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Gl AIR COMMERCIAL REAL ESTATE ASSOCIATION
STANDARD INDUSTRIAL/COMMERCIAL
MULTI-TENANT LEASE - GROSS

i Basic Provisions ("Basic Provislona®)

1.1 Partes: This Lease {"Lease”), daled lor reference purposes oy January 23, 2015
fsmade by and between City of Chula Wista, a municipal chartered corporation of the State of
California

("Lessor”)
and Centrc De Salud De La Coounidad De san Ysidro, Inc. dba San ¥sidro Health Center, Inc.

("Lessee™), {collectively the “Parties™, or individually a “Party™).
1.2{a) - Premises: That centain porton of the Project (as defined below), inchuding el improvemnents therein or to be provided by Lessor
under the terms of this Lease, commaonly kniown by the street address of 1800 Maxwell Rd. (East Wing)
ocated in the Cityo! Chula Vista ,County of San Biego .
Stateef California .wthzpcode 91911 , as outlined on Extubit A attached
hereto ("Premises”) and generally desconbed &s (describe bretly the nature of the Premises). Approximately 13,7950 Square Feet
of offices

tn addivan fo Lessea’s rights to use and occupy the Preruses as hereinafter spedfied, Lessee shall have non-exclusive fights to any wility raceways of
the buikiing containing the Premises ("BuildingT)and to the Common Areas (as defined in Paragraph 2.7 below), bui shall not have any rights to the
oo, or exderior wals of the Bullding of to any other buldings in tha Project. The Premises. the Buiking, the Common Areas, the land tpen which they
are locaied, along wath all other buildings and improvements thereon, are herein collectrvely referred to as Lhe "Project” {See alsc Paragraph 2)

1.2(b) Parking Eighty {80) reserved vehicle parking spaces in the secured parking
area
unreserved vehicle parking spaces . (See also Paragreph 2.6)
13 Term: 5 yearsand O months {"Orlginal Term*™) commencing July 1, 2015
("Commencement Date™) and ending June 30, 2020 {“Explration Date"). (See also Paragraph 3)
14 Early Possession: If the Premises are avalable Lessee may have non-exdusive possession of the Premises commencing
n/a [Earty Possession Date™). (See atso Paragraphs 3.2 and 3.3)
1.5 Base Rent: $13, 750.00 per month “Base Rent”), payable onthe the lst
day of each month sommenang _ July 1, 2015 . {See also Paragraph 4)
If this box is checked. there are prowvisions I Lhis Leass for the Base Rent to be adjusted, Ses Paragraph 50 & 51
16 Lessee’s Share of Cornmon Area Operating Expenses: /3 percernt { %) (Lessee's Share?).

In the event that the size of the Premises andlor the Project are moddied during the term of this Lease, Lessor shall recalaudate Lessee's Share to
reflect such modification. Lessee shall not be required to pay operating expenses except electric (see paragraph 11)

1.7 Base Rent and Other Monles Paid Upon Execution

(a} Base Rent 513, 750.00 forteperiod First Month's

(b} [+ Area Qperating Expensoy: $ n/A for the penod

{c) Security Deposit:$ 13, 750.00 {"Security Deposit"). {See also Paagraph 5)

(d} Other; § tor

[13) Total Due Upon Execution of this Lease: $ 27, 500.00
1.8 Agreed Uss: General office and Acduinistration

. (See alsa Paragraph 6)

19 Insuring Party. Lessor is the “Insuring Party”. (See also Paragraph 8)

1.10 Real Estate Brokers: (See also Paragraph 15 and 25)
{a) Representation: The {ollowing real estate brokers {the "Brokers™) and brokerage relationships exist in lhis transaction (check

applicable boxes):

B voit Real Estate Services rep 1ts Lessor exclrsively ("Lessor's Broker™);

Lessee represents itself represents Lessee exclusively ("Lessee's Broker™); or

a represents both Lessor and Lessee {"Dual Agency™).
(b) Payment to Brokers: Upon execution and delivery of this Lease by both Parties, Lessar shall pay to the Brokers the brokerage

Iee agreed {0 in @ separaie wniten agreement {or if there is no such agreement. the sum of 542,729, 60 or % of the total Base

Reni} for the brokerage senvices rendered by the Brokersfor the Original Term and 3% of the rotal Base Rent payable during any period of
time that the Lesses occuples the Premises subsequent to the Original Term.
L1 Guarantor. The obEgations of the Lessee under this Lease are 1o be guaranteed by /A
{"Guarantor™). {See aiso Paragraph 37)
“‘ 1.12 Attachments. Attached hereto are the fallowing, afl of which constiite a part of this Lease:

;ndurn consistng of Paragraphs 50 through 53
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M a ste plan depfcing the Premises;

03 a sde plan depiciing the Project:

[3 a aurent sel of the Rules and Regulations for the Project;

3 a current sel of the Rules and Regulations adopted by the owners' associabon;

O aWark Letter;

other (specify). Notice to Owners, Buyer and Tenants Regarding Environmental Macters,
boericans with Pisabllities Act, Flood Disclosure, ZoningfUse Bisciosure and
Alguish-Priolo Special Earthquake Fault Zoning Act (Exhibit B)

2. Promises.

2.1 Letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises, for the tenm, at the rental, and
upon 2l of the terms. covenants and cenditions sel {orth in this Lease. While the approximate square foatage of the Premises may have been used in
lhe marketing of the Premises for purposes of compansan, the Base Rent staied herein is NOT bed to square footage and 1$ not subject to adjustment
should the actual size be determined (o be different. NOTE: Lessee is advised to verify the actual stze prior 1o executing this Lease,

2.2 Condition. Lessor shal defver that porton of the Prenuses contained within the Building {"Unit”) to Lessee broomn dean and free
of debris on the Commencement Date or the Eardy Possession Date, whichever {irst occurs ("Start Data™), and, so long as the required service
contracts desanbed in Paragraph 7.1(b) below are obtamed by Lessee and in effect within thirty days following the Siart Dale, warrants thal the existng
electneal, plumbing. fre sprinkder, Bighting, heating, vertiating and ar condiioning sysiems ("HVAC"), keading doors, sump purnps, f any, and all other
such elements in the Unol, other than those consiructed by Lessee. shall be in good operaing condibon o said date, that the studural elements of the
roof, bearmg wally and foundation of the Unit shal be free of matertal deferts, and thal the Unit deoes not contain hazardous levels of any rmold or fungi
defined as toxit under gpplicable state or lederal law. |f a2 non-compliance with such waranty exists as of the Start Dale, or o one of such sysiems or
elernents should maliunction or fa) within the appropriate wamanty period, Lessor shall, as Lessor's sole obligalon with respedt to such matter, except
as otherwsae provided in this Lease, promplly after receipl of wntten nolice from Lessea setung forth wath specfiaty the nature end extent of such

non-complance, malfunction or falure, rectfy same at Lessor's expense. The wamanly periods shall be as follows (i} 24 6-months as to the HVAC
systems, and (i} 150 33 days as to the remaining systems and other elements of the Unil. [f Lessee does not give Lessor the requred nolce wathin
the appropnate warranty perod, conrection of any such non-compliance, maltfunction or falure shab be the obligauon of Lessee at Lessee's sole cost
and expense {excepl for the repaxs to the fire sprmkler sys! , roof, foumdations, andfor beanng walls - see Paragraph 7). Lessor also wamants, that
tmless olherwise specified in wiing, Lessor is unaware of {i) any recorded Nouces of Default affecting the Premise, (0) any delinquent ameunts due
under any loan secured by the Premises; and (i) any bankruptcy proceeding affectnyg the Premises.

2.3 Compliance. Lessor wamanis that to the best of s knowledge the improvemnents on the Premises and the Common Areas comply
with the budding codes applicable laws, covenants or restriclions of record, reguiations, and ordinances {"Appllcable Reguirements™) that were in
efled at the lime that each improvement, or paruen thereof, was constructed.  Said warranty does not apply to the use to which Lessee will put he
Premises, modifications which may be required by the Americans with Disabilities Act or any similar laws as a resull of Lessee’s use (see Paragraph
49), or to any Alterations or ULty Installabons (as defined in Paragraph 7.3{a}) made or to be made by Lessee. NOTE: Lesses Is responsible for
determining whether or not the Applicable Requlrements, and especially the zoning 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 wath said warmranty, Lessor shall, except as
otherwise provided, promptly aller receip! of wnilen notice from Lessee seting forth wath speciaty the nature and extent of such non-compliance,
rectly the same at Lessor's expense. [f Lesses does not give Lessor witten notice of a non-complance with this warranty within 6 meaths followng the
Start Date, comrection of that noncompliance shall be the obligation of Lessee at Lessee's sole cost and expense. If the Applicable Reguirements are
hereatter changed $6 a3 to require during the term of this Lease the consiruclion of an addiuon to or an alteration of the Unit, Premises and/or Building,
the remediaton of any Hazardous Subsiance, or the reinforcement or other physical modificaon of the Unil, Premuses andfor Bullding (“Capital
Expenditure™). Lessor and Lessee shall allocaie the cost of such wark as follows:

{a) Subject to Paragraph 2.3{c) below, o such Capital Expenditures are required as a result of the speafic and wunique use of the
Premuses by Lessee as compared with uses by tenants in general, Lessee shal be fully responsible for the cost thereof, provided, however, that if such
Capital Expenditure 13 requéred dunng the last 2 years of this Lease and the cost thereof exceeds § months’ Base Rent, Leasee may instead terminate
tus Lease unless Lessor nolfies Lessee, in wnlng, within 10 days after receipt of Lessee's terminatjon notice that Lessor has elected to pay the
dference between the actual cost thereo! 2nd the amowm equal to 6 months' Base Rent If Lesses elects termination, Lessee shall immediately cease
the use of the Premises which requires such Capital Expenditure and defiver to Lessor watten nouce specilying a lerminaton dale at least 90 days
thereafler. Such terminaton date shall, however, in no event be earier than the last day that Lessee could legally uliize the Premises without
commencing such Capital Expend.ure.

{b) If such Capxial Expenditure &5 not the resufl of the specdfic and unique use of the Premises by Lessee (such as, govemmentally
mandated seismic modifications), then Lessor shall pay for such Capilal Expendiure and Lesses shall only be obligated to pay, each month dunng the
remainder of the term of this Lease or any extension thereo!, on lhe date thal on which the Base Rent is due, an amount equal to 1/144th of the porton
of such costs reasonably attributable lo the Premises. Lessee shall pay Interest on the balance but may prepay its obligation &t any bme., If, however,
such Capital Expenditure is required duning the tas! 2 years of this Lease or «f Lessor reasonably determines that it is not econonucally feasible 1o pay
s share thereof. Lessor shall have the oplon to lerminate this Lease upon 90 days prior written notice to Lessee unless Lessee notlies Lessor, in
wnang. within 10 days after receipt of Lessor's tenmination notice that Lesses will pay for such Capilal Expenditure. If Lessor does not elecl to
lermmate, and fails o terdter 1s share of any such Capilal Expendiiure, Lessee may advance such funds and deduct same, wath Interest, from Rent
tmiil Lessor's shame of such costs have been fully paid. If Lessee is unable 1o finance Lessar's share, or f the balance of the Rent due and payable for
the remainder of this Lease is no! suilicien! to fully reimburse Lessee on an offsel basis, Lessee shal have the nght to terminate this Lease upon 30
days wnilen notice to Lessor,

{c) Nommthsiandng the abowe, the provisions concemmyg Capual Expendiures are mntended to apply only %o non-voluntary,
unexpected, and new Applicable Requrrements. If the Capital Expenditres are insiead tiggered by Lessee as a result of an actual or proposed
change in use, change in intensity of use, or modiicaion to the Premises then, and in Lhal evenl, Lessee shall either: (i) immediately cease such
changed use or miensity of use andfor take such cther steps as may he necessary to elminale the requirement for such Capital Expenditure, or (i)
comipieie such Capital Expenditure al ils own expense. Lessee shal nol have any nghl to termnale this Lease.

24 Acknowledgements Lessee acknowledges that: {aj it has been given an apportunity to inspect and measure the Premuses, (b) it
has been atwised by Lessar and/or Brokers o satisfy nsedf with respect to the size and condizon of the Premises {including but not muted to the
electncal. HVAC and (e sprinkler syslems. seamty, emvironmental aspects, and compBance wath Applicable Requirements and the Amencans with
Oisabilites Act), and ther sistabifity for Lessee’s intended use, (c) Lessee has made such investigatdon as il deems necessary with reference to such
matters and assumeas all responsibiity therefor as the same relate to its ocoupancy of the Premises, (d) it is not relying on any representation as to the
b Premises made by Brokers or Lessor, {#) (he square foctage of the Premises was nol materal {o Lessee's decision Lo lease the Premises
w Rent stated hesein, and () neither Lessor, Lessar's agents, nor Brokers have made any oral or wnilen representaions or wamranbes with
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respect to sard matiers cther than as set forth in this Lease, In addition, Lessor acknowledges thal: {1} Brokers have made no representations,
promises or warranies conceming Lessee's ability to honor the Lease or suitabikly to occupy the Premises, and (i) il is Lessor's sole responsibility to
investigaie the financial capability andfor suitability of afl proposed tenants,

25 Lessee as Prior Owner/Occupant The warrantes made by Lessor in Paragraph 2 shafl be of no force or effect df immedialely
prior to the Stac Date Lessee was the owmer or ocaupant of the Premises. In such evenl, Lessee shall be responsible for any mecessary comectrve
work,

26 Vehicle Parking. Lassee chall be enliled to use the number of Parkung Spaces spealied in Paragraph 1.2(b) on those parons of
the Commeon Areas designated from time to ume by Lessor for parkung. Lessee shall not use more parkang spaces than said number, Said parking
spaces shall be used for parking by vehicles no larger than full-size passenger automobies or pick-up tucks, herein called "Permitied Sixe Vehicles.”
Lessar may reguiate the foading and unloading of vehicles by adopung Rules and Regutations as prowided in Paragraph 2.9. Mo vehicles other than
Permizted Size Vehicles may be parked in the Common Area wathout the pnor wnften permission of Lessor. In add.bon:

{a) Lessee shall not permut or 2llow any vehicles thal belong to or ere controlled by Lessee or Lessee's employees, suppkers, shippers,
cusiomers, contractors or mvitees to be loaded. unloaded, or parked in areas other than those designated by Lessor for such actnates.

(b) Lessee shall not senace or store any vehucles in the Common Arsas.

{c) If Lessee permuts or allows any of the prohibiled actnvilies described in this Paragraph 2.6. then Lessor shall have the nght, without

notce, in addition {0 such other rights and remed:es thal il may have, (o remove or tow away the vehicle involved and charge the cost to Lessee, which
cosi shall be immediately payable upon demand by Lessor.

2.7 Common Areas - Definltion. The term "Common Areas™ s defned as all areas end facftes putside the Prermuses and wathun the
exterar boundary Ene of the Project end intenor wutility mceways and installations within the Unit that are provided and designated by the Lessor from
bme to time for the general non-exclusrva use of Lessor, Lessee and ather tenanis of the Projed and their respeclive employees, suppliers, shippers,
cuslomers, conactors and inwvitees, including parking areas, loading and urdoading areas, Urash areas, roadways, walkways, driveways and
landscaped areas.

28 Common Areas - Lessee's Rights, Lessor grants to Lessee, for the benefil of Lessee and s employees, suppliers, shippers,
contraciors, customers and imatees, dunng the term of this Lease, the non-exdlusive npght to use. in common wath others enttled to such use, the
Common Areas as they exis] from tme to bme, subject to any rights, powers, and prvileges reserved by Lessor under the lerms hereof or under the
terms of any nules and reguauons or restrictions govemning the use of the Project. Under no drecumstances shall the nght herein granted to use the
Common Areas be deemed to inchude the nght to store any property, temporarily or permanently, in the Common Areas. Any such storage shall be
permutted only by the prior wntien consent of Lessor or Lessor's designated agent. whuch consent may be revoked at any me. In the event that any
wauthorized starage shall ocaur, then Lessor shall have the nght. without nobce, in addition to such cther nghts and remedies that it may have, to
remove (he property and charge the cost to Lessee, which cost shall be immediately payable upon demand by Lessor.

29 Common Areas - Rules and Regulations. Lessor or such other person(s) as Lessor may appoint shall have the exctusive control
and management of the Common Areas and shall have the nght, from tome to tme, Lo estabfish, moddy, amend and enforce reasonable rules and
reguiatons (“Rules and Regulatlons™) for the managemen, safety, care, and cleanfiness of the grounds, the parking and unloadmng of vehides and
the preservation of good order, as well as for the convenience of other occupants of tenants of the Bulding and the Project and ther bnalees. Lessee
agrees te 2bide by and conform te all such Rules and Regulatons, and shall use uis best efforts to cause its employees, suppliers, shippers, customers,
contractors and omitees (o $o abide and ¢onform, Lessor shafl not be responsible to Lessee for the nan-complance wath said Rules and Reguiabons by
other tenants af the Project.

2.10 Comunon Areas - Changes. Lessar shall have the nght, in Lessor's sole discrelon, from tme to time.

(a} To make changes to the Commen Areas, including, without Ertation, changes in the Jocaton, size, shape and number of
dnveways, envances, parking spaces, parking areas, loading and unloading areas. ingress, egress, drechon of traflic. landscaped areas, walkways and
wutility raceways,

(b} To close temporanly any of the Cammon Areas for maintenance purposes 8o long as reasonable access o the Premises remains
avalable,

{c) To designaie other land culside the boundanes of the Project {o be a parl of the Common Areas;

{d)y To 2dd add.onal buidings and improvements to the Common Areas;

(e} To use the Comman Aseas wiale engaged in making addwxonal improvemnents, repars or aiterat:ans to the Project, or ary portion
thereof; and

(] To da znd perform such other acts and make such other changes m, to or with respect to the Common Areas and Project as
Lessor may, in the exerase of sound business judgment, deem to be appropriate.

3. Term.

N Temm. The Commencement Dale, Expiration Date and Cnginal Term of this Lease are as spealied in Paragraph 1.3.

3.2 Earty Possesilon. Any prowision herein graming Lessee Early Possession of the Premises is subject to and condioned upon the
Premi being ifable for such p ion pror to the Commencement Date, Any grant of Early Possession only conveys a nan-exdusive righ! to
occupy Lthe Preruses. |! Lesses totally or partially occupies the Premi pnor o the Corr lentt Date, the abligation to pay Base Rent shall be

ahated for the period of such Eary Possession. All other tenms of this Lease (including but not Gmuted to the obiigations to pay Lessee’s Share of
Commoen Area Operaling Expenses, Real Property Taxes and insurance premiums and to maintain the Premises) shall be in effect dunng such penod.
Agty such Early Possession shafl no? affect the Expirauon Date,

3.3~ Delay In Possesslon, Lessor agrees to use its best commerdally reasonable eflorts to defiver possession of the Premises to
Lessee by the Commencement Date. II, despite said efforts, Lessor is tunable to deffver possession by such date. Lessor shall not be subject to any
bzbiity therefor, or shall such failure affect the validity of tus Lease or change the Expiratron Date. Lessee shal not, however, be obfigated to pay Reml
or perform its other obligabons untl Lessar defivers p on of the Premi and any penod of rent abatemnent tha! Lessee woud otherwse have
enjoyed shal] run fram the date of defvery of possession and continue for a period equal lo whal Lessee would otherwise have enjoyed under the terms
hereof, but rmunus any days of delay caused by the acts or amissions of Lessee. |t possession is nat defivered within 60 days after the Commencement
Date, as the same may be exiended under the terms of any Work Letier exeaued by Parties, Lessee may. at ils option, by notce in wiiing within 10
days after the end of such 80 day pened. cancel tus Lease, in which event the Partes chall be discharged from all abEgatons hereunder. If such
writen nolice is not recefved by Leasar within said 10 day period, Lessee's right to cancel shal tenmunate. |f possession of the Prernises 15 nol
delrvered wathin 120 days after tha Commencement Date, this Lease shall terminate unless clher agreements are reached between Lessor and Lessee,
in wing.

3.4 Lesses Compliance. Lessor shal not be required to tender possession of the Premises to Lessee untd Lesses complies with its
obBgation ta provide evidence of insurance (Paragraph 8.5). Pending defvery of such evidence, Lessee shall be required to perfonmn all of ns
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4. Rent.
41, Rent Defined. Al monetary obfigatons of Lessee to Lessor under the lerms of this Lease (except for the Secunty Deposit) are
deemed {0 be rent ("Rent™).
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4.3 Payment Lessee shall cause payment of Rent to be received by Lessar in lawful money of the United States. without ofisel or
deduction {except as spectically permitied m (his Lease}, on or before the day on which it is due. All monelary amounis shall be rounded to the nearesl
whole dollar. In the event that any statement or mvoice prepared by Lessor is naccurate such inaccuracy shafl nol canstiine a waver and Lesses shall
be obligated to pay the amount set forth in this Lease. Renl for any pertod during the tern hereof which is for less than one full calendar month shall be
prorated based upon the actual number of days of said month. Paymeni of Rent shall be made to Lessor at #s address slaled herein or 1o such other
persons or place as Lessor may from tme to tane designate in wning. Acceplance of a payment which is less than the amount then due shallnotbe a
waiver of Lessor’s rights (o the balance of such Rent, regardless of Lessor's endorsement of any check 8o stating. In the event that any check, draft, or
other instrument of payment given by Lessee to Lessor is dishonored lor any reason, Lessee agrees (o pay to Lessor the sum of $25 i addition to amy
Laie Charge and Lessas, at s opbon, may require all future Rent be paid by cashier's check. Payments will be applied first to accrued lale changes and

attamey’s fees, second to accrued interest, then to Base Rent and Common Area Operating Exp and any ining amount to any other
outstanding charges or costs,
5. Security Deposit Lessee shall deposdt wath Lessor upon execution hereof the Secunty Deposit as secmty for Lessee’s faithful perdformance

of its obligations under this Lease, If Lessee fails to pay Rent, or othenwise Defaulls under this Lease, Lessor may use, appdy of retam all or any parton
of said Secunty Deposit for the payment of any amount already due Lessor, lor Rents which will be due m the future, and/ or lo reznburse or
compensaie Lessor for any [ability, expense. loss or damage which Lessor may suffer or incur by reason thereof, If Lessor uses or applies afl or any
portan of the Secunly Depost, Lessee shall vathin 10 days after wnizen request therelor deposn mordes with Lessar sufficien! to restore said Secunty
Deposit to the full amount required by this Lease. If the Base Rent increases dunng the term of this Lease, Lessee shal, upeon wniten request from
Lessor. deposil addivenal monves with Lessor 5o that the total amoun! of the Secunty Depesit shall at all umes bear the same proportion o the
increased Base Rent as the waat Secunty Deposit bore to the pulial Base Rent  Should the Agreed Use bs amended to accommodate a matenal
change in the business of Lessee or 1o ac dale a subl or assignee, Lessor shall have the nght to increase tha Secunty Depaosit o the
exien] necessary. in Lessor's reasonable prdgment, to account for any mcreased wear and tear that the Prermuses may sufler as a result thereof, If a
D control of Lessee ocours durlng thus Lease and following such change the Gnancial condition of Lessee is, tn Lessor's reasonable jrdgment,
reduced, Lessea shall deposil such addisonel monies with Lessor as shall be sufficient (o cause the Secunty Deposit to be at a
reasonable leve] based on such change in financial condition, Lessor shall not be required to keep the Secunty Deposit separate from its
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general accounts. Within 90 days after the expiraton or terminazon of this Lease, Lessor shall return that portion of the Secunty Deposn not used or
applied by Lessor. No part of the Secunty Deposit shall be considesed [0 ba held m trusy, lo bear nteres! or to be prepayment for any mormes to be pau
by Lessee under this Lease.

6. Use.

6.1 Use. Lessee shall use and occupy the Premises only for the Agreed Use. or any other legal use which; approved by the City,
which the City in its sole discretion, detenmins to be is reasonably comparable thereto. and for no ather purpase. Lessee shall not use or
perrrut the use of the Premises in 8 manner thal is undawiu), creates damage, wasie of a nuisance, of Lhat dishobs occupants of or causes damage (o
neighbormg premises or properties. Other than quide, signal end seeing eye dogs, Lessee shall not keep or allow in (he Premises any pets, animals,
binds, fish, or reptites. Lessor shall nol unreasonably withhold or delay its consen! to any wntten request for a moddication of the Agreed Use, so long as
the same will net impalr the struchural integnty of the Building or the mechancal or electncal systems therein, endfor is not signficanly moce
burdensome to the Project, I Lessor elects to wathhold consent, Lessor shall within 7 days afier such reques! give wniten noblfication of same, wiuch
notice shall ndudé an explanaton of Lessor's objectons to the change in the Agreed Use,

62 Hazardous Substances.

{a) Reportable Uses Require Consent. The term “Hazardous Substance™ as used in this Lease shall mean any product,
substance, or waste whose presence, use, manufacture, disposal, transportabon, of release, either by iself or in combination with other materials
expecied to be on Lhe Premises, is either (1) potentally injuricus to the public health. salety or welfare, the emvironment or the Premises, (i) requiated
of marutored by any goverrunental authonty, of (U3} a basis for polential iability of Lessor to any govemmental agency or Lhird party under any apphicable
statuile or comnmon law theory. Hazardous Substances shall include, but not be Imited lo, hydrocarbons, petroleurn, gasoline, and/ot aude of or any
products, by-products or fractions thereof. Lessee shall nol engage in any aciivily in or on the Premuses which consttites 8 Reportable Use of
Hazardous Substances without the express poor wntien consent of Lessor and tmnely compliance {(a! Lessee’s expense) with all Applicable
Requirements. "Reportable Use™ shall mean (i) the instalation or use of any above or below ground slorage lank, (i) the generabon, possession,
storage, use, transpartaban, or disposal of a Hazardous Substance that requires a permut from, of with respect to which a report, nobce, registration or
business plan is required to be filed with, any govemnmental authonty, andfor {ii} the presence at the Premuses of a Hazardous Substance with respect
to which any Applicabie Requirements requires that a nolice be given to persons enterng or ocaupying the Premises or neighbonng propertes.
Notwithstanding the foregomng, Lessee may use any ordmary and custornary mazerials reasonably required to be used in the nommal course of the
Agreed Use, ordinary office supplies {copier toner, liquid paper, glue, etc} and commen househokd clearung matenals, so¢ long as such use is m
complance with all Applicable Requirements, is not a Reportable Use, and does not expese the Premises or neighboring property to any meaningfu
risk of contammation or damage or expese Lessor to any Fabilily therefor. In addtion, Lessor may conditon iis consen! to any Reportable Use upon
receiving such additronal assurances as Lessor reaseonably deems necessary {o proted iself, the public, the Premises andfor the environmenl against
damage, contaminaton, mjury andfor Gability, ichudmg, but nol bruted 1o, the mstallaton (and rermoval on or befare Lease expiration or tenmunation) of
proieciive modifications {such as concrete encasements} and/or increasing the Secunty Deposit

{b) Duty to Infonm Lessor. [f Lessee knows, or has reasonahle cause lo believe, that A Hazardous Substance has come ta
be located m, on, under or about the Premises, cther than as previously consernted to by Lessor, Lessee shall immediately grve wntlen notice of such
fact to Lessor, &nd provide Lessor wath a copy of any report, notice, claim or other documeniatron which il has concermng the presence of such
Hazardous Substance.

{c) Lessee Remedlation. Lessee shall not cause or permmut any Hazardous Substance to be spilled or released in, on,
under, or aboyt the Premises (including through the plumbing or sanitary sewer system) and shal] prompily, al Lessee's expense.comply with all
Applicable Requirements and take al mvestigatory and/or remedial acton reasonably recommended, whether or nol formally ardered or requwed, for
the deanup of any contarninzbon of, and for the mamienance, secunty andfor morutonng of the Premises or neighbonng properties, that was caused or
materially coninbtried to by Lessee, or pertaining to or imvolving any Hazardous Substance brought onto the Premises duning the term of this Lease, by
of for Lessee. of any thod party,

{d) Lessee Indemnification. Lessee shall indemndy. defend and hold Lessor. iis agents. employees, lenders and ground
lessor, of any, harmiess from and against any and al loss of rents andfor damages, Labilities, judgments, damms, expenses, penallies, and attomeys’
and consuftants’ lees arisng out of or involving any Hazardous Substance broughl onto the Premises by or for Lessee, or any third pany {provided,
however. that Lessee shall have no Gability under this Lease with resped to underground migration of any Hazardous Substance under the Premises
from areas cutside of the Project not caused or connbeted to by Lessee). Lessee’s obigatons shall inchrde, but not be Emaed to, the effects of any
contaminauon or injury to person, property of the eraranment created or suffered by Lessee, and the cost of investigation, removal, remediation,

jon amd/or ab. . and shall survive the expgalon or lerminaton of this Lease. No termunaton. cancellatron ar release agreement entered
o by Lessor and Lessee shal release Lessee from ds obfigations under this Lease with respect to Hazardous Subslances, unless specfically so
agreed by Lessor in wning et the tme of such egreement.

(e} Lessor Indemnification, Except as otherwise prowided in paragraph 8.7, Lessor and its successors and assigns shall
indemndy, defend, rezmburse and hold Lessee, its employees and lenders, hanmless from and against amy and all envronmental damages, including
the cosl of remediation, which sutiered as a dorect resuft of Hazardous Substances on the Premises prior to Lessee taking possession or which are
caused by the gross negfigence ar wilful miscondud of Lessor, its agents ar employees. Lessor's obligabons, as and when reguired by the Applicabie
Requirements, shall include, but not be Gruted to, the cost of investgauon, removal, remediation, restoratzon and/or abatement, end shall survive the
expiration or termination of this Lease.

n Investigations and Remedlatlons. Lessor shal retam the responsibdity and pay for any investgations or remediaton
measures required by governmental enlties having junsdiction with respect to the exisience of Hazardous Substances on the Premises prior lo Lessee
taking possession, unless such remediation measure is required as a resut of Lessee's use (nchuding “ARerauons®. as defined m paragraph 7.3(3)
bekaw) of the Prermuses, in which event Lessee shall be responsible for such payment Lessee shall cocperale fully in any such actrales at the request
of Lessor, indudmg allowing Lessor and Lessor's agents to have reasonable access to the Premises &t reasonable tmes in order to cany oul Lessor's
mvesligalive and remedial responsibiities.

{g) Lassor Termination Optlon. It a Hazardous Substance Condition (see Paragraph 9.1{e)) occurs during the termn of this
Lease, unless Lessee is legelly responsible therefor {in which case Lessee shafl make the investmation and remediation thereof reguired by the
Applicable Requirernents and this Lease shall connue in full force and effect, but subject to Lessor's rghts under Paragraph 6 2(d) and Paragraph 13),
Lessor may. al Lessor's ophon, ether (i) imvestigate and remediate such Hazardous Substance Condwion, of required. a5 soon as reasonably possible at
Lessor's expense, m whuch event this Lease shal continue i ful force and effedl, or (u) d the esumailed cost to remediate such cond.ion exceeds 12
umnes the then monthly Base Rent or $100,000, whichever is greater, give wntten notice to Lessee, within 30 days afler receipl by Lessor of knowledge
of the occurence of such Hazardous Substance Condition, of Lessor's desire {o terminale this Leass as of the date 60 days followag Lhe date of such
notice. In the even! Lessor elects to give a termination nolce, Lessee may, within 10 days thereafler, give wntlen notice to Lessor of Lessee's
commutment to pay the amount by which Lthe cost of the remediation of such Hazardous Subslance Condibon exceeds an amount equal te 12 umes he

Rhly Base Rent or $100,000, whichever is greater. Lessee shall provide Lessor with said funds or satisfactory assurance thereaf within 30

¥
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days followmng such commitment. In such event, this Lease shall conunue in fufl lorce and effect, and Lessar shall proceed to make such remeciation
a3 s00n as reasonably posable after the required funds are avadable. If Leasee does not give such nolice and provide the required funds ar assurance
thereof within the time provided. this Lease shall terminate as of the dats spectfied in Lessar's notica of terminaben.

63 Lessec's Compllance with Applicable Reguirernents. Excepl as othervase provided in this Lease, Lessee shall, at Lessee's
sole expense, fully, diigendy and in @ Umely manner, materially comply with all Applicable Requirernents, the requirements of any applicable fire
insurance underwnler or raimg bureau, and the recommendabons of Lessor's engineers and/or consuftants which relate in any manner to such
Requirements, without regard to whether said Requirements are now in effect or become effective after the Stant Date. Lessee shall, within 10 days
&lter receipl of Lessar's wimlen request, provide Lesscr with copies of a8 perrmuts and other doausments, and olher informaton evidencng Lessee's
compliance with any Applicable Requiremerils speafied by Lessor, and shall immediately upon receipt, notdy Lessor in writng (with copies of any
docurnents invohved) of any threatened or actual claimn, notice. ciation, waming, complaint or report pertaining to or involving the failure of Lessee or the
Premises ta comply wath any Applicable Requiremnents, Likewise, Lessee shall immediately give written notice to Lessor of. {i} any water ¢amage to the
Premises and any suspected seepaga, pooling, dampness or other conditon conducive to the productan of mold; or {5) any mustness or other odors
that moght vdicate the presence of meld i the Premises.

64 Inspection; Compliance. Lessor and Lessors “Lender™ (as defined in Paragraph 30) and consultants shall have the righl to
enter inio Premises at any wme, in the case of an emergency, and otherwase al reasonable tmes after reaseonable nouce, tor the purpose of mspectng
the conditon of the Premises and for venfying compliance by Lessee with this Lease. The cost of any such inspections shal be pawd by Lessor, unless
a violauon of Applicable Requirements, or a Hazardous Substance Condiion (see Paragraph 9.1} is found o exist or be immineni. or the insp n IS
requested or ordered by a govemmental authonty, In such case, Lessee shall upon request retmburse Lessor for the cost of such inspection, so kong
as such inspection is reasonably related to the viglabon or contaminaon. In addition, Lessee shal provide copies of all relevant matenal safety data
sheets (MSDS) to Lessor within 10 days of the receipt of wntien requesl tharefor.

i. Maintenance; Repairs; Utllity Installations; Trade Fixtures and Alterations.

71 Lessee's Obligations.

(a} In General. Subject to the provisions of Paragraph 2.2 (Condition), 2.3 (Compliance), 6.3 {Lessee’s Compliance wath Applicable
Requirements), 7.2 {Lessor's Obfigalions), 9 (Damage or Destruction), and 14 (Condemnation), Lessee shall, al Lessee's sole expense, keep the
Premises, Ukly Installatons (intended for Lessee's exclusive use, no matier where kocated), and Alteraions in good order. condimn and repar
(whether or nat the portion of the Premises requinng repars, or the means of repainng the same, are reasonably ar readily accassible to Lesses, and
whether or not the need for such repairs occurs as a resul of Lessee’s use. any prior use, the elements or the age of such portion of the Premises),
nchndng, bul not muled to, all equipment or facililies, such as plumbing. HVAC equipment. electrical, kghimg faclites, boilers, pressure vessels,
fixures, interior walls, intenor surfaces of exterior walls, celings, floors, wukdows, doors, plate glass, and skyfights but excluding any items which are
the responsibility of Lessor pursuant to Paragraph 7.2. Lessee, in keeping the Premises in good order, condition and repair, shall exercise and pertorm
good maintenance practices, spectfically mdudmg the procarement and mantenance of the service contracts required by Paragraph 7.1(b) below.
Lessee's abligabons shall mchude rest 1S, rep its or renewils when necessary to keep the Premises and all mprovements thereon or a part
thereo! in good order, condilion and state of repawr.

{b) Service Contracts. Lessee shall at Lessee’s sole expense, procure and mamntain coniracls, with copies to Lessor, in
cuslomary form and substance for, and with comtractors spedalizing and experienced in the maintenance of the follkkwing equipment and
improvemers, f any, f and when installed on the Premises: () HYAC equipment. () baller and pressure vessals, and (io) cdanfiers. However, Lessor
reserves the nght, upon nobxce to Lessee, to procure and mamtain any or 2l of such service contracts, and Lessea shafll remburse Lessor, upon
demardd, for the cosl thereol.

(c) Falure to Perform. ! Lesses fads to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon the
Premises afier 10 days' prior written nelice to Lessee {except in Lhe case of an emergency, in which ¢ase no notice shall be required), perform such
obfigaiions on Lessee’s behall, and put the Prerrises in good order, condition and repair, and Lessee shall promptly pay to Lessor a sum equal to 115%
of the cost thereof.

(d} Replacement. Subject w the applicable warranty obligations of Lessor ect forth in paragraph 2.2 and Lessee's
indemndication of Lessor as set forth in Paragraph 8.7 below, and wthout refieving Lessee of Eabfity resuling from Lessee's fadure to exercise and
perfonn good maintenance practees, if an item desaibed i Paragraph 7,1{b} canno! be repaired other than at a cost which is in excess of 50% of the
cost of replacing such item, then such item shall be replaced by Lessor, and the cost thereof shall be prorated between the Parties and Lessee shal)
only be obligated to pay, each month dunng the remainder of the term of this Lease, on the date on which Base Rent is due, an amount equal o the
product of multplying the cost of such replacement by a fraction, the numerator of which Is one, and the denominator of which is 144 (ie. 1/144th of the
cos! per month). Lessee shall pay Interes! on the unamortized balance but may prepay its obfigation al any Gime.

1.2 Lessors Obligatlons. Subject to the provisions of Paragraphs 2.2 (Condibion), 2.3 (Compliance), 4.2 (Commeon Area Operaing
Expenses), 6 {Use), 7.1 {Lessee’s Obligations), 9 (Damage or Destruction) and 14 (Condemnation), Lessar, subject 1o reimbursement pursuant to
Paragraph 4.2, shal keep in good order, conditon and repar the foundations, exterior walls, structural condilion of mterior bearing walls, exterior roof,
fire sprinkler system. Common Agea fire alamm andfor smoke detection systems, fire hydrants, parking lots, walkways, parkways, driveways,
landscaping, fences, spms and ullity sysiems serving the Cornmon Areas and all parts thereal, as well as providmg the services for which there is a
Commmon Area Operatng Expense pursuani to Paragraph 4.2, Lessor shall nol be obligated 1o pamt the exterior or mtetior surfaces of exterior walls not
shall Lessar be obligated to maintain, repar or replace wendows, doors or plate glass of the Premises. Lessee expressly waiwes the benelit of any
statute now or hereafer m effect to the exient it is inconsistent with the terms of this Lease,

1.3 Utility Installations; Trade Fixtures; Alterations.

(a) Definltions. The term "Uilly lnstallations™ refers to all floor and window coverings, air and/or vacium fnes, power panels,
electrical distnbution, secumly and fire prolecton sysiems. commurnucation cabling, Bghting fiures, HVAC equipment, phumbing, and fenang in or on
the Preruses. The lemm "Trade Fixtures™ shall mean Lessee’s machinery and equipment Lhat ¢an be removed without doing matenal damage to the
Premises, The term “Alterations™ shal mean zny modificaton of the improvements, gther than Wily Installations or Trade Ficdures, whether by
addiion or deletion. “Lessee Owned Alterations and/or Utility Installations™ are defined as Allerabions and/or Uty Installatons made by Lessee
that ere not yet owned by Lessor pursuan! to Paragraph 7.4(a).

{b) Consenl Lessee shall nol make any Alerations er Ulity Installatons tc the Premises without Lessor's prior wnten consent.
Lessee may, however. make non-struciural Alteralons or Utity Installatons to the inienor of the Premises (exduding the roof) without such consent but
upan nolice to Lessar, 2s long as they are not vishle from the outside, do not rivalve puncturmyg, relocating o removing the roaf or any exdsing wals,
will not affect the elecirical, plumbing, HVAC, and/or Lle safety systems, and the cumulative cosl thereof durng this Lease as extersded does nat
exceed a sum equal to 3 month's Base Renl in the aggregale or a sum equal to one month's Base Rent in any one year. Notwithstanding the
foregoing. Lessee shall not make or permul any roof penetrabions andfor nstall anything on the rool without the pror wntten approval of Lessor. Lessor
may, as a precondizon to grantng such approval, require Lessee to ulilize a conractor chosen andfor approved by Leasor. Any Alterationa or Ullity
I thal Lessee shall desire to make and which require the consent of the Lessor shall be presenied (o Lessor in wnilen form wath detailed
genl shall be deemed conditioned upon Lessee’s” (i} acquiring all applicable govemmerital permuts, {u) funishng Lessar with copies of both
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the permits and the plans and specifications prior to commencement af the work, and {m) compEance with afl conddions of said penmuts and olher
Applicable Requirements in a prompt end expeditious manner. Any Alterations or Utity Installabions shall be performed in 8 workmankke manner with
good and suficient materials. Lessee shall pramplly upon completion fumnish Lessor with as-budlt plans and speafications. For wark which costs an
amourd in excess of one monih's Base Renl, Lessor rmay cond.lion its consent upon Lessee providing a fen and completion bond in an amount equal
to 150% of the estmated enst of such Alteration or Uzikity Installation and/or upon Lessee’s posting 2n addibonal Secunty Deposit with Lessor,

(¢} Liens; Bonds_ Lessee shall pay, when due, all dlaims for labor or materials tumished or alleged 1o have been fumnished to or
for Lessee at or for use on the Premises, which daims are or may be secured by any mechanic's or materizimen's ien agamst the Preruses or any
terest therein. Lessee shall give Lessor not less than 10 days notice prior to the commencement of any work i, on or zbout the Premises, and
Lessor shall have the right to post netices of non-responsihility. If Lessee shall comtest the vaidity of any such lien, claim or demand, then Lessee
shall, at its sole expense defend and protect itselt, Lessor and the Presruses against the same and shall pay and satsfy any such adverse judgment that
may be rendered thereon before the enforcement thereal. If Lessor shall require, Lessee shall furrush a surety band in an amount equal to 150% of the
amount of such contested Een, claim or demand, ndemnifying tessor against Gability {or the same. If Lessar elects to pariapate in any such acton,
Lessee shall pay Lessor's atiomeys’ fees and costs,

7.4 Ownership; Removal; Surrender; and Restoration.

{a) Ownershlp. Subject to Lessor’s right to require remaova) or elect ownershup as hereinafier provided, a1l Alteratons and Utlity
InstzBabons made by Lessee shall be the property of Lessee, bul considered a part of the Premises. Lessar may, at any time, elect in writing 10 be the
owner of all or any spectlied part of the Lessee Owned Alterations ang UtSity InstaBations. Unless otherwise instructed per paragraph 7.4(h) hereof, all
Lessea Owned Alterabons and Uity Installations shall, et the expuaton or tenminauon of {hus Lease, become the property of Lessor and be
surrendered by Lessee wath the Premuses.

{b) Removal. By delivery to Lessee of wniien nouce from Lessor not earber than 9 and not later than 30 days prior to the end of
the termn of thus Lease, Lessor may requére that any or 20 Lesses Owned Alteratons or Utility Installations be removed by the expiraten or temiinaton of
this Lease. Lessor may requie the removal at any tme of a or any part of any Lessee (wned Alleratons or Utlity Instaflatons made without the
required consent.

{c) Surrender; Restoration, Lessee shall surrender the Premises by the Expiration Daie or any eatdier termination date, with all of
the improvements, parts and surfaces thereof broom dean and free of debris, and i good operating order, condition and siate of repaic, ordmary wear
and tear excepted, “Qrdmnary wear and tea” shall not incude any damage or deterioralon that would have been prevented by good maintenance
practice. MNotwthstanding the foregaing, o this Lease is tor 12 menths of less, then Lessee shall surrender the Premises in the same condition as
delivered to Lessee on the Stant Date wath NO allowance for ordinary wear and tear. Lessee shal repalr any d ge occasioned by the installauon,
mainienance or mmeval of Trade Fixiures, Lessee owned Alterations andfor Uidity Installations, fumushings, and equipment as wel as the removal of
any storage tank installed by or for Lessee, Lessee shall also remove from the Premises any and all Hazardous Substances brought onto the Premises
by or for Lesses, or any thid party (excep! Hazardous Substances which were depesiled via underground migration from areas outside of the
Premises) to Lhe level specified in Applicable Requirements. Trade Fixtures shall remain the property of Lessee and shall be removed by Lessee, Any
personal property of Lessee not removed on or before the Expiration Date or any earfier termunation date shall be deemed to have been abandoned by
Lessee and may be disposed of or retained by Lessor as Lessor may destre. The (alhre by Lessee to tmely vacate the Premises pursuant to this
Paragraph 7.4(c) without the expresas wntten consent of Lessor shall constite a holdover under the provisions of Paragraph 26 below.

8. Insurance,; Indemnity.
8.1 Payment of Pramium Increases.
(a) As used herem, the term “Insurznce Cost Incraase™ is defined as any ihcrease in the actual cost of the msurance

apphicable 1o the Building and/or the Project and required to be camed by Lessor, pursiant to Paragraphs 8.2(b). 8.3({a) and 8.3(b}, over and above the
Base Premium, as hereinafter defined, calculated on an annual basis. Insurance Caost increase shall inctude, bul nol be limited to, requirements of the
holder of a mortgage or deed of trust covering the Premises, Buiding and/or Projecl. increased valuation of the Prermuses, Buildng andior Project,
andlor a general premium rate increase. The term Insurance Cosi Increase shafl nol, however, indude any premium increases resutng from the
nawre of the occupancy of any other tenant of the Bulding. The "Base Premium™ shall be the annual premium applicable to the 12 month period
nmed:ately preceding the Start Date. |f, however, the Project was nol insured for the entrrety of such 12 month penied, then the Base Premium shall
be Lhe fowest annual premium reasonably obtainahle for the Required Insurance as of the Start Date, assuming the most nominal use possible of the
Buikiing. In no evenl however, shall Lessee be responsible for any portion of the premium cos! atiributable to Bability insurance coverage in excess of
52,000,000 procured under Paragraph 8.2(b).

b} Lessee shall pay any Insurance Cost Incrgase 1o Lessor pursuant to Paragraph 4,2. Premiums for poficy perigds
commencing prior to, or extending beyond, the term of this Lease shall be prorated to coincide with the correspondmng Start Date or Expiration Date,
8.2 Liability Insurance.

(a) Carried by Lessece. Lessee shall oblain end keep in force 8 Commercial General Liability policy ¢f insurance protecting Lessee
and Lessor as an addiional insured against dams for boddy injury, personal injury and property damage based upon or ansing out of the ownership,
use, oecupancy or maintenance of the Premises and all areas appurtenant thereto. Such Insurance shall be on an occurence basis prowding single
Emit coverage in an amount not less than $1,000,000 per occurrence with an annual aggregate of not less than $2,000,000. Lessee shall add Lessor as
an addujonal insured by means of an endorsement at leas! &s broad as the Insurance Service Ofgantzation's "Additional Insured-Managers or Lessors
of Premises™ Endorsement The policy shall not contam any intra-insured exchusions as between insured persons or organizations, but shall ndude
coverage for liability assumed under this Lease as an “insured contract” for the performance of Lessee’s indemnily obligabons under this Lease. The

- - Emits of said insurance shal not, however, bmud the hzbiity of Lessee nor refiewe Lessee of any chfigaton hereunder. Lessee shall provide an

- endorsement on its Eabdity policy(ies) which prowdes that 03 insurance shall be primary to and not confribitory with any similar insurance camied by
L.essaor, whose surance shafl be considered excess insurance ordy.

(b) Carried by Lessor. Lessor shafl maintain fiabilly insurance as desaibed in Paragraph 8.2(a). in addion to, and not in lieu of,

the insurance required to be mamtained by Lessee. Lessee shall nol ba named as an additional msured theren. Lessor shall have the right
to self insure for these coverages.
8.3 Property lnsurance - Bullding, tmprovements and Rental Value.

() Building and Improvemnents, Lessor shall oblain and keep in lorce a policy or policies of insurance in the name of Lessor,
wath loss payable to Lessor, any ground-lessor, and to any Lender insuring loss or damage to the Premises. The amount of such insurance shall ba
equal to the full insuratle replacement cost of the Premases, as the same shall e:ast from Gme to ume, or the amount required by any Lerxder, but in no
eveni more than the commmeraally reasonable and avalable insurable value thereof, Lessee Owned Aleraons and Uiiity Instaflations, Trade Fixtures,
and Lessee's personal property shall be insured by Lessee nol by Lessor. If the coverage 1s avaidable and commercially apprepnate, such pocy or
policses shall insure egainst all risks of direct physical loss or damage (except the peris of flocd andfor earthquake undess requured by a Lender),

coverage for debns removal and the enforcement of any Applicable Requirements requinng the upgrading, demofison, reconstructon or
Tt % of any portion of the Premises as the resull of a covered loss. Said pobcy or poliaes shall alse contain an agreed valuabon provision in
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Bev of arny cnsurance clause, waiver of subrogaion, and inflaton guard protection causing an increase in the annual preperty nsurance coverage
amaunt by a factor of ol less than the adjesied .S, Depariment of Labor Caonsumer Prce Index for All Urban Consumers tor the oy nearest Lo where
the Premises are located. If such insurance coverage has a deductble clause, the deductible amount shall ol exceed $5.000 per octurrence.

(b) Rental Value. Lessor shall also obtan and keep in force a policy or polies in the name of Lessor with loss payatde to Lessor
and any Lender, insunng the loss of the full Rent for one year with an extended period of indemmuty for an add.uonal 180 days ("Rental Value
insurance™). Said insurance shall contain an agreed valuaton provision in lieu of any coinsurance dause. and the amoun! of coverage shall be
adjusted annually lo reflec! the projecied Rent olherwise payable by Lessee, for the next 12 month period.

(c) Adjacent Premises Lessee shall pay for any increase in the premiums for the property insurance of the Buildng and for the
Commaon Areas or other buldings in the Project d said increase s caused by Lessee's acls, omissions, use of occupancy of the Premises.

(d) Lessea’s tmprovements Since Lessor is the Insuring Party, Lessor shall not be required to iisure Lessee Owned Allerations
and Uility Installazions unfess the ilem in question has become the property of Lessor under the terms of this Lease.

84 Lessed's Property: Business Interruption Insurance; Worker's Compensation Insurance.
(a) Property Damage, Lessee shall obian and maintam insurance coverage on &ll 0! Lessee's personal property, Trade Fizures,
and Lessee Owned Alleratons and Ulbty Installabons, Such i rce shall be full replacement cost coverage with a deductitde of nol 1o exceed

$1,000 per occurrence. The proceeds from any such insurance shall be used by Lessee lor the reptacement of personal propesty, Trade Fidures and
Lessee Owned Alterzuens and Likty Installations,

{b) Business [nterruplion. Lessee shal oblain and mamniain loss of income and extra expense insurance in amounts as will
remburse Lessee for direct or indredct loss of eamings attntadable to 2l perils cormmornty insured against by prudent lessees in the bushess of Lessee
or atnbutable to prevenuon of access to the Premises as a result of such perils,

{c} Workers Compensation Insurance. Lessee shall obtain and maintain Werker's Cormpensation Insurance in such amount as
ray be required by Appbcable Requirements. Such policy shall indlude a ‘Waiver of Subrogalion” endorsement  Lessee shall provide Lessor with a
copy of such endorsement atong wilh the ceruficate of insurance or copy of the policy required by paragraph 8.5.

{d) No Representation of Adequate Coverage. Lessor makes no representation that the Ermuts or forms of coverage of insurance
speaied herein are adequate to cover Lessee's property, business operalions or obgations under this Lease,

8.5 Insurance Policies. |nsurance required herein shall be by companies maintamning dunng the policy term a *General Polcyholders
Raung™ of al least A-, V1, as set forth in the most curren! issue of "Best's Insurance Guide™. or such other rating as may be required by a Lender.
Lessee shal nat do or permul to be done anything which invalidales the required insurance policies. Lessee shall, prior 1o the Stan Date, debver lo
Lessor certfied copies of paficies of such insurance or cerulicates wath copies of the required endorsements ewdencing the exisience and amounts of
the requzred insurence. No such poBcy shall be cancelable or subject to moddication except after 30 days pror witten nobtice to Lessor, Lessee shall,
at keast 10 days pnor to the expiration of such polices, furnish Lessor with evidence of renewals or insurance binders® evidencing renewal thereo!, or
Lessor may order such insurance and charge the cost thereof to Lessee, which amount shall be payable by Lessee to Lessor upon demand. Such
poBcies shall be for a term of a1 least ane year, or the lengih of the remaining lerm of this Lease. whichever is less, If either Party shall fail to procure
and mawntain the insurance reqiered to be camried by W, the ather Party may, but shall not be required to, procure and mamntain the same,

B.6 Waiver of Subrogation. Without affecting any ather rights or remedies, Lessee and Lessor each hereby release and relieve the
other, and waive their enlre right to recover damages against the ather, for less of or damage o 13 property arising out of or incident to the penls
required 10 be insured againsi herem, The effect of such releases and waivers iy not Emiled by the amouni of msurance camied or required, or by any
deducubles applicable herero. The Parbes agree to have ther respective property damage msurance carmers warve any right o subrogaton that such
companies may have against Lessor or Lessee, as the case may be, so long as the insurance Is not invalidated thereby.

8.7 Indemnity. Except for Lessor's gross negligence or willful misconduct, Lessee shal indemmfy, protect, defend and hold harmless
the Prerruses, Lessor and its agenis, Lessor's master or ground lessor, partners and Lenders, from and against any and all daims, boss of rents and/or

damages Lo per@onaﬂ ar prapcrty. Lens, judgments, penalties. atameys” and consullants” fees, expenses andlor liab@tes ansing out ol,
imrvohving. or in conneclion wath, the use andfor occupancy of the Premises by Lessee, [f any action or proceeding is brought against Lessor by reason
of any of the foregoing matiers, Lessee shalfl upon nouce defend the same at Lesses's expense by counse! reasonably satisfactary to L essor and
Lessor shall cooperate with Lessee in such defense. Lessor need not have first paid eny such claim in order to be defended or indenzfed.

8.8 Exemption of Lessor and its Agents from Liability. Nodtwthstanding the negligence or breach of tus Lease by Lessor orils
agents, nerther Lessor nor g5 agents shall be fable under any crcumstances for; (i) injury or damage to the person or goods, wares, merchandise or
other property of Lessee, Lessee’s employees. contractors, innlees, cusiomers, or amy other person in or about the Premises, whether such damage or
iy is caused by or results from fire, steam, elecirialy, gas, water or rain, indoor gir qualty, the presence of mold or from the breakage, leakage.
obsruchon or other defects of pipes, fire spruiklers, wies, appliances, plumbing, HVAC or Gighimg fodures, or fram any oiher cause, whether the said
wjury or damage results from condibons arising upon the Premises or upon other porbons of the Bulkling, ar from other sources or places, (u} any
damages arising from any act or neglect of any other tenart of Lessor or from the fafure of Lessor or ks agents to enforce the provisions af any ather
lease in the Project, or (@) inury to Lessee's busmess of {or any loss of income of profit therefrom. Insiead. i s intended that Lessee’s sole recourse in
the eveni of such damages or injury be to file a cdlam on the insurance pobcy{ies} that Lessee is required to maniain pursuant (o the prowisions of
paragraph B.

8.9 Failure to Provide Insurance. Lessee acknowledges that any fzlure on its pan {o obtain or maintain the insurance required
herein will expose Lessar to nsks and polenbally cause Lessar to bveur costs not conlemplated by this Lease, the extent of whach will be extremely
dffczdl W ascertain. Accordmgly, far arry month or poruon thereo! Lhal Lessee does not maintan the requued insurance andfor does nol prowide Lessor
wath the requared binders or certficates evidencing the existence of the required insurance, (he Base Reni shall be automnatically increased, without any
requirement for natice to Lessee, by an amount equal to 10% of the then existing Base Renl or $100, whichever is greater. The partes agree that such
irease in Base Rent represents (2 and reasonable compensaton for the addibonal nsk/costs that Lessor will incur by reason of Lessee's failure to
mamtan the required insurance. Such increase in Base Rent shall in no evend consbiute a waiver of Lessee’s Defaud! or Breach with respect to the
fa#ure to maintain such insurance, prevent the exercise of any of the other rights and remedies granied hereunder, nor relieve Lessee of its obfgalion to
mamiam the msurance spectied in this Lease.

9. Bamage or Destruction.

9.1 Definltions.

{a) "Premises Partial Damage™ shall mean damage or destruction to the mprovements on the Premises, olher than Lessee

Crvmed Alterations and UtEly Instalations, which can reasonably be repawed i 3 months or less from the date of the damage or destruciion, and the

cost therec! does not exceed a sum equal lo 6 month's Base Renl. Lessor shall nobfy Lessee in wnung wathin 30 days from the date of the damage or
destruction as o whether or nel the damage is Parbal or Total,

{b) "Premises Total Destruction” shall mean damage or desiruction to the improvements on the Premises, other than Lessee

tons and Utiity Instaflations and Trade Fodures, which cannot reasonably be repaired in 3 months or less from the date of the damage or

@;ﬁm« the cost thereof exceeds a sum equal {0 6 month's Base Rent. Lessor shall notify Lesses m wriling within 30 days trom the date of
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the damage or destruchion as to whether or not the damage is Partial or Tatal.

(c) "Insured Loss™ shall mean damage or destruction to improvements on the Premises, other than Lessee Owned Alterations and
Uity Installabons and Trade Focures, which was caused by an event requued to be covered by the insurance described in Paragraph B,3{a),
imespective of any deductible amounts of coverage Enats involved.

(d} "Replacement Cost™ shall mean the cost to repar or rebuild the improvements owned by Lessor at the tme of the occumrence
te ther conditon exdsing immediately prior thereto, induding demofbion, debris removal and upgrading required by the operation of Applicable
Requirements, and without deduction for depreciation.

(e} "Hazardous Substance Condition” shal mean the occurence or discovery of a condition invohing the presence of, or a
contamination by, a Hazardous Substanca, in, on, or under the Premises which requtres restoration,

9.2 Partia] Damage - Insured Loss If a Premuses Parual Damage that is an Insured Loss occours. then Lessor shall, at Lessor's
expense. repair such damage (but not Lessee's Trade Fidures or Lessee Owned Alterations and Uity Instellations) as soon as reasonably possible
and this Lease shall cormue in full force and eflect; provided. however, thal Lessee shall, a1 Lessor's election, make Lhe repar of any damage or
destruction the total cost to repair of which is 510,000 or less, and, in suth evenl Lessor shall make any applicable insurance proceeds available to
Lessee on a reasonable basis for thal purpese. Notwithstanding the foregoing, i the required insurance was nat in force or the msurance proceeds are
not sufficient to effect such repar, the Insunng Party shall promptly contnbute the shortage in proceeds as and when required to complete said repairs.
In the evenl, however, such shortage was due to the fact that, by reason of the unique nature of lhe improvements, full replacement cost insurance
coverage was nol commercially reasonable and available, Lessor shall have no obfigation to pay for the shortage in insurance proceeds or lo fully
restore the unique aspects of the Premises unless Lessee provides Lessor with the funds to cover same, or adequate assurance thereof. wathin 10 days
following receipt of wntien nolice of such shortage and requesi therefor. If Lessor recefves said funds or adequate assurance thereof within said 10 day
petiod, the party responsible for making the repairs shall complete them as soon as reasonably possible and this Lease shall remain in fuf} farce and
effect. If such funds or assurance are nol received, Lessor may nevertheless elect by wntlen notice 10 Lessee within 10 days lhereatier to: (i) make
such restoration and reparr as is commerdally reasonable wath Lessor paying any shertage in proceeds, m wisch case this Lease shall remain in fuf)
force and effect, or (i} have this Lease lerminate 30 days thereafter, Lessee shafl not ba entitled to reimbursement of any funds contnbuted by Lessee
to repar any such damage or destruction. Premises Partal Damage due to fiood or earthquake shafl be subjed to Paragraph 9.3, notwmithstanding that
there may be some nsurance coverage, bul the net proceeds of any such insurance shall be made available for the repairs o made by echer Party.

93 Partial Damage - Uninsured Loss, If a Premises Parbal Damage that is not an Insured Loss ocanms. unfess caused by a
regligent or willful act of Lessee (in which event Lessee shall make the repags at Lessee’s expense), Lessar may eher: () repar such damage as
soon as reasonably possible at L essor's expense {subject to reimbursement pursuant to Paragrapgh 4.2). w1 which event this Lease shall conlinue in full
force and effect, or () termmate this Lease by giving wnllen nolice to Lessee within 30 days after receipt by Lessor of knowledge of the ccaurrence of
such damage. Such termunaton shall be effectrve 60 days following the date of such nolice, In the event Lessor elects |o terminate this Lease, Lessee
shall have the right within 10 days after receipt of the termunation notice to give wnttan notice lo Lessor of Lessee's comnmutment Lo pay for the repay of
such damage without reimbursement from Lessor. Lessee shall provide Lessor with said funds or satisiactory assurance thereof wathin 30 days after
malkung such commiment Ia such event lhus Lease shall continue in fuf) force and effect. and Lessor shall proceed to make such repairs as soon as
reasonably passible afier the required funds are avadable_ [f Lessee does not make the required comrmutment, this Lease shall termunaie as of the date
speciied tn the temnination nobce.,

9.4 Total Dastruction. Notwathsiandng any other prowvsion hereof, d a Premises Total Destructon oocurs, this Lease shall terminate
60 days {olowing such Desiuction, It the damage or destruction was caused by the gross negligence or williul misconduc of tessee, Lessor shall
have the right to recover Lessor's damages from Lessee, except as provided in Paragraph 8 6.

9.5 Damage Near End of Term. If al any trme during the last 6 months of this Lease there is damage for which the cost to repar
exceeds one month’s Base Rent, whether or not an Insured Loss, Lessar may lenmmate this Lease eflective 60 days following the date of occurrence of
such damage by giving 2 wntlen tenmination nobice to Lesses within 30 days afier the date of ocourrence of such damage. Notwithstanding the
foregoing. f Lessee at that tme has an exercisable opiron to extend this Lease or to pochase the Premises, then Lessee may presernve ttus Lease by,
{a) exerasing such opuon and (b) prowviding Lessor with any shortage o msurance proceeds {or adequate assurance lhereof) needed to make the
repars on or before the earkier of () the date which is 10 days after Lessee’s recetpt of Lessor's wntlen notice purporung to terminate this Lease, or (o)
the day prior to the dale upon which such apton expires. If Lessee duly exercrses such oplion duning such penrod and provides Lessor with funds {or
adequate assurance thereof) to cover any shortage in insurance proceeds, Lessor shall, at Lessor's commercially reasonable expense, repair such
damage as soon as reasonably possible and (fus Lease shall continue in full force and effect. i Lessee [2ls 1o exercise such option and provide such
furdds or assurance dunng such penod. then this Lease shall terminate on the date spedfied in the terminaton notice and Lessee’s option shall be
exinqurshed.

96 Abatement of Renl; Lessee’s Remadles.

{a) Abatement, In the evert of Premises Partial Damage or Premises Total Destruction or a Hazardous Substance Condiion for
which Lessee is not responsible under this Lease, the Reni payable by Lessee for the period required for the repair, remediation or restoraton of such
damage shall be abated i properion to the degree (o which Lessee’s use of the Prermises 1s impaired, bul nol to exceed the proceeds received from
the Rentlal Vatue insurance, All other obligations of Lessee hereunder shall be performed by Lessee, and Lessor shall have no Gability for any such
damage, destruction, remediauon, repair of restorabron except as provided herein.

{b) Remedies. If Lessor is obligated o repair or resiore the Premises and does not commence, in a substanual and meaninghu
way, such repalr of resiorabon wathin 90 days afier such obfigation shall accrue, Lessee may, at any tme pnor to the commencement of such reparr or
restoralion, give wnttan nouce to Lessor and to any Lenders of which Lessee has actual nolice, of Lessee’s eleclion to temminate this Lease on a date
ot less than 60 days fullowng the giving of such nouce. If Lessee gives such notice and such repar or restoration is nal comumenced within 30 days
thereafler, this Lease shall termmate as of the date spedfied in said nobce. [f the repar or restoration is commenced within swch 30 days, this Lease
shall continue in full force and effect. “Commence” shall mean either the uncond.ional authonzation of the preparatton of the required plans, or the
begmning of the actual work on the Premises, whichever first occurs.

9.7 Termlnation; Advance Payments Upon termination of tus Lease pursuari to Paragraph 6.2{g) or Paragraph 9, an egulabie
edustment shall be made conceming advance Base Rent and any other advance payments made by Lessee to Lessor, Lessor shall in addition, retumn
to Lessee so much of Lessee’s Seamty Deposil as has not been, of is not then required to be, used by Lessor.

10. Real Property Taxes.

10.1 Definitions.

{a} “Real Property Taxes." As used herein, the termn "Real Property Taxas® shall ndude any lommn of assessment; real estate,
general, specal, ordmary or extracrdinary, or rental levy or tax (other than inhentance, persona! income or estate taxes); mprovement bond; andfor
beense fee imposed upan or levied against any legal or equtable interes! of Lessor in the Project, Lessar's nght to other income Lherefrom. andfor
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reason of events occumng dunng the term of thes Lease, ncduding bul nat Emited 1o, a change in the ownershup of the Project, {i) a change i the
improvements thereon, and/or (@) levied or assessed on machinery or equpment provided by Lessor to Lessea pursuant to tus Lease.

{b) "Base Real Property Tazes.” As used herein, the term "Base Real Property Taxes™ shall be the amount of Real Property
Taxes, which are assessed against the Premises, Building, Praject or Camman Areas in the calendar year during which the Lease is executed. In
caulaiing Real Properly Taxes lor any calendar year, the Real Property Taxes for any real estate tax year shall be ncluded i the calaudaben of Real
Property Taxes far such calendar year based upan the number of days which such calendar year and tax year have m common,

10.2 Payment of Taxes. Except as otherwmse provided in Paragraph 10.3, Lessar shall pay the Real Property Taxes applicable to the
zr;iecl.and said payments shall be included in the calodaton of Common Area Operating Expenses in accordance with the provsions of Paragraph

10.3 Additional Improvements. Commeon Area Operatmg Expenses shall not indude Real Property Taxzs spedfied in the tax
assessors racords and work sheels as being caused by additional improvements placed upon the Project by other tenants or by Lessor for the
exchssive enjoyment of such other Tenanis. Notwithstandmg Paragraph 10.2 hereof, Lessee shall. however, pay to Lessor at the ume Cammon Area
Operating Expenses are payable under Paragraph 4.2, the entrety of any increase in Real Property Taxes if assessed salely by reason of Allerations,
Trade Fixtures or Utity Instaflabons placed upon the Premises by Lessee or al Lessee’s request of by reasan of any allerations or improvements to the
Premises made by Lessor subsequent lo the execuion of this Lease by the Parties,

10.4 Joint Assessment. If the Bulldng is not separately assessed, Real Property Taxes allocated to the Bullding shal be an equitable
pruporuon of the Real Property Taxes for all of the land and improvements included wathun the tax parcel assessed, such proporion to be determined by
Lessar from the respective vatuations assigned in the assessor's work sheels or such other mformation as may be reasonably avadable, Lessors
reasonable determination thereof, m good faith, shall be conclusive.

10,5 Personal Property Taxes. Lessee shall pay pnor to definquency 2l taxes assessed agains! and fevied upon Lessee Owned
ARerauons and Uity Installations, Trade Ficures, furnishings, equipment and 2l personal property of Lessee contained in the Premises. Ywhen
possible. Lessee shall cause ds Lessee Owned Alterations and Uiltly Instaflations, Trade Ficures, furnishings, equipment and all other personal
property to be assessed and billed separately from the real property of Lessaor. If any of Lessee's saxd property shall be assessed with Lessor's real
property, Lessee shall pay Lessar the taxes attributable to Lesses's property wathin 10 days after receipt of a wnlten statement selung forh the taxes
applicable to Lessee’s property,

11. Utilities and Services. Lessee shall pay for all water, gas, heat, ght, power, telephone, trash disposal and other utlities and services
supplied to the Premises, together with any taxes therean. if any such services are not separately metered or billed 1o Lessee, Lessee shall
pay a prorata share (based on the square footags of the premises compared to the total building square footage} of all charges
jointhy metered or billed. Notwthstanding the provisions of Paragraph 4.2 o at any tme in Lessor's sole judgment, Lessor determines that b essee is
using 3 disproportienate amoum of water, electriaty or othe: commonly metered wtilities, or thal Lessee is generaing such a large wobime of trash as to
require an increase in the size of the trash receptade endfor an increase in the number of tmes per month that it is empted, then Lessor may increase
Lessee’s Base Rent by an amount equal to such inaeased costs. There shall be no abatement of Rent and Lessor shall not be Gable in any respect
whatscever for the inadequacy, stoppage, interruplion or discontinuance of any ity or senvice due to riot, strike, labor dispute, breakdown, accident,
repair or other cause beyond Lessor's reasonable contrel of in cooperation with governmental request or drections,

12. Assignment and Subletting.

12.1 Lessor's Consent Required.

{2} Lessee shall not woluntadly or by operauon of law assign, transfer. morigage or encumber (collectively. "assign or
asstgnment®) or sublet 2l or any part of Lessee's interest in this Lease o in the Premises withoul Lessar's prior wnitien consens,

{b) Unless Lessee is a corporation end its Slock is publcly treded on a national stock eathange, a change in the control of Lesses
shall consttute an assignment requiring consent, The ansfer. on a cumulative basis, of 25% or more of the voting control of Lessee shal conslitule a
change in control for this purpose.

{c) The imvolvernen! of Lessee of ils assets n any transaclen, or senes of transactions (by way of merger, sale, acquisitan,
Enancing, transter, leveraged buy-out or otherwise), whether ar not a formal assignment or hypothecation of this Lease or Lessee's assets occurs,
which results or will resull in a reduction of the Net Worth of Lessee by an amounl greater than 25% of such Net Waorth as it was represented at the
trne of the execution of thus Lease or at the brme of the mos! recen! assignment to which Lessor has cansented, or as it exists immedtately prior lo said
transaction or transachons consttuling such reduction, whichever was or is grearer, shall be considered an assignment of this Lease to which Lessor
may withhold its coensent. “Net Worth of Lesses™ shall mean the net worth of Lessee (excluding any guarantors) established under generaly accepted
accounting panciples.

(d} An assignment or subleting wathout consent shall, &t Lessor's oplion. be a Defauh curable efter nolice per Paragraph 13.1(d). or
a noncurable Breach wathout the necassity of any noice and grace penod. If Lessor elects Lo treat such unapproved assignment or subletimg as a
noncurable Breach, Lessor may either: (1) terminate this Lease, or (ii} upon 30 days written nolce, mcrease the monihly Base Rent to 110% of the Base
Rent then in effect. Further, in the event of such Breach and rental adjusiment, () the purchase price of any oplien to purchase the Premises held by
Lessee shall be subject to similar adjustment ta 110% af the pnce previously i eflect, and (u) afl foed and non-fixed rental adjustments scheduled
during the remaumder of the Lease term shal be increased lo 110% of the scheduled admsted rent.

(i} Lessor may reasonably withhold consent to a propased assignment or subletung if Lessee 1s m Default at the me consent is
requesied.

{g) Notmwithstanding the (oregoing. aliswing a de mingnis partan of the Premises, ie. 20 square feet or less, to be used by a third
party vendor in connecticn with the installation of a vending machine or payphone shall not consutute a subletting

12.2 Terms and Conditions Applicable to Assignment and Subletting.

{a) Regardless of Lessor's consent. no assignment or subleitng shall : (i) be effectve without the express wnllen assurnption by
such assignee or sublessee of the obligabons of Lessee under this Lease, {U} release Lessee of any obligatons hereunder, or {ui) alter the pnmary
ability of Lassee for the payment of Ren! or for the performance of any other obgations to be performed by Lesses.

{b) Lessor may accept Rent or performance of Lessee's obkgatons from any person other than Lessee pending appraval or
disapproval of an assignment.  Neither a delay in the approval or disapproval of such assignment ner the acceptance of Rent or performance shal
consutite & waiver or estoppel of Lessor's nghl to exercise its remedies for Lessee's Defaull or Breach,

{c) Leasor's consent to any assignment or subleting shall not consuiute a comsent to any subsequent assigament or subletting.

{d} In the avent of any Defautt or Breach by Lessee, Lessos may procead dectly against Lessee, any Guarantars or anyone else
responsible for the performance of Lessee's obBgations under this Lease. inchuding any assignes or sublessee, without first exhaustmg Lessor's
remedies against any other person or entity responsible therelor lo Lessor, of any secunty held by Lessor.

(&) Each request for consent to an assignment or subletung shall be in witng, accompanied by informaton relevant te Lessor's
wWon as to the financial 2nd cperational respansibility and appropnaseness of the proposed assignee or sublessee, including but not kmited to
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processing said request. Lessee agrees o provide Lessor wath such gther or 2ddbional informaton andfor documentation as may be reasonably
requesied. (See also Paragraph 36)

(D Any assignee of, or sublessee under, this Lease shall, by reason of accepting such assignment, entermg into such sublease, or
entering inio possession of the Premises of any porbon thereof, be deemed to have assumed and agreed to con‘orm and comply with each and every
term. covenan), condition and obfigabon herein Lo be observed of performed by Lessee dunng the tenm of said assignment or sublease, other than such
obbgatons as are contrary to or inconsistent with provisions of an assignment or sublease to which Lessor has specriically consented to in writing.

(g} Lessar's t to amy ignment or subletung shall not transfer to the assignee or sublessee any Opbon granted to the
original L essee by this Lease unless such transfer is spectically consented to by Lessor inwnhng. (See Paragraph 39 2)

12.3 Additional Terms and Conditions Applicable to Subletting. The following terms and condiions shall apply to any subletung by
Lessae of all or arry part of the Premuises and shall be deemed included in all subleases under tus Leasa whether or nol expressly incorporated therein:

{a) Lesses heretry assigns and transfers 1o Lessor all of Lessee's interest in afl Renl payable on any sublease, and Lessar may
collect such Rent and apply same loward Lessee's obfigations under this Lease: provided, however, that untd a Breach shall eceur in the perfarmance
of Lessee's obligations, Lessee may collect said Rent. In the event that the amount collecied by Lessor exceeds Lessee's then outstanding obligatiens
any such excess shafl be refunded 1o Lessee. Lessor shall not, by reason of the foregomg or any assignmerd of such sublease, nor by reason of the
collecton of Remt, be deemed hiable lo the sublessee for any failure of Lessee to perform and comply wath any of Lessee’s obligalions to such
sublessee. Lessee hereby imevocably authorzes and duects any such sublessee, upon receipt of a wnlten notice from Lessor statng thal a Breach
exisls in the perfermance of Lessee’s oblgalens under this Lease, to pay to Lessor all Renl due and to became due under the sublease, Sublessee
shall rely upon any such nolice from Lessor and shall pay all Rents to Lessor wathoul any obligation or right to tnquire as to whether such Breach exsts,
notwrthstanding any cdaim from Lessee Lo the contrary.

(b) In the even! of a Breach by Lessee, Lessor may, at its option, require sublessee to atiom to Lessar, m which evert Lessor shall
underizke the obligations of the sublessor under such sublease fram the time of the exercise of said oplion to the expiratron of such sublease, provided,
however, Lessor shall no! be Bable for any prepaid fents of secunty depasit paid by such sublesses to such sublessor or for any prior Defaults or
Breaches of such sublessar.

(c) Any marter requrring the c of the subl under a suhl shall also requere the conseni of Lessor.

(d) No sublessee shall further assign or sublet all or any part of the Prermuses without Lessors prior wntten consent.

(e} Lessar shall debver a copy of any nolce of Oefault or Breach by Lesseo to the sublessee, who shall have the right to cure the
Default of Lessee within the grace penod, if any, specdfied in such nolice. The sublessee shall hawe a right of reimbursemen! and oset from and
against Lessee for any such Defaulls cured by the sublessee,

13 Default; Brezch; Remedles,

131 Default; Breach. A "Defaull” is defined as a fathwe by the Lessee to comply with or perform any of the terms, covenants,
cond.1ons or Rules and Regulatons under this Lease. A "Breach” 15 defined as the occurrence of one or mare of the following Defaulls, and Lhe failure
of Lessee to cure such Defaull within any applicable grace period.

(@) The abandonmen) ol the Pramises; or the vacating of the Premises withotn prowding a commensally reasonable leve! of
seamty, or where the coverage of the property insuranca described in Paragraph B.3 is jeopardzed as a resull thereol, or without providing reasonabfe
assurances (o mnimize potential vandalsm

{) The failure of Lessee to make any payment of Rent or any Secunty Deposil required to be made by Lessee hereunder,
whether to Lessor or to a thund party, when due, to provide reasenable evidence of msurance or surety bond, of to fulfd] any obfigabon under this Lease
which endangers or threateny Ee or property. where such fallure contnues for a pened of 3 business days following wntten notice to Lessee. THE
ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT OF RENT QR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY OF
LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE PREMISES,

{c) The fallure of Lessee lo allow Lessor andfor ds agents access 10 the Premises of the commisaon of waste, act or acts

ensutuing public or privaie nuisance, andlor an illegal acinaty on the Premises by Lessee, wheme such actions contnue for a period of 3 business
days (oBowmg wnlten nolice 10 Lessee, In the event that Lessee commits waste, a nuisance or an ilegal actwly a second tme then. the Lessor may

elect lo freat such conduct as a non-curzble Breach rather than a Defaull,

{d) The taidure by Lessee to provide (1) reasonable wnlien evidence of compliance with Applicable Requirernents, (i) the
senvice comtracts, (ii) the rescission of an unauthonzed assignment or subletting, (v} an Estoppel Certficale or financial statements, (v} a requested
subordinabon, (vi) ewdence conceming any guaranty andfor Guarantor, (vii) any document requested under Paragraph 41, (viii) matenal data safety
sheets (MSDS), ar (& any other documentabon or informaton which Lessor may reasonably require of Lessee under the terms ol this Lease, where
any such failure coriinues for a period of 10 days {ollowing wniten nolice to Lessee.

{e) A Defaufl by Lessee as to the terms, covenants, condiens of provisiens of this Lease, or of te ades adopted under
Paragraph 2.9 hereo, other than those descnbed in subparagraphs 13.1(a), (b), (c} or (d), above, where such Default contmues for a period of 30 days
afier writlen notice; provded, however, thal if the nature of Lessee's Default is such that more than 30 days are reasonably requéred tor its cura, then R
shall not be deemed to be 8 Breach If Lessee commences such cure wattun said 30 day period end thereafier dbigenlly prosecutes such are to
completion,

[1}] The occurrence of amy of the following events- (i} the making of any general amangement or assignment for the benefit of
creditors; (i) becoming 8 “debtor™ as defined tn 11 U.5.C. § 101 or any successor statute thereto (unless, in the case of a petition filed against Lessee,
the same is dismissed within £0 days), (i) e appoinimen! of a trustee or recenver Lo ake p n of sub izfly all of Lessee’s assets located at
the Premises or of Lessea's inlerest in this Lease, where possession is not restored to Lessee within 30 days; of (i) the attachiment, execution of other
prhicial seizure of substantially all of Lessee's assets bocated at the Premises or of Lessee's interest in this Lease, where such seiznure 15 not discharged
within 30 days; provided, however, in the event that any provision of this subparagraph is contrary to any zpplicable law, such provision shall be of no
torce o effect, and not affect the validity of the rermammg prowisions,

(] The discovery that any finandal statement of Lessee or of any Guarantor given to Lessor was materially falsa.

m i the performance of Lessee’s obEgations under tus Lease is guererieed; (1) the death of & Guargnter, (i) the
terrmination of 2 Guarantor's Lability with respect Io thus Lease other than ih accordance with the terms of such guaranty, {o1) a Guaranior's becorung
msolvent or the subjed of a bankruptey fling, {iv} a Guarantors refusal to henor the guaranty, or {¥) a Guaranior's breach of 1s guraranty obligaion on
an anbcipatory basis, and Lessee's failure, within 60 days following wntten notice of any such event, to provide wnlien allemative assurance or secunty,
which, vhen coupled wath the then existing resources of Lessee, equals or exceeds the combined finznciaf resources of Leszee and the Guarantors

that existed at the tmme of exeaution of thus Lease.
13.2 Remadles, If Lessee fais to performn any of its affirmatve dutes or obligabons, within 10 days after wntten notxce (or i case of an
emergency, without notice), Lessor may, at its opion, perform such duty or obligabon on Lessee's behalf. inchuding but not Ermed to the gbtaining of
M required bonds, nsurance pobdes, or governmenial icenses, penruls o approvals. Lessee shall pay to Lessor an amount equal o 115% of
5 expenses incumed by Lessor in such performnance upon recaipl of an mivoice therefor. In the event of a Breach, Lessor may, wath or
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without further notice or demand, and withou Emiting Lessor in the exercise of any right or remedy which Lessor may have by reasen of such Breach:

(a} Temminate Lessee's righl {0 p fon of the Premi: by any lawful means, in whuch case Lhis Lease shall terminate and
Lessee shall immediately sumender possession to Lessar. In such event Lessor shall be entitled to recover from Lessee: () the unpaid Rent which had
been eamed at the Lme of termination; (i} the worth &t the trme of award of the amount by which the unpaid rent which would have been eamed afler
terrmination untl the ume of award exceeds the amourtt of such rental loss that the Lessee proves coul have been reasonably avoided; (i) the worth at
the tme of award of the amount by which the unpaid rent for the balance of the term after the ume of award exceeds the amount of such rental loss that
the Lessee proves could be reasonably aveided; and (v) ary other amaourt necessary to compensate Laessor for all the detriment proximately caused by
the Lessee's failure 1o perform its obligations under this Lease or which in the ordinary course of trungs would be Ckely to resull therefrom, including but
nol Emited to the eost of recovenng p 300 of the Premi p of reletting. induding necessary renovation and alteraton of the Premises,
reasonable attomeys' fees, and that porion of any leasing commission paid by Lessor in connection with this Lease applicable to the unexpired termn of
this Lease. The worth at the tme of award of the amoun! refemed to in provisicn (@) of the immediately preceding senience shafl be cormputed by
discouniing such amount at the discount rate of the Federal Reserve Bank of the Districd within which the Premises are located at the tme of award
plus one percent  Efforts by Lessor to mitigate damages caused by Lessee's Breach of this Lease shall not waive Lessor's nght lo recover amy
damages to which Lessor is sthenmse entlled. [f terminabon of this Lease s oblaned thraugh the provisional remedy of unlawfud detamer, Lessor shall
have the nght (o recover in such proceeding any unpaid Rent and damages as are recoverable therein, of Lessor may reserve the rght o recover 2] or
any part thereof i @ separale suot If a notice and grace period requured under Paragraph 13.1 was nol previously given, a notice ta pay rent or quit, ar
o perform or quuit gheen to Lessee under the unlaw!ul detainer statute shal also comsttute the nolice required by Paragraph 13.1. In such case, the
apphicable grace period required by Paragraph 13.1 and the unlkawfud detainer stahirie shall run concumenty, and the falure of Lessee to cure the
Defaull within the greater of the two such grace periods shall constiute both an urdawful detainer and a Breath of this Lease enttling Lessor to the
remedies provided for in this Lease andfor by said statute.

(b) Cemtinue the Lease and Lessee's nght to possession and recover the Rent as it becomes due, in which event Lessee may
sublet or assign, subject only to reasonable knutalions. Acds of mamtenance, €hors to relet. and/or the appomiment of a receiver o prolect the
Lessor's interests, shafl not constate a terrmunation of the Lessee's nght to passession.

(¢) Pursue any other rermredy now or hereafler available under the laws or judicial decisions of the state wheremn the Prermuses are
located. The expiralion or termination of this Lease andfor the terminaton of Lessee™s nghl to possession shall not refiave Lessee fram Fablity under
any indermnity provisions of this Lease as lo matiers ocaurrmy or acaruing during the term hereof or by reason of Lessee’s ocaupancy of the Premises.

123 Inducement Recaptume, Any egreement for free or abated rem or other charges, or for the giving or paying by Lessor Lo or for
Lessee of any cash or other benus, inducement of consideration for Lessee’s entenng into Uis Lease, all of which concessions are hereinalfier referred
to as “Inducemant Provisions™, shall be deemed condiboned upon Lessee’s full and faithfud performance of all of the terms, covenants and conditions
of this Lease. Upan Breach of Lthis Lease by Lessee_ any such Inducement Provision shall automatcally be deemed deteted from this Lease and ¢f no
further force or effect, and any rent, other charge, bonus, inducement or consideration theretofore abated. given or paid by Lessor under such an
Inducement Provision shall be immediately due and payable by Lessee to Lessor, notwithstanding any subsequent cure of said Breach by Lessee. The
acceptancs by Lessor of rent or the cure of the Breach which intiated the operation of this paragraph shall not be deemed a waiver by Lessor of the
prowisions of this paragraph unless spectfically 5o stated in wning by Lessor ai the time of such acceptance.

134 Late Charges. Lessee hereby acknowledges that late payment by Lessee of Rent will cause Lessor to incur costs not
contemplated by his Lease, the exact amoumt of which will be extremely difficult to ascertain, Such costs include, but are not Lmuled to, processing and
acoounyng charges, and late charges whuch may be imposed upon Lessor by any Lender. Accordingdy, il any Rent shall not be recefved by Lessor
wilhin § days afer such amound shall be due. then, without any requirement for nolice lo Lessee, Lessee shall immediately pay to Lessor a one-urne
tate charge equal lo 19°% 51 of each such ovendue amount or $100, whichever is greater. The parties hareby agree Lhal such k2te charge represents a
fair and reasonable estrnate of the costs Lessar will incur by reason of such late payment. Acceptance of such kate charge by Lessor shall m no event
constivte a walver of Lessees Default or Breach with respect 1o such overdue amount, nor prevent the exercise of arty of the other nghts and remedies
granted hereunder, in the eveni that a late charge is payable hereunder, whether or nol collecied, lor 3 consecutiva instaliments of Base Rent, then
notwithstarmding any provision of this Lease to the conirary, Base Rent shall, at Lessar's oplian, become due and payable quarterty m advance,

135 Interest.  Ary monetary payment due Lessor hereunder, other than lale charges, not received by Lessor, when due shall bear
interest from the 31s! day after ¢ was due. The interest (Mnterest™) charged shall be computed at the rate of 10% per arnum but shall not exceed the
maxmum rate allowed by law, Inleres! is payable in addition lo the potential laie charge provided for in Paragraph 13.4.

136 Breach by Lessor.

{a) Notice of Breach. Lessor shaill not be deemed in breach of this Lease unless Lessor fals within a reasonable time to perform
an obligaton requred to be performed by Lessor, For puposes of this Paragraph, a reasonable ume shall in no event be less than 30 days after
receipt by Lessor, and any Lender whose name and address shall have been fumished to tessee in wnling lor such purpose, of wnien nolce
speafinng wherein such obigation of Lessor has not been performed: provided, however, that if the nature of Lessor's obligation is such that more than
30 days are reasonably required for its performance, then Lessor shall not be in breach it performance is commenced within such 30 day penod and
thereafter dligently pursued 1o ¢completion.

.{b) Performance by Lessee on Behalf of Lessor. In the avent thal neither Lessor nor Lender cures said breach within 30 days
after receipl of said notice, of f having commenced $aid cure they do not digently pursue it to completion, then Lesaee may elect to cure said breach
at Lessee's expense and offset from Rent the actual and reasonable cast 1o perfarm such cure, provided however, that such offset shall not exceed an
amourt equal to the greater of one month's Base Ren! or the Secunty Deposit, resering Lessee’s nght to rewnburserment from Lessor for any such
expense in excess of such affsel Lessee shal document the cost of said cure and supply said documentation to Lessor.

14, Condemnation. (f the Premises or any poruon thereof are taken tnder the pawer of eminent domain or s5old under the threat of the exercse
of said power (coleciively “Condemnation™), this Lease shall terminate as to the part taken as of the dale the condemmnnyg authonty lakes Lie or
passession, whichever first occurs. - If more than 10% of the fioor area of the Unil, or mare than 25% of the parking spaces is taken by Condemnation,
Lessee may, at Lessce's opbon, to be exercised in wniung within 10 days after Lessor shall have given Lessce witien nouce of such lakmg (or 1 the
ghsence of such notice, within 10 days after the condemning authonty shall have taken possession) terminate this Lease as of the date the condernning
authonty takes such possession. If Lessee does no! tenminate this Lease in accordance with the foregoing. {rus Lease shafl remamn in full force and
effect as to the porten of the Premises remaining. except that the Base Rent shall be reduced in preporuen o the reducton in wility of the Premises
caused by such Condemnation, Condemnation awards and/or payments shalt be the property of Lessor, whether such award shall be made as
compeﬁsauon for diminution in value of the leasehold, the value of the pan taken, or for severance damages,; provided, however, thal Lessee shall be
entled o any compensation pad by the condemnor for Lessee’s relocation expenses, loss of business goodwill and/or Trade Fixtures, withoul regard
o whether or sot this Leass is terminated pursuand to the provisions of this Paragraph. All Allerations and Uty Installagons made to the Premuses by
Lessee, for purpeses of Condemnation only, shall be eonsidered the property of the Leasee and Lessee shall be enutled 1o any and afl compensauon
which is payable therefor. In the event that this Lease is noi terminated by reason of the Condemnalion. tessor shall repayr any damage to Lhe

used by such Condemnation. Provided that Lessor has received compensation for such damages from the

? authority.
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5. Brokerage Fees.

151 Additioral-C ission—t-add-bon-to-the- L5-Gwad-purEuant-to-Ramgraph-10-above —and-unlets-Lessorand-the-Brokers
o P s -
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party £ ot P e L4
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153 Representations and Indemnities of Broker Relationshlps. Lessee and Lessor each represent and warrant Lo the other that it
has had ro deatings with ary persan, firn, broker or finder {other than the Brokers, if any) m connection wath thus Leasa, and that no one other than said
named Brokers is entiled to any commission or finder’s fee in connection herewith, Lessee and Lessor do each hereby agree to indemndy, protect,
defend and hold the other hanmiless from and againsi Eahility for compensaton or charges which may be daimed by any such unnamed broker. finder
or other sumilar party by reason of any deangs or actions of the indemnifying Party, including any costs, expenses, atlomeys' lees reasanably incurred
with re$pect thereto.

16. Estoppel Certificates,

{a) Each Panty {as "Responding Party™) shall within 1¢ days afler wntlen notice from the other Party {the "Requesting Party™)}
execute, acknondedge and deffver to the Requesung Party a statement in writing in form similar te the then most current “Estoppel Certlficate™ form
published by the AIR Commercial Real Estale Assodauon, plus such addiional edommaton, confimmaton andfor statements as may be reasonably
requested by the Requesting Party.

{b) If the Respandmg Party shall {ail 1o execute or defiver the Estoppe! Cerlficate within such 10 day petiod, the Requesting Perty
may exeare an Estoppel Cenficate stating that: (i} the Lease is in full force and effect without mod.fSicalion except a3 may be represented by he
Requesting Party, (0) there are no uncured defaufts in the Requesting Party's performance, and (o) if Lessos is the Requesting Party, not more than one
maonth’s rent has been paid In advance. Prospectve purchasers and encumbrancers may rely upon the Requesung Party's Estoppel Certficate, and the
Responding Party shall be estopped from denying the truth of the facts contained m s2id Certficate. In addiion, Lessee acknowtedges that any (adure
on ity part to provide such an Estoppe! Cerlficate will expose Lessor to nsks and polentally cause Lessor o incur costs not contemplated by Lhis
Lease, the extent of which will be extremely difficuft to ascertain. Accordingly. should the Lessee fad to execute and/or debver a requested Estoppel
Cerliicate in a umely fasheon the monthly Base Rent shall be aromatically increased, wathout any requirement for nolce to Lessee, by an amount
equal to 10% ol the ten exisimg Base Rent or $100, whichever 1s greater for remamder of the Lease, The Parties agree that such increase in Base
Rent represents fair and reasonable compensaton for the addinonal risk/costs thal Lessor will incur by reason of Lessee’s falure to provide the
Estoppel Cerificate. Such increase in Base Rent shall in no event consutute a waiver of Lessee's Default or Breach wath respect to the fature to
provide the Estoppel Ceruiicate nor prevent the exercise of any of the other rights and remedtes granted hereunder.

{c) U Lessor destres to finance, refinance, or sell the Premises, or any pan thereof, Lessee and all Guarentors shall within 10 days

after wniten nolice from Lessor deffver 1o any p ial lender or purch desig d by Lessor such finannal statements as may be reasonably
required by such lender or purchaser, inchrding but not Erruled to Lessee's financial statements for the past 3 years. All such finanaal statements shafl
be received by Lessor and such lender or purchaser in confidence and shall be used only tor the purposes herein set forth.
17. Definition of Lessor, The tenm "Lessar” as used herein shafl mean the owner or owners at the tme in queston of the fee Lle (o the
Premises, or, f this is a subease, of the Lessee’s imterest in the prior kease. In the evenl of a transfer of Lessor's ttle or interes! m the Preruses or thus
Lease, Lessor shall deliver to the transieree or assignee (in cash or by credd) any unused Secunty Deposd held by Lessor. Upon such transfer or
assignunent and defivery of the Secunty Deposd, as aforesaid, the prior Lessor shafl be relieved of all BEabdfity with respect to the obligatrons andfor
covenants tnder this Lease thereafler lo be perfomed by the Lessor. Subject to the foregoing. the obligasons andfor covenamts in this Lease to be
performed by the Lessor shall be binding only upon the Lessar as hereinabove defined.

18, Severability. The invalidty of any prowision of this Lease, as determined by a counl of competent jurisdiction, shall in no way aflec the
validity of any other provision hereof.

19. Days Unless othenwise specfically indicated {o the contrary, the ward “days™ as used m lhis Lease shall mean and refer to calendar days.
20, Llmitation on Llability. The obligations of Lessor under this Lease shall not consttute personal obiigations of Lessor, of its partners,

members, directors, officers or shareholders, and Leasee shall look to the Premises, and to no other assets of Lessor, for the satisfacton of any [tability
of Lessor with respect to this Lease, and shall not seek recourse againsi Lessor's partners, members, deectors, officers or sharebokders, or ary of their
personal assets for such satisfacton.

21. Time of Exsence. Time is of the essence with respec to the performance of all obligations to be performed or observed by the Parties under
this Lease,

22. No Prior or Other Agreements; Broker Disclaimer, This Lease contains all agreemertts between the Parties with respect to any matter
mentoned herein, and no other prior or cx 1eQUs afg or undi g shall be effeclive. Lessor and Lessee each represents and
wamranis to ihe Brokers that it has made, and is relying solely upon, its own investigabon as o the nture. qually, character and fnancial responsibility
of the other Party to this Lease and as to the usa, natyre, quality and character of the Preruses. Brokers have no responsibibly with respect thereto or
wth respect to any defaull or breach hereof by esther Party.

23, Notices.

23.1 Notice Requirements Al notices requued or permitled by tus Lease or applicable law shall be in wning and may be delivered in
person (by hand or by couner) of may be sent by regular, eertfied or registered mal or U.5. Postal Senvice Express Mail wath postage prepaid. or by
[Bcsimie rensmission of by emad, and shall be deemed sufficenily given o served in a manner speafied in this Paragraph 23, The addresses noted
adjacent to a Party's signature on this Lease shafl be that Party’s address for delivery or mailng of nobces. Erther Party may by wnlizn ncuce to the
oiver specfy a differemt address for nolce, except that upon Lesses’s leking p jon of the Premises, the Premi shall constiute Lessee's
address for nolce. A copy of all nobces to Lessor shall be concurmenily transmmutted {o such party or partes at such addresses as Lessor may frgm ume
to tme hereafter designate in wniing,

23.2 Date of Notica, Any nobce sent by registered or cerufied mail, retumn raceipt requested, shall be deemed given on the date of
delivery shown on the receip! card, of if no delivery date 15 shown, the postmark thereon. If sent by regudar mail the notuce shall be deemed given 72

Rper the same is addressed as required herein and mafied with postage prepaid. Notces defivered by United States Express Mail or ovemight
M quarantees next day defivery shall be deemed given 24 hours afier delfvery of the same to the Postal Service or courier, Notices delivered
ghansmmedbylacs:mie transmission of by emal shall be deemed defivered upon actual receipt If notice is received on a Saturday,
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Sunday or legal hoBday, « shall be deemed received on the next business day.
24, Walvers,

(a} No waiver by Lessor of the Defaut or Breach of any term, covenant or condution hereof by Lesses, shall be deemmed a wanver of any
other termn, covenant or condition hereaf. or of any subsequeni Default or Breach by Lessee of the same or of any other lerm, covenant or condibon
herec!, Lessor's consent to, or approval of, any aci shall not be deemed to render unnacessary the obtamning of Lessor's consen! to, ar approval of, gny
subsequent or similar act by Lessee, or be construed es the basis of an estoppel to enforce the provision or proviswns of this Lease requiring such
consenL

(b} The acceptance o! Rent by Lessor shall not be a wamver of any Default or Breach by Lessee. Any payment by Lessee may be
accepted by Lessor on account of monies or damages due Lessor, notwmthstanding any quakiying stalements or condiaons made by Lesses in
connection therewath, which such stalements and/or condiliens shall be of no force or effect whatsoever unless specifically agreed to m wnung by
Lessor at or before Lthe ime of depostt of such payment.

() THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL GOVERN WITH REGARD TO ALL MATTERS RELATED
THERETQ AND HEREBY WAIVE THE PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TQ THE EXTENT THAT SUCH STATUTE IS
INCONSISTENT WITH THIS LEASE.

25. Disclosures Regarding The Nature of a Real Estate Agency Relationshlip.

(ay When entenmyg inlo a discussion with & real estate agent regarding & real estaie ransaction, a Lessor or Lessee should from the
outset understand what type of agency relaionship of representatron ot has with the agenl or agents in the transaction, Lessor and Lessee
acknowiedge being advised by the Brokers in this transaction, as {oflows:

[]] Lessors Agent A Lessor's apent under a Bsung agreemem wath the Lessor acts as the agent for the Lessor only. A
Lessor's agent or subagerd has the following affiraive obligavons: To the Lossor A fidudary duty of uimos] care, integnty. honesty, and loyalty in
dealings with he Lessor. To (he {eseee and the Lessor. a. Difigent exercise of reasanable skills and care in performance of the agent's duties. b. A
duty of honest and fair dealing and good fath. ¢. A duty lo discose all facts known to the agen! matenally affecting the value or desmability of the
property that are nol known o, or within the diigent attention &nd observation of, the Parties. An agent is not obligated to reveal to either Party any
confdenial information obtained from the other Party which does not involve the afTinnative dulies set forth above

() Lessee's Agent. An agent can agree to acl as agenl for the Lessee only. In these situalons, the agent 1s nat the
Lessor's ageni, even f by agreement the agent may receive compensabon tor senaces rendered, erher in full or in part from the Lessor. An agent
actmg only for a Lessee has the following afirmative obligations. Jq the Lessae. A fiduciary duty of uimos! care, integnty, honesty, and loyalty in
deafngs with the Lessee, To the { essee and the [assor. a. Diligent exerase of reasenable skills and care m performance of the agent's dutes, b, A
Zduty of honest and fair dealng and good fath. ¢ A duty to disclose 2l facts lnvown to the agen! materiafly affecting the valte or desirabiity of the
propetty that are nol known to, of within the diigentt attenton and abservalion of, the Parbes. An agent is not cbfigated to reveal ta erther Party any
corzidental nformaton obianed from the other Party which does not invohve the aflinmaive dulies set forth above.

(i} Agent Represeniing Boh L essor and Lessee. A real estate agent, erther actnp directly or through one or more associate
licenses, can lagally be the agent of both the Lessor and the Lessee in a transaction, but only wath the knowledge and consent of beth the Lessor and
the Lessee. In a dual agency situabion, the agent has the following affimative obfigations to both the Lessor and the Lessee: a. A fidudary duty of
utmost care, integnty, honesty and loyalty in the dealngs with either Lessor or the tessee. b, Other dubes to the Lessor and the Lesses as stated
above in subparagraphs (i) or {d). In representmg both Lessor and Lessee, the agent may not wathout 1he express permission of the respectve Party,
drsclose to the other Parly thai the Lessor wall accept rend in an amopunt less than that indicaied in the Bsing or that the Lessee is willing lo pay a higher
reril than that offered. The above duties of the apent in a real eslate ransacbon do not refeve a Lessor or Lessee trom the responsibility to protect their
own interests. Lessor end Lessee shoutd carefulty read all agreements to assure Lhat they adequately express their understanding of the transaction.
A real eslate agent is a person quakiied lo advise about real estate. If legal or tax adwice is desoed, consudi a competen] professional,

(23] Brokers have no responsibility with respect to any default or breach hereof by erher Party. The Partes agree thal no lawsuil or
other lega! proceeding invohang any breach of duty, error or omission relzting to this Lease may be brougit agamnst Broker more than one year after the
Stan Date and that the Babfity finchuding court costs and attomeys' fees), of any Broker wath respect to any such lawsuit and/or legal proceeding shall
ot exceed the fee received by such Broker pursuant to this Lease, prowded, however, {hal the foregoing Gmutation on each Broker's bability shall not be
appicable {0 any gross negligence ar wilhd musconduct of such Broker.

(c) Lessor and Lessee agree 1o idenidy to Brokers as "Caordidential” any communiczuon or informauon given Brokers that is considered
by such Party to be confiderial.
26. No Right To Holdover. Lessee has no nght Lo retan possesson of the Premises or any pan thereof beyond the expiratron or terrnination of

this Lease. In the event that Lessee holds over, then the Base Reni shall be increased 1o 150% of {he Base Rent applicable immediately preceding the
expiraton or termunation. Holdover Base Rent shall be calculated on monihly basis. Nothing contained heremn shal be construed as consem by Lessor
to any holding over by Lessee.

27, Cumulative Remedies. No remedy or electon hereunder shall be deemed exclusive bul shall, wherever possible, be cumulalve wth ell
other remedies at law or in equity.
28. Covenants and Conditions; Construction of Agreement All prowisions of thus Lease te be abserved or performed by Lessee are both

covenants end conditions. In construing thus Lease, all headings and ties are for the convenience of the Parbies only and shall not be considered a
part of this Lease. Whenever tequited by the context, the singutar shafl include the phral and wice versa. This Lease shall not be construed as o
prepared by one of the Parties, but rather accondng to its fair meaning as a whole, as f both Parties had prepared 1L

29. _Binding Effect; Choice of Law. This Lease shall be bindmg upon the parties, therr personal represeniaiives, successors and assigns and
be govemed by the Laws of the State in which the Premises are located. Any Biugaton belween the Parties hereto conceming thus Lease shall be
ritiated m the county in which the Prernises are locaied.

30, Subordination; Atomment; Non-Disturbance.

30.1 Subordination. This Lease and any Option granted heraby shall be subject and subordinate to any ground lease, morigage, deed
of trust, or other hypothecatlion or secunty device {collecively, “Security Device™}, now or hereafter placed upon the Premises, to amy and afl edv2nces
made on the security thereaf, and to all renewals, modificaons. and extensions thersof, Lessee agrees that the holders of any such Secunty Dewces
{in this Lease together refermed to as "Lender”) shall have no Gability or obligation to perform any of the obligations of Lessor under this Lease, Any
Lender may elecl to have dus Lease andfor any Opbon granted hereby superior to the len of its Secumty Dewce by giving wntten notice thereof lo
Lessee, whereupon this Lease and such Qpuons shall be deemed prior to such Secunly Device, notwithstanding the relatve dates of the
documeniation or recardaton theresf,

30.2 Attormnment In the event that Lessor transfers tide to the Premises, or the Premmuses are acquired by another upan the (oreclosure
or termination of 8 Secunly Device 1o which (his Lease is subordinated (1) Lessee shall, subject to the non-disturbance provisions of Paragraph 30,3,
attom to such new owner, and upon request, enter into a new lease, contaning all of the terms and provisions of this Leass, with such new cwner for

er of the term heresd, or, at the elecuon of the new owner, this Lease will automatically become a new lease between Lessee and such new
;(ﬁ) Lessor shall thereafter be relieved of any further obligatrons hereunder and such new owner shall essume al of Lessor's obligatons,
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except that such new owner shall not: (a) be Bable for any ad or omission of any prior lessor or with fespect lo events occurmmg priof to acquisition of
ownership; (b) be subject lo any offsets or defenses which L essee might have agamnist any pror lessor, {c) be bound by prepaymem of more than one
month's rent, or {d) be Lable for the return of any secunty depasit paid to any pnor lesser which was nat paid or aredited to such new owner.

303 Non-Disturbance. With respect to Secunly Dewces entered inlo by Lessor afler the execubon of this Lease, Lessee's
subordination of this Lease shafl be subjedt to receiving a commeraally reasonable non-disturbance agreemen! {a “Non-Disturbance Agreement”)
from the Lender which Non-Disturbance Agreement provides that Lessee's possession of (he Premises. and this Lease, induding any oplons to extend
the term hereof, will not be disturbed so long as Lessee is not n Breach hereof gnd attoms o the record owner of the Premises. Further, withun 60
days afler the execution of (his Lease, Lessar shall o requested by Lessee, use it commerdally reasonable efforts to obtain a Non-Disturbance
Agreement from Lhe holder of any pre-existng Securily Dewice which is secured by the Premises. In the event that Lessor is vnable to prowide the
Non-Disturbance Agreemernt within said 60 days. then Lessee may. at Lessee's oplon, dreclly contact Lender and attempt to megohate for the
exeraon and delvery of a Non-Disturbance AgreemenL

304 Self-Executing. The agreements contamed in this Paragraph 30 shall be effective without the execubon of any further documents;
provided, however, that, upon wniten request from Lessor or a Lender 1n connecton with a sale, financing or refnancing of the Premises. Lessee and
Lessor shall execute such further wnings as may be reasonably requued lo separately document amy subordinaton, attommert andfor
Non-Disturbance Agreement provided for herein,

. Atormeys® Fees. It any Party or Broker bangs an action gr proceeding invohving the Premises whether lounded n tort. contract of equaty, of
to dedlare rights hereunder, the Prevailing Party (as hereafter defined) in any stch proceeding. acten, or appeal thereon, shall be enulled to reasonable
&itomeys’ tees. Such fees may be awarded in the same sirl of recovered in a separate suit, whether or not such action of proceeding 15 pursued to
decision or judgment. The term, "Prevailing Party” shall meluda, without Emitation, a Party or Broker who substantally obtains or defeats the relief
soughl. as the case may be, whether by compromise, settlement, judgmeny, or the abandonment by the other Party or Broker of s claim or defense.
The atiomeys' fees award shall not be computed In accordance wath any court fee schedute, but shall be such as to fully reimburse a atiomeys' fees
reasonably incurred, In addition, Lessor shafl be entiled to attomeys’ fees, costs and expenses inourred m the preparason and service of nobces of
Default and i n cor 1 therewath, whether or not a legal ackon s subsequeniy commenced in connection with such Defaul! or resulting
Breach ($200 is a reasonable minimum per occunrence {or such services and consuitation)

32. Lessors Access; Showing Premises; Repairs. Showing Premises; Repairs, Lessor and Lesso’s 2pents shall have the nght to enter the
Premises ai any tme. in the case of an emergency, and othermse at reasonable tmes aiter reasonable pror notce for the purpose of showmg the
same o prospecinve purchasers, lenders, or tenants, and making such akerzbons, repairs. mprovernents or addtions to the Premuses as Lessar may
deem necessary o desirable and the erectmq, using and maintaiung of utites. services, pipes and conduits through the Premises andfor other
premises as long as there is no matenal adverse effect on Lessee's use of the Premises Al such acivbties shall be without abatement af rent or
Aability lo Lessee.

. Auctions. Lessee shall not conduct. nor permit 1o ba conducted, 2ny auction upan the Premises wathout Lessor's pnor wiltien consent
Lessor shall nol be obbgated to exerdise any standard of reasonableness in determining whether 1o permul 2n auction.

34 Signs. Lessor may place on the Premises ordmary “For Sale” signs at any tme and ordinary “For Lease” signs dunng tha last 6 months of
the term hereof. Except for ordinary "For Sublease” signs which may be placed ondy on the Premises, Lessee shall not place any sign upon the Project
without Lessor's pnor wiitten consent. All signs must comply with all Applicable Requrements

35. Toerminauon; Merger. Unless speaiically stated otherwise in witing by Lessor, the voluntary of other sumender of this Lease by Lesses, the
mutual terminatien or cancefation hereof, or a teminavon hereof by Lessor for Breach by Lessee, shall automatically terminaie any sutlease or lesser
esiate in the Prerses: provided, however, that Lessor may elect {0 continue any one or all existing subienancies, Lessor's faure within 10 days
tollowang any such event 1o elec! to the contrary by wntien notice to the holder of eny such lesser interest, shall consutute Lessar's eleclion to have
such event constitute the termination of such interest,

36. Consents. Except 83 othenvise provided herein, wherever in this Lease the consent of a Party is required (o an acl by or for the other Party,
such consent shall not be unreasonably withhekd or delayed. Lessor’s actual reasonable costs and expenses {mdudmng but not imeed to architects’,
attomeys', engineers’ and other consultants’ (ees) incured in the consideration of, or response o, a reguest by Lessee for any Lessor consant,
inchrding but not Emuted {o consents te an assignment. a subletung or the presence or use of a Hazardous Substance, shall be paid by Lessee upon
receipt of an nwice and supporlng documentation therefor. Lessor's consent to any act, assignmen! or sublettng shall not constilute an
acknowledgment that no Defaull or Breach by Lessee of this Lease exists, nor shall such consent be deerned a waiver of any then existng Default ar
Breach. extcept as may be otherwise speafically stated in wnung by Lessor at the lme of such consent.  The fadure to speatfy herein any parucular
condiion to Lessor's consent shall not predude the impasiion by Lessor 21 the tme of consent of such Ruther or other condiions as are then
reasonable wath reference to the parucular matter for which consent is being given, In the evenl that erther Party disagrees with any determination
made by the other hereunder and reasonably requests the reasons for such delerminaton, the determining party shall furnish its reasons in writng and
tn reasonable detad wathin 10 business days {ollowny such request

3r. Guaranler.
YR Execution. The Guarantors. if any. shall each execute a guaranty in the form mast recendy published by the AIR Commercial Real
Estate Associagon.

3r.2 Default. It shall consutute a Defaull of the Lessee f any Guarantor fails or refuses, upon request to provide: {a) ewidence of the
exetuon of the guarandy. including the authonty of the party sigrung on Guaranior's behalfl to obbgale Guamantor. and 1n the case of a comporate
Guaraniof, a cerified copy of & resolution of its board of directors authomzing the making of such guaramly, (b} curent financial statements. {c) an
Estoppel Certficate, or (d) wntzen corfirmauon that the guaranty is stll in eflect

38. - Quiet Possesslon.- Subject to payment by Lessee of the Renl and performance of all of the covenants, conditions and provisions on
- Lesser’s part lo be observed and performed under this Lease, Lessee shal have quiet possession and quiel enjoyment of the Premises dunng the term

hereof.

aa. Options. If Lessee ia granted any oplion, as defined below, then the following provistons sh2l 2oply,

391 Definition. ~Option™ shall mean: (a) the nght to extend ar reduce the termn of or renew this Leasa or o exiend or reduce the temm
of or renew any lease that Lessee has on other properly of Lessor; (b) the nght of first refusal or first offer lo lease either the Premises or other property
of Lessor; (c) the right to purchase, the nght of first offer to purchase or Lhe nght of first refusal to purchase the Premises of other property of Lessor.

39.2 Options Parsonzl To Original Lessee, Any Opben granted to Lessee in this Lease is personal to the onginal Lessee, and cannot
be assignied or exerosed by anyone other than said ocnginal Lessee and ordy while the origmal Lessee is in full possession of the Premises and, if
requested by Lessar, wmith Lessee certifying that Lessee has no inlenton of therealter assignng or sublettng.

39.3 Multiple Options. In the evenl that Lessee has any muftiple Options to extend or renew (his Lease, a later Opton cannor be
exercised untess the poor Qplions have been valdly exerased,

394 Effect of Default on Optlons.

.”N_ {a) Lessee shal have no nghl lo exerase an Oplon: (i) dunng the penod commencing with the gnang of any notice of Defaull and
@uﬂﬂ said Pefaudl is cured. (1) during the period of ime amy Rernt is unpaid (wmthout regand lo wheier notuce thereof is given Lessee), {ii)
v
L} —
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during the tume Lessee s in Breach of tus Lease, or {iv} in the event thal Lessee has been given 3 or mare nouces of separaze Defauh, whether or nol
the Defaults are cured, dunng the 12 month penod immediately preceding the exerase of the Opbon.

{b) The period of wme within which an Option may be exarcised shall nol be extended or enlarged by reason of Lessee's inabiity to
exercise an Opton because of the provisions of Paragraph 38.4(a).

{c} An Oplion shall termmate and be of no further force or effedt, motmthsiandiig Lessee's due and tmely exercise of the Oplon, If,
&fter such exertise and prior 1o the commencement of (he extended lerm or complelion of the purchase, (T} Lessae fails to pay Rent for a penod of 30
days after such Rent becomes due (without any necessity of Lessor to give notice thereaf), or (i) il Lessee comumuts a Breach of this Lease.

40. Security Measures. Lessee hereby acknowdedges Lhat the Rent payable to Lessor hereunder does not indude the cost of guard service or
other secunty measures, and that Lessor shall have no obfigation whatsoever to prowde same. Lessee assumes all responsibifity for the protection of
the Prernises, Lessee. its agents and imatees and their property from the acts of third parties.

41, Reservations. Lessor reserves the nght: (i} to grant, without the consent or joinder of Lesses, such easements, nghts and dedicalions that
Lessor deems necessary, (u) to cause the recardation of parcel maps and restricions, and (i} to creale and/or install new utlty raceways, so long as
such easements, nghts, dedications, maps, restiicbons, and vllity raceways do nol unreasonably interfere with the use of the Premises by Lessee.
Lessee agrees to sign any documents reasonably requesied by Lessor to effectuate such rights.

42, Performance Under Protest If at any Ume a dispule shall arise as to any amount or sum of money Lo be paid by one Party to the other
under the provisions hereof, the Party agamst whom the obfigation to pay the money is asserted shall have the nght to make paymer “under protest”
and such payment shall not be regarded as a voluntary payment and there shall survive the right on the pan of s2id Party to insttule stat for recovery of
such sum, If it shall be edjudged thal there was no legal obligation on the pant of said Party to pay such sum or any pan thereof, said Party shall be
enuled 10 recover such sum or $o much thereaf as d was not legally required to pay. A Party who does not insiate suil tor the recovery of sums paid
“under protest” within 6 manths shafl be deemed to have waived its right Lo protest such payment,

43, Authority.; Multiple Parties; Execution.

(a} If either Party herelo is a corporation, trust. Enuted liability cornpany, partnership, or similar ently. each indvidual
exaciriing this Lease on behalf of such entity represents and warrants that he or she is duly authonzed 1o execute and delver this Lease on ils behali.
Each Party shall, within 30 days afier reques), defver o the olher Party salisfactory evidence of such awthonty,

) 11 this Lease i3 execuied by more than one persen or enlily as "Lessee®, each such person of enlty shall be joinly and
severally liable hereunder, [t is agreed that any one of the named Lessees shall be empowered fo exscule any amendment to this Lease, or other
docurnent ancillary thereto and bind all of the named Lessees, and Lessor may rely on the same as f 20 of the named Lessees had executed such
document.

(c) This L ease may be executed by the Partes in counterpans, each of which shall be deemed an onginal and all of which
together shall consuitrte one and the same instrument.

44, Conflict. Amy corthct between the panied provisions of thus Lease and the typewriten or handwntien provisions shall be controfled by the
typewntien or handwntien provisions,

45 Offer. Preparauon of this Lease by either party or their agent and submission of same to Lhe other Party shall not be deemed an offer to
|lease to the other Party. This Lease is not inlended to be binding untd exeauted and defvered by afl Parues herelo,

46. Amendments. This Lease may be mod.fied only in wnung, signed by the Parlies in interest at the Uime of the moddficaton. As long as they
do not meterdally change Lessee's obligations hereunder, Lessee agrees to make such reasonable nor-monetary modidications to this Lease a3 may be
reasonably required by a Lender in connection wath the oblaining of pormal financing or refinanang of the Premises.
A——VWaiver—oiJurr-Trah—THE-PARTIES-MEREBY-WAIVE-THEIR-RESRECTIVE—RIGHTS —TO-—TRIAL—BY—JURYIN-ANY-ACTION-OR
RROCEEDINGINVOLVING THE-RROAGRTY-OR-ARISING-QUT OF THIS- AGREEMENT,

48. Arbitration of Disputes. An Addendum requiring the Arbitration of all disputes between the Parties and/or Brokers arlsing out of this Lease
0 is B isnot attached to this Lease.
49, Accassikility; Americans with Disabillties Act.

{a} The Premises: &1 have not undemone an inspectron by a Certified Access Specialist (CASp). O have undergone an

inspection by a Cerufied Access Speaafist (CASp) and il was determined that the Premises met all applicable constrcimn-retaied accessibibity
standards pursuamt to Cafifornia Chvl Code §55.51 el seq. O have undergone an inspecton by a Certified Access Speciafst (CASp) and @t was
determmed that the Premises did nol meel all applicable constructionrelated accessibiity standamds pursuan! to Califomnia Civil Code §55.51 et seq.

(b} Since compliance wath the Amencans with Disabilibes Acl (ADA) is dependeni upon Lessee's spealic use of the
Premises, Lessor makes no wamanty or representaton as to whether or not the Premises comply with ADA or any similar legislabon. In the event that
Lessee's use of the Premises requires modificitions ar addiions ta the Premises i order 1o be m ADA comp , Lessee to make any such
necessary moddicatons and/or add.aons at Lessee’s expense.

i

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 HEREBY AGREE
THAT, AT THE TIME THIS LEASE IS EXECUTED, THE TERMS QF THIS LEASE ARE COMMERCIALLY REASONABLE AND EFFECTUATE THE
INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT TO THE PREMISES.

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

IT RELATES. THE PARTIES ARE URGED TO:

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

2, RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID

INVESTIGATION SHOULD INCLUDE BUT KOT BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTAKCES, THE ZONING 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 FREMISES 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.

.
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The perties hereto have executed this Lease at the place and on the dales spectied above their respective signatures.

Executed at. Chula Vista Exeaned
Oon: Cn
By LESSOR: By LESSEE:

Cicy Of Chula Visra, a nunicipal chartered

Centro De Salud De La Comunidad De San

Corporation of the state of California

Ysidro,iInc. dba San Ysidro Health Center Ing¢

- l

Name Printed 8y:

Tile. Name ted' Kevin Ma
Tile. President and CEQ

By

Name Pnnted By:

Tele: Name Prirded
Tide:

Address' 276 Fourth Avenue

Chula vista, California 51910 Address: 1275 30ch ST.

San Diego, CA. 92154

Tefephone:(_ )

Facsimie{ ) Telephone (619) €€2-41865

Email: Facsimile ()

Email. Emai:

Federal D No, Emai:
Federal ID No.

BROKER: BROKER:

Voit Real Estate Services

Alt: Tracy Clark and Kimberly Clark Adt:

Tile: Senior Vice President and Associate Tide:

Address, 4747 Executive Dr. Suite 800 Address:

San Diego, CA. 92121

Telephone (958 } 453-0505 Telephone. ()

Facsimile (858 }408-397¢6 Facsimile( }

Email telark@voitco.con & kclark@voitco.con Emal:

Federal ID No. Federal 1D No.

Broker/Agent BRE License #: Voit: 01333376 Real

Estate Salesperson Cal BRE, License #

Broker/Agen! BRE License #.

00641800 & 01439305

NOTICE: These forms are often modified to meet changing requirements of law and industry needs. Always write or call to make sure you
are utilzing the most current form: A[R Commertial Real Estate Association, 500 N Brand Blvd, Suite 900, Glendale, CA 91203, Telephone
No. {213) 687-8777. Fax No.: (213) 687-8616.

{c)}Copyright 1998 By AIR Commercizl Real Estate Association.

All Fights reserved.
No part of these works may be reproduced in any form without permission in wnting.

@
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RENT ADJUSTMENT(S)

STANDARD LEASE ADDENDUM

Dated January 23, 201%

Byand Between “_essor) City of Chula Vista, a municipal chartered
corporation of the Scate of California

(Lessee) Centro De Salud De La Coounidad Pe San Ysidro,

Inc., dba San Ysidro Health Center, Inc.

Address of Premises: 1900 Maxwell Rd, Chula Vista
Chula Vista, California 91511

Paragraph 50
A RENT ADJUSTMENTS:

The monthly rent tor each month of the adjustment penod(s) speafied below shall be increased using the method(s) indicated below:
(Check Method(s) to be Used and Fill in Apprapnatety}
EJ . Costofliving Mjn;unenus) {CALA)

a,  On (Ffl in COLA Dates)’

the Base Renl shall be adjusted by the change, o any, trom the Base Month spectied below, in the Consumer Pnce Index of the Bureau of Labor
Staustics of the U.S. Department of Labor for (select ane):[3 CPI W (Urban Wage Eamers and Clencal VWorkers) or J CPI U (A0 Urban Consumers),
for (F&l in Urban Area):

. All ltems

{1982-1984 = 100), heren referred to as "CPI™.

b. The monthly Base Rent payable in accordance wath paragraph Al.a. of this Addendum shall be calculated as follows: the Base Rent set
forth in paragraph 1.5 of the attached Lease, shal be multplied by a fracuon the numerator of which shall be the CP) of the calendar month 2 months
prior to the menth(s) spectied in paragraph Al.a. abova during which the adjustment is o Lake effect, and the denominator of which shall be the CPI of
the calendar monzh which is 2 months pnor to (select ane): the [ first month of the tenn of this tease as set forth in paragraph 1.3 (Base Month™) or
O (Fill in Other "Base Month™): . The sum so cateutated shall
consifite the new manihly Base Rent hereunder, but m no cvenl, shall any stch new monthly Base Rent be less than the Base Rent payable for the
month mmediately preceding the Base Rent adjusiment.

c. In the event the compdalion and/or publicaon of the CPl shaB be trensfemed to any other govemmental department or bureau or
agency or shall be disconinued, then the index mos! nearly the same g3 the CPI shall be used to make such caladabion. In the event lhal the Parties
cannot agree on such aliemative index, then the matter shall be submitted for decision to the Amencan Arteiration Assodation i accordance with the
then ndes of said Associztion and the decisicn of the artuirators shall be binding upon the parties. The cost of said Artniration shall be paid equally by
the Parties,

O H—Mardvet-Rontat-Valus-Adjustmoniis )} {MANG
3—On-{FZHin MR Adjust + Datols)

{5} l-segor-and -1 assa8-shal-i digtgh i 3 "'""-'-a",’ 'l H or-broka-to- tha-Rew-MROwWIRR
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R
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& 1. Fixed Rental Adjustment{s) (FRA}
The Base Rent shall be increased (o the foflowing amounts on the dates sel forth below

On (Fill in FRA Adjustment Date{s)). The New Base Reni shall be:
July 1, 2016 $14,025.00 per nonth
July 1, 2017 $14,306.00 per nonth
July 1, 2018 $14,592.00 per nonth
Juiy 1, 2019 $14,B83.00 per month

O . Inltlal Term Adjustments.
The fonmuta used to calatate adjustments to the Base Rate dunng the original Term of the Lease shall contnve to be used during the extended term.

B. NOTICE:

Unless spectied otherwise herem, nolce of any such adustments, other than Fixed Rental Adustments, shall be made as speafied in
paragraph 21 of the Lease,
C. BROKER'S FEE:

The Brokers shall be paid a Brokerage Fee for each adjustment speafied abgve in accordance wath paragraph 15 of the Lease or if
applicable, paragraph 9 of the Sublease,

NOTICE: These forms are often medified to meet changing requirements of law and industry needs. Always write or call to make sure you
are utilizing the most current form: AIR Commercial Real Estate Associztion, 500 N Brand Blvd, Suite 500, Glendale, CA 91203,
Telephone No, (213} E87-8777. Fax No,: (213) 687-B616.
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OPTION(S) TO EXTEND
STANDARD LEASE ADDENDUM

Dated January 23, 2015

Byand Between {Lessor} City of Chula Vista, a rmunicipal chartered

corporation of the State of California

By and Between {Lessee) Centro De Saziud De La Comunidad De San

Address of Premises: 1800 Maxwell Rd, Chula Vista

Chula Vista, California 9i911

Pamgraph 51

A OPTION{S) TO EXTEND:
Lessor hereby grants to Lessee the option to extend the term of Uus Lease for  One adgdizonal Sixty {60)
month penod(s) commencag when the prior lerm expires upon each and all of the {ollowang terms and condilions’

() In order to exercise an option to extend, Lessae must give wnten nolice of such electon to Lessor and Lessor must receive the same a1
least 6 butnotmore than 12  months pnor to the date that the option period woudd conymence, tome being of the essence. If proper
natficabon af the exeraise of an oplon is not gven and/af recerved, such oplion shal automalcally expire. Optons {if there are more than one) may
only be exercsed consecutvedy.

(i) The prowisions of paragraph 39, ncudmg those relating to Lessee’s Default set forth in paragraph 39.4 of this Lease, are conditions of
this Opbon.

(i} Excepl for the provisions of Lhis Lease grantng an oplon of optons 1o extend the term, all of the terms and cond.lions of this Lease
excep! where specifically mod.iied by this oplon shall apply.

(v} This Option is personal to the original Lessee, and cannot be assigned or exercised by anyane ather than said onginal Lessee and only
wile the onginal Lessee 15 in full pe ion of the Premises and without the ntention of thereafer assigning or subletung.

(v) The monthly reni for each month of the option period shall be calaudated as follows, using the method(s) indicated below.
(Check Method(s) to be Used and Fill n Appropnately)

] 1. Costof Living Adastment(s) (COLA}
a. On (Fll in COLA Dates):

the Base Rent shall be adpusled by the change. f any. from the Base Month specafied below. in the Consumer Price Index of the Bureau of Labar
Staustics of the U.S. Department of Labor {or (select ane): [ CPI W (Urban Wage Eamers and Clencal Workers) or [ CPI U (All Urban Consumers),
for {Fd@l in Urban Area).

Allltens (1982-1984 = 100}, herein refemed to as "CPIr.

b. The monthly Base Ren! payable in accordance with paragraph A.l.a. of this Addendum shall be calculated as follows: the Base Rent set forth
m paragraph 1.5 of the attached Lease, shall be muitplied by a fraction the numerator of wtuch shall bo the CPt of the calendar month 2 months pror to
the month(s) specfied in paragraph Al.a. above during which the adjusmment is to lake effed, and the denomunalor of whuch shall te the CPI of the
calendar month which is 2 manths prior to (select one): O the (irst month of the term of this Lease as sel forth in paragraph 1.3 ("Base Month™ or {3
(Fi in Other "Base Month™):

The sum so calcuated shall constitute the new menthly Base Rent hereunder, but in no event, shall any such new monthly Base Rent be less than the
Base Renl payable tor the menth immediately preceding the rent adjustmernL

c. Inthe avent the compiation and/or pubbication of the CPI shall be rensferred to eny other govemmental department or bureau of agency of
shall be discontinued, then the index most nearly the same as the CPl shall be used {o make such calcdabion. In the event that the Partes cannot
agree on such alternauve index, then the matter shall be submilted for deciston to the American Arbiraton Associaton in accordance with the then
ndes of said Assocavon and the dedision of the arbitrators shall be binding npon the paries  The cost of said Arbitratron shall be peid equally by the
Parties.

3 1. Market Rental Value Adjustment{s} (MRV)
a.  On {FD in LIRY Adjustment Date{s))

the Basa Ren! shall be adusted to the "Market Rental Value® of the property a5 follows:
1) Four monihs prior lo each Marke? Rental Vatlue Adjustment Date described above, the Parlies shall sitempt to agree upon whal the new
MRV will be on the adjusiment date. [f agreemeni cannot be reached, within thirty days, then:

‘l'l%' (8) Lessor end Lessee shall immediately appoinl a mutually acceptable eppraiser of broker to establish the new MRV within the next 30
ialed costs will be spiil equally between the Parues, or
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{b) Both Lessor and Lessee shall each inmediately make a reasonable detenminauon of the MRV and submul such determunation, in
wning. to arbitration in accerdance wath the following provisions:

iy Within 15 days thereafter, Lessor and Lessee shall each seledd an 0 appraiser or B broker ("Consultant™ - check ong) of their
choice to act as an arbiirator. The two arberators so appoinied shall ingnediately select a third mutually acteplable Consultant to act as @ thind
arbirator.

{u) The 3 arbitratars shall within 30 days of the appeintment af the third artrater reach a decision as to what the actuzl MRV for
the Premuses is, and whether Lessor's or Lessee’s submutted MRV is the dlosest thereto, The deasion of a maponly of the arbirators shall be binding
on the Parties. The subrutted MRV which is determined to be the closest to the actual MRV shall thereafler be used by the Partes.

{m) If echer of the Parties falls to appoint an arwtrator within the speafied 15 days, the arberator umely appointed by one of them
shall reach a decision on his or her own, and said decisicn shall be binding on the Partes,

{v) The entre cos! of such arbitration shall be pard by the party whose submutied MRV is not selected, ie. the one that is NOT the
dosest to the actual MRV,

2) When determining MRV. the Lessor, Lessee and Consuftants shall consider the terms of comparable market ransachans which shall
include, but no Emited to, rent, rental adjustments, abaled ren), lease term and {mandal condition of tenants.

3) Notwithstandarg the foregaing, the new Base Renl shall not be less than the rent payable for the month immeduately preceding the
rent adjusimenl.

b. Upon the eslablishment aof each New Market Rental Value:
1} the new MRV will become the new "Base Rent” for the purpose of calculaung any further Adusiments, and
2) the first month of each Markel Rental Valye term shall become the new "Base Month™ for the purpose of calautaing any further
Adustments.

W. Fixed Rental Adjustment{s) {FRA)
The Base Rent shall be ncreased to the following amounts on the dates set forth below:

On (Ffl in FRA Adjustrment Date(s)): The New Base Rent shall be:
July 1, 2020 $15,181/Month
July 1, 2021 515, 484/Month
July 1, 2022 515, 794/Month
July 1, 2023 $16,110/Month
July 1, 2024 516,432/Month

0 V. Initlal Term Adjustments.
The formula used to calatdate adjusiments o the Base Rate dunng the original Term of the Lease shall continue to be used gunnp the extended term.

B NOTCE:
Unless specxied olherwise herein. nouce of any rental adjustments, other than Fixed Remal Adusiments, shall be made as speafied m
paragraph 23 of lhe Lease,

C. BROKER'S FEE:
The Brokers shall be paid a Brokerzge Fee for each adjusiment speafied above in accordance wath paragraph 15 of the Lease or if
appliczble, paragraph 9 of the Sublease.

NOTICE: These forms are often modified to meet changing requirements of law &nd industry néeds, Always write or call to make sure you
are utilizing the most current form: AIR Commercial Rea) Estate Association, 500 N Brand Bivd, Sulte 900, Glendale, CA 91203.

Telephone No, (213) 687-87T7. Fax No,: {213) 687-8518,

S
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ADDENDUM TO LEASE DATED DECEMBER 18, 2014, BY AND BETWEEN CITY OF CHULA VISTA, A
MUNICIPAL CHARTERED CORPORATION OF THE STATE OF CALIFORNIA; AS LESSOR, AND CENTRO DE
SALUD DE LA COMUNIDAD DE SAN YSIDRO INC, AS LESSEE, FOR THE PREMISES LOCATED AT 1800
MAXWELL RD, CHULA VISTA, CALIFORNIA 91911

52, EARLY TERMINATION: Lessee shall have the right to terminate the Lease at any time after the 185 month
of the Lease term by giving Lessor a minimum 6 months written notice and reimbursing Lessor for the unamortized
construction costs and leasing fees. This Earty Termination right shall only be exercised as a result of loss of funding
or loss of contracts and Lessee shall provide proof of same o Lessor with any early termination notice.

53. IMPROVEMENTS: Lessor at Lessor's expense shall demise the Premises. All other necessary tenant
improvements shall be Lessee's responsibility at Lessee’s expense.

LESSOR: CHULA VISTA, A MUNICIPAL CORPORATION OF THE STATE OF CALIFORNIA
By: Date:
Name Printed: Title:

LESSEE: CENTRO DE SALUD DE LA COMUNIDAD
DE SAN.YSIDROQ, INC.

By: ’/ / A W% Date: ‘/{/{?/Z/ S

Kevin Mattson President & CEO

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

PATRACY Arfarmasii 600 Maxwell RdiiBO0_Maxwell Rd_Leasa Addendum 0315.doc
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Voit.

REAL ESTATE SERVICES

EXHIBIT B
NOTICE TO OWNERS,; BUYERS AND TENANTS REGARDING
ENVIRONMENTAL MATTERS, AMERICANS WITH DISABILITIES ACT,
- FLOOD DISCLOSURE, ZONING/USE DISCLOSURE AND
ALQUIST-PRIOLO SPECIAL EARTHQUAKE FAULT ZONING ACT

ENVIRONMENTAL MATTERS

It is essential that all parties to real estate transactions be aware of the health, lizbility and economic impact of environmental
factors on'real estate. Voit Real Estate Services does not conduct investigations or analyses of environmental matters and,
accordingly, urges the parties to a real estate transaction to retain qualified environmental professionals to determine whether
hazardous ar toxic wastes or substances {such as asbestos, PCB's and other contaminants or petro-chemical products stores
in underground tanks) or ather’'undesirable materials or conditions are present at the praperty and, if so, whether any health
danger or other liability exists. Such subslances may have been used in the construction or operation of buildings or may be
present as a result of previous activities at the property.

Various laws and regulations have been enacted at the faderal, state and local levels dealing with the use, storage, handling,
removal, transport and disposal of toxic or hazardous wastes and substances. Depending upon past, current and proposed
uses’ of the property, it may be prudent to retain an environmental expert to conduct a site investigation and/or building
inspection. If hazardous or toxic substances exist or are contemplated to be used at the property, special governmental
approvals or permits may be required. In addition, the cost of removal and disposal of such materials may be substantial.
Consequently, legal counsel and technical experts should be consulted where these substances are or may be present.

AMERICANS WITH DISASILITIES ACT

Please be advised that, as an owner or tenant of real property, you may be subject to the Americans with Disabilities Act (the
ADA), a Federal law codified at 42 USC Section 12101 et seq. Among other requirements of the ADA that could apply to your
property, Title 11l of the ADA requires owners and tenants of "public accommaodations® to remove barriers to access by
disabled persons and provide auxiliary aids and services for hearing, vision or speech impaired persons by January 26, 1992,

* The regulations under Title [Il of the ADA are codified at 28 CFR Part 36.

We recommend that you and your atiormney review the ADA and the regulations, and, if appropriate, your proposed lease or
purchase agreement, to determine if this law would apply to you, and the nature of the requirements. These are legal issues.
Voit Real Estate Services cannot give you legal advice on these issues.

ELQOD DISCLOJSURE

If the premises are located in a F'ederaI].y Designated Flood Zone, the real and personal property of Lessee situated on or in
the Premises is not protected by the hazard insurance policy for the property carried by Lessor. Lessee is responsible for

" investigating the Flood Zone status of the Premises and obtaining insurance to cover Lessee’s property if it so desires.

- AQNINGIUSE DISCLOSURE

Prior to executing a lease, Lessee is responsible for determining that the zoning applicable to the property and Premises
allows Lessee to use the property for its intended use of business, and that all building codes, parking requirements, and other
governmental requirements, improvements required, and permits necessary have been met or are available to Lessee. Voit

.Real Estate Services has made no representations, except in writing, if any, concerning the zoning and allowable use of the
-Premises and any requirements that may be imposed upon lessee by any governmental agency. If Lessee's use of the
-Premises requires a Use-Permit or other permits from a governmental authority it could take several months to obtain same,

—and-Lessee may still be.responsible for the payment of rent and other charges whether or not such pemits are ultimately

obtained.
ALQUIST-PRIOLO SPECIAL EARTHQUAKE FAULT ZONING ACT

The property and Premises described above {check which box applies) O is; O is not; B may or may not be situated in an
Earthquake Fault Zone as designated under the Alquist-Priclo Earthquake Fault Zoning Act, Sections 2621-2630 inclusive of
the Califomia Public Resources Code; and, as such the construction of development on the property of any structure for
human eccupancy may be subject to the findings of a geologic report prepared by a geologist registered with the State of
California, unless such report is waived by the city or county under the terms of that Act. No representations on this subject
are made by Voit Real Estate Services, or its agents or employees and the Lessee/Purchaser is advised to make its own
inquiry into this situation prior to entering'into a lease or sale agreement.

1l
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REAL ESTATE SERVICES

By your signature below, you acknowledge that you have read and understand this disclosure and have received a copy:

LESSOR: CITY OF CHULA VISTA,
A MUNICIPAL CHARTERED CORPORATION OF THE STATE OF CALIFORNIA

By: Date:

Name Printed: - Title:

LESSEE: CENTRO DE SALUD DE LA COMUNIDAD DE SAN YSIDRO, INC /
. By_- A.-a Date: / 9/ 2) A

Kevin Mattson President and CEO
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