition, return
fo Lessee somuch of Lessee’s Security Deposit s has not been, or is not then requited to be, used by Lessor,

18 Real Property Taxes.

101 Definitions. As used herein, the ferm "Real Property Taxes® shall inciude any form of assessmant real estale, general, speaial,
erdinary of extracedinary, or rental lavy or tax {other than inheritance, personal income or estate tavesy: improvement bond; andfor license fes imposed
upon or levied against any legal or equitable interest of Lessor in the Praject, Lassor's right to other income thersfrom, andfor Lessor's business of
leasing, by any authority having the dirert or ingirect power to tax and whers the funds are generatad with reference to the Project address and where
the proceeds so generated are 1o be applizd by the city, counly o other local laxing autharky of a judsdiction within which the Project is located. “Reat
Property Taxes” shal alse inciude any tax, fes. levy, assessment or charge. or any increase thersin: (i) imposed by meason of events oocurring during
the term of this Lease, including but not imited to, a change i the ownership of fie Projact, (i} g changs in the improvements therson, andior (i) levied
or essessed on machingry or eguipment provided by Lassor to Lesses pursuant to this Lenss.

102 Payment of Taxes. Excep! as otherwise provided in Paragreph 10.3, Lessor shall pay the Real Proparty Taves applicable fothe
Project, and said paymants shall be included in the caiculation of Operating Exaenses in accardance with the provisions of Paragraph 4.2,

103 Additiona! Improvements. Uperating Expenses shall pet include Rea! Property Taxes spacified in the tax assessors eoords and
work sheats ss being caused by additional irnprovements placed upor the oiect by cther lassees or by Lessor for the exclusive enjoyment of such
other lessees Motwithslanding Paragraph 10.2 hereof, Lesses shall, however, pay o Lessor at the time Operating Expenses ate paysble under
Paragraph 4.2, the sntiraty of any Increase in Real Property Taxes if assessed solely by reason of Alterativns, Trade Fidures or Uity Installations

o=\ PAGE 7 OF 14

INITIALS . IHITIALS

£1958 - AR COMMERCIAL REAL ESTATE ASSOTIATION FORN OFG-5-6/47TE




placed ypor the Premisas by Lessee or af Lessed’s request or by reasan of any alterations or improvements to e Premises made by Lessor
subssduent to the execution © i.ease by the Parties

s Joint Aszasament. litne B g sparately assessed, Rear Property Taves allocated o the Bullding shall b an equitable
propavtion of the Real Propedy Taxes for all of the fand and improvements inciuded within the ta { assessed, such propodtion 1o be determined by
Lessor from the respestive vaiuations as d i the assessor's work sheels or gush other information as may be rsasonably avaiiable, Lessors
reasonabie deterrmmation thereof, i good faith, shall be ponziusive.

185 Parsonal Properly Taxes. Lessas shall pay prior to delinguency aYl taxes assessed against and levied upon Lesses Owned
Alteraticns and Uity Installabons, Trade Fidures, furnishings, equisment angd ai! personal property of Leszes <o d in the Premises. When
possible. Lessse shall cause Hs Lessae Owoed Altarations and Uity installations, Trade Fixtures, fumishings, sguipment and ai other parsonat
propedy 1 be assessed and bilied separately from the real propedy of Lessor, If any of Lesses's sait properly shall be assessed with Lessors real
property, Lessee shall pay Lassor the taxes ajtriieabie to Lessae's property wittun 10 days afisr receipt of 2 witten statement selting forth the taxes
applicable 1o Lessee’s proparty.

11 Utitities and Services,

111 Servites Provided by Lessor. Lessor shail provide heating, ventiglion, air conditioning, reasonabie amounts of slectricity for
normat fighting and office machines, water for reascnable and nomnal drinking and favatory use in connection with an office, and replacement Sight bulbs
andior funrascent tubes and ballasts for standard overhesd fidures. Lessar shal also provide janteral services o the Premises and Common Areas 5
timas par week, excluding Building Holidays, or pursuant to the altached Janitorial scheduie, if any. Lessor shall not, however, be required o provide
fanitorial services to kilchans or siorage areas chuded within e Premises.

11LEZ Services Exclusive fo Lesser. To the expent Lussor reagonably
Lessor resanes the right S0 Instal! 20 Lesser’s sxpenas BEPATHELE maierin ! aif then 26 respanoible & ¢ ing o Lagsnr, ik such
metance. Lessee shall pay for ali water, gas, light, power, telephone and olner utilities ang services specially or exclusively supplisd andior metered
exclusively te the Pramises or to Lesses, togather with any taxes thereon. ¥ a service is deleted by Paragraph 1.13 and such senvice is not separately
metered to the Premises, Lessee shall pay at Lessors option, sither Lesses’s Share or a reasonable propoddion to be determined by Lessor of alf
charges for such jointly metersd sanvics,

11.3 Hours of Service, Said services and utifities shalt be provided during limes set forth in Pazagraph 1.12. Utifites ang sarvices required
at other times shall be subject to 2dvance request and reimbursement by Lessse to Lessor of the cost tharaof.

14 E Usage by Lesses, Lesses shall not maks connection to the utifitiss sxcept by of threugh existing sutiets and shall not install or
use machinery of equipment in or about the Premises thai uses sxcess water, Eghting or power, or suffer or permit any act that causes extra burden
upGn the utiiies or sanvices, including but aot ed to secwily and trash services, over standard office usage for the Praject. Lessor shalt regquire
Lessee fo reimburse Lessor for any excess expanses or costs that may arise cut of a breach of tis subparagraph by Lessas. Lessor may, in s sole
discration, install at Lessee's expense supplementa) equipment and/or separate metering applicable (o Lessee’s excass usage or bading,

11.5 Inferfuptions. There shall be no abatement of rent and Lessar shall ot ne fable in any respect whatscever for the insdeguacy,
stoppags, intequption or discontinuance of any ulilty or sardce due to rist, strike, labor dispute, breakdown, accident, repalr o other cause beyond
Lexsor's rzasenable contral of in cooperation with governments! request or girections,

# i ustey such Lessor privided seviced exsessively,

12 Assignment and Subletfing.
12 Lessor's Consent Required.

{a} Lessee shall not woluntarlly or by opeeation of law assign, wansfer, morigage of encumber (collectively, “essign or
assignment”) or sublet skt or any part of Lessee’s inferest in this Lease or In the Premises without Lessers prior written consent. )

(b} Unless Lessee is & corporation and its stogk is publicly traded on a national stock exchange, a change in the control of Lessee
shiall constitete an assignment requising congent.  The transfer, on a cumulative besis, of 25% 5% ar more of the voiing control of Lessee shall
constitute 2 change in contro! for this purpase.

{¢) The involvement of Lessee or its assels in any transaction, or series of transactions (by way of merger, sale, anquisition,
financing, fransfer, leveraged buyout or cthetwise), whether of nat a formal assignment or hypothecation of this Lease or Lesses's assels ocours, which
fasuits or will result in a reduction of the Nat Worth of Lessee by an amount graater than 25% of such Net Worth as i was representad at the time of
the execution of this Lease or at the ime of the most recent assignment to which Lessor has tonsented, or 85 I exists immedistely priot 1o said
fransaclion or vransactions constituling such reduction, whichaver was of is greater, shall be corsideted an assignment of this Lease to which Lessor
may withhold &3 consenl. "Net Worth of Lessae” shal mean the net worth of Lesses {excluding any guarantors) estabiished under generally scoeptad
accounting principles.

{d) An assignment or subletting without cansent shak, al Lessor's option, bs a Default curable after notice per Paragraph 12.1{g), o
a noncurable Breach without the necessity of any notice and grace period. f Lessor elects o trest such unapproved assignment or subleiting 25 &
noncutable Breach, Lessor may effier: (i) terminate this Lease, or (i) upon 30 days written nctice, increase the monthly Base Rent to 110% of the Base
Rentthen in efiect. Further, in the event of such Breach and rental adjustment, (i fha purchase price of any option 19 purchase the Premmises held by
Lessee shail be subject to similer adjustment to 110% of the price previousiy in efiect, and (i) all fed and nonfixed rental adjustments scheduled
during the remainder of the: Lease term shalt be increased to 110% of the scheduled adiusted tent.

(2} Lossee's remady for any breach of Paragranh 12.1 by Lessar shall be limiled to compensatory damages andfor injunctive relief,

{f} Lessor may reasanably withhold consent to a proposed assignment or subletting # L2ssee is in Default 2t the time consent Is

reguested.

{g) Nobwithstanding the foregoing, allowing & de minimis portion of the Premises, | &. 20 sguare feat or less, %o be used by a thind

party vendor in connection with the instaliation of 3 vending machine or payphone shall not canstituie  subletiing.

122 Terms and Conditions Applicable to Assignment and Subietting.
{2y Regardiess of Lesser's consent, no assignment or subletting shals {i) be effective withaut the exprass wrillen assumplion by
Such assignee or subkesses of the obligations of Lesses under this Lease. (i) release Lassae of any cbligations hersundar, or () slter the primary
kability of Lessee for the payment of Rent or for the performance of any other obigations to be performed by Lasses.

b} Lessor may accept Renl of performance of Lessee's obiigations from any parson other than Lesses pending approval o
disapproval of an assignment. Nefther a delay in the approval or disapproval of such assignment nior the zeceptanse of Rent of performancs shall
constitite a waiver or estoppel of Lessor's right to exercise its remedies far Lessee's Default or Breach.

{c) Lessor's consent to any assignment or subletting shall nat constifuie a consent to any subsequent assignment or subletting.

{d} In the event of any Defaull ar Brezch by Lessee, Lessor may proceed directly against Lessee, any Guaraniors or anyone else
responeible for the pedformance of Lessee's ohbligations under ihis Lease. inchiding any assignee or sublesses. without first exhausting Lessor's
remedies against any other person of entity responsible therafore to Lessor, or any seousity held by Lessor,

(g} Each reguest for consent e an assignment or subleting shall be in wling, acsompaniet by i ation relevant fo Lessor's
determination as to the financial and eperational respensibility and appropiiateness of the proposed assignae or sublessse, inchuding but not imited to
the intendec use andfor resulted modification of the Premises, F any, together with a fes of 5500 as consideration for Lessor's considering and
processing said request  Lessee agrees o provide Lessor vilth such olher or additional information andior documentation as may be reasonably
raquestad. (See also Paragraph 38)

{f) Any assignze of, or sublessee undsr, this Lease shall by reason of accapting sush assignment, entering info such subleass, or
entering into possession of the Premises or ahy portion thereof, be desmad to have assumed and agresd fo confor and comply with gach and every
term, covenant, conditicn and obligation herein to be chserved or parformed by Lessee during the tem of sald assignment or sublease, other than such
chigations as a2 contrary to or inconsistent with provisions of an assignmen’ or sublease to which Lessor bas spacificslly consented to in wiiting.

{9} Lessors sonsant (o any assigament or sublefting shal nol transter to the assignee or sublessee any Oplion granted to the
original Lesses by this Lease unless such transfer is specifically consented o by Leesor In wiiting, (See Paragraph 38.2)

123 Additianal Terms and Conditions Applicable to Subletting. The iollswing terms and condilions shall apply to any subisting by
Lessee of all ur any part of the Pramises and shall be desmed includad in 2t sublaases under this Lease whether or not expressly Incorporated therein
{a) Lessee hereby assigns and transfers o Lessor all of Lessee's ntersst In ail Rent paystle on any subleass, and Lessor may
coliest such Rent and apply same toward Lesses's chiligations under this Lesse; provided, however, that uniit a Breach shall eocur In the performance
of Lessee's obligations, Lesses may collect saig Rant, In the event that the amount collectad by Lessor exceads Lesses's hen cutstanding obligations
any such sxcess shall be sefunded-to-bessae spite BOBD boovsen Lessor and Lo fore deducting the provated coste of Lossse’s cost to sublesss sush
spaze which shall esly Inclide sublease sommissions ans necessgry tenant improvement costs. Legsor shall not. by reassn of the foregoing or any assignment
¢f such sublesse, nor by reason of the colizction of Rent, be deemed liable to the sublessee for any fallure of Lessee to perform and somply with any of
Lesszg's oblipations to such sublessee. Lessee hereby irrevocably avthorizes and dirsels any stuch sublesses, upon reesip! of o writter notice from
Lessor stating that & Breach exists it tie performance of Lesses's obligations under s Lease, to pay to Lessor ad Rent due and to bscome due under
the sublease. Sublesses shall rely upon any such nolice from Lessor and shall pay all Rents to Lesagr without any ebligation or right to inquire 25 to
whether such Breach exists, notwithstanding any claim from Lesses lo the contrasy.
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{5} I the event of a Breach by Lessae Lessor may, at iz epton, reguie sublesses 1o atiorn to Lessor, in which event Lessor shall
undenaks the sbigalicns of the sublessor under such suhisass fo time of the aw 2 of said option ta the expiration of such sublease; provided,
howsver. Lessor shall not be Sable for any prepaid rents of secu ty depost paid by such sublesses to such sublessor or for any prior Defaults ¢r
Breaches of such sublessor,

{¢) Any matter reguiring the consent of the sublessor under & sudieass shall a'so require the consent of Lessor

{d} No sublessee shall futher assign or sublet all or any part of the Pramises withcut Lessor's prior writian consent

(e} Lesser stall daiiver 2 copy of any nolice of Default or Breach by Lessee 1o the sublessee, wha shali have t right o cure the
Dafauit of Lassee within the grece p . If any. specifisd I such notice. The sutiesses shal have 3 right of reimbursement and cfset fom and
against Lesses for any such Defaulls curad by the sublessee,
13, Default; Broach; Ramedies.

131 Default; Breach. A "Defaull” is defined as a failurs by the Lesses o comply with o pedorm any of the terms, covenants,
conditions or Rules and Regulations unger this Lease. A "Breach” is defined as the cocurence of one of more of the Tollowing Defaulis, and the failuse
of Lesses {0 cure such Defaull within any applicable grace period

(&) The abandonment of the Premises; or the vacating of the Premises without providing a commercialy rezsonable level of
securty, of where the soverage of the propenty insurance described in Faragraph 8.3 is jeapardized as a resuit therant, or without providing reasonabie
assurances 1o minimize potential vandsalism. i

(b} The fallure of Lesase to make any paymant of Rent or any Security Deposit requirad 1o be made by Lesses harsunder, whether
to Lessor o o & third party, when dug, ¢ pravide reasonable svidence of insurance or surety bond, or o fulfill any ohilgation under this' Lease which
endargers of thrsatens Bfe or property, where such faflure confinues for 2 pericd of 2 & business cays following writlen nodice to Lessee, THE
ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT OF RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER QF ANY OF
LESSOR'G RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE PREWMISES.

{c} The failure of Lessee v allew Lassor andlor its gganis acoess B the Prem: or the commission of waste, act or acts
cansttuling public or private nuisénce, andior an iilegatl activity on the Premises by Lessee, where such actions contihue for a pericd 6f 3 business days
following wrilten nofice to Lessas, To the sdent Lesses carnot ramedy st stavion within throe (3) busiress daye, Losate shall notify Lessor in wilting and
Losses shal uge boss efforts o romedy such situation at the sarieat SEportinily, BT in no svent onger than ven (10} days.

{d} The failure by Lessee to provide (i) reascnable writen evidence of compliance with Applicable Renuir ts, (i) the service
confracts, () the rescission of an unauthorizad assignment or subled g, (W) an Esioppel Certificate or financial statements, (v & requested
subordination, (v} evidence concerning any guatanty and/or Guarantor. (il any document requested under Paragraph 471, (viill) material data safety
sheets JASDS), or (g any other documersation or information which Lessor may reasonably require of Lesses under the terms of this Lease, where
any such failure continues for a perdod of 49 15 days following writter: notice to Lesses,

{e) A Default by Lessee as to the terms, covenants, conditions or provisions of this Lease, or of the rules adopted under Paragraph
7.8 hereot, other than those described in subparagraphs 13.1¢al, (6) or {cl. above, where such Defsull continues for 2 peripd of 30 days sfier written
notice; provided, bowever, that if the nature of Lesses's Dafauit is such that more than 30 deys 2re reasonably reguired for its cure, then it shalf not be
ceemed K0 be a Breach if Lesses commences such cure within sakd 3G day period and thereafter diligently prosacutes such gure ta completion.

f} The ccourrence of any of the following sventss §) the making of any gonerzl anangement ¢ assignment for the benefit of
crediters; {if} becoming a "debtor” as defined in 11 US.C § 103 or any sucessor siatute thereto lunless, in the case of a pelition fied against Lesses,
the sama is dismissed within G0 daysy; () the appointment of 2 trustee or recaiver to take p ian of sub ially all of Lessee's assels located al
the Premises or of Lessee's interest in this Leass, where possession is not resiored to Lesses within 30 days; or {iv) the altachment, exgcution or other
fudicial seizure of substantially all of Lessee's assels located &t the Prenuses o7 of Lesses's interast in this Lease, where such ssizure is not digcharged
within 30 days; provided, however, in the event that any provision of this subsaragraph is contrary to any applicable law, such provision shall b2 of no
force or effen, and not affect fhe valklity of the remaining provisions.

(g} The discavery that any financial statement of Lessze or of any Guarantor given to Lessor was materially false.

(i} If the performance of Lessee’s obligations under this Lease is puarantesd: () the death of 2 Guarantsr, {ii} ihe temination of a
Guaraniors liability with respect to this Lease other than in sccordancs with the terms o such guaranty, {i) & Guaranior's becoming nssivent or the
subjest of & bankruptey filing, (i) a Guarantors refusal 1o honor the quaranty. or {v} & Guarantor's breach of its guaranty cbligafion on an anficipatory
bagis, and Lesswe's fallure, within 60 days following written natice of ary such evert, lo provide wrilten aflerative assuranos o seourity, which, when
coupled with the then existing resources of Lusses, equals or exceeds the combined financial resources of Lessee and the Guaramars that existed at
the fime of execution of this Lease.

132 Remedies.. 1f Lessee fails to periomn any of its affirmative duties or chiigaticns, within 3315 days after wiltten notice (or in case of
an emergency, without notice), Lessor may, at iis oplion, perform guch duty o7 obligation on Lasses's behalf, inciuding but not mited 16 the obtaining of
reasonably requirsd bonds, insurance policies, or governmentat licensss, permifs or approvals. Lessee shall pay to Lessor an amount equal to 115% of
the costs and expenses inourred ©y Lasser ip such performance upon reseipt of an involce therefor. In the svent of a Braach, Lessor may, with or
without further notice or demand, and withou! limiting Lessor in the exercise of any fight or remedy which Lassor may have by reason of such Breach:

{a} Terminale Lessed's right 1o possession of the Pramises by any lawfdl means, in which case this Lease shall ferrpinate ang
Lessee shail immadiately surender possession o Lessor. In such svent Lessor shall be entitied to recover from Lessse: {3 the unpald Rent which had
been eamed at the lime of termination: (i} the worth at the fime of award of the amount by which the unpaid rent which would have been earned after
termination untd the time of award suceeds the smount of such rental loss that the Lessee proves could bave been reasonably avoided; (i} the worth af
the time of award of the amount by which the unpaid rent far the balance of the term afier the time of award axceeds the amount of such renta! loss that
the Lessee proves could be reasonably avoided: and (iv} any other amount necessary to rempensate Lessor for all the detiment proxinalely caused by
the Lesse’s fallure to perfarmd its obligations under this Lease or whith in the ordinary courss of things would be fikely to rasult therefrom, including but
nat imited to the cost of racovering possession of the Preeni xpenses of reletbing, including necessary rengvation and glteration of the Premisss,
reasonabie altoreys’ fees, and that portion of any leasing commission paid by Lessor in connection with is Lease applicable o the unexplred term of
this Lease. The worth at the time of award of the ampunt referred fo in provision (i} of the immediately preceding senfence shall be puted by
discounting such amount at the discount rate of the Federa! Reserve Bank of the District within whith the Premiises are located at fhe time of award
plus ong percent. Efforls by Lessor to miigate damages zaused by Lessee's Breach of this Lease shall not waive Lessor's right o recover dameges
under Parsgraph 12. If terrnination of this Lease Is chtained through the provisional rsmady of ful detainer, Lassor shall have the right to recover
in guch procesding any unpaid Rent and damages as are recoverable thersin, or Lessor may 1eserve the right 8 recower all or any patt thetaefin g
separats sull. i 2 notice and geace perod required under Paragraph 13.4 was not previgusly given,  notios to pay rent or quit, or 1o perfarm or quit
aiven to Lessee undsr the uniawful detainer statute shall also constitute the notice reguired by Paragraph 131, In such case, the applicable grace
pertiod tequired by Paragraph 13.1 and the unlawiul deteiner sistute shatl run concursently, and the failure of Lessee to curs the Defaul within the
greater of the two such grace periods shall constitute both an unlawiut detainer and a Breach of this Leass prititling Lessar io the ramedies provided for
in this Leass andior by said stalule.

{b) Continue the Lepse and Lesses's fight to p ion and recovar the Rant as § becomes dye, in which event Lessee may
sublel or assign, subject only fo reasenabie Imitations. Acts of maintenance, efforis to relel, andior the appaintmant of & receiver to protect the
Lessor's interests, shall not constitute a termination of the Lessee's right to possession.

(&) Pursue any cther remedy now or hereafter avaiable undsr the iaws or judicial decisions of the state wherein the Pramises ars
located. The exgiration or terminglion of this Lease and/or the termination of Lessee’s ight {0 pe ion shall not refieve Lessse from lability ender
any indenmity provisions of this Lease as 1o matters ocCUring or aceruing duray the term hareo! of by reason of Lessee’s cocupansy of the Premises.

133 indusement Recapture, Any agreement for free or abaled rert or oiter charges, or for the giving or paying by Lessor 1o or for
Lessee of any cash or other bunus, inducemznt ar consideration for Lesses's entarin o into this Lease, alt of which concessions are herainalter referred
16 as "lnducement Provisions”, shall be deemed conditioned upon Lesses’s full and faithful parfcrmance of & of the ferms, covenants and conditions
of this Lease. Upon Braach of this Lease by Leszes, any such inducernent Provision shall atomalically be desmed deleted fom this Lease and of no
further force ar effect, and any rent, other charge, bonus, inducement or consideration theretofore abated, ghven or paid by Lessor under such an
Inducemant Provision shall be immediately due and payabie by Lessee 1o Lessar, achwithstanding any subsegquent cure of said Breach by Lessee, The
acceptance by Lessor of rent or the curz of the Breach which initizted the operation of this paragraph shall not be deemed & waiver by Lessor of the
provisions of this paragraph unless epecifically so stated in writing by Lesser 2t the time of such acseplance.

1354 bate Charges, Losses hareby acknowledges thia! Iate payment by Lesse of Ren! will causs Lessor to incur cosis nal
contemplated by this Lease, the exact amount of which will be estemely difficuit to ascenain, Such costs include, but are not limited to, pracessing and
accounting charges, and late charges which may be imposed upon Lessor by any Lender, Accordingly, if any Rent shall not be recsived by Lessor
within & days after such amount shall be due, ther, without any requirement for nofice to Lessae, Lesses shall immediately pay to Lessor 2 onedime
late charge equal to 10% of each such cverdus amount or $109, whichever Is areater. The parties hereby agree that such iate charge represents a fair
and reasonable sstimate of the costs Lassor will incur by reasen of such late peyment. Accentance of such late chargs by Lessor shall in nic avent
constiute 3 walver of Lesses’s Default or Breach with respect to such overdus ameunt, nor pravent the exercise of any of the other rights and remedies
granted hereunder. in the event (hat & el charge i payable bersunder, whether of niot eollectad, for 3 conseoulive instaliments of Base Rent then
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., become dus and payable quartery it advance.

than [ate charges, not received by Lessor, when cdue as fo
on which it was due for nonscheduled payment, shali bear interest from
as o nonssheduled payr . The interest Minterest”) charzed shalibe
maximu rate allowad by law. Interest is payeble @ addition io the potential ate

nobaithstanding any provision of this Lease t¢ the oo
13.8 Interest  Any monstary pay ¢
schedulad payments (such as Base Reat ithizy 30 days foliowing the date
the date when dug, as to sahaduled pay ¢ the 318 day aft:
computed at the rate of 10% per annum tut shall nol excesd the
shage provided for in Paragraph 134
138 Breach by Lessor.
{a) Notice of Braach. Lessor shalf not be deemed m broach of this Lease unless Lessor faily within a reasonable fime to pedarm
an oblizaton requivad to be performed by Lessor. For purposes of this Paragraph. @ reasenadle time shall in no gvent be less than 20 days after

receipt by Lessar, and any Lender whose name and address snall have peer furnished Lesses in writing for such purpose, of witlen aotice specifying
t ; the natore of Lessor's obligation (s such that more than 3C days

wherein guch cbligation of Lessor has not been pardformed; provided
are reasonably required for its performance, then Lessor shall performance is sommencad within such 30 day perid and thersafier
diligently pursued 10 completion,

{b} Performance by Lesses on Behalf of Lessor. in tha svent inat neithar Lessor nor Lender cures said breach within 30 days
after receipt of said aolice, or if having cormenced said cure they do ot diligently pursus & to completion, then Lessee may elect 1o cure said breach
at Lessee's expense and offset fom Ren! the asiual and rsasonable cost to perform such cure, provided however, that such offser shall not exceed an
amount aqual fo the graater of one mont's Base Rent or the Security Depost, reserving Lesses's right o seek reimbursement from Lessor for any
such expanse ip excess of such offsst Lessee shal documant the cost of said cure and supply seid documentation to Lessor.

frary, Base Rent shall 2! Lessor's op
ent due Lessar o e,

14 Condemnation. if the Premises or any purtion thereof ara laken under the power of eminent domain o7 sold under the threat of the exercise
of said power {collectively "Cang lon"}, this Lease shall terminate as o the pant taker as of the date the condermning authority takes e or

possession, whichever first ocours. I more than 10% of the reniabie floor area of the Premisas, or more than 25% of Lesses's Reserved Parking
Spaces, if any, are taken by Condemnation, Lassee may. at Lesses’s oplicn. to be sxercised in writing within 10 days after Lessor shall have given
Lesses wiilten notice of such taking {or in the absence of such notice, within 10 dave affer the condeming authority shall have taken possession)
terminate this Lease as of the date the condemning authority takes such possassion. If [essee does not terminate this Lease in accordance with the
foregoing, this Lease shall remyaln in full force and effect ax by the portion ¢ the Premises remaining, except that the Base Rent shafl be reduced in
proportion to the reduction in uiflity of the Premises causad by such Condemnation. Condemnation awards andior payments shal be the propery of
Lessor, whather such award shall be made as compensation for dirsinution in value of the lpasehold, the value of the part tsken, or for severance
Camages; provided, however. that Lessse shall be entitied to any compensation paid by the candemnar for Lessee's refocation expenses, loss of
business goedwil! andfor Trade Fixtures, withol! regard to whether or not this Lease is termingted pursuant $o the provisions of 1his Paragraph, Al
Alterations and Utility instaliations made s the Pramises by Lesses, for purposas of Condsmnation only, shall be considsred the properly of the Lessee
and Lessee shall be entitied to any and 3l compensation which is payable therefor, I the svent that this Lease is not terminated by reason of the
Candemmation, Lesser shall repalr any damage o the Premises caused by sush Sondamnation.

15. Brokerage Fees,

15.1 Additional Commission. in adddion to the payments owed pursuam to Paragraph 1.10 above, and uniess Lessor and the Brokers
otherwise agres in wiiling, Lessor agrees thal: (1) If Lessee exercises any Oplion. (D) if Lessee of anyene afiliated vith Lesses acquites from Lessor
any fights to the Premises of olhes premises ownad by Lessor and located within the Prajest, (o) If Lesses remains in possession of the Premises, with
the consent of Lessor, afier the expiration of this Lease, or (d) if Base Rent s increased, whether by agreemient or operation of an escalation clausa
herein, then, Lessor shall pay Brokers & fes in accordance with the schediule of the Brekers n effect at the time of the execulion of this Lease,

15.2 Assumption of Obligations. Any buyer or transferee of Lessor's interest in this Lease shall be deemed to have assumed Lessor's
obligation hereunder, Brokers shall be third parly beneficiaries of the provisions of Parsgraphs 1,10, 18, 22 and 31. ¥ Lessor fails to pay to Brokers
any amouums due 25 and for brakerage feas parlaining to this Lease when dus, then such amounts shall accrue Interest, in agdition. if Lessor falis to
pay any amounts 16 Lesses's Broker when due, Lessee's Broker may send written notice to Lessor and Lessee of such fajiure and if Lesser falls to pay
such amounis within 10 days after said notice, Lesses shall pay sald monias to its Broker and ofizst such amounts against Rent, n addition, Lessee's
Broker shall be deemed 1o be a third party beneficiary of ary commission agreement entered Into by 2ndfor betwaen Lessor and Lessors Braker for the
fimited purpose of coflecting any brokerage fee owed.

153 Represantations and Indemnities of Broker Relstionships. Lesses and Lessor each reprasent and warant 1o the ciher that it
has had no deafings with any persan, firm, broker or findsr (other than the Brokers, if anysin connection with this Lease, and that no one other than said
named Brokers IS entied f0 any commission or finde's fse in connestion herewith  Lesses and Lessor do each hereby agree i indemnify, protect,
defend and hoid the ether harmiess from and sgainst fability for compensation or charges which may be cleimed by any such unaamed breker, finder
or athar similar party by raason of any desbings o actions of the indeminifying Party, including any costs, expenses, aliomeys’ fees reasonably ncurrad
with respect therels
18. Estoppe! Certificatas.

{8} Each Parly {as "Responding Party) shal within 10 davs afier written notice from the other Party {the *Requesting Farty’}
execute, acknowiedge and defiver fo the Requesting Party 2 sialement in writing in form similar to the then most current "Estoppel Cerfificate® fomn
published by the AlRCommercial Real Estate Assaciation, plus such additional information, confirmation andior statements as may be reasonsbly
requested by the Reguesting Party

&1 I the Responding Parly shall fall to execute o deliver the Estoppel Certificale within such 10 day period, the Reguesting Party
may execute an Estoppel Cerlificate siating that: () the Lease is in full force and effect without mogification excapt as may be represantad by the
Requesting Party, (i} there are no uncured detfaults in the Requesiing Party's performance, and {5 ¥ Lessor is the Requesting Pardy, not mese than one
montit's rent has been paid in advance. Prospective purchasers and encursbrancers may reiy upon the Requesting Party's Estoppel Certificate, end the
Responding Party shall be estopped from denying the truth ¢f the facts containad in said Certificate. .

{ch if Lessor desirgs 10 finance, refinance, or sell the Premisss, of any pat therect, Lessee and all Guarantors shall within 10 days
after written nofice from Lesser deliver fo any polential lender or purchaser designated by Lassor such financial stataments a¢ may be reasonably
required by such lender or purchaser, including but not fimited to Lessee's financial statements for the past 3 years. All such finential slatements shall
be received by Lessor and such lendsr or purchaser in confidence and shall be used anly for the purposes herein set forth.

17 Definifion of Lessor. The lorm "Lessor” as used herein shall mean the owner of ownars af the time in guestion of the fee Gt to the
Premises, or, f this Is @ sublease, of the Lessee’s inferest in the prior fease. 1o the evant of ¢ fransfer of Legsor's 1tle or interest in the Premises or this
Lease, Lessor shall deliver to the transferee or assignee {in cash or by credit) any unused Seeurity Depesit held by Lessor. Upon such transfer oy
assignment and delivery of the Security Deposlt, as aforessid, the prior Lessor shall be ralieved of afl llabiity with respect fo the cobligations andfor
covenants under this Lease thersafier to be performed by the Leasor. Subject to the foregoing, the obligations and/or covenanis in this Lease to be
parformed by the Lessor sha!l be Binding anly upon the Leasor a5 hereinabove defined,

18, Sgverability. The invalidty of any provision of this Lease, as determinad by 2 court of compstent jurisdiction, snall in no way affect the
validity of any ether provision harect. ’

18, Days. Unless otherwise specificaly indicated Io the comtrary, &

> word "days” a3 used in this Lease shal maan and refer to calendar days.
20 Limitation on Liabilily. The obligations of Lessor under this Leass shall not constitute persona! chligations ¢f Lessor of s parinars,
riernbers, ctors, officers or shargholdars, and Lesse= shall iock to the Project, and 1o no other 2ssats of hessor, for the satistaction of any Bability of
Lessor with respect to this Lease, and shall not seek recourse against Lessor's partners, members, directors, officers o shareholders, or any of their
personal assets for such salisfaction.

21, Time of Essence. Time s of the essence with respect o the pardormancs of
this Lease.

2z HNo Prior or Other Agreemants; Broker Disclaimer, This Lease contzing at eg e beb T the Pasties vith respect to any matier
mentioned hersin, and no other prior or contemporanecus agreemant or undersianding shall be effsctive. Lessor eng Lessee each represents and
warrants 1o the Brokers that # has mads, end 12 relying solely upon, 5 cun investigation as to the nature, quslity, character ang financial responsibility
of the ofier Party to this Lease and as to the use, naturs, quality and character of the Pramiszs. Brokers have no responsiiity with respect thersto or
with respact fo any defaslt or breach hereof by either Party

23, HNaotices. .

23.1 Notice Requiraments. ARl notices required o permitied by ihis Lease or appiicable law shall be in writing and may be defivered in
persan {by hand or by courler} or may be sent by regular, serfified or reaistercd mall or LLE. Pestal Ssvice Express Mail, with postage prepaid, or by
facsimile transmission, ang shall be deemed sufficiently given if served iIn @ manner specificd i this Paragraph 23, The acdresses noted adlacent to 2
Padty's signature on this Leass shall be that Parly's address for delivery or mailing of notices,  Either Party may by writlen notics to the other specify a
different address for natics, except that upon Lessea's taking po sian of the Premises, the Prensses shall constiiute Lesses's address for notics, A
copy of all nolices to Lessor shall b2 connurrently transmitted &5 such party or parfies at such addresses as Lessor may from me to time hersalter
designate in weiting,

23.2 Date of Nolice. Any notice sent by registered of cenified mall, retum recaipt requasted, shall be deemed given gn the date of delivery
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s,

tha same is addressed as re

th o & : S
guarastes next day dalvery s 5 ¢ N e to the Postal Service or coutier. Notices transmitted by fa
wansmission or simitar means shal n afirm # recgipt {confirmation report from fae machine is suific]

provided @ copy is also deliversd via delivery or mai
next busingss day,
24, Waivers,

{a) No waiver by Lassor of the Default or Rreach of any tern, covenant or condition heraof by Lessee, shall be deemed a
waivar of sey ather term, coverant or condition hered?, or of any subsequent Default of Bre by Lessee of the same or of any other term, covenant of
condition hareol. Lesser's consent fo, or asproval of, any act shall 10t be deemed to render unnecessary the obtaining of Lessors consent 1o, or
approval of, any subseguent or similar act Dy Lessee, or be consirued as the basis of an estoppe! to enfores the provision or provisions of this Lease
requiring sush consend.

{6} The acceptance of Reni by Lessar shat not be 2 waiver of any Default or Breach by Lessee. Any payment by Leases
may b atceptad By Lessor on account of monays of damages due Less hstanding soy qualifying statements or conditions made by Lesses in
connection therawith, whick such statements andior conditions shall be of ne foros ar effedt whalsoever uniess spacificaliy agreed to in wiiting by
Lasser at or before the tme of depostt of such payment. ‘

. {c) THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL SOVERN WITH REGARD TO ALL MATTERS
RELATED THERETO AND HEREBY WAIVE THE PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUGCH
STATUTE IS INCONSISTENT WITH THIS LEASE.

25. Sisclosures Regarding The Mature of & Real Estate Agency Relationship. :

{a; Whan entering intc a discussion with a raa! estate agent regarding a reai estats transaction, a Lessor or Lesses should
from the outsst understand what type of agensy ralationship or representation i has with tha agent or agenis in the tansaction, Lessar and Lessee
atknowdedge being advised by the Brokers i this transaction, 2s follows:

6 Legsor's Avent A Lessor's agent under 3 listing agreement with the Lassor acts ss the agant for the Lessor
only. A Lessor's agent or subagent has the following affrmative obiigations’ Tz the Lessor A Tidusdary duty of ulmost cave, integriy, honesty, and
Inyalty in dealings with the Lessor. 1o the Lessee and the Lessor a. Diligent exercise of raasonabie skills and caes in parformance of the ageni's
duties. b. A duly of honest and fair dealing and geod fallh. <. A duty to disclose all facts known to the agent matenally affzcling the valye or desirability
of the property that are net known to, or within the diligent atiention and ohservation cf, the Parties. An agent is not obiligated to reves! io sither Parny
any confidential information obtained from the other Party which does not involve the sffirmative duties set forth above,

{ily Lesses's Agent. An agent can agree to act as agent for the Lessee enly. i these situations, the agent is not
the Lessors zgent, even ¥ by agrecment the agent may receive con pensation for services rendenad, either in iull or in part from the Lessor. An agent

acting only for a Lessee has the following affirmative obl

e A fiduciary duty of ulmost care, integrity, honesty, and fovalty in
dealings with the Lesses. Yo the Lesses and the tessar, a Diligent exen easonabie ¢kills and care in parformance of the agent's duties, b. A
duty of honest and fair dealing and good fath. ¢ A duly to disciose af facts krown fo the agent materially affecting the vaiue or desirability of the
property that are not knawn {6, or within the ditigent attention end chsarvation of, the Parties. An agent is not obligated to reves! to either Parly any
confidential information obtained from the other Parly which does nat involve the afirmative duties sat forth above.

i Agent Reprezenting Both Lessor and Lessee. A real estate agent, either acting directly or through one or more
assovizie licenses, can legally be the agent of beth the Lessor and the Lesses in 2 lransaction, but only with the knowledge and consent of both the
Lessor and the Lessee. In a dual agency skuatien, the agenl has the following affimative chligations tu both the Lessor and the Lessee; a. A fidusiary
duty of umost care, integrity, honesty and loyally in the dealings wilh sither Lesser or the Lesses. b. Other duties to the Lessor and the Lesses as
stated above in subparagraphs {i; of {if). In representing both Lessor and Lesses, the agent may not withowd the exg permission of the respective
Party, disclose to the other Parly that the Lessor will accept rent in an amour’ less than that indicated in the Tisting or that the Lessea is willing to pay g
higher rent than that offered. The above duties of e agent in a real estate iransaction do not relieve a Lessor or Legsee from the responsibiiity 1o
protect their own interests. Lessor and Lesezes should carefully read all agreements o assure that thay adaquately express their understanding of the
transaction, & real estale agent is & paison quaified to advise about real estate. 1f igga!l or tax advise is desired, consult a competent professional.

{b} Erokers have no responsibility with respeet fo any default or breach hersof by either Parly. The Parties agrae that o
ipwesuil o7 other legal proceeding involving any breach of duty, error of omission reiating fo this Lease may be broupht against Broker meoze than ong
year after the Start Date and that the fiability (nciuding court costs and altomeys' fees), of any Broker with respect to any such fawsuit andior fagal
proceading shall not exceed the fes recaived by such Broker pursuant to this Lease, provided, however, that the foregoing fimitation on sach Broker's
fiability shall not be applicatie to any gross regiigence or willful misconduct of sush Broker.

(e} Buyer and Seller agree fo identify to Brokars as "Confidertia® any communication of information given Brokers that is
considered by such Pary to be confivential,
28, Ho Right Te Holdover, Lesses bas no sight to relain po for of the Premises of sy pait thereof bayond the expiration of tarmingtion of

this Lease. In the gvent that Lesses holds over, ther the Base Rent shall be creased to 150% of the Base Rent applisable immediately preceding the
expiration or termination. Noething contained harein shall be constryee 3s consent by Lessor to any holding over by Lesses, Howover, ¥ Lossen provides
Lesgor oix [O) months written notice prior te the supiration of thelr loase term, Lesece shall e siowed %0 holdovsr wits Lesaors aporoval for ons vty {30) day
gerind as the same monthly rental rats Lostee kv paying 2% the #nd oF thair lnase Term,

27. Cumulative Remedies. No remedy or slection hereunder shaf be deemad exclusive but shall wharever oossible, be cumulative with ai
other remedies at law or in equity.

Z8. Covenants and Conditions; Conswuction of Agreement. All provisions of this Lease o be chsarved of periormed by Lesses are both
covenants and condiions. In constiuing this Lease, 8l Readings and ftles are far the convenience of the Parties only and shall not be considerad &
parl of this Lease. Whenever required by the context, the singular shall include the plurel and wice versa. Thiz Lease shall not De conatrued as if
prapared by one of the Parlles, but rather scoording io its fair meaning as 2 whole, as i both Parfies had prepared it

28, Binding Effect; Cholce of Law. This Lease shall bs binding upon the Parlies, thelr personal rep L cessars and assigns and
be govermed by the faws of the State in which the Premises are localed, Any litigatian between the Parties hersto concerning this Lease shall be
inftlated in the county in which the Premises are localed,

30, Subordination; Atornment: NonDisturbance.

301 Subordination. This Lease angd any Option granted hersby shall be subject ard subosdinate to any ground lease, morigage, deed
of trust, or other hypothecation or security device (coliectively. "Security Device™), now or hereafisr placed upon the Premises, to any and all advances
made on the security therecf, and to all renewais, modifications, and extensions thereof, Lessee agrees that the holders of any such Securiy Devices
{in this Leas? together refarred to as “Lender) shalt kave ro lizbifity or obligation to petform: any of the obligations of Lessor under this Lease. Any
Lender may elact to have Wis Lease andlor any Option granted hereby. supatior to the ken of its Secunity Device by giving writien notlice therec! 10
Lessse, whereupon this Lease and such Opiiors shall be deemed prics to such Secwily Dsvice, notwilhstanding the relative dales of the
documentation of recordation therest. '

0.2 Attornment. In the svent that Lessor transfers title to the Prermisss, or the Premises ars aeguied by ancther upon the foreclosure
of termination of 2 Securly Devise to whioh this Leass is subordinatest (i) Lessee shal, subject te the non-disturbance provisions of Paragraph 30.3,
attoen ta such new owner, and upon request, enier into @ new lease, containing all of the terma and provisions of this Lease, with such new cumer foe
the remainder of the term hevef, or, at the election of the new owner, this Lease will automatically become a new Jease detween Lesses and stch new
awner, and (il Lessor shall thereatter be refleved of any further oblfigations hereundar ard such nesw owner shall assume all of Lessor's obligations,
except thal such new owner shall not: {a} be able for any act or omission of any prior lassor or with respect to events ocourring oriof to acquisiion of
cwnarship; (&) be subject 1o any offsets or defenses which Lessee might have against any prior lessar, (c) be bound by prepayment of more than nne
montl's rent, or (d) be Jiable for the retusm of any security deposit paid o any priof lessor which was nol paid or oredited 1o such new ownst,

30.3 Non-Disturbance.  With respect to Sscwily Devices entersd into by Lessor afier the execution of this Lease, Lessse's
subordination of this Lzase shall be subjest o receiving 3 commeially rezsonable nor-distutbance agreement (2 "Non-Disturbance Agreemnent”)
Frop the Levtiar which Non-Disturbanes Agresment providas that Lessee's possassion Premises, and this Lease, inciuding any oplions to extend
the ferm hereof, will nat be disturbed so long as Lesses is not in Breach hereof and attorns fo the record wyner of the Premises Further, within 60
days after the execution of this Lease, Lessor shall, ¥ requested by Lesses, use #8 commercially veasonabie efforts to obiah a Non-Distutbanze
Agreement from the holder of any pre-existing Security De Mk is secured by the Premises. In the event that Lessor is enable to provide the
Non-Diskurbance Agreement within said 60 days, then Lesass may, at Lessee’s option, directly contact Lender and aitempt o pegoliate for the
exgcution and delivary of a Mon-Disturbance Agreement.

304 Self-Executing. The agreements contained i fhis Paragraph 30 shall be effective without the execution of any lurther documents;
provided, howevar, that, upon wiilten request om Lessor or g Lender in connsclion wih & sale, funansing or refinancing of e Premises, Lessee ang
tessor shall execute such further writings a5 may be reasenably required fo separplely dosument any subordisation, atturament andfor
Non-Disturbarce Agreement provided for herein,

PAGE 11 OF 14
INITIALS

1959 - AIR COMMERCIAL REAL ESTATH ASSDCIATION FORM OFG-5-8/07E




31,

3 Attorneys’ Faes. If any Party or Broket beings an action or proceeding
o declzre righis hereundar, the Prevaitng Party (23 hereatter defined) is any su
attomeys' fees. Such fees may be awarded in the sama suit or racovered
decisian or jddgment. The term, "Prevalling Party” shatl includs, wil 1, & Party or Broker whe substantialy obtains or defeats the relief
sought, as the case may be, w r by compromiss, setliemen et of the abandonment by the other Panty or Broker of #g slaim o defense.
The altorneys’ fees award shail not be computed! in accordance vith any court fee schedule, but snall bz such as io fully resmburse gl atiomays’ fees
reasonably incurred. in addifion, Lessor shall be enilad to allomeys' fzes, casts and expensss in in the preparation and service of notices of
Default and consultations in connection therewith whether or not a legal aclion 15 subsequently commenced iy connection with such Default ¢« resulting
Breach (3200 is a reasonabie minimurn per oeurrence for such services and sonsuliation;

32 Lessor's Access; Showing Premises; Repairs. Lesseor and Lessors agents snall nave the righ! 1o enter the Pramises at any time, in the
sase of an gmergency, and sibemwise gt reasonable times after reasonable pror nolize for the purpose of showing the same to prospective purchasers,
isnders. of tenanis, and making such alterations, repalrs, improvemants or additions lo the Premises as Lassor may deem necessary or desirable and
the sresting, using and maintaining of utiities, services, pives and conduits through the Premises andior oiher premises 2s forg s thers is no material
adverse efiect on Lesses's use of Ihe Pramises. Al such astivities siall be withauwt abatement of rent or liability to Lesses.

33 Auctions. Lassee shall not conduct, nor permit to be conducted, any auction upon the Premises without Lessors prir written congant,
Lessor shaill nat be obligated to exercise any standard of reasonableness in determining whether to permit an auction.

34. Signs. Lessor may place on the Premises ordinary “For Sale” signs &t any time and erdinary “For Lease” signs dusing the last 6 months of
tha {ermt hereof,

25, Termination; Merger. Usnisss spaoifically stated othenwise in wiiting by Lessar, the voluntary or other surrender of this Leass by Lesses, the
mutual termination or canceliation hereof. or a terminalion hereof by Lessor for Breach by Lessee, shall sutomatically terminate any sublaase or lesssr
estate in the Premises: provided, however, that Lessor may elect o condinue any one or all existing subtenancies. Lessors faflure within 10 days
following any such event o giect to the contrary by wrilten notice to the holder of any such tesser interast, shall constifute Lessor's slection to have
such evant constitule the termination of such interest.

36. Consents. Except as otherwise provided herein. wharsves in this Lease the consentof 2 Pany s required t an act by or for the other Party,
such consent shall not be unreasonably withheld or delayed. Lessov's aciual reasonabie costs and expanses (including but not imiled fo architects',
atiomeys’, engineers’ and ciher consultants’ fees) incurred in the consideration of, or response to, a request by Lessee for any Lessor consent,
including but not fimited to consents to an assignment, 2 subletiing or the presence or use of g Hazardous Substance, shall be paid by Lessed upon
receipt of g9 invaics and supporiing documentation therefor,  Lassor's consert to any act, assignment of subletling shall aot constitute an
acknowledgment that no Default or Breach by Lessee of this Lease exists, nor shall such consent be deemed 2 waiver of any then existing Default or
Braach, except as may be ctherwise specifically stated in writing by Lesser at the time of such consent. The failure to specify hereln any particular
conditien to Lessor's consent shall nof preciude the imposition by Lessor at the time of consent of such further or other condifions as are then
reasonable with reference to the particulse maller for which congent i being giver. In the avent that either Parly disagrees with any detarmination
made by the other hereunder and reasonably requests the reasons lor such datermination, the determining party shall fumish its reasons b wlting and
in rexsonable deftall within 11 businass days following such request.

nvolving the Premises whetnar founded in tord, confract or sgqulity, or
proceeding, action, o apoeal thereon, shall be entilied & regsanable
8 separats suil, whether of nal such aclion or piocseding | pursued o

37, Guarantor,

374 Evecution. The Guaraniors, if any, shall each exesute # guaranty in the form most recantly published by the AIF Commercial Real
Estate: Association

372 Default. # shal constitute 2 Default of the Lasses if sny Guaraator falls or refuses, upon racusst to provide: (8) evidence of the

execution of the guaranty, including the authority of the perly signing on Guaraniors behalf o obligate Guarantor, and in the case of & comporates
Guarantor, a ceriified copy of a resolution of its board of directors authorizing the making f such guaranty, [b) curent financial statements, {c} an
Estoppel Dedificats, or {d) wiittar confienation that the guaranty is still in effert,

2. Quiet Possession. Subject to payment by Lessee of the Rent and performance of all of the covenants, conditions and provisions on
Lessee's part to be observed and performed under this Lease, Lessee shall have quiet pussassion and guiet enjoyment of the Premises during the term
Hereof. .
3g. Options. i Lesseeis granted an Option, as defined below, then the foliowing provisions shat apoly.

351 Definition. "Option” shall mean: {a} the fight to axtenc of raduce the term of of renew this Lease or to extend of reduce the term
of or renew any iease that Lesses has on other praperty of Lassor; (b the right of first refusal or first offer to lease either tha Premises or ofher property
of Lessor; (&) the right to purchase, e right t offer fo purchase or the nght of fiest refusal to purchase the Premises or oifier property of Lessor,

382 Options Personal To Original Lessee, Any Oplion grarted to Lessae in this Lease is personal to the original Lessss, and cannot
e assigned or axarcised by anyone other than said arigingl Less=e and only while the criginal Lesses is in full possession of the Premises and, i
requested by Lessor, with Lesses cedifying that Lessee has no intenlion of thereafier assigning or sublelting,

83 Multiple Options. In the event that Lessee has any multiple Options o sxtend or renew this Lease, a later Opfion cannot be
exercised unlass the prior Options have been validly exercised.

324 Effect of Default on Dptions.

{a) Lessee shall have no righl fo exercise an Option: (i) ¢uring the perdod commencing with the giving of any notice of Default and
continidng unti said Default is cured, (i) during the period of time any Rent is unpaid [withsut regard to whather notice thereof is given Lessesj, (i}
curing the time Lesset is in Breach of this Laase, or (W) in the event that Lesses has been given 3 or moe nofices of separate Defautl, whether or not
the Defaults are cured, during the 12 month period immedialely praceding the exsrcise of the Cption.

(b} The period of time within which an Option may be exercised shalt not be extended or enlarged by reason of Lessee's inabilily io
exsroise an Option besause of the provisions of Pargraph 38451

{c} An Option shall terminate and be of no further force or efiedt, notwithstanding Lesses’s due and timely exercise of the Option, £,

after such exarcise and prior io the ment of ihe exendad term or sompletion of the purchase, (i} Lessee fails to pay Rent for a pered of 30

days after such Rent pecomes due (without any necessity of Lessor to give notice thereof, or {ij) if Lessee commils a Breach of this Lease,

40, Security Measures. Lesi fogach gos-ihat e Reptpayabisto Lesserh der-doss-rolnehido-tho-cost-oL.guan oo
ther-saauily hat-Lessor shall have no obligation whalsoever to provide gua:‘d service same. Lossee assumes all responsibilty for

the protection of the Premid Lessee, its agents and invitees and their property from the acts of third parties. In-the-avesk-h thaeLesner

should.alncti Llog »,,:*l» sobrhen-eooeiih Foabuli boo s . 5 _;:

41, Reservations.

(a) Lessor reserves the right: (i) to grant, without the consent or joinder of Lessee, such easements, rights and dedications that
Lesser deems necessary, {1} 1o cause the recerdation of parce! maps and restrictions, i} o creste andior instalf new utilty raceways, so long as such
& ts, rights, dedicalions, maps, restrictions, and utility racewsys do rc! unreascnably interfere with the uss of the Premises by Lessee. Lessor
may alge: change the name, address or litiz of the Building or Project upen at least 90 days prier written notice; provide and instal, at Lessee's
expense, Bulding standard graphics on the door of the Premises and swch porticns of the Common Areas as Lessar shall reasonably deem
appropriate; grant to any lasses the exclusive right to conduct any business as long as sush axciusive right does net conflict with any rights exprassly
given hereln: and {0 plate such signs, nolices or displays as Lessor reasonably deams necessary o advisable upon the rodt, exterior of the Building or
the Projact o on signs it the Common Areas. Lessee agrees 10 sign any documents reasonably requested by Lessor to effectuate such rights. The
obstruction of Lessee's view, air, or light by any structure erected in the vicinity of the Building, whether by Lessor or third padties, shall in no way afext
this Lease or impose any liabilily upon Lessor,
ibs

i + i o & ol o i [ %5
H-bossor-glse-re sthe-rghi-le-rrove to-pierspace-oicompamble-size-indh
provide-ot-least-45-0ays-Dios Wil Br-notea-of-Suak-riow k4 SOa0E-TLAL in-ims o
within-the-R 3 seme g famit pav-th i Cibomb eyt sin that Lonsesincus-awith el b 3 el
B - Y §r i i R :
o "“g_n;-—! Y 3 o i CTT Y 5 -“. Y yar-shaldassed O ol b T 3 1
o SIFEADE I 1! tod-mmoredhan-anoe-ou ‘v:g $ray S thie Lopsa

{c) Lesses shal not without Lessor's written pormission: (i use a representstion {pholegraphic or olseraise) of the
Building or Project or their name(s) in tonnaction with Lasses's husiness; of {irsuffer or peonlt anyone, except in emeagansy, to go upon the rodf of the
Bailding,
42. Performance lnder Profest. ¥ at any time & tispite thal arise as to any amount o7 sum of money o be pald by ose Parly to the other
under the provisions hereof, the Party against whom the obigation to pay the money is assarted shall have the right to make payment "under protest®
and such payment shall not ba regarded as 2 voluntary payment and there shall survive the right on the pard of said Party to institufe sull for recovery of
such sum. f it shall be adjudged that there was no Tagal cbligation g the par of $3i8 Pasty 10 pay such sum or any parl thareof, said Parly shail be
entitied to recover such sum or so much thareof as it was not legally required to pay, A Party who does not inftiate sult for ihe recovery of sums paid
"under protest” within € months shall be deemed 1o have walved s right 1o protest such payment.

43 Authority; Multiple Parties; Execution
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{a; IF either Party herato is a corporation, trust,
s Loase on behalf of such eality reprasents ans warranis thatne o authonzed 1o exacute and deliver thi
shall withw 2 days after request, deliver to the other Party salisfaciory svidence of such withority.

(b} f this Lease is executed by more than one person or entity as "Lessee”, each such person of entity shall te jointly and
severaliv liable hereunder, itis agreed that any one of the named Lessees shall be empowared to execute any amentment 1o this Lease, or other
document ancillary thereto and bing all of the named Lessees, and Lessor may tely on the same as ¥ a8 of the named Lessees had executed such
gocument.

partnership, or simifar entity, each individuat execiting

=3se on s pehalf Each Party

Ly SUMDEty,

{c} This Lease may be executed by the Paries in counterparts, each of which shall be deemed an arginal and alf of which together
shall constitute one and the same lnstrurmant
44, Conflict. Any conflict betweer the printed provisions of this Lease and Hie typewritten or handwritan provisions shall be controlied by the
fypewritien or handwritten provisions.
45, Cifer. Preparation of Laase by sither party or their agen! and submission of same to the ather Pary shail not de deemed an offer to
lease {0 e other Parly. This Lease is not intended (o be binding untl exacutsd and delivered by al Parties hereto,
46, Amendments. This Lease may be modified only iv wiiting, signed by the Pa«‘ 5 i interest al the e of the
conet malerially change Lessee's obiigations hersund $S68 BEreas (o make gasonable nonmonetary modifications 1o this Lease a3 may be
reasonably regutted by a Lender in connection with the oblaiing af normat financing o sancing of the P
47. Waiver of Jury Yrial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS 1O TRIAL BY JURY IN ANY ACTION OR
PROCEEDING INVOLVING THE PROPERTY OR ARISING OUT OF THIS AGREEMENT.
48, Medlation and Arbitration of Disputes,  An Addendum requiting the Medistion andtor the Arbitration of all disputes between the Parties
andior Brokers arising out of this Lease [0 is & is nol attached 1o this Lease.
4% Americans with Disabilifies Act. Sincs compliance with the Americans with Disabilities Act (ADA} i dependent upon Lassee’s specific use
of the Premises, Lessor makes no warranty o¥ representation as to wh : the Pramises comply with ADA or any simiar legislation. In the
evant that Lessen’s use of the Premises requires modifications or additions fe ths Premises in order to be in ADA compiiance, Lesses agrees lo make
any such necassary modffications andior additicns at Lesses’s expense.

modification. As long as they

LESSOR AND LEBSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND
BY THE EXECUTION OF THIS LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREDY AGREE
THAT, AT THE TIVE THIS LEASE 1S EXECUTED, THE TERMS OF THIS LEASE ARE COMMERCIALLY REASONABLE AND EFFECTUATE THE
INTENT AND PURPOSE OF LESSOR AND LESSEE WATH RESPECT 10 THE PREMIGES,

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

1 SEEK ADVICE OF COUNSEL AS TD THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE,

2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND (NVESTICATE THE CONDITION OF THE PREMISES. SAID
INVESTIGATION SHOULD INCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING
AND SIZE OF THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING SYSTEMS, COMPLIANCE
WITH THE AMERICANS WITH GISABILITIES ACT AND THE SUITABILITY OF THE PFREMISES FOR LESSED'S INTENDED USE.

WARNING: I THE PREMISES ARE LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THE LEASE MAY NEED TO
BE REVISED TO COMPLY WiTH THE LAWS OF THE STATE IN WHICH THE PREMISES ARE LOCATED,

The parties hereto have executad this Leass st the place and on the dates specified above their respoctive signatures.

Exscuted al Exacuted at CE« s W 3 C/ﬂ
Om ) €3 - [30 } 2 .
By LESSOR: By LESSEE:

regs Enterprise Company, Etkinson fma‘-&zlss:, Lova, Ruud & Rome
i sioy

&
z Califeornis Corporation a California fessional Law Corporaticn

o
N e

Name Printad; é Pirt g gk pEE sl Name Prinfed: Crades D el n g fen
e CEL /S bl Tile Fregidayd

7 i A .
By: By /"4 //fj é;i/f;’{/f}(ﬁ// it e

Name Pristed: Kame Printed: A’aé{/(? L, UEWTEL
Title: Titie N
Address Address: )_‘ T 1UM I #larg

Ceveitos A 90703
Telepnone|__ Teiephons:( B g 3= = L S D -~ 3500

Facsimiet ) Facsimied_Sle 3¢ @Sy = 52%3
Federal ID No. Fedsral 1D No. AT~ 37500
LESSOR'S BROKER: . ' LESSEE'S BROKER:

Bves

Telephored 251y 2763500
Faosimile; (25 l) 2762600

’ 7
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ADDENDUM
Standard Multi-Tenant Office Lease — Gross
Dated March 26, 2008
The Press Enterprise Company, a California Corporation (“Lessor”)
and
Atkinson, Andelson, Loya, Ruud & Romo, a California Professional Law
Corporation (“Lessee™)

This Addendum to the Standard Multi-Tenant Office Lease — Gross dated March
20, 2008, by and between The Press Enterprise Company, a California Corporation (“Lessor™
and Atkinson, Andelson, Loya, Ruud & Romo, a California Professional Law Corporation
("Lessee”) for lease of space at 3450 Fourteonth Strzer, Suitz 420, in the City of Riverside,
County of Riverside, State of California. The provisions of this Addendum shall prevail over
my consistent or conflicting provision of the Lease, and shall supplement the remaining
provisions thersof. Unless otherwise defined in this Addendam, all capitalized terms in this
Addendum shall have the meanings specified in the Lease,

56.  LESSOR’S RIGHT TO TERMINATE: In order to preserve a cordial business
relationship between Lessor and lessec, the parties agree that although Lessee is not prohibited from
representing & third party in litigation against Lessor or any affiliate (any entity that conirol, is
controlled by or under common control with Lessor, including but not limited to AH. Belo
Corporation or any of its subsidiarics), in the event of such representation by Lessee against Lessor
or an affiliate of Lessor, Lessor may elect to terminate this Lease upon thirty {30} days prior written
notice to Lessee,

51, BASE RENT:

Months Meonthiv Basic Reat
1-12 §22,701.60
13-24 $23,609.66
25-36 $26,584.00
37-48 $27,64736
49 - 60 §28,733.25
61-72 $29.903.38
73-84 $31,099.52
85- 96 $32,343.50
97 - 108 $33,637.24
109 - 120 $34,982.73

52. TENANT ALLOWANCE: Lessor shall provide Lessee an aflowance of

one hundred ninety-two thousand twenty-four dolizrs and nof100 ($192.024.00) 1o be used by Lessec
to demise and retrofit the Premises. Lossce shall retain the general contractor with Lessor’s approval
and Lessor and Lessee shall supervise the renovation of the Promises. All space planaing,
engineering, permits and other fees shall be deducted from the Tenant Allowance. Any work done
by Lessee shall be done enly with Lessor's prior written consent and in conformity with z valid
building permit and all applicable rules, regulations, laws and ordinances, and be done in a good and
workmanlike manner of good and sufficlent materials. Al work shall be done only by contractors
approved by Lessor, it being understood that all plumbing, mechanical, electrical wiring and ceiling
work arc to be done only by contractors desiznated by Lessor.

Lessee’s data and telecommunications requirements shall be the sole responsibility and
cost of Lessee.

53,  PARKING: Lessee shall have the right to thirty-two (32) parking spaces in
the Project’s parking facility. Of said parking spaces, nine {9) shall be reserved in a location
mutually acceptable to both Lessor and Lessee. Al parking shall be no-charge for the term of the
lease, unless Lessor builds  parking structors on-site, al which time the rate for parking shall be the
same as per the prevailing market parking rates for structored parking in Downtown Riverside.

Addandum
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54, DIRECTORY BOARDS: Lessce shall have the right to install and include the
name of the firm on the building directory board in the main lobby of the building, which shall be
paid for by Lessor,

11

i
v
H
e

35 EARLY POSSESSION: The Commencement Date {s August 1, 2008, Lessce
shall have the right to early possession of the premises reat free once tenant improvements are
substantially compieted and Lessee has recefved the appropriate approvals from the Ciy of
Riverside.

56.  SIGNAGE: Lessee shall have the right to one position on the to-be-built
monument sign on 14" Street. Lessee shall be responsible for the cost of installing their name on
such sign as well as the cest for removing their name and repairing the sign fascia at the expiration of
the Lease, Lessee’s signage shall be mutually acceptable to Lessor and Lessee and shall comply with
all City of Riverside codes and restrictions.

57. EXPANSION SPACE: Lesses shall have a one {1} time option 1o expand into
the 1,743 rentable square feet of Expansion Space as labeled on Exhibit A, the Standard Office Lease
Floor Plar, at the end of the fifth (5™ year of theTerm. Lessee shall provide Lessor six (6) months
prior written hotice of their intent to expand into such Expansion Space. Lessee shall not receive any
Terant Improvement Allowance on such space. Lessee’s Base Rent for such Expansion Space shall
be the same monthly Base Rent per square foot that Lessee is paving on their Premises at the time of
expansion.

58.  FIRST RIGHT OF REFUSAL: Should Lessor vacate the Expansion Space, as
labeled on Exhibit A, the Standard Office Lease Floor Plan, and Lessor look to lease that space to
some other third (3™) party, Lessee shall have a First Right of Refusal o lease that space. Upen
Lessor receiving a bonafide written offer, Lessor shall notify Lessee of the Offer and Lessee shall
have five (5) business days 1o notify Lessor of their intent to Lease the space. The terms and
conditions for such space shall be market terms acceptable to both Lessee and Lessor,

59, FURNITURE: Lessor shall allow Lessee to use nine (¥ furniture systems
{one 5°x6" systern and ¢ight 7'x8° systems) for the term of the Lease at no-charge. Lesses agrees o
return sach furniture to Dessor af the expiration of the Lease in good, clean, working condition
subject to normal wear and tear.

LESSOR: LESSEE:
THE PRESS ENTERPRISE COMPANY, ATMI\QO\ AND SON L(}YA.RUUD
ACALIFORNIA CORPORATION -

Date: 5’,’//( /z?'e:

Addendum
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RULES AND REGULATIONS FOR
STANDARD OFFICE LEASE

Dated: Mareh 20, 2003

By and Between z Ca
Lova, Rued :fessirmal La r
GENERAL RULES
1. Lesses shalf nol isuﬁere: permit the ebstriction of any Common Areas, including dni . walkways and stairway

2 Lessor wserves the right to refuse access to any persons Lessor in good faith judges m be a threat io the safety and reputation of the
Projest and #s occupants.

3 Lessee shall not make or permit any noise or odors that annoy of Interfere with olner lessees or persons having business within the Project.

4, Lessze ghall not keep animals or binds within the Projedt, and shall not bring bioycies, metoraycles or olher vehicles infc areas not
designated as authorized for same,

g, Lessee shall not make, suffer or permit litter except in appropriate recentacias for that purpose.

6. tesses shalt not alter gny fock or mstall new or addilional locks or bolts

7. tesses shad be responsibie for the napprapoiate use of any tollet rooms, plumbing or other wiilites. No foreign substances of any kind are
ta be inserted therain,

8. Lessae shall not deface the walls, partitions or other surfaces of the Premises or Project

8. Lessee shall not suffer or permit anything in or around the Pramises of Building that causes excessive vibration or floor loading in any part of
the Project.

10 Furniure, significant reight and eguipment shall be moved inte or ot of the building anly with the Lessars knowledge and cossent, and
subject to such reasonable fimitations, fechnigues and fming, as may be designated by Lessor. Lessee shall be responsible for any damage {o the
Difice Bullding Project ansing from any such actvity,

1 Lessse shalt nof employ any semvice or contrastor for gervices of work 1o be performed in the Building, except as approved by Lessor

12, Lessor reserves the right to close and lock the Bullding on Saturdays, Sundays and Building Holidays, and on other days between the

hours of 6: 00 PM.oand 7100 AN, of the fofowing day. If Lessee uses the Premises during such pericds, Lessee shal be
responsilzie for securgly Igoking any doors it may have opened for entry,

13, Lessse shall return all keys atthe termination of its tenancy and shall be responsiblz for the cost of replacing any keys that are lost.

4, Mo window soverings, shades or awnings shall be instalied or usegd b;f Lesgee

15, Mo Lessss, employee orinvites shall go upon tha reaf of the Bulld:

18, Lesaee shall not suffer or permit chkmg or carrying o* iahlea cigars or cigareftes in areag reasonably designated by Lessor or by
appiicabie governmental agencies as non-smoking areas.

17, Lessawn shall not use any method of healing or alr conditioning oiher than as provided by Lessar

$8. Lessee shall not install, maintain or operale any vending machines upon the Premizes without Lessor's wrilten consent.

8. The Premisas shall not be used for ledging or manufacturing, cooking ar foed pregaration.

28, Lessee shall comply with alf safety, fire protection ang evacuation req.:ia! fons established by Lessor or any applicable gover | agency.

21, Lessor reserves the fight to waive any one of these rules or regulations, andior as to any particular Lessee, and any such waiver shal not
constituta 3 walver of any ofher rule ot reguialion or any subsaguent application thersof 1o such Lesses,

22, Lessee assumes all risks from theft or vandaiism and agrees to keap its Premises locked as may be required,

23 Lessor reserves the right to make sush ctner reasonable rules and regulations 2s 1t may from time to tme deem necessary for the
appropriate opsration and safely of the Project and its occupants. Lessee agress (o abids by these and such rules and ragulations.

PARKING RULES

i Parking arsas shall be used only for parking by vehicies no fonger then full size, passenger automoblies herein calied "Permited Size
Vghictes.” Vehicles other thar Parmitted Size Vehicles are harain referred to as "Oversized Vehicles.”

2. Lessee shall not permil or aliow any vehicies thet belong to or are controfied by Lessee or Lesses’s amploy suppliers, shippers,

customars, or invitees to be loaded, unloadad, or parked in areas other than those designatad by Lassor for such activities,

3. Parking stickers or :&amd‘ cation devices shall be the property of Legso; and be refumed to Lessor by the heider thereof upon termination of
the holder's parking privileges. Lessse wili pay such replacement charge as is reasonably established by Lessor for the inss of sush devices.

4. Lessof reserves the right to tefuse the sale of monthly identificatior icas to any person or entity that willfully refuses to comply with the
appa.,anie ruigs, reguiations, laws andior agreements,

5 Lessor reserves the right to relocate alt or a part of parking spaces from ficor to floor, within one floor, andlor to reasonably adfacent offsite
iocation(s}, and io masonzbly allocate them b 1 compest and standard size spaces, as long as the same complies with applicable faws,
ordinans and regulations.

5. Users of the parking area will obey ail posted slgns and park only in the areas designated for vehicle parking.

7. Unless othenvise instructed, every person using the parking area is required te park and fock his own vehicle. Lessorwil not be responsible
for any damage to vehicles, injury to persons or loss of property, all of which risks are assurmed by the parly using the pariing area.

& Walidation, if established, will be permissibiez oniy by such methed or methods as Lessor andior its licenses may establish at rales generally
applicable to visiter parking.

& The maintenance, washing, waxing or cleaning of vehicles in the parking structure or Common Areas is prohibited.

10, Lesses shal be rosponsible for seeing thal all of its ermpioyses, agents and invitees comply with the applicable parking riles, regulations,
taws and agreements.

11, Lessor regerves the right to mndify these rufes andior adopt such ﬂthe' reasonable and non-discriminalory rules and regulations as il may
deem recessary for the proper speratmn of the parking area.

12, Such parking use as Is hereia provided is intended mershy as 8 foense only and ne baliment is intanded or shall be created heraby.

NOTICE: Thase forms are often modified to meet changing requirements of law and industry ngeds. Always wiite or call to make sure you
are utitizing the most current form: AIR Commercial Real Estate Assaciation, BUD W 8th Street, Suite §00, Las Angeles, TA 80017,
Telephone No, (213 687-8777. Fax Ho.: {213) 687.8618,

[
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DOVE BLILEErS, I,

Bitag on Lol Fosh

General Conditions:

Damo:

Mi!iwari;:

> N

NITIALS

WORK LETTER

DETAILED SPECIFICATION

Atkinson, Andeison, Loya, Ruud & Rome
PE Building Riverside
3450 14" Street
Biverside, CA
{REVISED 4/2/08)

15% PM tims

20% General Superintendent Time
75% Foreran Time

15% Proiect Engineer Time

1 ea: 40 YD durnpster-single dump

6 waeks vehicle fust

B wesks of monthiy caell phone service
1 week of job 1abor
&-wesks of periadic clean up

15 final clean up

1 ls protection

142 i of existing drywall removal

418 sf of existing carpetiiie removed with soft scrape of flaor

32 ¥ of standard laminate fivigh Jower cabinets with countertop

12 ¥ of standard laminate finish upper cabinets

INITIALS
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DOV e SUILIEr S, .
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Tuedlting oo 1l el

Insulation:

DETAILED SPECIFICATION
{continued)

7.860 sf of R-11 in wall insulation wrapped horizantally to 18" on

ceiling

Doors, Frames & Hardware: 24 ea New 3-0"x8-0" Prefinished solid woaod toors with frame

Glass & Glazing:

Drywalt:

Acoustic Celting:

‘Flooring:

(=

INITIALS

(13 ea of those fromes have 18'xfull height side Tghts)
1set. of prefinisnied pair doors withiframe
23 sets of standard doorhardware

1:set of pair door hardware

15 e4. 187x 8-0" glass for door frame side lights

4 ga. Scar patches
770 ¥ of 10" tall drywall wall with 3 5/8' framing.
{walitrack fo go direclly onlo existing carpet

23 if ofdemising wall between fenant &iandiord

200 sf.of rework of existing ceiling

5,346 si of tile remioval and replacement for work above cetlihg

1.548 -0l new 47 rubber base

378 sf of new VCT (standard color from excelon series)

INITIALS
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DETAILED SPECIFICATION

{continued)

Painting: 7.900 sf of new wall paint (tandard colors)
276 st of wall painted one side at demising wall between tenant
and fandford

Plumbing: 1ea. New break room sink with plumbing. disposal and insta hot

{all ywater and sewsr connestions to he within 5)

Fire Sprinkiers: 40 ea. New sprinkler drops

BVAC: 16,892 sf of HVAC duct rework

2 ¢a Fire dampers
1ea. Exterior and 3 sa. Interior added VAV zones
11z controls and thermostat relocations

1 ea. 2 ton Lisbert system

Elegtrical: 109 =2, Power putiels
27 ea. New data outlels
40 2z New lights

1 allowance for IT room power at $3,500

Fire Alarm: 1 allowance ford 2,500 for fire alarm
e : A
(et A
L 1/
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JANITORIAL SCHEDULE
SPECIFICATIONS
PRESS MAIN

3450 147 STREET, RIV.

*SUNDAY TUESDAY AND THURSDAY REGULAR SERVICE

*MONDAY AND WEDNESDAY ~ ONLY VACUUM THE HALLWAYS AND
COMMON AREAS

L ALL CARPETED HALLWAY

{A)SUNDAY, TUESDAY ANIY THURSDAY SERVICE
Vacuum all Carpeting completely.

Spot clean carpets.

Clean and sanitize drinking fountaing

Wipe counters & kiwchen sink

LIRS I

1I. TENANT SPACES

{AYDAILY SERVICE

Empty all waste baskets and other waste containers.
Damp clean conference room tables, polish as necessary
Spot Clean front door glass both sides.

@ 1

(B) WEEKLY SERVICE
1. Clean hand marks from walls and doors
2. Dust all desks, chairs, tables, filing cabineis, and other office furniture

[CYEVERY () MONTHS

Wash all windows inside and out

Wash all partition glass

3. Perform all floor cleaning and waxing outlined in separate floor schedule

S‘J t—uqrﬂ

(D) MONTHLY
1. Vacuum dust and dirt accumulation from gir condifioning vents.

{EYOTHER SERVICES AS NEEDED
1. Spot clean carpets.




HI. RESTROOMS

(A DAILY SERVICE

. Empty all waste baskets and other waste containers

Drust mop all tiled floors

Clean and sanitize restroom fixtures, mirrors, chrome pipes, etc.
Clean splash marks from walls of restrooms.

Refill soap, towel and paper containers in restrooms

Wet mop restroom floors

Dust partition {ops.

»lg\mrm},a'r_)u—a

SATURDAY RESTROOM SERVICE
1. Empty all waste baskets and other waste containers.

2. Refill soap, towel and paper containers in restrooms

{B) MONTHLY SERVICE
1. Dust all air conditioning vents in restrooms.

(O EVERY (2) MONTHS :
1. Perform all floor cleaning and waxing outlined in separate floor schedule.

(DY MONTHLY
1. Wash walls and partitions in restrooms.

v




e gl 2

I I BTN

AR A DRI S D

i

Vi S s ks [T -
e G Rl

R

[ AR [
860504 LINYZ Favavd
FAING NOISHYAKE 307 98

147 GRIMTE SNILEDE

i33u1s Lonasnid




SURREN])ER OF LEASEHOLD

Recording requested by and when recorded, return to:

[Economic Development Agency
Real Estate Division

3403 Tenth Street, Suite 400
Riverside, California 92501]

“ THIS SURRENDER OF LEASEHOLD (“Agreement”) is made as of
_‘go)[m_ﬂg_, 2017 by and between the County of Riverside, a political
subdivision of the State of California, (“County”) and Atkinson, Andelson, Loya, Ruud & Romo,
a California Professional Law Corporation, (“Lessee”), sometimes collectively referred to as the
“Parties”.

Recitals

A. The Press Enterprise Company, as predecessor in interest to the County of
Riverside, as Lessor, and Lessee have entered into that certain Multi-Lessee Office Lease
(“Lease™) dated March 20, 2008, whereby Lessee leased a portion of an office building located at
3450 Fourteenth Street, Suite 420, Riverside, California, 92507 and parking (collectively
“Leased Premises”). The Lease is attached hereto as Exh1b1t “A” and by this reference
incorporated in this Agreement.

B. On t\lo\!()mm/ M, 2017, the Lessee and County entered into that certain
Lease Termination Agreement (“Termination Agreement”), terminating the Lease subject to
certain terms and conditions. The terms of the Termination Agreement are incorporated herein
by this reference.

C. Subject to the terms and conditions in this Agreement and the Termination
Agreement, Lessee desires to surrender Lessee’s interest in the Lease, the leasehold estate
created, and all rights to the Leased Premises, and to release the County from County’s
obligations under the Lease, and the County desires to accept this surrender and to release the
Lessee from Lessee’s obligations under the Lease.

D. The execution and recordation of this Agreement is intended to provide recorded
public notice of the termination of the Lease as agreed between the Lessee and County in the
Termination Agreement.

NOW THEREFORE, for good and valuable consideration, the receipt and adequacy of which are
acknowledged, County and Lessee agree as follows:

Nov 14 207 Bl




Section 1. Recitals Incorporated by Reference

The recitals are incorporated into this Agreement by this reference.

Section 2. Surrender

On November 15, 2017, Lessee agrees to vacate the Leased Premises, surrenders all rights and
interests in, to, or under the Lease and the leasehold estate created, and County accepts this
surrender of the leasehold and the Leased Premises.

S'ection 3. Mutual Release

A. Except as set forth in Section 3B, County and Lessee discharge and release each
other and their agents, elected officials, contractors, officers, directors, employees and
representatives from any actions, causes of action, claims and demands, costs, loss of services,
and expenses and compensation related in any way to all known and unknown injuries resulting,
now or later, from all obligations in connection with or included in the Lease, and from all
claims, actions an demands that each may have against the other(s) by reason of the Lease.
County and Lessee represent and warrant that they have not sold, assigned, or otherwme
transferred any of the claims released by this Agreement.

B. Each party agrees that all rights under Civil Code § 1542 and under any other
applicable, similar law are expressly waived. Civil Code § 1542 reads as follows:

A GENERAL RELEASE DOES NOT EXTEND TO CLAIMS WHICH THE
CREDITOR DOES NOT KNOW OR SUSPECT TO EXIST IN HIS OR HER
FAVOR AT THE TIME OF EXECUTING THE RELEASE, WHICH IF
KNOWN BY HIM OR HER MUST HAVE MATERIALLY AFFECTED HIS
OR HER SETTLEMENT WITH THE DEBTOR.

,z z County [Zzgzz Lessee

C. Each party represents and warrants to the other party that the party has read and
understood the Agreement with the release provisions and that each party has had the legal effect
of this Agreement explained by competent legal counsel of that party’s own choice and that each
party is executing this Agreement of that party’s own free will.

Section 4. Acceptance of Surrender

Lessee hereby surrenders its respective leasehold interest in the Leased Premises, and County
accepts the surrender of the entire Leased Premises and leasehold from the Lessee for the
purposes of terminating the Lease. '

Section 5. Successors and Assigns

This Agreement shall bind and inure to the beneﬁt of the Parties and their respective heirs,
successors, and assigns.




Section 6. Governing Law

This Agreement is governed by California law.

- Section 7. Conflict Between Agreements

This Agreement is intended to provide recordable public notice of the termination of the Lease as
agreed between the Parties in the Termination Agreement. Therefore, to the degree there are
conflicts between the terms and conditions of the Termination Agreement and thls Agreement,
the terms and conditions of the Termination Agreement will prevail.

IN WITNESS WHEREOF, the Parties have executed this Agreement as of the date first written
above.

Date: NOV 14 2017 Date: /O ‘26 11

COUNTY OF RIVERSIDE, Atkinson, Andelson, Loya, Ruud, & Romo,

a political subdivision of the a California Law Corporation 4

State of California W

By: By: \ /?/C S
Mark T. Palin

President and Managing Partner

ATTEST: ,
Kecia Harper-lThem
Clerk of the Board

APPROVED AS TO FORM:
Gregory P. Priamos

County Counsel
By: %%w\ C

Thomas Oh
Deputy County Counsel




A notary public or other officer completing this
certificate verifies only the identity of the individual
who signed the document, to which this certificate is
attached, and not the truthfulness, accuracy, or validity
of that document.

STATE OF CALIFORNIA

COUNTY OF RIVERSIDE

On November 14, 2017, before me, Karen Barton, Board Assistant, personally appeared John
Tavaglione, Chairman of the Board of Supervisors, who proved to me on the basis of satisfactory
evidence to be the person whose name is subscribed to the within instrument and acknowledged
to me that he executed the same in his authorized capacity, and that by his signature on the
instrument the person, or the entity upon behalf of which the person acted, executed the
instrument; and that a copy of this paper, document or instrument has been delivered to the
chairperson.

I certify under the penalty of perjury under the laws of the State of California that the foregoing
paragraph is true and correct.

WITNESS my hand and official seal

Kecia Harper-Them
Clerk of the Board of Supervisors

By:
Deputy Cler

(SEAL)

THIS ACKNOWLEDGEMENT IS SUBMITTED PURSUANT TO GOVERNMENT CODE § 25103




NOTARY ACKNOWLEDGEMENT

A notary public or other officer completing
this certificate verifies only the identity of
the individual who signed the document to
which this certificate is attached, and not the
truthfulness, accuracy, or validity of that
document.

State of California
County of oS Ansgedes )

on _/0O-20-/7 before me, 5/’\1‘\'%#\) "\/oodjﬁﬁdl , notary public,

- personally appeared M AR < T- Pal. N , who provide to me on the basis of
satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within
instrument and acknowledged to me that he/she/they executed the same in his/her/their -
authorized capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), ’
or the entity upon behalf of which the person(s) acted, executed the instrument.

I certify that under PENALTY OF PERJURY under the laws of the State of California that the
_ foregoing paragraph is true and correct.

WITNESS my hand and official seal.
SHARON WQ
,{:L,QWurLGML (Seal) Commission # gggg? 65
gnature of Notary Public : Notary Public - California £

Los Angeles County
Comm, Expires Dec §, 2018

b

ATTACHED TO: Surrender of Leasehold .
3450 Fourteenth Street, Suite 420, Riverside, California, 92507




EXHIBIT A

At
TED R ES b
BLan RETRTE
BrpenuaTInN

STANDARD MULTI-TENANT OFFICE LEASE - GROSS
AIR COMMERCIAL REAL ESTATE ASSOCIATION

1. Basic Provisions ("Basic Provisions”
1.1 Parties: This Lease "'Lease dated for reference purposes only March 20, 2008
is made by snd between The Press Enterprise Company, a California Corporation

("Lessor’)
and Atkinsen, Andelson, Lova, Huud & Romo, 3 Califernia Professional Law Corporstion
{'Lasses’),
{collectively the "Partias”, or individually a "Party™),
1.2(8)  Premises: Thal certain portion of the Project (as defined below), known as Suite Numbers(s) £20 N
fourth (4tn)  fioor(s), consisting of appre y 10, 241 ble sovare fest and spproximately @, 144
‘useable square feel{"Premises”}. The Premises are located at 3450 Fourteenth Street ‘
inthe Clty of Riverside , County of Riverside .
StateofCalifornia . with zip code 37507 . In adgdition to Less=e's rights to use and occupy the

Premises as hersinafier specified, Lessee shall have non-exclusive fights to the Commen Armeas (as defined in Paragraph 2.7 below) as hereinafier
spacified, but shall not have any rights 1o the rucf, the exterior walls, the ares above the dropped ceilings, or the uility raceways of the bullding
containing the Premises ("Building™} or to any other bulidings in the Project. The Premises, the Buliding, the Common Areas, the land upen which
they are located, along with al! sther buildings ang improvements thereon, are herein coliectivaly referred to as the “Projest” The Project consists of
approximately 146, 000 rentable square feet. {See also Faragraph 2)
<130 Parking 23 unreserved and & meurved vehisle parking spaces at & monthly cost of
80,00 - per unreserved space and $0 . 00 per reserved space. {See Parograph 2.8 and Faragraph 53)

1.3 Term: 10 years and months Odginal Tean”)
commencing Bugust 1, 2008 C 1t Date”; and ending July 31, 2018
{"Expiration Date"}, {Sea also Paragraph 3)

14 Early Fossession:See Paragraph 55 Early P ion Date"),
{See alss Parageaphs 3.2 and 3.3)

1.5 Base Rent: $22, 701. €0 per month {'Base Rent)”, payable on the 1at ) day of each month
commencing fugust 1, 2008 . {See also Paragraph 4)
B I this box Is checkad, there are provisions in this Leass for the Bass Rent to be adjusted, Sce Paragraph 51

1.8 Lessee’s Share of Operating Expense Increase: seven percent {7 %) {Lessen's
Share”). Lessee's Share has been caloulated by dividing the approximate rentable square footage of the Premises by the tote! approximate square
footage of the rentable space contained in the Project snd ehab not be subject t revision except in connection with an acfus! change it the size of the
Premizes or g change in the space available for lsass in the Project.

1.7 Base Rent and Other Monies Paid Upon Execution:
€3] Base Rent §22, 701. 60 for the period August 1, 2008 ~ Zugust 31, 2008
{8} . Security Deposit 335, 000, 00 {"Security Deposit”). (See also Paragraph 8
{e Parking: 30,00 tor the patiod N/2,
{d} Cther: $0. 00 for N/A :
{e) Totat Due Upon Execufion of this Lease: $57, 701. 60
18 Agreed Use: A law firm conmsistent with the character of a Fi rat glass building
. {See aisc Paragraph 8}
1.9 Base Year; Insuring Party. The Base Yearis 2008 . Lessoris the "insuring Party“’, {See alsy Poragraphs 4.2 and 8)

1.10 Real Estate Brokers: {See also Paragraph 16)

(&) Representation: The following real estats brokers { the “Brokers™) and brokerage retationships exist in this transaction {check
applicable boxas)y:

¥ Lee & Bssociates ~ Riverside ) represents Lessor exclusively {"Lessor's Broker™y;
Bl Ashwill Asscciates ) p Lesses exclusivaly (Lessee’s Broker™); or
0 represents botly Lessor and Lesses ("Dual Agency™.

{b) Payment to Brokers: Upcn execution and delivety of this Lease by both Paries, Lessor shall pay 1o the Brokers tha brokerage
1ee agreed to in a separate wiitlen agreerment {or--there- hag Lo thisgesrr.of o B
ofihedotol Basa-Rent-forthabrokeray 4 dared-by-the-Brokers).

1.41 Guarantor. The obligations of the Lessee under this Lease shal be guaranteed by

{"Guarantor™). (Ses also Paragraph 37)

112 Business Hours for the Buliding: &: 30 am to 12:00 a.m, pome Mondays through Fridays (except Buliding
Holidays) and 12:00 p.m, am to 11:00 P on Saturdays (except Buikling Helidays) snd 2:00 pum. to 100 pan. o Sundays (sxcept
Bullding Holldays), "Building Holidays” shall mean the dates of cbservation of New Year's Day, President's Day, #emerial Day, Independence Day,
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Labor Day, Thanksgiving Day, Christmas DaS/, and other major recognized holidevs .

113 Lessor Supplied Services. Notwithstanding the provisions of Paragraph 11.1, Lessor is NOT obligated te provida the following:
0 Janitoriat servicas
2 Blectricity
L3 Other (specifyx .
114 Attachments. Attached hereto are the foliswing, all of which constitute & part of this Lease:
& an Addendum consisting of Paragraphs 50 through 59

B a plot plan gepicting the Premises; Exhibit A
B a current set of the Rules ard Reguiations;

Bl a work Letter:

B & janitoriai schedule;

1 oter {specify):
2. Premises, ,
2.1 Letting. Lessor heraby leases o Lessee, and Lesses hereby ieases from Lessor, the Premises, for the term, at the rental, and

upon a§ of the terms, covenants and condifions set forh In this Lease. Unisss otherwise provided herein, any statement of size set forth in this Lease,
or that may have been used in calculating Rent, is an approximation which the Parties agree is reasonable and any paymanis hased theteon are not
subject to revision whether or not the actual size is more orless. Note: Lesses is advised to varify the actual size prior to executing this Lease.

22 Condition. Lessor shall deliver the Premises to Lesses i 2 clean condltion on the Commencement Date or the Early Possession
Date, whichaver first occurs ("Start Date”), and wanrants that the existing efectrical, plumbing, fire sprinkier, lighting, heating, ventiating and air
conditioning systems ("HVAC™, and alf other items which the Lessor s obligated to oonatruct p t 1o the Work Letter attached hereto, if any, other
than those constructed by Lessee, shall be in goad operating condition on said date, fhat the structural elements of the soof, bearing walls and
foundation of the Unit shall be free of materal defects, and that the Pramises do not contain hazardous levels of any mold or fungt defined 28 ioxic
under applicabie state o feders! law. .

2.3 Compliance. Lessor wanants to the best of its knowiedge thal the improvements comprising the Premises and the Common
Arsas comply with the building codes that were in effect & the time that each such improvement, of portion thereof, was construcied, and also with all
applicable laws, covenanis or restrictions of record, raquistions, and cedinances ["Applicable Requirements™ In effect on the Start Date. Said
walranly does not apply o the use to which Lesses will pul the Pramises, modifications which may be required by the Americans with Disabiliies Act or
any similar iows as a resull of Lessea's use (see Paragraph 49}, or to any Alerations or Utitity tnstaliations (as defined in Paragraph 7.3(3)) made orto
be made by Lessee. NOTE: Lessea g responsible for determining whether or not the zoning and other Applicable Requirements are
appropriate for Lessee's intended use, and acknowledges that past uses of the Premises may no longer be allowed. If the Premises do not
comply with said warranty, Lessor shal, excapt as otherwise provided, prompily after receipt of written notice from Lessee setting Forth with spacificity
the nature and axtent of such non-compliznce, reciify the same. f the Applicable Requiraments are hereafier changad o as to require during the term
of this Lease the construction of an addition to or sin alteration of the Premises, the remadiation of any Hazardous Substance, or the reinforcement or
other physical medification of the Premises (*Capital Expenditure”), Lessor and Lessee shatt aliocate the cost of such work as follows:

{8} Subject to Paragraph 2.3(¢) below, f such Capltal Expenditures are required as a result of the specific and unigue use of the
Premises by Lessee ag compared with uses by tenants in general, Lessee shall be fully responsible for the cost thereof, provided, howavar that if such
Capital Expenditure is raquired duting the fast 2 years of this Lease and the cost thereof exceeds § manths’ Base Rent, Lessee may instead leminate
this Lease unless Lessor nolifies Lessee, in writing, within 10 days after receipt of Lessee’s termination notice that Lessor has eiected fo pay the
difference between the actusl cost thersof and the amount equalio 6 months' Base Rent. If Lessse elecis lermination, Lessee shall immediately cease
the use of the Premises which requires such Capital Expenditure and deliver o Lessor written notice spacifying a termination date af least 00 days
thereafter.  Such termination date shall, however, in no event be earlier than the last day that Leasee could legally ulitize the Premises without.
commenting such Capital Expeniditure.

{0} i suzh Capltal Exnenditure is not the result of the speeific and unigue use of the Premises by Lessee {such as, govermmenially
mandated seismic motifications), then Lessor shall pay for such Capifal Expendilure and Lessee shall only be obligated to pay, each month during the
remainder of the term of this Lease, on the date that ob Which the Base Rent is dus, an amount equal 1o 144th of the portion of such costs reasonably
attrbutable fo the Premises. Lesses shall pay Interest on the balanes but may prepay its obligation at any fime. If, however, such Capital Expenditure
s required during the 1281 2 years of this Lease or if Lessor reasonably determines that it is not economically feasible to pay e shate thereof, Lassor
shall have the option to terminate this Legse upon 50 days prics writien notice to Leszee unless Lessee nofifies Lesser, in wriing, within 10 days after
racsipt of Lessor's temination nofice that Lessee will pay for such Caplial Expenditure. ¥ Lessor does not elect to terminate, and fails to tender its
share of any such Capital Expenditure, Lesiee 3y advance such funds and deduct same, with Interest, fram Rent unfit Lassors share of such costs
have been fully paid. If Losses is unable to finance Lessors sharg, o if the balance of the Rent due and payable for the remainder of this Lease is not
sufficient to fully reimburse Lesses on an offsel basis, Lesses shall have the right {0 lerminate thiz Lease upon 30 days witlen nitice to Lessor,

{0} Notwithstanding the above, the provisions coneerning Gapital Expenditures are imtendad 1o apply only o nonwoluntary,
unexpected, and new Applicable Requirements. §f the Capital Expenditures are instead triggered by Lessee as & result of an aciual or proposed
‘change in use, change In Intensity of use, or modification to the Premises then, and In that event, Lessee shall either: (i} immediately coase such
changed use or intensity of use andfor take such cther sfeps as may be neeessary to sliminate the requirement for such Capital Expenditure, o1 ()
complete such Capital Expenditure at its own expense, Lessee shall not have any right to terminate this Lease,

24 Aok lesig its. Lessoe acknowled that: {(a) Lessee has been advised by Lessor andior Brokers to salisfy iself with
fespect to the condition of the Premises (including bt not limited fo the glectrical, HVAC and fire sprinkler systems, securily, environmental aspects,
and compliance with Applicable Requirements), and their sultablfity for Lesses's infended use, (b) Lessee has made such investigation as ¥ deems
necessary with reference fo such mattars and assumes alf responsibiily therefor as the same relale 1o is octupansy of the Pramises, and (¢} neither
Lessor, Lessor's agents, nor Broksrs have made any oral or wiittan representations or warranties with respect to said matters other than s set forth in
this Lease. In addition, Lessor acknowledges that: (i) Brokers have made no representations, promises or warranties conceming Lessee's sbilty to
honer the Lease or suitabllity to ocoupy the Premises, and {fi) it is Lessar's sole responsibiiity 1o lnvestigate the financial capabifily andior sultabliity of
all propesed tenants. .

25 Lesses a5 Prior OwnerfOcoupant, The wartanties made by Lessor in Pa ragraph 2 shall be of no foree or effect If immetiately
prior 1o the Sian Date, Lessee was the owner or occupant of the Premizes. In such event, Lesses shall be rasponsible for any necagsary corractive
work.

25 Vehicte Parking. So long as Lessee is not in default, and subject fo the Rules and Regulations asttached hereto, and as
established by Lessor from time to time, Lesses shall be entited to rent end use he number of parking spaces specified in Paragraph 1.2(b) at the
rental rate applicable from time to time for monthly parking a3 sat by Lessor andror i ficensse,

{a} If Lessee commils, permils or allows any of the prohibited activiies described In the Lease or ihe rules then in effect, than

Lessor shall have the right, without nofice, In addition 1o such other rights and remediss that & may have, to mmove or tow awsy the vehicle Involved

and charge the cost io Lessee, wiich cost shal be immediately payable upon demand by Lesser,
5 5 e i N 2ot s T 1

(b) Th A? izt ba. niy OO B > STt e %
7 = BEep g 5 ~

i § {5 SRS LA FITRRE
Lessee—T Currensly there is no charge for renthly parking. sublect to Paragrapn 53 of the Addondum, Howeer, per Faragraph 55, i there an: monthly parking
charges, vhe rent for the parking is payable pne month in advance prior to the first tay of eash calendsr menth,

2.7 Common Arsas - Definition. The term "Common Areas” is defined as afl araas and facilities oulside the Pramises and within the
exterior boundary fine of the Project and interisr utiity fat@ways and installstions within the Promises that are provided and designated by the Lasser
from time 1o fime for the general nonexclusive use of Lessor, Lessee and ofher tenants of the Project and thelr respective employees, suppliers,
shippers, customers, contractars and inullees, including, but ot imited to, common entrances, jobbies, soridors, stabwalls, public restrooms,
elavators, parking areas, Inading and unloading areas, trash areas, rosdvaays, walkways, driveways and landscaped areas.

. 28 Common Areas - Lessee's Rights. Lessor grants to Lessee, for the benelit of Lessee and its empioyees, suppliers, pers,
contraclors, cuslomers and invitees, during the term of this Lease, the nonexclusive right to yse, in common with others entitled 1o such use, tha
Common Areas as they exist from Yme to fme, subject to any rights, powers, and privileges reserved by Lessor under the terms hereof orunder the
terme of any rules and regulations or restrictions govening the use of the Project.  Under no ciroumatances shal the right herein granted 10 use the
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Common Areas be deemad to includs the right to store amy property, temperarily or permanently, i the Common Areas, Any such storage shall bs
parmiltad oniy-by the prior weitten congent of Lessor o Lassors dasigrated agent, which consent may be ravoked af any time. in the gvent that any
unauthorized storage shall occur then Lessor shall have the right, without nolice, in additfon fo such other sghis and remedies thal & may have, to
remove the propedy and charge the cost to Lessee, which cost shall be immediately payable upon demand by Lassor.

28 Common Areas - Rules and Regulations. Lessor or such other person(s) as Lessor may appoint shall have the exciusive control
and management of the Common Areas and shall have the right, from time to time, 1o adoot, medify, amend and enforce reasonable rules and
reguialions {"Rules and Regulations") for the management, safety. care, and cieanliness of the grounds, the parking and unloading of vehicles and the
presenvation of gosd order, 25 wall as for the convenience of other cocupants of of the Building and the Project and their invitees. The Lessee
agrees 1o abide by and conform to 8l such Rules and Reguiations, and shall use its best efforts to cause its employees, suppliers, shippers, customers,
contraciors and invitees 1o 30 abide and conform. Lessor shalt not be ragponsbizs 1o Lesses for the noncompliance with said Rules and Regulations by
other enants of ihe Projsct,

210 [ 1 Areas - Ch Lessor shall have the right, in Lessors sole discration, from tims to time:

{8} To make changss to the Common Areas, including, without limitation, changes in the location, size, shaps and sumber of
the lobbies, windows. staiways, air shafts, elovators, escalators, sestrooms, drveways, enirances, parking spaces, parking areas, loading and
unloading areas, ingress, egress. direction of traffic, landscaped areas, walkways and utiiity raceways;

m To close temporarily any of the Common Areas for maintensnce purposes so long as reasonable access to the Premises

remains available;

{ch To designate other iand ouiside the boundaries of the Project to be a part of the Common Arsas;
{dy To add 2dditional buildings and improvernenis to the Common Arsas;
{8} Ta use the Common Areas while engagad in making additiona! inprovements, repairs or alterations to the Project, or any
portion theraof and . - )
4] To do and perform such other acts and make such other changas In, tv or with respect to the Common Areas and Project
as Lessor may, in the exercise of sound business judgment, deem to be appropriate. :
3. Term.
31 Tarm. The Commercement Date, Expiration Date and Original Term of this Lease are as specified in Paragraph 1,3,
32 Early Possession. If Lessee totally or partially occupiss the Premises prior to the Commencement Date, the obligation 1o pay

Basa Rent shall be abated for the period of such sarly possession. Al other ferms of this Lease {ncluding but not limited to the obiigations to pay
Lessze’s Share of the Operating Expense fncrease} shall be in effact during such peried. Any such early possassion shall not affect the Expiration
Date. :

33 Delay In Possession. Lessor agrses to use #ts best commercizliy reasonable effords to deliver possession of the Premises o
Lesses by the Commencement Date. I, despite sald efforts, Lessor & unable 1o deliver possession by such date, Lessor shiall riot be subject to any
tizhiity therefor, nor shall such failwre affect the validity of this Lease. Lessee shali not, however, be obligated to pay Rent or perform its other
obligations until Lessor celivers possession of the Premises and any periad of rent shatemant that Lesses would otherwise bave enjoyed shali run from
the date of delivery of possession and continue for a perind squal to what Lessee would otherwise have anjoyad under the terms heraof, but minus any
days of delay caused by the acis or omissions of Lesses. I p lon is not delivered within 80 days after the Commencement Date, as the same
may be extended under the terms of any Work Letter executed by Paries, Lessae may, at iis oplion, by nelice irs weiting within 10 days after the end of
such 80 day period, cancel this Lease, in which event the Parties shall be discharged from all obligations hereunder. I such written notice is not
raceivad by Lessor within sald 10 day peried, Léssee’s right to cance! shall lerminate.  If possession of the Premises is not delivered within 120 days
sfter the Commencemsnt Date, this Laase shal terminate ynless other agreements are reached befween Lessor and Lessee, Inviriting,

24 Lessee Compliance. Lessor shall not be required ko deliver possession of ihe Premises to Lesses until Laszee complies with is
obligation to provide evidence of insurance {Paragraph 8.8}, Pending delivery of such avidence, Lessse shall be required to perform aff of s
obligations under this Lease from and after the Start Date, including the payment of Rent, notwithstanding Lessor's election fo withhold possession
pending receipt of such evidence of insurance, Futther, f Lessez is reguired K perform any other conditions priaf to or concurrent with the Start Date,
the Stari Date shalt oecur but Lessor may elect o withhold possession until such conditions are satisfied.

4. Rent.

4.1 Rent Defined. All monetary obligations of Lessee ta Lessor under the terms of this Lease fexcept for the Securiy Depositj are
deemed fo be rent ("Rent™,

4.2 Operating Expense Increase. Lessee shall pay to Lessor during the term hereof, in addition to the Base Rexd, Lassee’s Share of

the amount by which el Operating Expanses for each Compatison Year exceeds the amount of all Uperating Expenses for the Base Yaar, such excess
being hereinafter referred to 23 the "Operating Expense Increass”, I accordance with the following provisions:

{3} “Base Yeat" is as specified in Paragragh 1.9

{b) "Comparison Year” is defined as each calendar year during the taem of this Lease subsequent ic the Base Year
provided, however, Lessee shall have no obligation to pay @ share of the Cperating Expanse Increase applicable {o fhe fist 12 manths of the Lease
Term {other than such as are dated by & oo tal authority, 83 to which govemmant mandated expenses Lessee shall pay Lasses's Share,
notwithstanding they occur during the first twalve {12) months), Lesses's Share of the Operating Expense increase for the first ang last Compatison
Years of the Lease Tesm shsl! be prorated according to that portion of such Comparson Year as to which Lessse is responsible for a share of stich
increase.

{c} The foliowing costs retating 1o the ownership and operstion of the Project, calcwiated as i the Project was at least 95%
occupied, are defined as "Operating Expenses® ;
' £ Lesh

1t ey, 3 ranah . o P 3 5 o mvgeed Py ﬁmﬂ_m“
. . . hicd i " =l (4 ¥ T + g T i) (-3 &
He-op {60-84bp Sph-igi &
PV Thaol LN TR ST, ) Aot ok 4 4, 2 Y t? £ rd
4 : i e rads s bl Lin i = o " N ol 5 1 § . N Y s
; i -4 areas-loading-ant—un R 3-8 ; ey Voo 5
& ye-landscaped-arsassliping-bumpsersJuigation-systems,-C Areamighting faciitiec-bullding-exet droolrences-and-gates:
- Hab) Ad-heating—ai-conditioning gr-glectical-systems~flo-safely-aquipment-communication
st d-gther-equipment-usad-in by-or-for-the-bansit-olt ot f-ihe-Projeol-includim-clovaiarsand fak fenant
4% H 1 ramy 157 3 i rpedl sarimdclar 39 Ty a1
N ;E“} Tfnn ¥ LR TN W f‘ § e pial . ,-a~.. B’f“} 3 - ok oot ¥ . el B Lot ol un"'
- ~ £y Te, sE-ol-any-gin ime e b, proviged v-Lasserthat-ib-alsewhere-in-this-hease-slated-to-be-2n
- - fiv} Fhg-cost-of-tha pramims.foctha-ins: palich kot b Loesor purstani-b rap-B-anE.om
Ml e -*‘ ey Erea i omod L Uu‘ D\: !"(n: :-ih Fa’ % Apa: :
{0 The amount of the Real Propery Taxes payable by Lessor pursuant io paragraph 14;
{ul) The gost of waler-sewes-gas-electriclty, and other publicly mandated services not separately metered;
{\ " i ’r VL - = § r“ % Friciong b 3 e1 :nd nr’p‘ yater & - su:(ﬁ 2 el )nnlbt app et den ano 'mﬁ
-vn.d‘[n: 3 e a}h o ) -: Sl i gt bt et b edaf o S $h ¥ £ i «"‘_ v ‘I
B, ﬁ; T § o iral i k.3 “‘r o S P 1 flne Elinionk o A &b iy 3! '3
s ot N y Nexseorbas € oot et ot ot - iodonnd.d o ehallneth
Raragraph-2-3-providedh Frthatd hait th tol-any-sush-capitakimp mert-aver-a-1i-year porind-and hali-nat-b
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- {*; T si-io-rap quips 03 £r e that-have-a-usefulik " tirgpure 3
iess,
- £ Ree oL-aside—forrraint tepaiF-andiot-tapl L RS T ! aRg
eauipraaat .
() Aay item of Opernting Expense that s specifically atzibutable to the Premises, the Building or to any ofher building in the

Project or o the speration, repalr and maintenance theresf, shall be afocated entirely to such Premizes, Buliding, or other bullding. Howevert, any such
ftam that i3 not specifically alinbutable {o the Building or to any other bullding or to the oparation, repak and maintenance thereof, shall be equitably
aliocated by Lessor to alt bulidings in the Project. ’

{8} The inclusion of the improvements, faclitiss and sarvices setforth in Subparagraph 4.2(c) shall nod be deemed 10 impose
an obligation upon Lessor to eilher have said improvements or facilitiss or to provide those servicss unless the Project already has the same, Lessor
already provides the senvices, or Lessor has agreed eisewhere in this Lasase to provide the sarme of some of them.

fl Lessee’s Share of Oporating Expense Increase Is payable menthly on the same day as the Base Rent s dus heseunder,
The amount of such payments shall be based on Lessor's estimate of the Operating Expense Expenses. Within 60 days aftar wilten request {bint net
more than onee each yeat) Lessor shall deliver ip Lesses a mascnably detailed statoment showing Lessee's Share of the achua!t Common Area
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Operating Bxpenses incurred during the preceding year.a ressonably detadied statement showing Lessee’s Share of the actual Operating Expense
Increase incumed during such year. If Lesses's payments during such Year exceed Lessee's Share, Lessse shall credit the amount of such
overgayment against Lessee's fulure payments. If Lessee's payments during such Year were [ess than Lessee's Share, Lessee shali pay to Lessor the
amaunt of the deficiency within 10 days after defivery by Lessor 1o Lesse of said statement. Lessor and Lessee shall forthwith adjust betwaen them by
cash payment any balance determined to exist with respect to that portior: of the last Comparisen Year for which Lesses is responsible as o Operating
Expense increases, rotwithstanding that the Lease term may have tenminated before tha end of such Compatison Year.

6] Cperating Expenses shall not includs the costs of replacement for equipment or capital components such as the roof,
founcations, exterior walls or a Somuvon Area capial improvement, such as the parking lot paving, elevators, fencas that have a ussful fife for
accounting purposes of § years or more.

G} Cperating Expenses shall notincluds any sxpenses paid by any tenant directly to third parties, or as to which Lessor is
otherwise reimbursed by any third party, other tenant, or by insurance proceeds.

43 Payment. Lessee shall cause payment of Rent to be raceived by Lessor in lawful money of the United Stales on or befors the day
on which ¥ is dus, without offset o1 deduction {sxcept as specifically permitted in this Leass). Al monetary amounts shail be rounded o fhe nearest
whole doliar. In the event that any invoice preparad by Lessor is inaccuraie such inaccuracy shal not corstitute a waiver and Lessee shall be obligated
to pay the amount set forth in this Lease. Rent for any period during the tern hereaf which is for less than one full calendar monih shall be prosated
based upon the actual number of days of said month. Payment of Rent shall be made to Lessor at s address statad herein of to such cther persons or
place as Lesaor may from time to time designate in wiiting. Acceplance of a paymant which is fess than the amount then due shalf not be = waiver of
Lessor's rights to the balants of such Rent, regardless of Lessor's endorsement of any chack go stating, In the event that any check, draft, or other
ingtrument of payment given by Lessee to Lessor is dishonored for any reason, Lesses agrees tu pay {o Lessor the sum of 325 in addition to any Lale

» Charge snd Lessor, at is option, may require all future Rent be paid by cashier's check. Payments will be applied first fo accrued inte charges and
attornay's fees, second fo acorued interast, then to Base Rent and Common Area Operating Expenses, and any remaining amount to any other
cutstanding eharges or costs.

8. . Security Daposit. Lessee shall deposit with Lessor upon exacution hareof the Security Deposit as seousity for Lesses's faithiul performance
of its obligations under this Lease. if Lesses falls to pay Rent, of otherwize Defaulls unidsr this Lease, Lessor may use, apply or refain all o any porfion
of said Security Deposit for the payment of any amount due alraady due Lessor, for Rents which wilt be due in the future, and/ or to seimburse or
compansale Lessor for any liability, expense, loss or damage which Lessor may suffer of incur by reason thersol. I Lessor uses or agplies all or any
portion of the Security Deposi, Lessee shall within 10 days after written request thersfor depasit monies with Lessor sufficlent to restore said Security
Deposit to the full amount required by this Lease. If the Base Rent increases duting the tarm of this Lease, Lesese shall, upon wrilten request from
Lessor, deposit additional monies with Lessor so that the total amount of the Security Deposit shall ai alf fimes bsar the same proportion 10 the
increased Base Rent as the initial Secutity Depostt bore Io the intial Base Rent. Stould the Agreed Use be amended to accommodate 8 moterial
change in the business of Lesses or to accommodate g sublessee of assignee, Lessor shall have the right to increase the Securlly Deposit to the
extent necessery, in Lessor's reasonable judgment, to account for any inceeased wear and tear that the Premises may suffer ae g resull thersol. a
¥ h Ry nel oo fhe £.4 i
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genaral acCounts. Within 80 days after the expiration or terminatian of this Lease, Lessor shall relum that portion of the Security Deposit not used or
applied by Lessor. No part of the Security Depasil shall be considered o be held in frust. to boar intersst or to be prapayment for any monies to be paid
by Lessee under this Lease. .

6. Use.

8.1 Use. Lessee shall use and occupy the Pramises only for the Agreed Use, or any cther lagal use which is reasonably comparable
thereto, and for no other purpose. Lessee shall not use or permit the Use of the Premises in 8 manner that (s untawdful, creates damage, waste or a
nuisarice, of that disturbs occupants of or causes damage to neighboring premises or propertias, Other than guide, signat and sseing eye dogs, Lessee
shall net keep or allow in the Premises any pets, animals, birds, fish, or repties. Lessor shall not umeasonably withhoki or delay its consent to any
written request for a modification of the Agreed Use, so fong as the same will not imspair the structurs! integrity of the impravements of tha Bullding, will
not adversely alfect the mechanical, electrical, HVAC, and other systems of the Buiiing, endfor wilt not affact the extsrior appearance of the Building.
I Lessor elects to withhald consent, Lessor shall within 7 days after such request give written notification of same, which nofice shakl Include an
explanation of Lessor's objections to the change in the Agreed Use. .

6.2 Hazardous Substances, ’

{3} Reportable Uses Require Consent. The term "Hazardous Substancs” as used in this Lease shall mean any product,
substance, or waste whose presence, use, manufacture, disposal, transportation, or release, ether by itseff or in combination with olher malerials
expacted to be on the Premises, is either; {iy potertially injurious 1o the pubiic health, safsty or welfare, the enviroamant or the Premises, (i) regulated
or monitored by any gavemmental authority, or (i} & basis for potential iakility of Lessor 1o any governmental agency or third party under any applicable
statule or common law theory, Harardous Substances shall include, but not be fmited to, bydrocarbens, petrileum, gasoling, andior eruzte off or any
products, pyproducts o fractions thersof. Lesses shall not engage in any activity in or on the Premises which constittes a Repottabls Use of
Hazardous Substances without tve express prior written consent of Lessor and timely complance {at Lesaes's expense} with all Applicable
Reguirsments. “Reporiable Use” shall mean (i the installation or use of any above or below ground sterge tank, (i) the gensration, possession,
storage, use, iransporiation, or disposal of a Hazardous Substance that requires a permit from, or with respect o which 2 report, notice, registration or
business plan is required 1o be filed with, any governmanial authorly, andfor (i} the p & at the Premvises of 2 Hazardous Substance vdth respedt
to which any Applicable Requirements requires that a notice be given io persons entering or ccoupying the Promises or neighboring properties,
Netwithstanding the foregoing, Lesses may use any ordinary and customary materials reasonably required fo be used in the normal course of the
Agreed Usa such ag ordinary office supphes {copier toner, liquid paper, glue, st} ant comimon he hald clzani ials, sofong as such use isin
compliance with all Apphizable Requirements, is not 2 Reportable Use, and does not expose the Premises or neighboring property to any meaningful

- risk of contamination or damage or expose Lessor to any Hability therefar. In addition, Lessor may condition is consant to any Repertable Use upon

receiving such addiions! assurances as Lessor reasonably deems necessary 1o protect itself, fhe public, the Premises and/or fie envi nt against
damage, confamistion, injury and/or lability, including, bt not limited to, the instaliation {and removal on or before Lease expiration or termination) of
protective modifications (such as concrete en ents} and/or ings ¢ the Securily Deposit.

(b} Duty to Inform Lessor. If Lessee knows, or has measonable cause to believe, that a Hazardous Substance has come fo be
located In, on, under or about the Premisas, other than as previously consented in by Lessor, Lessee shall immediately give witien notice of such fact
to Lessor, and provide Lessorwith & copy of any report, notice, claim or other documentation which i has concerning the pe of such Hazardou
Substance.

{c) Lessee Remediation, Lassee shall not cause or permit any Hazarmious Substance 1o be spilied or relzased in, on, under, or
sbout the Premises {Including thraugh the plumbing or sanitary. sewer systern] and shall promptly, gt Lessee’s expense, comply with i Applicable
Requirements and take all investigatory and/or remedial action reasonably recommended, whether or not formally ordered or required, for the cleanup
of any contamination of, and for the maintenance, security andior monitering of the Premises or neighboring properties, that was caused or matedally
contributed to by Lesses, or pertaining to or involving any Hazardous Substance brought onte the Premises during the ferm of this Lease, by ot for
Lessee, or any third party. '

(d) Lessee indemnification. Lessee shay indemnify, defend and huld Lessor, s agents, employees, lenders and ground lessor,
i any, harmiess from and againsi any end it loss of reats andior damages, labifities. judgments, claims, expenses, penaliies, and aftomeys’ and
consultants’ fees arising out of or involving any Hazardous Subsiance brought onto the Premises by or for Lessee, or any third parly (provided,
however, that Lessee shall have no liability under this Lease with respeat to underground migration of arly Hazardous Substance under the Premises
from areas outside of the Froject nat caused br contributed to by Lessee), Lessee's obligations shall nclude, but not be limited 1o, the effects of any
comtamination or injury to persan, propery of the environman! created or suffered by Lesses, and the cost of investigation, removal, ramadistion,
restoration andlor abatement, and shall survive the expiration or termination of this Lease. No termination, cancellation.or release agreement entored
into by Lessor and Lesses shall rafease Lesses from s obligations under this Lease with respect to Hazardous Substances, unless specifically so
agresd by Lassor in weiting af the time of sush agreement.

(e} Lessor indemnification. Lesser and {fs successors and assigns shall indemnify, defend, reimburse and hold Lessee, its
employees and lenders, harmiess from and against any and sl evvironmental damages, including the cost of remediation, which result from Hazardous
Subsiances which existad un the Premises prior 1o Lesses's weoupangy or which are cavsed by the gross negligence or wiliiul misconduct of Lessor, ifs
agents or employess. Lessor's obligations, as and when required by the Applicable Requiremnents, shall include, buf not be limited to, the cost of
investigation, removal, remediation, restoration andfor abatement, and shall survive the expiration of termination of this Lease.

{B Iovestigations and R fiations. - Lessor shall retain the responsibility and pay for any investigations or remediation
measures required by governmental enlities having jurisdiction with respect to the existence of Hazardous Substances on the Premiges prior to
Lessee's occupanty, unless such remedistion measure is retuired 25 a rasult of Lessee’s use {including "Alterations™, a5 defined in paragraph 7.3(s)
below) of the Premises, in which event Lessee shall be responsible for such payment. Lessee shall cooperate fully in any such activities 2t the request
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of Lessor. including aflowing Lesscr and Lessor's agents to have ressonable aceass fo the Pramises at raasonasble imes in order to carry ot Lessor's
investigative and remedial responsibilities. .

{g) Lessor Termination Option. ¥ g Hazardous Substance Condition (¢ee Paragraph 9. 1{g)) sccurs during the tam of this Leass,
urless Lessae is legally responsible thersfor (in which case Lessee shall make the investigation and remediation thereof required by the Applicabls
Requirements and this Lease shall continue in full force anc effect, but subject to Lessor's rights under Paragraph 6.2(d} and Paragraph 13), Lessor
may, at Lessor's option, either (1) investigate and remediate such Hazardous Substance Condition, if required, as soon as reascnably passible at
Lessor's expenss, in which event this Leaze shal comtinue in full forcs and effect, or (i) if the estimated cost to remadiate such condition excesds 12
times the then monthly Base Rent or $100,000, whichever is greater, give written notice to Lessss, within 30 days after receint by Lessor of knowletige
of the seeurnence of such Hazardous Substance Condition. of Lessor's desire te terminate this Lease as of the date B0 days following the date of such
notice. In the event Lessor eiects to give a terminmion notice, Lessee may, within 10 days thersafter, give written nolice o Lessor of Lesses's
commitment to pay the amount by which the cost of the remediation of such Hazardous Substance Condilion exceeds an amount equalto 12 fimes the
then monthly Base Rent or $100,000, whichever is greater. Lessee shall provide Lessor with said funds oe satisfactory assurance thersof within 30
days following such commitment. In such avent, this Lease shall continus in full fares and effect, and Lessor shall procesd to make such mmediation
25 soon as reasonably passibie after the required funds are avallable. If Lesses does ot give such notice and provide the required funds or assurance
thetecf within the time provided, this Lease shall tarminate as of the date specified in Lessor's nolice of terminalion.

6.3 Lessee’s Compli with Applicable Requi Except as otherwise provided in ihis Laase, Lessee shall, af Lessse's
sole expense, fully, diligently and in a timely manner, materially comply with all Applicable Renuiraments. the raquirements of any applicable firg
inswance underwriier or rating bureau, and the recommendations of Lessor's enginegrs andfor consultants which relate in any manner to te Premises,
without regard to whether saki requitements are now in effect or become effective after the Start Date. Lagsee shali, within 10 days sfier raceipt of
Lesser's wrilien request, provide Lessor with copies of alt permits and other documents, and other informetion evidencing Lessee’s sompliance with any
Applicahle Requirements specified by Lassor, and shal immediately upon receipt, notify Lessor in writing {with copies of any documents involved) of
any threatened or actual claim, natice, citation, warning, comptaint or report pertaining to or involving the failure of Lesses or the Premises 16 comply

with any Applicable Requirements, Likewise, Legsee shall immediately give writien notice to Lessor of: {ij any water damags to the Pramises and any
SUSY d seepage, pooling, damp ar other condition condusive to the production of mold; or {if} any mustiness or ofher odors that might indicate
the presence of mold in the Fremises.

6.4 tnspection; Compliance. Lessor and Lessor's "Lender (as definad in Paragraph 30} and consultants shall have the right to enter

into Premises at any time, in the case of an emergsncy, and othervise at reasonable times, after reasonable notice, for the pumpose of inspeciing the
condition of 12 Premises and for verifying compliance by Letsee with fhis Laase. The cost of any such inspections shall be pald by Lessor, unless a
violatian of Applicable Requirements, or & Hazardous Substance Condition (see paragraph §.7e) is found to exist or be imminent, or the inspection is
requested or ordered by a governmental authonty. In such case, Lesses shall upon request reimburse Lessor for the cost of sush inspeciion, so long
a5 such inspection is reasonably related to the violation or contamination. In addilion, Lessee shall provide coples of alf mievant material safely data
sheels (MSDS) to Lessor within 10 days of tha receipt of written eaquest therefor,

7. Maintenance; Repairs; Utility instaliations: Trade Fixtures and Alterations.

7.1 Lessee’s Obligations. Notwithstanding Lessor's obiigation to keep the Premises in good condition and repair. Lesses shall ba
responsible for payment of the cost theresf to Lessor as additional rent for that partion of the cost of any maintenance and repayr of the Pramises. or
any equipment (wherever located) that serves only Lessee or the Premises, to the sxtent such cost is atiricutable {0 gbuse of misuss. Lesses shall be
responsible for the cost of painting, repairing or replacing wall caverings, and to repair o replace any improvements with the Premises. Lessor may, at
its option, upon ressenable natice, elect fo have Lesses parform any padicutar such maintenance or repairs the cost of which is otherwise Lesses's
responsibility hereunder, -

72 Lessor's Dbligations. Subjact to the provisions of Patagraphs 2.2 {Condition), 2.3 {Compliance), 4.2 (Dperaling Expenses), &
{Use}, 7.1 (Lessee's Obligations), 9 (Damage or Destrucdion) and 14 {Condemnation), Lessor, subject 1o reimburserment pursuant to Paragraph 4.2,
shall keep In geod order, condition and repair the foundations, exterior walls, structural condition of interior bearing wais, exterior rouf, fire sprinkiar
system, fire glam andior smoke detection systems, fire hydrants, and the Comman Arsas. Lessee expressly walves the benefit of any stafute now or
nereafter in effectio the extent it is Inconsistent with the terms of this Laase.

7.3 Utitity Installations; Trade Fixtures; Alterations.

{a) Definitions. The term "Utility installations® refers to all fleer and window coverings, air fines, vacuum lines, power panels,
electrical distrisufion, security and fire protection systems, communication cabling, ighting fidures, HVAC equipment, and plumbing in or on the
Pramises. The term “Trade Fixtures” shall mean Lessess machinery and equipment that can be removed without doing material damage to the
Pramises. The term * Alterations” shall mean any modification of the improvements, other than Utility Installations or Trade Fixtures, whether by
addifion or deletion. “Lessee Owned Alterations andior Utility instaliations” are defined as Alterations and/or Utliity installations made by Lessee
that are not yet owned by Lessor pursusnt fo Paragraph 7.4(a).

(b} Consent, Lesses shall not make any Alterstions or Utilty Instaliations o the Premises without Lessor's prior written consent,
which wilt rot bo tnreasonably withield. Lesses may, however, make non-siructural Utliy Installations to the interior of the Premises (excluding the reof)
without such consent but tpon written nolice fo Lessor, as lang as they arg not visibie from the outside, do not invoive puncturing, relocating o
removing the roof, cellings, floors o any existing walls, wilf not affect the electnoal, plumbing, HVAC, andlor life safoty systems, and the cumulative cost
thereof dudng this Lease as exdended does not exceed $3000 $10.000, For al! Alerations or Uity Instafiations to the P Leseot will provide Lesses
ratice as 1o Lesser's ohilaation to remave or not remove such Alterations or Llity installabions 2% the exlration of the Loage. Notwithstanding the foregolng, -
Lesses shall not make or permit any roof penefrations and/or ingtall anything on the roof without the prior written appraval of Lessor. Lessor may, as a
precondition to granting such approvl, r2quire Lesses o utiize a contracior chosern andiar approved by Lessor. Any Alterations or Utility Instaliations
that Lessee shall desira to make and which require {he consent of the Lessor shall be presented to Legsor in weitten form with detalied plans. Consent
shall be deemed condifioned upon Lessee's: (i} acquiring all applicabls govermmental permils, (B} furnishing Lesser with coplas of both the permils and
ihe plans and specifications prior to commencement of the work, and {if) compliance with all condilions of said permits and other Applicable
Requirements in & prompt and expeditiovs manner. Any Alterations or Utility Instatiations shall be performed in 3 workmantke manner with good and
sufficient materals. Lessee shall promplly upon completion furnish Lessor with asbult plaps and specifications. For work which costs an smount in
excess of one month's Base Renf, Lessor may condition its consent upon Lessse providing s lisn and complation bond In an amolnt aqust o 150% of
the estimated cost of such Alteration or Utility Instatiation andior upon Lesses's posting an sdditfonal Securlty Deposit with Lessor,

{c} Liens; Bonds. Lessec shall pay, when due, all elaims for fabor or materials fumished or ailgged to have been furnished to or
for Lessee af or for use on the Premises, which claims are or may be secured by any mechanit's or materiaimen's lien againat the Premises or any
interest therein. Lesses shall give Lessor not fess than 10 days nofice prior to the commencement of any work in, on or aboul the Premises, and
Lessor shail have the right to post nofices of non-responsibility.  If Lessee shall contest the validity of any such lien, claim or demand, then Lessee
shall, at #s sole expense defend and protest itself, Lessor and the Premises against the same and shall pay and satisly any such adverse judgment that
may be rendered therecn before the enforcement thereof, If Lessor shall require, Lessee shall fumish & surety bond in an amount egial 10 150% of the
amount of such contested lien, claim or demand, Indemnifying Lessor against Habifty for the samea. I Lessor elects to participate in any such aclion,
Lesses shall pay Lessor's attomeys’ fees and costs. ’

74 Ownership; Removal; SBurrender; and Restoration.

(3) Ownership. Subject to Lessor's right to fequire removal or elect cwnarship as hereinafier provided, all Alterations and Wiility
Instakations made by Lesses shall be the propsriy of Lesses, but censidered a parl of the Pramises. Lessor may, at any time, elsct in vaiting to be the
owner of all or any specified part of the Lesses Owned Alterations and Utility Instaliations. Unless ctherwise instructed per paragraph 7.4{b) hereot, alt
Lessse Cwned Alterations and Uty Instalistions shall, ot the expiration or lermination of this Lease, become the properly of Lessor and be
surrendered by Lessee with the Premines.

{b} Removal. By delivery to Leasee of wiiten notice from Lessor not easlier than 90 and not later than 30 days prior o the end of
the term of this Lease, Lessor may require that any or af Lessee Cwned Altecations or Litility Installations be removed by the expiration or terrnination of

this Lease. Lessor may require the removal at any time of all or any part of any Lessee Owned Alierations or Utllity instaliations made without the
tequired conhsent.

. {¢) Surrender; Restoration. Lessee shall suerender the Premises by the Expiration Diate or any earfier fermination date, with all of
the improvements, parts and surlaces thersof tlean and free of debris, and in good operating order, condition and siale of repair, ordinary wear and fear
excepted. “Ordinary wear and tear” shall not include any damage or deterioration that would have been P ted by good mainienance practics,
Notwithstanding the foregoing, if this Lease is for 12 months or lesy, then Lessee shall surrender the Premises In the same condition &5 delivered &
Lesses on the Start Date with NO aliowance far ordinary wear and lear. Lessee shall repair any dumage oceasioned by the installation, maintenance or
removal of Trade Fidures, Lessee owned Alisrations andfor Utlity Instaliations, furnishings, and eguipment as well ps the removal of any storege 1ank
installed by or for Lessee, Lessee shall also complately femove from the Premises any and all Hezardous Substances brought onto the Premises by or
for Lessee, o any fhird party (except Hazardous Substances which were deposited via undergreund migration fom sreas outside of the Premises)
ever if such removal would require Lesses to perform or pay for work that excesd statutory requirements, Trade Fixtures shall remain the property of
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Lessee and shall be removed by Lessee. Any personal property of Lassee not removerd on or before the Expiration Date or any sartier tarmination date
shall be deemed o have been abandoned by Lesses and may be disposed of or retained by Lessor as Legsor may desire. The failure by Lessee to
timely vacals the Prowises pursuant to this Paragraph 7.4{c) without the express wrilten consent of Lessor shalf constitute & holdover under the
provisians of Paragraph 26 balow.

8 Insurance; indemnity
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82 Liabliity Insurance,

{a} Carried by Lessee. Lesses shall obtain and keep in force a2 Commercial General Liability policy of insurance protacting Lessee
and Lessor as an addiional insured against cleims for todily injury, personal injury and property damage based upon or arising out of the pwnership,
use, occupancy oF maintenance of the Premises and all areas appurtenant therets. Such insurance shall be on an cccutence basis providing single
it covarage in an amount not fess than 31 £00.000 per ocourrence with as anaua! aggreyate of not less than $2,000,000. Lessee shall add Lessor as
an additional insured by maans of an endorsement at least as broad as the insarance Service Organization's "Additional Insured-Managers or Lessors
of Premises” Endorsement and coverage shall aise be extended o inciude damage caused by heai, smoke or fumes from 2 hoslile frz.  The policy
shall not contaln any intra-insured exclusions as between insured persons or arganizations, but shall include coverzge for Hability d under this
Lease as an “insured contract” for the performance of Lessse's indemnity obfigations under Uiis Lease. The Imits of said insurance shall not,
however, Imit the lability of Lesses nor relleve Lessee of any obligation hersundsr. Lessee shall provids an endorsement on lts lability policylies)
which provides that its Insurance shall be primary to and not confributory with ary similar insurance carriag by Lessor, whose insurance shall be
considerad excess nsurance onfy. :

(b) Carried by Lessor, Lessor shall maintain liability insurance as described in Paragraph 8.2(a), in addition to, and net in fieu of, -
the insurance required {o be maintained by Lessee, Lessee shall niol bo named as an additional insursd therein.

8.3 Progerty insurance - Building, improvements and Rental Value.

{2} Building and Improvements. Lessor shall obiain and keep in force a policy or policies of inswance in the nams of Lessor,
with loss peyable 1o Lessor, any ground-essar, and to any Lender insuring loss or damage to the Buliding andlor Project.  The amount of such
insurance shall be equal to the full insurable replacement cost of the Building andior Project, 25 the same shall exist from time to time, or the amount
requirad by any Lender, but in no avent more than the commercially reasonable and avallabie scrable value thereof. Lesses Owned Alterations and
Utility Installations, Trade Fidtures, and Lessee's personal property shall be insured by Lessee under Faragraph 8.4, If the coverage is available and
commercially appropriate, such polley o policies shalt insure sgainst aff risks of diract physical loss or damage {except the perils of flood andior
earthquake unless required by & Lender), including coverage for debris removal and the enforcement of any Appiicable Requirements retquiring the
upgrading, demefition, recanstruction or replacement of any portion of the Premises as the resull of 2 covered loss, Said policy or policies shail alse
contain an agreed valualion provision in lieu of any coinsurance clause, waiver of subregation, and inflation guard protection causing an increase in the
annual propery insurance coverage amount by a facior of not less than the adjusted U.S. Depadmant of Labor Consumer Price Index for All Urban
Consumers for the clty neatest to where the Premises are located. if such insurance coverage has a deducible dause, the deductble amount shall not
oxcead $4808 $5,000 per accurence. :

{b) Rental Vialue. Lessor shall also obtain and keep in force a policy or policies in the name of Lassor with loss payable fo Lessor
and any Lender, Insuring the Ioss of the full Rent for one year with an evended periad of ind ity for an additional 180 days ("Rentat Value
i Y. Saig i shall contain an agreed valuafion provision in lieu of any coinsurance clause, and the amount of coverage shali be
edfusted annually to reflect the projected Rent otherwise payabie by Lessee, for the next 12 manth period,

{c) Adjacent Premises. Lessee shall pay for any increase in the pramiums for the properly insurance of the Bullding and for the
Common Areas or ether bulldings in the Project if said increase is caused by Lesses's acls, omissions, use or occupancy of the Premises.

{¢) Lessee’s Improvements. Since Lessor is the insuring Party, Lessor shall not be required to insure Lessee Owned Alferations
and UliBly inslaltations urless the item in question has became the property of Lessor under the terms of this Lease,

8.4 Lessee’s Property; Business Interruption Insurance. )
{8} Property Dammage. Lessee shall obtain and maintain surance coverage on &l of Lassee's parsonal property, Trade Fixtures,
and Lessee Owned Altorations snd Utility & ions.  Such insurance shall be full replacement cost coverage with 2 deductible of not to excesd

$%:0060 85000 per occurrence.  The procesds from any such insurance shalf be used by Lessee for the replacement of personal propary, Trade
Fixtures and Lessee Owned Alterations and Utilty Instaliations. Lessee shail provide Lessor with wrilten evidence thal such insurance is in force,

{b} Business Interruption. Lessse shall obtain and maintain loss of income and exira expense matrance in amounts as will
reimburse Lessee for direct or indirsct loss of earnings attributaisie fo ) pertiis commenly insured against by prudent ) in the bush of Lesses
or altioutable to praventlon of ateess to the Pramises as & result of such peris, »

{¢) No Representation of Adequate Coverage. Lossor makes no representalion that the lmits or forms of coverage of insurance
speciied herzin are adequate 1o cover Lesses’s properly, business operations or obligations under this Lease.

8.5 Insurance Policies. insursnce raquirad herein shall be by companies duly ficensed or admilted to ransact business in the state
wihers the Framises are iocated, and mainteining during the policy term 2 "General Policyholders Rating” of at least A-, VI, as set forth in the most
current issue of "Best's insurance Guide”, or such other rating 23 may be required by a Lender. Lessee shall not do or pamsll fo be done anything
which invalidates the required insurance policies. Lessee shall, prorio the Start Date, deliver to Lessor certified coples of policies of such insurance or
certificates evidencing the existonce and amounts of the required insurance. No such policy shat be cancalable or subject to modification except after
10 days prior wrilten notice to Lessor. Lessce shalt, at least 30 days prior to the expiration of such policies, furnish Lessor with evidencs of renewals or
“insurance binders® evidencing renewal thereo!, or Lossor mey order such insurance and charge the cost thersof to Lesses, which amount shall be
payabls by Lessee to Lessor upon demand. Such polivies shali be for 3 term of 2t laet one year, or the langth of the remaining tenm of this Lease,
whichever ts less. If either Parly shall fall to procure and malntain the insurence required fo be cared by i, the other Party may, but shall not be
tequired to, prosure and maintain the same.

8.8 Walver of Subrogation. Without affecting any other rights o remedies, Lessea ang Lessor each hereby release and relisve the
siher, and waive their entire 1ight to recover damages against the other, for lass of or damage to #is property arsing out of or incldent to ihe parily
reguired o be insured against herein, The efféct of such relaases and waivers is net iimited by the amount of insurance carried or required, or by any
deductibles applicable hereto. Tre Pariies agres to have their respective propedy damage insuranCe catriers waive any right 1o subrogstion that such
companies may have against Lessor or Lessee, as the case may ba, so long 25 the insurance is net invalidatod thereby,

87 Indemuity. Except for Lessor's gross negligence or wiflful misconduct, Lessee shall indemnify, protect, defend and hold harmless
the Premises, Lessor and s agents, Lessors master or ground lessor, partners and Lenders, from and against any and 3!l claims, loss of rents andior
damnages, fiens, judpmants, panalties, attorrays' and consultants’ fees, expenses and/or fiabiitios arising out of, invalving, or in conneclion with, the use
andfor oceupancy of the Premises by Lesses. If any action or praceeding is brought against Lessor by reason of any of the faragoing matters, Lessee
shall upon nofice defend the same at Lesses’s expense by counse! reasonably satisfactory to Lessor and Lessor shall cooperate with Lessee in such
defense. Lessorneed not have first paid any such claim in order to be defended or indemnified.

88 Exemption of Lessor and its Agents from Liability. Notwithslanding the negligence or breach of this Lease by Lessor or fis
agenls, neither Lessor nor its agents shalt be liable under any circemstances for: {}y injury or damage io the person or goods, wares, merchandise or
otherpropesty of Lesses, Lessee's employees, contractors, invitess, customers, of any other person in or about the Pramises, whether such damage or
injury is caused by or results from fire, steam, slectricity, gas, water or ran, indoor alr quafity, the presence of mold or from the brealage, leakage,
obstruction or other defects of pipes, fie sprinkiers, wires, appliances, piurabing, HVAC or lighting fixtures, or from any other cause, whether the said
injury or damage results from conditions asising upon the Pramises or upan other portions of the Building, or from other sources or places, (i) any
damages arising from any act or negiect of any other tenant of Lessor or from the failure of Lessor o #5 agents 1o enforce the provisions of any other
lease in the Project, of i} injury lo Lesses's business or for any loss of income or profit therefrom. Instead, ¥ Is intended that Lesses's sole recourse in
the event of such damages or injury be fo file 2 claim on the insurance policyfies} that Lessee is required to mainiain pursuant to the provisions of
paragraph &

8.9 Fallure to Provide Insurance. Lessse acknowledges that any fallure on its part fo obiain or maintain the insurance required
hereln wil expose Lessor ta risks and pelentialiy cause Lessor 1o incur costs not contemplated by this Lease, the extent of which will be exdremsly
difficult {o asceriain. Accordingly, for any moath o portion thereof that Lessse does rol maintain the required Insurance and/or does not provide Lessor
with the required bindess or ceriifficates evidencing the existence of the required insurance, the Base Rent shafl be automatically increased, withost any
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1
requirement for nofice to Lessee, by an armount squal & 10% of the ™en existing Base Rent or $100, whichever is greater. The parties agree that such
increase in Base Rent represents fair and reasonabie compensation for ne addilionai risiicosts that Lessor will incur by reason of Lessee's fallurs to
maintain the required insurance, Such Increase in Base Rent shall in no event constitute 2 waiver of Lassee's Defaull or Breach with respect to the
failure to maintain such insurance, prevent the exsrcise of any of the other rights and remedies granted hereunder, nor relieve Lessee of its chiigationin
rmaintain the insurance specified in this Lease,
8. Damage or Degtruction,

8.1 Definitions. ,

{8} “Premises Partial Damage” shall mean damage or testruction to the improvements on the Premises, other than Lessee
Owned Alterations and Ulilty Instalistions, which can reasonably be rapaited in 3 months of iess from the date of the damaga or destruction, and the
cost therecf does not exceed 2 sum equal 1o § montivs Base Rent. Lessor shal nolify Lessee in writing within 30 days from {ive date of the damage or
destruction as 1o whether of not the damage is Partial or Total,

’ {0} "Premises Total Destruction™ shall mean damage or destruction to the improvemants on the Premises, other than Lessee
Qwned Alterations and Utility installations and Trade Fixtures, which cannot reasonably be repaired in 3 months or less from the date of the damage or
destruction andfor the cost thereof exceeds s sum equal 10 8 mortys Base Rert. Lessor shall notify Lessee in writing within 30 days from the date of
the damage or destruction as to whether or not the damage is Partial or Total, i

{¢) "insured Loss” shail mean damage or destrustion to improvements on the Premises, other than Lessee Ouned Alterations and
Utifity instaliations and Trade Fidures, which was caused by an even! requirsd to be covered by the insurance described In Paragraph 8.3(a),
irrespective of any deductible amounts or covarage fimis invalved,

{d} "Replacement Cost™ shall mean the costto tepair o rebuild the impravements ownad by Lessor at the time of the cocurrence
to their condifion existing immeadiately prior thereto, including demelifion, debris removal and upgrading required by the operation of Applicable
Requirements, and without deduction for deprecistion.

(e) "Hazardous Substance Condition" shall mean the ccourrence or discovary of 2 condiion invoiving the presence of, or a
contamination by, 8 Hazardous Substance as defined in Paragraph 6.2(a} in, on, or under the Premises which requires repair, remediation, or
restoration.

a2 Partial Damage - Insured Loss. If a2 Premises Partial Damage that is an nsured Loss vcours, then Lessor shall, at Lessors
expense, repair such damage (but not Lessee's Trade Fidures or Lessee Owned Allerations and UtiTity Installations) as soon s rsasonably possible
and this Lease shall continue in full force and effect: provided, howevar, that Lessee shall, at Lessors elaction, make the repair of any damage of -
destruction the total cost to repair of which & $5,900 or less, and, in such event, Lessor shall make any applicable insurance proceeds avaiiable to
Lessee on 2 reagonable basis for that purpose. Notwithstanding the foregaing, if the required Insurance was not in fores or the Insurance procaeds are
not sufficient to effect such repair, the Insuring Party shall promplly contribute the shortags in procesds as and when tequired to complete sald repairs.
In the event, however, such shoriage was due to the fact that, by reason of the unique nature of the impro , full repk t cost insurance
coverage was not commercislly reasonable and available, Lessor shall have no obfigation o pay for the shotage In Insurance proceeds or o fully
testore the wnigue aspects of the Premises unless Lescen provides Lessor with the funds to cover same, or adequsie asswance thevedf, within 10 days
following recaipt of written notice of such shortage and request therefer. i Lessor reseives said funds or adequate assurance theraof within said 10 day
period, the party responsible for making the repairs shall complete them as soon as reasenably possible and this Lease shalf ramain in fall force and
effect, If such funds or Ge are not teceived, Lessor may nevertheless elest by written natice 1o Lessee within 10 days thersafter to: (i) make
such restoration and repair as is commersislly reasonable with Lessor paying any shortage in proceeds, in which casa this Lease shall remain in fult
force and effect, or {ii} have this Lease terminate 30 days thereatter. Lessee shall no! be efititled to reimbursemant of any funds contnbuted by Lassee
to repair any such damage o destruction. Premises Partial Damage due to flood or earthauake shali be subject to Paragraph 9.3, nobwithstanding that ’ .
there may be some insurance coverage, but the net proceeds of any such insurance shall be made available far the repaits if made by either Party.

8.3 Partial Damags - Uninsured Loss. If a Premises Parial Damage that is 2ot an Insured Loss otours, unless caused by a
negligent ot willful act of Lessee {in which event Lessee shall make the repairs at Lessee's expense), Lessor may either. {i} repair such damage as
soon as reasonably possible at Lessors expense, in which event this Lease shalt condinus in full force and affact, or {if} lenmninate this Leasa by giving
written notice fo Lesses within 30 days after raceipt by Lessor of knowledge of the cocurrence of such domage. Such termination shal be effestive B0
days following the date of such notice. In the svent Lessor elects to terminate this Lease, Lessee shall have the right within 10 days after receipt of the
termination notice to give writien nofice to Lessor of Lessee's commitment to pay for ths repakr of such ¢ without reimb nent fiom Lessor.,
Lesses shall provide Lessor with said funds or satisfactory assurance thereof within 30 days alter making such commiiment. in such event this Lease
shall continue in full force and effedt, and Lessor shall proceed 1o make such repaits g5 8000 &5 biy possible after the required funds are
available. If Lessee does not make the requited commitment, this Lease shall terminate as of the date specified in the termination notice.

9.4 Total Destruction. Notwithsianding any other provision hereof, if 2 Pramises Total Destruction otciis, this Lease shall terminate
50 gays following such Destruction. If the damage or destruction was caused by the gross negligence or wilfil misconduct of Lessae, Lessor shal
have the right to recover Lessor's damages from Lesses, except as provided in Paragraph 8.6,

8.5 Pamage Near End of Term. If &t any time during the last 6 months of this Lease there is damage for which the cost to repal;
exceeds one month's Base Rent, whather of not en Insured Logs, Lessor may terminate this Leaze sfective 50 days following the date of ocourence of
such damage by giving a written temminafion notice 1o Lesses within 20 days sfter the date of ccourrence of such damage. Motwithstanding the
foregoing, i Lessee at thal time has an evercisable opfion to extend this Lease or fo purchase the Premises, then Lessee may praserve this Lease by,
{a) exercising such opfian and (i) providing Lessor with any shortage in insurance ads {or adeqg thereafy ded to make the
repairs on ¢f befors the earlier of (i) the date which is 10 days afler Lessess receipt of Lessar's wiitien nofice purporting to terminate this Lease, or (i)
the day price to the date upon which such oplion expires, If Lessee duly exercises such option during such period and provides Lessor with funds (or
adequate sssurance thereol) to cover any shortage in insurance procesds, Lessor shall, af Lessor's commersially reasonable expenss, repair such -
damage 25 So0n as ressonably possible and this Lease shall continue in full forne and effect. If Lessee fails fo exercize such oplion and provide such
funds or assurance during such periot, then this Lease shall terminate on the date specified in the termination nofice and Lessen’s option shall be
extinguished, ]

8.6 Abatement of Rent; Lesses's Remedies, i o

(&) Abatement. In the event of Pramises Parta! Damage or Premises Total Destruction of 2 Mazardous Substance Condition for
which Lessee is not responsible under this Lease, the Rent payable by Lessee for the period requited for the repair, remediation or restoralion of such
damage shall be abaled in proporiion 1o the degree o which Lessee's use of the Premises is impaired, but rot to exceed the proceeds received fom
the Rental Value insurance. Al other obligations of Lessee hereunder shall be performad by Lessee, and Lessor shall have no Babllty for any such

damage, destruction, remediation, repair of restoration except as provided herein. ’

{b) Remedies. If Lessor is obligated to repair or restdre the Premises and does nof commenee, in a substantial and meaningful
way, such repair or reslaration within 80 days afer such obligation shalt accrue, Lesses may, at any time prior to the commencement of such repair or
restoration, give written notice to Lessor and to any Lenders of which Lesses has aclual notice, of Lesser's elaction to teminate this Lease on 3 date
not less than 80 days following the giving of such notice. ¥ Lessee gives such notice and such repair or restoration s not commenced within 30 days
thereafter, this Lease shall terminate as of the date specified in said notice. If the repakr or restoration s commenced within such 30 days, this Lease
shall confinue in fuli force and effect "Commence” shalt mean sither the unconditiona! authorization of the preparation of the required plaos, of the
beginning of the actual vwork on the Pramises, whichevet firs! ocours.

8.7 Termination; Advance Payments. Upon termination of thie Lease pursuant to Paragraph 8.2(g) or Paragraph 8, an equitable
adjustment shall be made concaming advance Base Rent and any other advance payments made by Lassae o Lessor. Lessor shall, in addition, retum
to Lessee somuch of Lessee's Secutity Deposit 23 has not been, o7 is not then reguired 1o be, used by Lessor,
k3 Real Property Taxes.

101 Definitions, As used herein, the ferm "Reat Property Taxes" shall inciude any form of assessment: real estate, general, spacial,
ardinary or extracedinary, or rental lavy or tax {other then inheritance, personal income or estate taxssy improvement bond; and/or osnse fes imposed
upen or levied against any legal or eguitable interest of Lessor in the Project, Lessor's right to other income thersfrom, andlor Lessors business of
leasing, by any authorty having the direct or indirect power to tax and whers the funds are gencrated with raference (o the Project address and where
ihe proceeds so generated are fo be applied by the city, county or other local laxing autharity of a juristiction within which the Project is located. “Reat
Property Taxes” shall alse include any tax, fes. levy, assessment or charge. or any increase therein: (i) imposed by reason of events cocurting during
the term of this Lease, including but not fmited to, a change in the ownership of te Projact, {#) 2 change in the improvements therson, and/or (i) levied
orassessed on machinery or equipment provided by Lessor to Lesses pursuant Lo this Lease,

1#0.2 Paymaent of Taxes. Except as otherwise provided in Paragraph 10,3, Lessor shall pay the Real Property Taxes applicable fo the
Projact, and said payments shall be included in the caloulation of Opearati q E in accordance with the provisions of Paragraph 4.2,

03 Additional Improvements. Operaling Expenses shall no! include Rest Property Taxes specified in the tax aseessar’s records and
work sheels as bsing caused by additional Improvements placed upon the Projact by other lessaes or by Lessor for the exciusive enjoyment of such
other lnssess. Notwithstanding Paragraph 16.2 hereof, Lesses shall, howaver, pay to Lessor af the time Operating Expenses gre paysble under
Paragraph 4.2, the entiraly of any Increase in Real Property Taxes If assessed solely by reason of Afterations, Trade Fixlures or Uity installstions
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placed upon the Premises by Lessce or at Lessee's request or by reasan of any altetations or impro 0 e Premises made by Lessor
subsequent to ine execution of this Lease by the Parties,

04 Joint Assassment. I the Suilding 5 not saparately assassed, Real Property Taxes aficcated to the Building shall bs an equitable
progostion of the Real Property Taxes for all of the fand and improvements inciuded within the tax parcel assessed, such propartion 10 be determined by
Lessor from the respectve valuations assigned in the assessors work sheets or such ciher information as may be reasonably avpiiable. Lessors
reasonable determination thereo!, ingood faith, shall be conclusive,

105 Personal Property Taxes. Lessee shall pay prior to definquency alf taxss assessed against and levied upor Lessee Qwned
Alterations and Utility Instaliations, Trade Fodures, fumishings, eguipment and al! personal praperty of Lessee contained in the Premises. When
pussible, Lessae shall cause fts Lessee Qwned Alterations and Utility instailations, Trade Fuaures, fumishings, sguipment and ai other parsonal
propery fo be gssessed and bilied separately from the real propedy of Lessor. If any of Lesses's said properly shall be assessed with Lassor's real
property, Lessee shall pay Lessor the taxes attribubable to Lessee's property within 10 days afier receipt of a written stalement selfing forth the taxes
applicable to Lessee’s proparty.

11, Utitities and Serwvices.

1.1 Services Provided by Lessor. Lessor shall provide heating, ventistion, air conditioning, reasonabie amounts of slectricity for
normat lighting and office machines, water for reasonabie and nomal drinking and lavatory use in connection with an office, and replacement fight bylbs
andfor flucrescemt tubes and ballasts for standard overhead fidures, Lessor shall also provide janiorial services to the Premises and Common Areas 5
times per week, excluding Bullding Holidays, or pursuant to the attached aniforial schedule, if any. Lessor shall nut, however, be required fo provids
janitorial services to kitchens or storage areas included within the Premises. ’

11.2 Barvices Exclusive to Lesses. To the oent Lessor rossonably determies that Laoses 13 usieg sush Lessor providae ssvices exsesomvely,
Lessor ressrves the right 1o Install at Leeser’s expense separgte movering for such servises wiich Losses shall then e responsivle for relmbursing to Lessor. In sush
instance, Lessee shall pay for aki water, gas, light, power, telephone and other ufilifies and senvices specially or exclusively supplsd adfor meterad
exclusively to the Premises or to Lesses, together with any texes thereon. 1 a service is delated by Paragraph 1.13 and such service is not separately
metered o the Premises, Lessee shall pay at Lessors option, either Lesses's Share or a reasonabla proportion {o be defermined by Lessor of aff
chargas for such jointly meterad servics,

11.3 Hours of Service, Said services and ulifities shall be provided during times set forlh s Paragraph .12, Utilies and services required
at other times shall be subject to advance request and reimbursement by Lesses to Lessor of the cost thareof.

114 Excess Usage by Lesses. Lessee shall not maka connection to the utilitiss except by or through existing outlets and shall not install or
use machinery of equipment in or about the Premises that uses excess water, lighting or power, or suffer or permit any act that causes extra bunien
upon the utiiities or services, inciuding but not limited to security and trash services, over standard office usage for the Prject. Lessor shall require
Lessee to reimburse Lessor for any excess expenses or costs that may arise out of a breach of this subparagraph by Lessee. Lessor may, in its sole
discretion, install at Lessee's expense suppiemantal equipment and/or separate metering applicable to Lessee’s excess usage of bating.

115 inferruptions. There shall be no abatement of rent-and Lesser shalt nat be fable in any respect whatsoever for the inadequacy,
stoppage, Interruption of discontinuance of any ulilty or service due o riot, strike, labor dispuie, breakdown, accident, repair or other cause beyund
Lezser's reasonable control of in cooperation with governments: request or directions,

12. Assighment and Subletting,

121 Lessor's Consent Retjuired.

{8} Lessee shalt not woluntarily or by opewstion of law assign, twansfer, morigage ar encumber {(collectively, “assign or
assignment’} or sublst all or any part of Lessee’s interest in this Lease or in the Fremises without Lessor's prior writtss consent,

{b} Unless Lessee is a comoration and its stock is publicly traded on & national stock exchange, & changs in the confrol of Lesses
shall constitute an assignment requiring consent. The transfer, on 2 cumulative basls, of 25% 50% or more of the voting contre! of Lessee shall
constitute a change in contro! for this purpose,

{c} The involvement of Lessee or fts assets in any transaction, or series of transactions {by way of merger, sale, aoquisition,
financing, transfer, leveraged buyout or sthetwise), whether or not @ formal assignment ¢r hypothecation of this Lease or Lessee's assets occurs, which
rasuits or will resull i & redustion of the Net Worth of Lessee by an g than 25% of such Net Worth as # was representad at the time of
the execution of this Lease or at the time of the mast recent gssignment to which Lessor has consented, or a5 1 exists Immedisiely prior {0 said
transaction Or iransactions constitufing such reduction, whichever was of is greater, shall be considered an assignment of this Lease to which Lesser
may withhold s consent "Net Worth of Lessee” shall mean tha net worth of Lesses {excluding any guarantors) established under generally accepted
acecounting principles.

() An assignment of subiletting witholt consent shall, at Lessor's aption, bs & Default curable after notice per Paragraph 13.4c), o7
a noncurable Breach without the necessity of 2ny notice ang grace pericd, If Lessor elects to freat such Unapproved assipnment or subletfing as a
noncurable Breach, Lessor may eifher: (i terminate this Lease, or (i) upon 30 days written notice, increase the monthly Base Rant to 110% of the Base
Reaf thea i eflect. Further, In fhe evant of such Breach and rents! adjustment, (i) the purchase price of any option to purchase the Premises heid by
Lesses shall be subject to similar adiustment o 110% of the price praviously in efiect, and () a2t fixed and non-fieed rentsl adjustments scheduled
during the remainder of the Lease tarm shalt be increased o 110% of the scheduled adiusted rent.

{2) Lessee’s dy for sy of P o 12.1 by Lessarshall be limffed to compensatory damages and/or injunctive refiel.

{f} Lesser may ressonably withhold consent to @ propesed assignment or subletting # Lessee is in Default @ the fime consent Is

requasted. .

(g} Notwithstanding the foregoing, allowing & de minimis portioh of the Premises, | e. 20 square feat ¢r less, 1o be used by a third

paty vendor in g clion with the installation of o vending maching or payphone shali not constitte & subletting,
12.2 Terms and Conditions Applicable to Assignment and Subletting.

{a} Regardiess of Lessor's consent, no assignment or subletting shat: {) be effective without the sxpress writien assumption by
such assignse of sublesses of e abligafions of Lessze under this Lease, (i) release Lassae of any obligations hereunder, or () alter the primary
liabifity of Lesses for the payment of Rant or for the performance of any other obligations to be parformed by Lesses,

(& Lessor may accept Rest of performance of Lesses's obligations from any person other than Lesses pending approval or
disapproval of an assignment.  Mesither a delsy in the approval or di proval of such assignment nor the acceplance of Rent or performance shall
constitute a walver or estoppel of Lessor's right to exercise its remedies for Lessee's Default or Breach,

{¢} Lassor's consent to any assignment or subletiing shall not consiitute 2 consentto any subsequent assignment or subletting,

{d} In the event of any Defaull or Breach by Lessee, Lessor may provesd directly against Lessee, any Guarantors or anyons else

pongible for the. parf of Lassee's obligations under this Lease, including ary assignee or sublesses, without first exhausting Lessor's
remedies sgainst any other persan or entity responsile therefore 1o Lessor, or any security held by Lessor.
{e) Each request for consent to an assignment or subletting shall be in writing, accompanied by inf dion refevant fo Lessor's

determination s to the financial and operational responsibility and appropriateness of the proposed assignee or sublessse, including but not fimited to
the Intended use andfor required modification of the Premises, I any, together with a fee of $500 as consideration for Lessors considering and
processing said request  Lessee agrees to provide Lessor with sush other or additional information andfor documentstion as may be reasonably
requested. (See slso Paragraph 38)

{f] Any assignee of, or sublassee umder, this Lease shalf, by reason of acoepling such assignment, entering irte such sudleass, or
enteding into possession of the Premises of any portion thereot, be deemied to have assumed and agread 1o conforn and comply with gach and every
term, covenant, condition and obligation harein to be ohserved or performed by Lessee during the term of said assignment or subieasa, other than such
obligations as are confrary fo or incensistent with provisions of an assignment or sublease to which Lessor has specifically consanted to in wriling.

(g} Lessor's consant 1o any sssignment or subletting shait not transfer to the assignee or sublessee any Option grentad to the
original Lessee by this Lease unlese such Gansfer is specifically cpnsenied 1o by Lessar in wiiting, [See Paragraph 39.2}

12.3 Additional Terms and Conditions Appiicable to Subletting. The following terms ang condlfions shall apply to any subletiing by
Lessee of all or any part of the Pramises and shak be deemed Includad in all sublaases under this Lease whethar or not expressly incorporated therein:

{a) Lessee hereby assigns and transfers to Lessor alf of Legsee’s intesest in all Rent payable on any subleass, and Lessor may
collect such Rent and apply same towand Lesses’s obiigations under this Lease; provided, however, that until 2 Breach shall ocour in the pedormance
of Lessee’s obligations, Lessee may collect said Rent, In the everd that the amount coiiectad by Lessor excends Lesses’s then outstanding obligations

any such ex shalt be sef to-hessse solit SO0 bevion Lessor and Lessse afirs deducting the provated coste of Lessse’s cost to sublesse such
space which shall ouly Include subl & i Endi v ¥ benant improvement: costs. Legsor shall not, by reason of the foregoing or any assignment
of such sublease, nor by reason of the collection of Rert, ba deermed fiable to the sublessee for arny faillure of Lessee to perform and comply with any of
Lessee's obligations to such subl Lessee hereby lmevocably authorizes and dirscls any such sublessee, upon receip! of a wrilten nofice from

Lessor stating that 2 Breach exists in the performance of Lesses's obiigations under this Lease, to pay 1o Lessor all Rent due ang to become due under
the sublease. Sublesses shall rely upon any such nolice from Lessor and shall pay all Rents to Lesser without any obligation of right fo inquire as {o
whether such Breach exists, notwithstanding any ciaim from Lessee fo the contrary.
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0} n the event of a Braach by Lessse, Lsssor may, at its option, requlre sublessae to attort to Lessor, in which avent Lessor shall
undertaks the cbigations of the subl under such sublease from the fime of the exercise of said option to the expiration of such subleass; provided,
howaver, Lessor shall not be fiable for any prepaid rents of securlty deposit paid by such subl o such sublessor or for any prior Defaults or
Breaches of such sublessor,

{c) Any matler requiring the consent of the sublessor under a sublesse shall 2'so raquite the consent of Lessor,

{d} No sublessee shall further assign or sublet all or any part of the Pramises without Lessor's prior writien consent.

{8) Lessor shall deliver & copy of any natice of Dafaull or Breach by Lassse 10 the sublesses, who shall have the right to cure the
Default of Lessse within the grace period, If any, specified i such notics. The subiegsee shall have 3 righ! of relmbursement and offset from and
against Lessee for any such Defaulls cured by the sublesses,

13. Default; Breach; Remedies.

131 Default; Breach. A “Default’ is defined as a falure by the Lesses to comply with or perform any of the terms. covenanis,
conditions or Rules and Regulations under this Lease. A *Breach” is dafined as the opccurencs of one of mors of the following Defaults, and the faliure
of Lessee to cure such Defaull within any applicabls grace petiod:

(a) The abandonment of the Premises: or the vacating of the Premises without providing 2 commercialy reasonable level of
security, or where the coverage of the propenty insurance described in Pa ragraph 8.3 is jecpardized as a result thereot, or withaut providing reasonable
assurances o minimiza potential vandslism, 3

(b} The fajlure of Lesses to make any paymant of Rent or any Security Deposit required 10 be made by Lessee hereunder, whether
{0 Lessor or to a thind party, when due, 16 provide reasonable evidence of insurance o syrety bond, or to fulfd any obligation under this Lesse which
endangers or threatens iife or property, where such failure confinues for a petiad of 3 & business cays following written nolice to Lessee, THE
ACCEFTANCE BY LESSOR OF A PARTIAL PAYMENT OF RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY OF
LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE PREMISES.

(¢} The fallure of Lesses to aliow Lessor andior its agents accass o the Premises or the commission of waste, zet or acts
sonstituting public or private nuisance, andfur an illegal activity on the Premises by Lessee, where such actions continue for a pericd of 3 business days
following written notice 1o Lessee. To vhe swtent Lessse carnat remedy such sititation within thrao {3] business days, Lesete shall notidy Lesscy in witting and
Lesger phal uee best offorts to ramody such situation a1 the sarliest cpportanity, Put in no svens langse Than en (10) days.

{d} The fallure by Lessee to provide {1} reasonable written evidence of compliance with Applicable Requirements, (i} the sarvice
contracts, (i} the rescission of an unautherized assignment or sublelting, (v} an Estoppe! Cerificate or financiat statements, (v} a2 requested
subordination, (v} evidence concerning any guaranty and/or Guaranior, {vil) any docurnent fequested under P graph 41, (vilh material data safety
sheets (MSDS), or (ix) any other documentalion or information which Lessor may reasonably require of Lessee under the terms of this Lease, where
any such failure continues for 2 perod of 48 15 days foliowi g written notice to Lessse,

{e) A Default by Lesses as to the terms, covenants, corditions or provisions of this Lease, or of the rules adopted under Faragsaph
2.8 hereof, other than those described in subparagranhs 13.1a). (b) or {c), above, where such Default continugs for a period of 30 days after written
natice; provided, however, that  the nature of Lessee’s Dafault is such that more than 20 days are reasonably required for s cure, then it shali not be
Geemed 10 be a Braach if Lessee commences such cure within said 30 day period and thereafier dilgently prosecutss such cure to completion.

{f) The occurence of any of the following evonts: (i} the making of any general arrangement or assignment for the benaft of
credilers; (i} becoming 2 "debtor” as defined in 11 U.S.L. § 103 or any sucressor statute tereto [unless, in the case of g pelition filed against Lessse,

ihe sama is dismissed within 80 days); (i} the appointment of & trustee or receiver to take p ion of substantislly all of Lessee's assets located af
the Pramises or of Lessae’s interest in this Lease, whete passaseion is not restorad o Lesses within 30 days; o (W} the atiachment, exscution or sther
judicial sef of 51 fally alt of Lessee’s assets located at the Fremises or of Lesses's i in this Lease, whare such seizum o not discharged

within 30 days; provided, however, in the event that any provision of this subparagraph is contrary to eny applicable law, such provision shalt be of no
force or effect, and not affect the validity of the rerriaining provisions.,

{g} The discovery that any financial statement of Lessee or of any Guaranior given to Lessor was raaterialy false.

{h} ff the parformance of Lessee’s obligations under this Laase Is guaranteed: {j) the death of a Guarandsr, {il} fhe termination of a
Guarantor's liabilty with respect to this Lease ofher than in sccordancs with the ferms of such guaranty, (i) s Guarantor's hecoming insoivent or the
subject of a bankruptey fling, (i) a Guarantor's refusal to honor the guaranty, of {v) & Guarantor's breach of its guaranty obligation on an anticipatory
husis, and Lessee's failure, within 60 days following writen notice of any such event, to provide written afternative assurance or segurity, which, when
coupled with the ther existing resources of Lesses, equals or exceeds the combined financial resources of Lesses and the Guammtors that existed at
the fime of execution of this Lease. ) . -

132 Remedies., if Lesses fals to perform any of ifs affitrmative dutios aor obligations, within 48 15 days afler wiitten notice {or in casa of
an smergency, without notice), Lessor may, at s option, perform such duty or obligation on Lesses's behal, including but not imited to the oblaining of
reasonably required bonds, insurance policies, or governmental lioenses, permils or approvals, Lessee shall pay to Lessor an amount egus! to 115% of
the costs and expenses incurred &y Lessor in such pedformance upon receipt of an invoke therefor, In the svant of a Breach, Lesser mawy, with or
without further nofice or demand, and without limiting Lessor in the exarcise of any right or remedy which Lessor may have by reason of such Breach:

{2} Termirate | ‘s tight 19 1 inn of the Pram by any lawfd means, in which case this Lease shall terminats ang
Lessee shall immediately surrender possession to Lessor. In such evant Lesscr shall be entitisd to recover from Lesses: (% the unpaid Rent which had
been eamed at fhe fime of tenmination; (i) the worth at the fime of award of the amaunt by which the unpald rent which would have been esmed sfter
termination until the time of award axceeds the amourt of sush rental oss that the Lessee proves could have been reasonably avoided; (jil} the worlh at
the time of award of ihe amount by which the unpaid rené for the balance of the term sfter the time of award exceeds the amount of such rental loss that
the Lessee proves could be reasonably avoided; and {iv) any other amount neceszary to compensate Lessor for all the detrirment proximately caused by
the Lesses’s fallure to perform its obligations under this Lease or which in the ordinary course of things would be fikely to result therefrom. including but
aot Imited to the cost of recovering p for of the Premises, exp of reletting, including necessary renovation and aileration of the Premises,
raasonable altorneys’ fees, and that poition of any leasing commission paid by Lessor in connection with this Lease applicable to the unexpired term of
this Lease. The worth at the time of award of the amount refarred to in provision (i} of the immediately preceding senfence shall be computed by
discounting such amount at the discount tate of the Federal Resene Bank of the District within which the Premises are located al the time of awand
plus one percent. Efforts by Lesser lo mitigate damages caused by Lessee's Breach of this Lesse shall not waive Lessor's right to recover damages
under Paragtaph 12. If termination of this Lease is chtained through the provisional remedy of uniaviul detainer, Lessor shall have the right 1o recover
in guch proceeding any unpaid Rent and damages as are recovarabic therein, or Lessor may reserve the right to recover alf or any pat thereof in &
separats suit. If 2 notice and grace period required undsr Paragraph 13.1 was not previously given, @ notice to pay rent or quit, or to perform or quit
given o Lessee under the unlawful detainer statute shall also constiute the notice required by Paragraph 13.1. In such case, the applivable grace
petiod requived by Paragraph 13.1 and the unlawiul detainer statute shali run concurrently, and the falivre of Lessee to cure the Default within the
greater of the twa such grace pericds shall constitute both an unlawful detainer and 3 Breach of this Lease entiting Legsor io the remedies provided for
in this Lease and/or by said stalute,

() Continue the Lease and Lessas's fight to possession and recovsr the Rent as it becomes dug, ¥ which even! Lessee may
sublet or sasign, subject enly to reasonsbie mitations. Acts of maintenance, efforts 1o relet, andior the appointmant of 2 recelver to protect the

Lessor's i 13, shall not constitute a termination of the Lessee's rightto possession,
{c) Pursue 2ny cther remedy now or hereafter avaliable under the iaws or judicial decisions of the: state whereln the Premises are
located. The exgiration or termination of this Lease andfor the lersination of Lessen's right 1o p jon shall not refieve Leseee from fabillty undsr

any indemnity provisions of this Laase as to matters sceuring or aceruing during the term hereof or by reason of Lessee's cccupancy of the Premises.

133 inducement Recapture, Any agreement for free or abated rert of ather charges, or for the giving or paying by Lossor 1o or for
Lesses of any cash or other bonus; inducement ar consideration for Lessae's entaring into this Lease, all of which concessions are hereinafter refered
f¢ a5 "Inducsment Provisions”, shall be deamed conditionsd upon Lesses's fult and fathiul parformance of all of the taoms, covenants and conditions
of this Lease. Upon Breach of this Leass by Lesses, any such inducerment Provision shall automatically be desmed deleted from this Lease and of no
further foree or effec, and any rent, other charge, bonus, Inducement or coneideration theretofore abated, given of pald by Lessor under such an
Indusement Provision shall be immediately due and payable by Lessee to Lessor, notwithstanding any subssguent cure of said Breach by Lessee, The
acteptance by Lessor of rent or the cure of the Breach which inftialed the aperation of this paragraph shall not b2 deemed 2 waiver by Lessor of the
provisions of this paragraph unless specifically so stated in wiiting by Lessor at the fime of such accepiance.

13.4 Late Charges. ‘lLesees hereby acknowledges that inte payment by Lessee of Rent will cause Lessor lo incur cosis not
contemplatad by this Lease, the exact amount of which witl be extremely difficult to ascerain, Such costs include, but ate nof limited to, processing and
accounting charges, and late charges which may be imposed upon Lessor by any Lender. Accordingly, ¥ any Rent shall not be received by Lesscr
within § days after such amount shall be due, then, without any reguirement ‘or nofice to Lessee, Lesses shall immediately pay to Lessor & onetime
late charge equal to 10% of each such overdus amount or F100, whichever is greater. The parties hareby agree that such iste charge represents & fair
and reasonable estimats of the costs Lessor vlll incur by reason of such late payment. Acceptance of such late charge by Lessor shall in no event
constitute 3 waiver of Lessee’s Default or Breach with respect to such overdue smount, nor pravent the exercise of any of the athers rights and remedies
granted hersunder. tn the event that a late charge is payabls heraunder, whether or not collected, for 3 conssoutive instaliments of Base Rent then
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notwithstanding any provision of this Lease to the confrary, Base Rent shall, at Lessor's optior, bacome dus and payable gquarierly in advance,

158 Interest  Any monetary payment due Lessar hereunder, offver than late charges, not received by Lessor when due as to
scheduled payments (such as Base Renf) or within 30 days following the date on which i was due for nonscheduled payment, shall bear interast from
ths dats when due, as to scheduled payments, or the 318! day after |t was due as to nonscheduled payments, The interest {"interest"} charged shal be
computed 2t the rate of 10% per annum but shall not exceed the maximum rate aliowad by law. interast is pavabis in addition to the polential late
chage provided for in Paragragh 13.4.

138 Breach by Lessor. o

(3} Notice of Breach. Lessor shall not be deemad in breach of this Lease unlass Lossor fails within a reasenable time to perform
an obiigation required to be performed by Lessor. For purposes of this Paragraph. a reasonable time shall in no event be less than 30 days after
receipt by Lessor, and any Lender whose name and address shall have been furnished Lessas in writing for such purpose, of wiitten notice specifying
wherein such sbiigation of Lessor has not been perfarmed; provided, however, that # the nature of Lessor's obligation is such that more than 30 days
are reasonably required for its performance, then Lessor shall not be in braach i performancs is commenced within such 30 day period and thersafter
difigently pursued to completion.

{b} Performance by Lessee on Behalf of Lessor. In the event ihat neither Lessor no~ Lender cures said breash within 30 days

after receipt of said notics, or if having commenced said cure they do net diligently pursue it to completion, then Lessse may elect to cure said breach
at Lesses's expanas and offse! frony Rent the aciual and reasonable cost to perform such oure, provided howeve!, that such offset shall not exceed an
amount equal {o the grealer of ane montiy's Base Rent or the Securty Deposit, reserving Lassas's Hgnt 10 seek reimbursemant from Lessor for By
such expense in excess of suck offsel. Lessee shall dorument the cost of said cure ang supply said documentation to Lessor.
14, Condemnation. Ifthe Premises or any partion thereof are faken under the powsr of eminent domain or sold under the threat of the sxercise
of said power {collectively "Condammation'), this Leass shall terminate as o the past taken as of the dafe the condemning authority takes tille or
possession, whichever first ocours. I more than 10% of the rentsbie ficor arsa of the Premisss, or more than 25% of Lessee's Reserved Parking
Spaces, ¥ any, are taken by Condemnation, Lessee may, af Lesses's oplion, o be exercised in writing within 10 days after Lessor shall have given
Lesses willten notice of such taking {or in the absence of such notice, within 10 days after the condemning authority shall have taken possession)
terminate this Lease as of the date the condemning authorkty takes such possession. H Lassee does not terminate ihis Lease in accomdance with the
foregoing, this Lease shall remain in Full force and effsc! as fo the portion of the Fremises remaining, except that the Base Rent shall be reduced in
propartion to the reduction in wiillly of the Premises caused by such Condemnation. Condemnation mwards andior payments shall be fhe propesty of
Lessor. whether such award shall be made as compensation for diminution m value of the leaseheid, the value of the part teken, or for severance
damages; provided, however, that Lessse shall be entitied to any compensation peid by lhe condemmor for Lessee's rejocation expenses, loss of
business goodwill andfor Trads Fixdures, without regard to whether or not this Lease is tenminsted pursuant to the provisions of this Paragraph. Al
Alterations and Utlity Instaliations made to the Premises by Lesses, for purposes of Candemnation oy, shall be considared the property of the Lessse
and Lessee shall be entitled to any and af compensation which is payable therefor. in the event that this Lease s not terminated by sasen of the
" Condemnation, Lessor shall repair any damage to the Premises caused by such Condsmnation,
15, Brokerage Foes.

151 Additional Commissien. in addition to the payments owed pursuant to Paragraph 1.10 above, and uniess Lesser and the Brokers
othenwize agres in wriling, Lessor agrees that, (a} f Lessee exercises any Oplion, (b) if Lessee or anyone affilialed with Lessee acquires from Lessor
any fights to the Premises or other premises cwned by Lessor and located within the Project, (o] If Lessee remains in possession of the Pramises, with
the consant of Lessor, afier the expiration of this Lease, or (d) if Base Rent is increased, whether by agresment or operation of an escalation dauge
herein, then, Lessor shall pay Brokers 8 fee in accordance with the schedile of the Brokers in effect at the time of the execution of this Lease,

15.2 Assumption of Obligations. Any buyer or if of Lessor's int in this Lease shall be deemed to have assumed Lessor's
obligation hereunder. Brokers shall be thiri party beneficiaries of the provisiong of Paragraphs 1.10, 18, 22 and 21, if Lessor fails to pay to Brokers
any amounts due as and for brokerage fees pertaining to this Laase when due, then suck amounts shall acore Interest, in addition, if Lessor falls to
pay any amaounts to Lesses's Broker when due, Lessee's Broker may send writlen notice to Lessor and Lessee of such fallire and If Lessor falls (o pay
such amounis within 10 days after said notice, Lesses shall pay said monies to its Broker and ofisst such amounts against Rent, In addition, Lessee's
Broker shall be deemead 1o be a third party beneficiary of any commission agreement enfered fnto by andlor between Lessor and Lessor's Broker for the
fimited purpose of collecting any brokerage fee owed. )

182 Representations and Indemnities of Broker Relationships. Lessee and Lessor each roprasent and warrent 1o the other that it
has had no dealings with any person, firm, broker or findsr (cther than the Brokers, ¥ any} in conbection with this Lease, and that 1o one other than said
named Brokers i entitied to any commission or finder's fze in connection herewilh. Lesses and Lessor do each hereby agree io indemnify, prolect,
defend and hold the other harmless from and against Rabifity for compensation or charges which may be clzimed by any such ynaamed broker, finder
or ather similar party by resson of any dealings or actions of the indemnifying Party, including any costs, expenses, atiomeys’ fees reasonably incurred
with respect thareto,

18. Estopps! Certificates,

{a) Each Party (as "Respanding Party") shail within 10 days after written nofice from the other Party {the "Requesting Parly™}
execute, acknowledge and deliver 1o the Requesting Party 2 siglemant in witting in form similar io the then most current "Estoppel Certificate® form
publishad gy the AiRCommepmial Real Estate Association, plus such additional information, confirmation andior statements as may bo reasonsbly

g y the Requesting Party.

{b} If the Responding Party shall fall to executs or daiver the Estoppel Certificate within such 10 day perod, the Requesting Party
thay exacute an Estoppe! Certificale stating that: (i) the Lease is in full force and sifect without modification except as may be repraserted by the
Requesting Party, {ii) there are no uncured defaulis in the Requesting Party's parformance, and (i if Lessor s the Requesting Parly, not mos than one
monti's rant has been paid in advance. Prospective purchasers and encumbrancers may rely upen the Requesting Parly'’s Estoppe! Cedificate, and the
Responding Pady shall be estopped froam denying the truth of the fatts contained in said Cerliiicate.

{6} If Lessar desires to finance, refinance, or sefl the Premises, or any part thereof, Lesses and alt Guarantors shall within 10 days

after writlen nofice from Lessor deliver to any pot i fander or h designated by Lessor such financial statements as may be reasonably
required by such lendar or purchaser, including but not fimited to Lessee’s financial statersents for the past 3 years. All sych financial statemants shall
be received by Lessor and such lender or purchaser in confidence and shall be used anly for the purppses hareln set forth.
17, Definition of Lessor, The tarm "Lessor” as used herein shall mean the owner or owners ot the fime in guastion of the foe e to the
Premises, or, If this is & sublease, of the Lessee's inferest in the prior fease, In the event of a ransfer of Lessac's fitle or interest in the Premises o this
Lease, Lessor shall daliver to the transferee or assignee {in cash or by credit) any unused Seaurity Deposit held by Lessor, Upon such transfer or
assignment and defivery of the Securily Deposit, as aforesald, the prior Lessor shall be refieved of all iablity with respect fo the cbligations andfor
covenants under this Leaseé thereafier to be performed by the Lessor, Subject 1o the foregoing, the obligations andfor covenanis in this Lessse to be
parformed by ths Lessor shall be binding ooly upon the Lessor as hersinabove defined,

18 Severability. The invalidity of any provision of this Lease, as determined by 2 court of competent jurisdiction, hal in no way affect the
validity of any other provision hereof. ’

18. Days. Unless otherwise specifically indicated to the comirary, the word "days” 3s used in this Lease shall mean and rafer to calendar days.
20. Limitation on Liability. The obligations of Lessor under fhis Lease shal not constitute personal cbligations of Lessor or its pariners,

members, directors, officers or shareholders, and Lesses shall iook to the Project, and to no other assels of Lessor, for the satisfaction of any Bability of
Lessor with respect o this Lesse, and shall not seek recourse againet Lassor's partnars, members, directors, oficers or shareholders, o any of their
personal assets for such satisfaction.

21, Time of Esgence. Time 15 of the essence with respest 1o the performance of all obiigations to be perfurmed or observed by the Parties under
this Lease,
22, HNeo Prior or Other Agreements; Broker Disclaimer, This Lease containg al agreements belween the Paties with respedt (o any matter

mantionad hersin, and no other prior or contemporaneous agreement or understanding shell be effsctive. Lessar and Lessee each represents and
warrants to the Brokers that & has made, and is relying solely upon, its own investigation as to the nature, quality, character and financial responsibility
of the other Party to this Lease and as to the use, naturs, quality and characier of the Promises. Brokers have no responsibiity wilh respet thereto or
with respect to any defaulf or breach hereof by either Party. .
23, Hotices. )

23.1 Notice Requirements. Al notices raquired or permitied by this Lease or applicable faw shall be in wiiting and may be defivered in
person (by hand or by courier) ormay be sent by reguler, cerlified or registered mali or LS. Postal Service Express Mail, with postage prepaid, or by
facsimile kansmission, and shall be deemed sufficiently given if served in @ manner specified in this Paragraph 23. The addresses noted adjiacent to a
Party's signature on this Lease shall be that Panty's address for defivery or mailing of notices. Either Party may by wrilten notice to the other specify a
different address for notice, except that upon Lessee's taking po fon of the Premises, the Premises shall constivte Lesses's addmss o7 nolice. A
copy of sl notices to Lessor shall be concurrently transmitted to such party or parties at such addresses as Leszor may from #ime io Ume hereafter
designate in wiiting,

23.2 Date of Netice, Any notice seat by registered or certified mail, return receipt requested, shall be deemed given on the date of defivery
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shown on the receipt card, or if no delivery date is shown, the postmark therean. I sent by regular mal the notice shall be deemed given. 72 hours after
tha same is addressed as required herein and mailed with postage prepaid. Netizes delvarad by United States Express Mail or avernight sourler that
guarantes next day delivery shall be dsemad given 24 hours aRer delivery of the same to the Postal Service ot courier. Notices bransmitted by facgimé!e
uansmission or Similar means shall be deemed dalivared upon telephons confemation of raaeipt (confirmation report from fax machine is suificient),
provided a copy is aise delivered via dalivery or mail, If nctice is receved or a Saturday, Sunday ar legal holiday, # shall be deemed receed on the
next business day,

24. Waivers,

{a) No walver by Lassor of the Default or Breach of any term, covenant or condition hereof by Lessee, shall be desmed a
waiver of sny other term, covenant of condition herest, or of any subsequent Default or Breach by Lessee of the same or of any other term, covenant or
condition hereof. Lessor's consent o, or approval of, any act shall nat be deemed to render unnecessary the obtaining of Lessors consent to, or
approval of, any subseguent or similar act by Lesses, or be construed a5 the basis of an estoppel fo enforce the provision or provisions of this Lease
requining sush consent.

{b) The scceptance of Rent by Lessor shail not be & waiver of any Default or Breach by Lessee. Any payment by Lessee
may be accepted by Lessor on actount of monsys of damages due Lesser, notwithstanding any qualifying statements of conditicns made by Lessee in
connection therewith, which such statements andfor conditions shall be of no foroe or effect whatsosvar unless specifically agreed to in writing by
Lessar at or before the time of depostt of such payment.

R (e}~ THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL GOVERN WITH REGARD TO ALL MATTERS
RELATED THERETO AND HEREBY WAIVE THE PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUCH
STATUTE IS iNCONSISTENT WITH THIS LEASE.

25, Tigciosures Regarding The Nature of a Real Estate Agency Reiationship. :

(@} Vwhen entering inte a discussion with a real estate agent regarding @ real estate transaction, a Lessor or Lesses should
from the autset understand what type of ageney relationship or representation i has with the agent or agents in the transaction. Lessor and Lesses
acknowledge being advised by the Brokers in thig tramsaction, a8 foliows:

4] Lessars Asent A Lessor's agent under a listing agreemant with the Lessor acts as the agent for fhe Lessor
only, A Lessors agent or subagent has the foliowing sfirmative abligations: To the Lessor A fiduclary duty of utmost care, integrily, honesty, and
loyalty in dealings with the Lessor. T the Lessee and the Lessor a. Diigent exercise of reasonable skills and cars In performance of the agent's
dutizs. b. A duty of honest and fair dealing and good faiih. o A duty to discloge all facts known to the agent matenally affacting the valve or desirabifity
of the property that are agt known to, or within the diligent attention and observation of, the Parties. An agent is not obligated to reveal to either Panty
any confidential information obtained from the other Party whick doss not invalve the afimmative duties set forth above,

{if} Lesses's Agent, An agent can agree t act as agent for the Lessee only, In these situations, the agent is not
the Lessors agent, even i by agresment the agent may receive compensation for services rendered, either in full or in part frore the Lessor. An agent
acting only for a Lessee has the following sffirmative obiigations. To the Lessee: A fiduciary duty of utmost care, integrity, honesty, and foyalty in
dealings with the Lesses. Yo the Lesses and the Lessor: & Diigent exercise of reasonable skills and cere in performance of the agent's duties. b &
duty of honest and falr dealing and good fath, ¢ A duty to disclose alt facts known to the agent materially affecting the value or desirability of the
property that are not known to, or within the diigent atiention and chiservation of, the Parfies. An agent is nut obligated to reveal to either Party any
confidential information obtained from the olher Party which does not involve the affinnative duties set forth above,

[ £oend Reoresenting Both Lessor and Lesses. A real estate agent, efther acting directly of through one of mare
associate ficanses, can legally be the agent of both the Legsor and the Lesses in 2 transaction, but only with the knowledge and consent of both the
Lessor and the Lesses, in 2 dual agency situatien, the agent has the following affimative cbligations to both the Lessor and the Lessee: a. A fiduciary
duty of ulmost care, integrity, honesty and loyaly in the dealings with either Lesser of the Lesses. b, Other duties {o the Lessor and the Lessee as
stated abave in subparagraphs [y or (I}, In representing both Lessor and Lesses, the agent may not without the sxpress permission of the respeciive
Farty, disclose to the other Party that the Lessor will accapt fent in an amount less thar that indinated i the listing or that the Lesses is wifiing o pay a
higher rent than that offered. The sbove duties of the agent in a reat estate transyction do not relieve a Lessor or Lesses from the responsibility to
protect their own interests. Lessor and Lessee shoukd carefully read all agreements to assure that thay ad taly exp theic understanding of the
fransaclion, A real estate agent is 2 parson quaiified fo advise about reat estate. i legal or tax advise is desirad, consult a competert professional,

[Ld Brokers have no responsibility with respect to any default or braach hersof by either Parly. The Panies sgree that no
iswsuil or other legal proceeding involving any breach of duty, errar or orvssion reipting tc this Lease may be brought against Broker more than one
yeur after the Stant Date and that the Sability (incluting court costs and attorneys fees), of any Broker with tespact to any such fawsuil andior lzgal
proceeding shalf not excerd the fee received by such Broker pursuant to this Lease; provided, howevsr, that the foregoing imitation on each Broker's
liability shalt not be applicable to any gross negligence or williul misconduct of such Broker,

{cy Buyer and Sefler agree to identify 1o Brokers as "Confidential any communication of information given Brokers that is
considered by such Party to be confidential. L L
25, Ko Right To Holdover. Lesses bas no right to ratain B fony of the Premises of any pait thereof beyond the expiration or termination of

tnis Lease. In the avent that Lessee holds over, then the Sase Rent shall b increased to 150% of the Base Rent applivable immediately preceding the
expiration or ternination. Nothing contained hemin shall be construsd as cansent by Lessor to any holding over by Lessee. Howewer, i Lesser provides
Lesgor s (8] months written rotioe prior to the expiratlon of their lease Torm, Lesace shali be sliowed to holdover with Lessor's approval for ovs singty (90} day
poriad it the same montily rencal rate Lessee s paving atthe end of thair leass term.

27. Cumulative Remedies. Ro remedy or elscion hereunder shall be deemad exclusive but shall, whirever possible, be curmulative with sl
cther remedies at law or i equity. .
8. Covenants and Conditions; Construction of Agresment. Al provisions of this Lease o be cbserved or perdformad by Lesses arg both

covenants and conditions. In construing this Lease, sl headings and fities are for the conveniznce of the Parties only ard shall not be considerad &
part of this Lease. Whenever required by the context, the singular shall include the plurel and vice versa, This Lesse shall not be construed as if
prepared by one of the Parlies, but rather according to its fair i Ing as 2 whole, 25 ¥ both Patties had prepgred it

29, Binding Effect; Cholce of Law. This Lease shall be binding upor the Parties, their personal rap tatis uosessors and assigns and
be govarned by the faws of the State in which the Premises are located, Any Hitigation betwean the Parties herefo conceming this Lease shali be
Ititiated in the county in which the Premises are located.

30. Subordination; Ath t Hon-Digturb L

301 Subordination. This Lease and any Option granted hereby shall be subject and subordinate to eny ground lease, morgage, deed
of trust, or other hypothecation or secusity device (collectivaly, "Security Device™, now or hereafter placed upon the Premises, to any and all advancss
made on the securily th f, and to il renewals, modificationg, and extensions thereof. Lesses agrees that the holders of any such Security Devices
(in this Lease together referrad to as *Lender™) shall have ro liability or obligation to perform any of the obligations of Lessor under this Lease. Any
Lender may elsct to have Ihis Lease andior any Qptior granted hereby supsrior to the lisa of its Security Device by giving written notice thereo! to
Lesses, whersupon this Lease and such Oplions shall be deemed prior 1o such Sacurily Device, nobtwiihstanging the relative dates of the

cumentation of recordation tharaof.

0.2 Attornment. I the svent that Lessor fransfers Hitle to the Prarvisss, or the Premises are acyuired by another upon the foreciosure
or termination of a Securily Devise to which this Lease is subordinated () Lessae shall, subject to the non-distrbance provisions of Paragraph 30,3,
atiom to such new owner, and upon request, erier into 8 new lease, containing alt of the terms and provisions of this Lease, with such new ownar for
the remainder of the term hereof, o1, 8t the election of the new owner, this Lease will aviomatically become 2 now lease between Lesses and such new
owner, and (i} Lessor ghall thereafter be relieved of any further abligations hereunder and such new owner shall assume all of Lessors obligations,
except that such new owner shali not: (a) te hable for any act or omission of any prior iessor or with respect {o evenls oooutring prior to acquisition of
ownership; (b} be subject o any offsats or defenses which Lessee might have against any prior lessar, (o} be bound by prepayment of more than ons
manti's rent, or {d) be fiable for the retusm of any security deposit paid to any prior lessor which was not paid or sredited & such naw ownst,

303 Non-Disturbance, With respect ta Secuily Devices entered dito by Lessor after the execution of thiy Lease, Lessee's
subordination of this Lease shall ke subject to receiving a commercially rezsonable non-tistutbante agreement [ "Non-Disturbance Agreemont”)
from the Lander which Non-Disturbancs Agreement provides that Lessee's possession of the Premises, snd this Leass, mncluding any cptions & extend
the term hermof, will not be disturbed so fong as Lesses is not in Breach hereof and attoms fo the recond owner of the Premises. Fusther, within 80
days after the execution of this Lease, Lessor shall, ¥ requestad by Lessee, use it cormmercially reasonable efforts to obtain a Non-Disturbance
Agresment from the holder of any pre~existing Security Device which is secured by the Promises. In the event that Lessor is unable to provide the
Nor-Disturbance Agresmant within said 60 days, then Lessee may, at Lessee's gption, directiy contact Lender and alismpt to negoliate for the
exgcution and defivery of a Non-Disturbance Agraement. B

304 Self-Executing. The agreements contained in this Paragragh 30 shall be effective withou! the exccution of any further docutnents;
previded, however, that, upon viitten request fiom Lessor or a Lendar in cannection with a sale, financing or refinancing of the Premises, Lessee and
Lessor shall execute such further writings as may be reasonably required to separstely document any subordination, attornmerd andfor
Non-Disturbance Agreement provided for herala,
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31 Attorneys’ Fess. if any Pasty or Broker brings an action or procesding involving the Premises whether founded in tort, contract or equlty, or
fo deciare rights hereurder, the Pravailing Party (as hereatter defined) in any such praceeding, action, of appeal thereon. shail be entitied t ressanable
atlomeys' feas. Such fees may be swarded in the same suit or recovered in 8 separate sull, whether or not Such acticn or procgeding & pursued o
decision of judgment. The tenm, "Prevalling Party” shall include, without limitation, & Party or Broker whe substantially oblains or defeats the relief
sought, as the case may be, whather by compromise, setiement, judgment, o the abandeament by the other Party or Broker of #s claim or defense.
The aitomeys' fees award shail net be computed in accordance vdth any court fse schedule, but shall be such as lo fully reimburse all attomeys’ fees
reasanably incurred. In addition, Lessor shall be sntitied to atosneys fees, costs and expenses Incurred in the prepacation and service of notices of
Default and consultations in connection therewlth, whether or not a legal action is subsequently commanced in connection with such Default of resulting
Breach {$200 is a reasonable minmum per occderence for such senices and consultation),

32 Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the righ! to enter the Premises af sny time, in the
case of an emergency, and otherwise ot reasonabie times afisr reasonable prior notize for the purpose of showing the same to prospective purchasers,
lenders, of tenaats, and making such alterations, repaits, improvemants or additions to the Premises as Lessor may deam necessary of desitable and
the erecting, using and maintainiag of utiities, services, pipas and condeits through the Premises andlor ather premises 25 fong as there is no material
adverse efiect on Lessed’s use of the Pramises. All such activities shall be witheut abatement of rent or Habiiity to Lessea.

33 Auctions. Lessee shall not conduct, nor permit to be conducted, any auction upon the Premises without Lessors pricr writtens consent,

Lessor shail not be obiigated 1o exercise any standard of reasonablensss in determining whether 16 permit an auction.

34, Signs. Lessor may place on the Premises ordinary "For Sale” signs at any tima and ordinary "For Lease” signg during the last § months of
the term hereof, :

35. Termination; Merger. Unizss specifically stated otherwse in writing by Lessar, the voluntary.or other surrender of this Lease by Lesses, tha
mutua lermination or cancediation hereof, or a termination hereof by Lessor for Breach by Lessee, shall autormatically terminate any subleas or lesser
estals in the Premises: provided, however, that Lessor may elect o continue any one or all existing sublenancies. Lessor's failure within 10 days
following any such avent to slect to the contrary by written notice to the hoider of any such lesser inferast, shall constitute Lessor's slaction to have
-such event constitute the fermination of such interest,

36. Consents. Except a3 otherwise provided herein, wherever in this Lease the cansent of 3 Farty s required to an act by or for the other Party,
such consent shalt not be unrsasonably withheld or delaved. Lessors aciual reasonatie costs and expenses (including but not limiled ko architects',
atiomeys’, engl * and other consultants’ fees) incured in the consideration of, or response 1o, a request by Lessee for any Lessor consent,
including byt ot imited to consents 1o 2n assignmant, a subletting or the presance or use of 2 Hazardous Substance, shall be paid by Lesses upon
receipt of 20 inwoice and supporiing documentation therefor, Lessor's consert o any act, assignment or subletting shall not constitute an
acknowledgment that no Defaulf or Breach by Lessee of this Lease exists, nor shali such consent be deemed a waiver of any then existing Default or
Braach, except as may be othenwise specifically stated in writing by Lessor at the time of such consent. The failure o specify herein any particular
conditica fo Lessor's consent shall not praciude the impasition by Lessor at the fime of consent of such funther or cthet condiions as are then
reasonable with referencs to the particular matter for which consent is being giver. In the avent that eifher Parly disagrees with any determination
made by the other hereunder and reasonably requests the reasons for such datermination, the determining party shall furnish s reasons in writing and
in reazonable detalf within 10 business days following such request,

37, Guarantor.
37.9 Execution. The Guarantors, i any, shall sach execute o guaranty it the form most recently published by the AIR Commercial Rea
Estate Association,

372 Defauft. 1t shall constitute a Default of the Lesses if any Guaraator falls or refuses, upon request to provide: (g} evidenos of the
exeqution of the guaranty, including the suthority of the pardy signing on Guarantor's behalf fo obligate Guaranior, and in fhe case of a corporate
Guarantor, a cerfified copy of a resoldion of #s board of direciors authorlzing the making of such guaranty, (b} current financial statemends, {o) an
Estoppel Cenficate, or {d) written confimation that the guaranty is stll in effect

38, Quiet Possession. Subject to paymernt by Lessee of the Reat and performarnce of all of the covenants, conditions ang provisions on
Lessed's par to be chsarved and performed under this Lease, Lessee shall have quist possession and quis! enjoyment of the Premises during the ferm
hereof. :
38 Options. If Lesses is granted an Option, as defined below, then the following provisions shall apply. .

351 Definition. "Option” shafl mean: {a) the right to extend or raduce the term of or renew this Lease or to extend or reduce the tarm

_of or renew any igase that Lesses has on other prapery of Lessor! th) the right of first refusal or first offer 1o lease either the Fremisas or other property
of Lessor; (¢) the right to purchase, the 7ight of first offer to purchase or the right of first refusat to purchase the Premises or other property of Lesser,

Options Personal To Original Lessee. Any Cption granted to Lessee in this Lease is personal to the original Lessee, and cannot
ba assigned or ised by any othar than sald oiginal Lesase ard only while the criginal Lessee s in full possession of the Pramises and, i
requested by Lessor, with Lessee certifying that Lesses has no intenlion of thereafier assigning or subletting.

383 Multiple Options. In the event that Lessee has any multiple Oplions to exiend or rensw this Lease, a later Cption cannt be
exgreised uniess the prior Options have been validly exercised.
384 Effect of Default on Ogptions.

(2) Lessee shall have no right fo exercise an Option: {1} during the period commencing with the giving of any notice of Default and
continuing untlt said Defaull is cured, () during the period of tme any Rent is unpaid (without ragand 10 whather notice thereot is given Lesses), [}
during the time Lessee i in Breach of this Lease, or (v} in the event that Lessee has besn given 3 of more notices of separate Defaut, whather of not
the Defaulls are cyred, during the 12 month period immediately preceding the exercise of the Option. o

(&) The period of ime within which an Option may be exercised shalf not be extended or enlarged by reason of Lessee's inabifiy 1o
exercise an Option because of the provisions of Paragraph 38.4(a).

{¢ An Option shall terminate and bo of no farther force or effedt, notwithstanding Lessee's due and timely exercise of the Option, 11
afier such exercise and prior fo the commencement of the extendad term or competion of the purchasge, {{} Lessee falls 1o pay Rent for & perdod of 30
days after such Rent becomes due (vithout any necessity of Lessorto give notice thereaf), or (i) if Lessee commits & Breach of this Leass

by V! Bt e b 3

40, Security Measures, | Y ladgns-thath e payak doss-netinclude he-cost-ofguars -
thar % and-dhat-Lessor shall have no obligation whatsoever {o provide guai‘d service same. Lesses assumes all responsibility for
the profection of the Premises, Lesses, its agents and invifees and their property from the acts of third parti It eraa o § L
shoulc.clnnt i, 2ot El . Einoure dbvo on o d Hh o abymlt P wpy "‘3 £
L Y T okl o 1
41 Reservations.

{8) Lessor reserves the rightt () to grant, without the consent or iointer of Lessee, such easements, rights and dedications that
Lesser deems necessary, (7 to cause the recordation of parce! maps and restrictions, (iil} to create andfor install new ulilty raceways, 50 tong as such
sasements, rights, dedications, maps, restrictions, and utility raceways do net unreasonably interfere with the use of the Premises by Lessee. Lessor
may also; chasge the name, address or titie of the Building or Project upen af least 80 days prior wiitten notice; provide and instal, at Lessee's
expense, Bullding standard graphics on the door of the Premises ang such postions of the Common Areas as Lessor shall rea_sunab!y desm
appropriate; grant to any lesses the exclusive right to conduct any business as long as such exciusive right does not conflict with any rights expressly
given herein; and {o place such signs, notices or displays as Lesser seasonably deems necassary or advisabls upon fhe roc!, exierior of the Building or
the Projact or on signs i the Common Areas. Lessee agrees to sign 2ny documents reasonably requestsd by Lessor (o effectuate such rights. The
obstruction of Lessee's view, air, or light by any structure erected in the vicinty of the Building, whether by Lessor or third padies, shall in no way affect
this Lease or impose any liabllity upan Lessor,

{h\ i,

G-l servas-the-right-to-meve-Losseeto-ethar = ot parabie f i ek
fide-~at y6-PHBFH i Bush-HE- ARt it £ bls.qualiy-io-these-contalned

P loast-4B-days-proswi o £ ™ e o it " parabls.qy ‘
witain-the-Promises—Lassor-sholl-pay-th bis-out-of-posket-coste that L Insurs-with-regart-lo-sush-wlgcation—inchuding-the-cxponses-of
AIoviRg-and: £t ik i5its sort -y shaill & rod-H-BaY-BR-BFIOURIH 2 Sac-onthe-Base-Rent—

¥ o
Losen p-At-b £ todl en ihanoncedursatbotoon.aithic t asen
oy = FH-Sedu -

(e Lesses shall not without Lessor's written permission: (i use @ representation {shotegraphic or ofharwise) of the
Building or Projact or their namei{s} in connection with Lesses’s business; aor (il suffer or pamit anyone, except in emergency, 1o go upon e rotf of the
Building.
42. Performance Under Profest. #f at any time a dispute shall arise as to any amount or sum of monsy to be pald by one Parly to the other
under the provistons hereof, the Party against whom the obfigation to pay the money is assertad shall have the right o make payment "under protest™
and such payment shall not be regarded as a voluntary payment and thare shall survive the right on the part of said Party to Institute suit for recovery of
such sum. If # shall be adjudged that there was no Tegal obligation on the part of s3id Party to pay such sum or any part thereof, sald Parly shall be
entified to recover such sum or so much thareof as it was not legally requited to pay. A Parly who does not inftigle sut for the recovery of surns pald
“under protest® within € months shall be desrned 1o have waived ifs right to protest such payment.
43, Authority; Multiple Parties; Execution
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i

{a} if eitner Party heretc is a cosporation, trust, hmited liabifty company, partaership, or similar entity, each individual executing
this Lease on behalf of such entity represents ang warrants that he or she is duly authorized (o axecute and deliver this Lease on its behalf Each Parly
shall, within 30 days after request, deliver 1o the athar Party satisfactory evidence of such authority. o

(b} 1 this Lease is executed by more than one person of entily as “Lessee’, each such person ¢r entity shall te juintly and
severally liable hereunder. 1tis agreed that any one of the named Lessees shal be empowsared to execute any amendment to this Lease, or other
document ancillary thereto and bind all of the named Lessees, and Lessor may tely on the same as if aif of the named Lessess had exotuted such
document,

(<) This Lease may be sxecuted by the Parties in counteparts, each of which shall be deemed an originai and all of which Sogether
shall constitule one and the same instrument,

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

typewritien or handwritten provisions.

45, Offer. Prepavation of this Lease by sither party or thelr agenat and submission of seme o the other Party shall not be deemed an offer fo

lease {6 the othar Pardy. This Lease is not intended © be binding untl exsouted gnd detivered by ol Parties hereto.

48, Amendments. This Lease may be modified only s writing, signed by the Parties in interest at the time of the madification. As fony as they

donot materially change Lessee's obligations hersunder, Lessea agrees to make suck reasonable nonmonetary modifications 10 this Lease as may be
reasonably requited by a Lendar in connastion with the ohiaining of nornal financing or refinancing of the Premises,

47, Waiver of Jury Trial.  THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR

PROCEEDING INVOLVING THE PROFERTY OR ARISING OUT OF THIS AGREEMENT.

48 Mediation and Arbitration of Disputes.  An Addendem requiting the Medistion andfor the Arbitration of all disputes between the Padies

andfor Brokers arising out of this Lease [3 1s B is not attached o this Lease.

45. Americans with Disabllifies Act. Since compliance with the Americans with Disabilities Act {ADAY Is dependent upon Lesses's spaciic use

of the Premises, Lessor makes fho warranty or fepresentation as to whather or not the Pramiges comply with ADA or any similar legisiation. In the
event that Lessee’s use of the Premises requires modifications or additions fo the Premises in order to be In ADA compliance, Lesses agrees fo meke
any such necassary modifications and/or additions at Lessee's expense,

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

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE AIR COMMERGIAL REAL ESTATE ASSOCIATION OR BY ANY
BROKER AS 7O THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO WHICH
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 YO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID
INVESTIGATION SHOULD INCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENGE OF HAZARDOUS SUBSTANCES, THE ZORING
AND SIZE OF THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING SYSTEMS, COMPLIANCE
WITH THE AMERICANS WITH DISABILITIES ACT AND THE SUITABILITY OF THE PREMISES FOR LESSEE'S INTENDED USE.

WARNING: IF THE PREMISES ARE LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THE LEASE [AY NEED YO
BE REVISED TO COMPLY WiTH THE LAWS OF THE STATE IN WHIGH THE PREMISES ARE LOCATED,

The parties herelo hiave executed this Lease at the plate and on the datss specified ahove their respective signatures.

Executed at: Exacuted ot C‘e Y ol z G’Q

O ) O f , 30 } 3

By LESSOR: By LESSEE:

The Press Enterprise Company, Atkinson, Andelson, Lova, Ruud & Romo

a Californies Corporation a California Professional Law Corporaticn
i -

Name Printed; Pz s . Nﬁ»e Printed:

Title: Tithe: 2

By: By: / ¢ 7
Name Printed: Name Prinied: i, WENTEC -
Tie: Tte: ke (X esine s
Address: Address: }'1‘ g1 pM le Fla ot
Ceveitns . A 90903
Telephone:{__ ) Teteprone W lp 9 = b S H - 35300
Facsimite:__ ) Facsimie{ S‘)ﬁ ¥ TSy - RN 3
Eederal 1D No. Federal 0 No. AT-357 800
LESSOR'S BROKER: ’ LESSEES BROKER:

Les & Associates Commercizl Resl Estate Svos Ashwill Bssociates

At Thomas P, Pilerik, 310K AtriWilliam Hugron, SIOR, CCIM
Address: 3240 Mission Inn Avenus Adgress: 1504 pualil Strset, Sulte 158 .
Riwerside, CA& 22507 Wewport Beach, CA 52660
Telephoney851) 276-3600 Telephona {94 91 751~35532
Facsinie:(B5 1) 276~3650 . Facsimile:(849) 751-0187
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NOTICE: These forms are often modified to meat changing requirements of taw and industry needs. Always write or call to make sure you
are ulitizing the most current form: AR Commercial Real Estate Association, 800 W £th Street, Suite 800, Los Angsles, CA S0017.
Telephone No. (213) 5878777, Fax Ne.: {213) 8878615,

©Copyright 1999-By AIR Commercial Real Estate Association.

All rights reserved.
No part of these works may be reproduced in any form without permission in writing,
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ADDENDUM
Standard Multi-Tenant Office Lease — Gross
Dated March 26, 2008
The Press Enterprise Company, a California Corporation (“Lessor”)
aund
Atkinson, Andelson, Loya, Ruud & Romo, a California Professional Law
Corporation (“Lessee”)

This Addendum to the Standard Multi-Tenant Office Lease — Gross dated March
20,2008, by and between The Press Enterprise Compary, a California Corporation (“Lessor™)
and Afkinson, Andelson, Loya, Ruud & Romo, a California Professional Law Corporation
(“Lessec”) for lease of space at 3450 Fourtcenth Street, Suite 420, in the City of Riverside,
County of Riverside, State of California. The provisions of this Addendum shall prevail over
any consistent or conflicting provision of the Lease, and shall supplement the remaining
provisions thereof. Unless otherwise defined in this Addendum, all capitalized terms in this
Addendum shall have the meanings specified in the Lease.

56. LESSOR’S RIGHT TO TERMINATE: In order fo preserve a cordial business
relationship between Lessor aud lessee, the parties agree that although Lessee is not prohibited from
representing & third party in litigation against Lessor or any affiliate {any entity that conirol, is
controlled by or under common control with Lessor, including bie not limited to ALH, Belo
Corporation or any of its subsidiaries), in the event of such representation by Lessee against Lessor

- or an affiliate of Lessor, Lessor may elect to terminate this Lease upon thirty (30} days prior written
notice to Lesses.

51.  BASE RENT:

Months Menthly Basic Rent
I-12 §22,701.60
13-24 : $23,609.66
2536 $26.584.00
37-48 $27,647.36
49 - 60 $28,753.25
61 -72 $29,903.38
73-84 $31,099.52
85-96 $32,343.50
97 - 108 $33,637.24
109 -120 $34,982.73

52. TENANT ALLOWANCE: Lessor shall provide Lessee an allowance of

one hundred ninety-two thousand twenty-four doliars and no/100 (§ 192,024.00) 1o be used by Lessee
to demise and retrofit the Premises. Lessce shall retain the general contractor with Lessor’s approval
and Lessor and Lessee shall supervise the renovation of the Premises. All space planaing,
enginecring, permits and other fees shall be deducted from the Tenant Allowance. Any work done
by Lessce shall be done only with Lessor’s prior written consent and in conformity with a valid
building permit and all applicable rules, regulations, laws and ordinances, and be done ina good and
workmanlike manner of good and sufficient materials, All work shall be done only by contractors
approved by Lessor, it being understood that all plumbing, mechanical, electrical wiring and ceiling

o

work are to be done only by contractors designated by Lessor.

Lessee’s data and felecommunications requirements shall be the sole responsibility and
cost of Lessee,

53. PARKING: Lessee shall have the right to thirty-two (32) parking spaces in
the Project’s packing facility. Of said parking spaces, nine {9) shall be reserved in a location
mutually acceptable to both Lessor and Lessze, All parking shali be no-charge for the term of the
lease, unless Lessor builds a parking structure on-site, at which time the rate for parking shall be the
same a5 per the prevailing market parking rates for structured parking in Downtown Riverside.
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54, DIRECTORY BOARDS: Lessee shall have the right to install and include the
name of the firm on the building directory board in the main lobby of the building, which shall be
paid for by Lessor,

53 EARLY POSSESSION: The Commencement Date is August 1, 2008, Lessec
shall have the right to early possession of the premises rent free once tenant improvements are
substantially completed and Lessee has received the appropriate approvals from the City of
Riverside.

56. SIGNAGE: Lessee shall have the right to one position on the to-be-built
monument sign on 14" Street. Lessee shall be responsible for the cost of installing their name on
such sign as well as the cost for removing their name and repairing the sign fascia at the expiration of
the Lease. Lessee's signage shall be mutually acceptable to Lessor and Lessee and shall comply with
all City of Riverside codes and restrictions.

57, EXPANSION SPACE: essee shall have g one (1) time option to expand into
the 1,743 rentable square feet of Expansion Space as labeled on Exhibit A, the Standard Office Lease
Floor Plan, at the end of the fifth (S™) yvear of theTerm. Lessee shall provide Lessor six (6) months
prior written notice of their infent to expand info such Expansion Space. Lessee shall not receive any
Tenant Improvement Allowance on such space. Lessec’s Basc Rent for such Expansion Spacz shall
be the same monthly Base Rent per square foot that Lessee is paying on their Premises at the tiine of
expansion.

58.  FIRST RIGHT OF REFUSAL: Should Lessor vacate the Expansion Space, as
labeled on Exhibit A, the Standard Office Lease Floor Plan, and Lessor look to Icase that space to
some other third 3™} party, Lessee shall have a First Right of Refusal to lease that space. Upon
Lessor receiving a bonafide written offer, Lessor shall notify Lessee of the Offer and Lessce shall
have five (5) business days to notify Lessor of their inmtent to Lesse the space. . The terms and
conditions for such space shall be market terms acceptable to both Lessee and Lessor.

59, © FURNITURE: Lessor shall allow Lessee to use nine (9) furniture systems
{one 5°x6° system and eight 7'x8’ systems) for the term of the Lease at no-charge. Lesses agrees (o
return such furniture to Lessor at the expiration of the Lease in good, clean, working condition
subject to normal wear and tear.

LESSOR: , LESSEE: :
THE PRESS ENTERPRISE COMPANY, ATKINSON, A} N,LOYA,RUUD
ACALIFORNIA CORPORATION ﬁ&R MeE— (A)

, . 7
ik Q oy ‘ By; /4 / j ;Jg /ﬁ=
E L L

Date: .5/_7//; /&"s& Date: v { 30 %

Addendum
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Exhipit A
STANDARD OFFICE LEASE
FLOOR PLAN

Property Address: 3450 Fourteenth Sirest
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RULES AND REGULATIONS FOR
STANDARD OFFICE LEASE

Dated: Maxch 20, 2008

By and Between The Press Enterprise Company, & California Corporation and Atkinson, Andelsen,

Lova, Bund & Romo, a California Professional Law Corporation

GENERAL RULES

1. Lessee shall not suffer or penmit the abstruction of any Common Areas, including driveways, walkways and stairvays.

2. Lessor resarves the right to refuse access fo any persons Lessor in good faith judges 10 be a threat fo the safety and reputation of the
Project and its ocouparnts,

Lessee shall not make or parmit any noise or odors that annoy o interfare with other lessees ar persons having business within the Project.

4, Lesses shall not keep animals of birds within the Project, and shall not bring bisycles, motorcycles or other vehicles into areas not
designated a3 authorized for same.

Lesses shall not make, suffer or permit itter except in appropriate receptaclas for thal purpose.

6. Lessee shall not alter any fock or insiall new or addifional locks or bolts,

7. Lessee shall be responsibie for the inappropriate use of any toliet rooms, piumbing or pther utifities. No foreign substances of any kind are
fo be inserted therain, '

8. Lessae shall not daface the walls, partitions or other surfaces of the Pramises o7 Project

8. lesses shall not suffer or permit anything in or arotind the Premises or Building that causes excassive vibration or floor loading in 2ny part of
the Project.

10, Furnilure, significant freight and equipment shall be moved into or oul of the building only with the Lessor's knowiedge and consent, and
subject to such rsasonable limitations, techniques and timing, s may be designated by Lessor, Lessee shall be responsible for any damage lo the
Office Building Project arising from any such activity.

1. Lessee shall not employ any sevice or contractor for services of werk to be parormed in the Buliding, exoept &5 approved by Lessor

2. Lessor reserves the right to close and lock the Bullding on Saturdays, Sundays and Building Mofidays, and on other days between the

hours of £: 0 PM and 7:00 AL, of the following day. ¥ Lesses uses the Premises during such periods, Lessee shall be
responsible for securely lacking any doors it may have opened for entry.

13, Lessee shall teturn all ksys atthe termination of its tenancy and shall be responsible for the cost of repiacing any keys that are lost.

4. No window covetings, shades or awnings shall be instalied or used by Lessee.

16, Mo Lessee, employas or invitee shat go upon tha roof of the Building,

18, Lessee shall not suffer or permit smoking o carying of lighted cigars or cigareties In areas reasonsbly designated by Lessor of by
applicable govemmental agencles as non-smoking areas. b

17, Lesses shall not use any method of heating or air condifioning other than as provided by Lessor

8. Lessae shall not install, maintain or operate any vending hines upon the Premises without Lessor’s written consent.

18, The Premises shall not be used for ledging or manufecturing, cooking ar focd preparation.

20, Lesses shall comply with ail safsly, fire profechion end svacuation regulations established by Lessor or any applicable governmental agency.

21, Lessor reserves the vight to walve any one of these rulss or segulations, andior as ta any particular Lessee, and any such walver shall not
constitute a walver of any other rule of requiation or any subsaguent application thereof 1o such Lessae.

22.  lesses assumes sl risks from theft or vandalism and agrees o keep iis Premises locked 85 may be required.

23, Lessor reserves the right fo make such cther reasonable rulss and regulations 2s i may from fime to time deem necessary for the
appropriate operstion and safely of the Project and is ocoupants. Lesses agrees to abide by these and such rules and regulations.

PARKING RULES

1. Parding sress shall be used only for parking by vehicles no fonger than full size, passenger automobiles herein called "Parmitied Size
Vehicles.” Vehicies other than Permitted Size Viehicles are herein referred to as "Oversized Vehicles.”

2. Lessee shall not permif or allow any vehicles thet halong fo or are conbrofled by Lessee or Lessee's employses, suppliers, shippers,
customers, or invitees to be oaded, unloaded, or parked in areas ofher than those designatad by Lessor for sech activities. R

3. Parking stickers or identification devices shall be the property of Lesser and be retumed to Lessor by the halder therec! upon termination of
the holder's parking privileges. Lessee will pay such replacement charge as is reasonably established by Lessor for the loss of such devices.

4. Lessorreserves the right to tefuse the sale of monthly identification devices to any person or entity that wilifully refuses to comply with the
appiicable rules, regulations, laws andior agreements, ’

5. Lessor reserves the right to relocate ot or a part of parking spaoes from floor to floor, within one finor, andlor 1o reasonably adjacent offsite
tocation{s}. and io reasonably affocate them between compsct and standard size spaces, as long as the same complies with applicable iaws,
ordinanzes and regulations.

6. Users of the parking area will cbey all posted signs and park only in the areas cesignated for vehicls parking.

7. iniess otherwise instructed, every person using the parking area is required to park and lock his own vehicle, Lessor will not be responsible
for any damage to vehicies, injury fo persons of Joss of property, afl of which risks are assumed by the parly using the parking area.

& Validation, if eslablishad, will be perrmissible anly by such method or methods as Lessor andlor its licensee may establish at zates gererally
applicable to visitor parking. :

9. Themaintenance, washing, waxing or cleaning of vehicles in the psriing structure or Common Areas is prohibiied,

10, Lesses shell be responsible for sesing that all of s ermployess, agents and invieas comply with the applicable parking rules, regulations,
fawa and agreements. :

11, Lessor reserves the right to modify these rules andfor adopt sush ather reasonable and non-discriminatory rules and regulations as & may
desm hecessary for the proper operation of the parking area. :

12, Such paiking use as is herein provided is intendsd mersty as 2 icense only and no bailmeant is intended ot shall be created heraby.

NOTICE: Thast forms are often modified to meet changing requirements of law and industry needs, Always write or call fo make sure you
are uliizing the most curront form: AlR Commercial Real Estate Association, 800 W sth Street, Suite 808, Los Angeles, CA 30017,
Telephone No. (213 887-8777. Fax Hu.: {213) 667-8618,
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WORK LETTER

oove wmws e,
Bz on Sty Reick
DETAILED SPECIFICATION

Atkinson, Andeison, Loya, Ruud & Romeo
PE Building Riverside
3450 14" Street
Riverside, CA
{REVISED 4/2/08)

General Condlfions: 15% PM time
26% General Superintendent Tims
75% Foreman Time
15% Praject Engineer Time
1 &40 YD dumpster-single dump
 ‘Bweeks vehicle fust
& wesks of monthly cgll phone service
4 waek-of job labor
& 'weeks of periodic clean up
1ts final clean up

1 Is protection

‘Demo: ] 12 of exisfing drywall rémaval

418 stofexisting carpet tile remioved with soft scrape of floor

Mithwork: 32 ¥ of standard laminate finish lower cabinsts with counteriop

12 ¥ of standard laminate finish upper cabinets
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DETAILED SPECIFICATION
(bontinued}
Insulation: 7,660 sf of R-11 in wall insulation wrapped horizontallyto 187 on

ceiling

Doors, Framas & Hardware: 24 sa. New 3-0°%8-0" Prefinishad solid wond doors with frame
{15 ea of those frames have 18%full height side Fights)
1 set. of prefinished pair doors with frame
23 'setsof standard door-hardware

1:setof pairdatrhardware

Glags 8. Glazing: 15 ea. 18"x 80" glass f6r door frame side lights
Drywall: 4-ea. Scar paiches

FIONF of 10 tall doywall wall with 3.5/8" framing,
{wall track o go direclly onlp existing-carpet

23 f of demising wall betwssn' tehant & tandiord

‘Agoustic Ceiling: 20D sf of rework of existing ceiling

5.346 sf of tile remioval and replacement for work above calling

Elogring: 1,545 f.of new 4” rubber bass

376 51 of new VICT (standar color from excelon series)
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DOVE BUILOES, I

e, 5 [ Xy T
Fyidnd b o R

Painting:

Plumbing:

Fite Snfirjkiérs:

HVAC:

Electricat:

Fire Alarni

17

INITIALS

DETAILED SPECIFICATION

{continued)}

7.900 sf.of new wall pamt {$tandard colors)

276 sl of wall pairiled one side at demising wall betwesn fenant

and fandiord

1 &a, New hreak room sink-with piumbiagx disposal and Insta hot

{all water and sewer connections to be within &)

40 ea. New sprinkler drops

10,692 sf of HYAC duct rework

2 e, Firg dampsrs
1ea Exteriorand 3 ea. interior added VAY zones
1 Is-controls end thermostat relccations

1 ga. Z'fon Lisbert system

109 2a. Povier outists

27 ea. New data cutlets

40ea New iights

1 allowance for IT room power at £3,500

¥ gliowance for§ 2,500 for fire alaim
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JANITORIAL SCHEDULE
SPECIFICATIONS
PRESS MAIN

3450 14" STREET, RIV.

*SUNDAY TUESDAY AND THURSDAY REGULAR SERVICE

*MONDAY AND WEDNESDAY - ONLY VACUUM THE HALLWAYS AND
COMMON AREAS .

L. ALL CARPETED HALLWAY

{AYSUNDAY, TUESDAY AND THURSDAY SERVICE
Vacuum all Carpefing completely,

Spot clean carpets.

Clean and sanitize drinking fountains

Wipe counters & kitchen sink

B

II. TENANT SPACES

(AYDAILY SERVICE

1. Empty all waste baskets and other waste containers.

2. Damp clean conference room tables, polish as necessary
3. Spot Clean front deor glass both sides.

(8) WEEKLY SERVICE
1. Clean hand marks from walls and doors
2. Dustall desks, chairs, tables, filing cabinets, and other office fumiture

{CIEVERY (2) MONTHS

1. Wash all windows inside and out
2. Wash all partition glass ,
3. Perform all floor cleaning and waxing outlined in separate floor schedule

DIMONTHLY
1. Vacvum dust and dirt accumulation from air conditioning vents.

(E) OTHER SERVICES AS NEEDED

1. 8pot clean carpets.




III. RESTROOMS

{AIDAILY SERVICE

. Empty all waste baskets and other waste containets

Dust mop all tiled floors

Clean and sanitize restroom fixtures, mirrors, chrome pipes, etc,
Clean splash marks from walls of restrooms.

Refill soap, towel and paper containers in restrooms
Wet mop restroom floors
Dust partition tops.

MO\M,&}A)!\)H

SATURDAY RESTROOM SERVICE
1. Empty all waste baskets and other waste containers.
2. Refill soap, towel and paper containers in restrooms

{B) MONTHLY SERVICE
1. Dust all air conditioning vents in restrooms.

(O EVERY (2) MONTHS :
. 1. Perform all floor cleaning and waxing outlined in separate floor schedule.

{(DMIMONTHLY
1. Wash walls and partitions in restrooms.

[ 4
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