he cost of which is otherwise Lessee's responsibility hereunder.”

7.2 Lessor's Obligations. Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance),
4.2 (Operating Expenses), 6 (Use), 7.1 (Lessee's Obligations), 9 (Damage or Destruction) and 14
(Condemnation), Lessor, subject to reimbursement pursuant to Paragraph 4.2, shall keep in good order,
condition and repair the foundations, exterior walls, structural condition of interior bearing walls, exterior roof,
fire sprinkler system, fire alarm and/or smoke detection systems, fire hydrants, and the Common Areas. Lessee
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MERCI EAL ESTATE ASSOCIATION
STANDARD IND COM CIAL SINGLE-TENANT LEASE -- NET
(DO USE THIS FORM FOR MULTI-TENANT BUILDINGS)

1. Basic Provisions ("Basic Provisions").
1.1 Parties: This Lease ("Lease"), dated for reference purposes only ,

is made by and between

("Lessor")

and

("Lessee"),

(collectively the "Parties," or individually a " Party").
1.2 Premises: That certain real property, including all improvements therein or to be provided by Lessor under the terms of this Lease,

and commonly known as ,

located in the County of , State of ,

and generally described as (describe briefly the nature of the property and, if applicable, the "Project", if the property is located within a Project)

("Premises"). (See also Paragraph 2)

1.3 Term: years and months ("Original Term") commencing
("Commencement Date") and ending ("Expiration Date"). (See also Paragraph 3)

1.4 Early Possession: If the Rremises are available\ Lessee may have non-exclusive possession of the Premises commencing

("Early Posgession Date"). (See also Paragraphs 3.2 and 3.3)

M ("Bafe Re\xt"), payable on the day of

. (See also Paragraph 4)

@

15 Base Rent: $
each month commencing

[ If this box is checked, there are provisioﬁn this Lease\or tée Base ReAt to be adjusted. See' Paragraph
1.6 Base Rent and Other Monies Paid Upon Execution:

[€)) Base Rent: $ for the period

(b) Security Deposit: $ ("Security Deposit"). (See also Paragraph 5)
(c) Association Fees: $ for the period

(d) Other: $ for

(e) Total Due Upon Execution of this Lease: $ -
1.7 Agreed Use:

- (See also Paragraph 6)

1.8 Insuring Party: Lessor is the "Insuring Party" unless otherwise stated herein. (See also Paragraph 8)
1.9 Real Estate Brokers: (See also Paragraph 15 and 25)
(a) Representation: The following real estate brokers (the "Brokers") and brokerage relationships exist in this transaction (check

applicable boxes):

O represents Lessor exclusively ("Lessor's Broker");
O [~ represents Lessee exclusively ("Lessee's Broker"); or
O \ represents both Lessor and Lessee ("Dual Agency").

(b) Payment to Broke ecution/and delivery of this Lease by both Rarties, Lessor shall pay to the Brokers the brokerage

fee agreed to in a separate written agre is no such agreement, the sum of or % of the total Base

Rent) for the brokerage services rendere

1.10 Guarantor. The obliga lessee under this Leasge are to be guaranteed by

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

1.11  Attachments. Attached hereto are the following, all of which constitute a part of this Lease:

an Addendum consisting of Paragraphs through ;

a plot plan depicting the Premises;

a current set of the Rules and Regulations;
a Work Letter;

other (specify):

Ooooood

2. Premises.

2.1 Letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, at the rental, and
upon all of the terms, covenants and conditions set forth in this Lease. While the approximate square footage of the Premises may have been used in
the marketing of the Premises for purposes of comparison, the Base Rent stated herein is NOT tied to square footage and is not subject to adjustment
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thereof within the time provided, this Lease shall terminate as of the date specified in Lessor's notice of termination.
6.3 Lessee's Compliance with Applicable Requirements. Except as otherwise provided in this Lease, Lessee shall, at Lessee's
sole expense, fully, diligently and in a timely man materially cgmply with-all Applicable Requirements, the requirements of any applicable fire

insurance underwriter or rating bureau, a dations of/Léssor's engineers and/or consultants which relate in any manner to the Premises,
without regard to whether said Applicab i e e/ now i ect or become effective after the Start Date. Lessee shall, within 10 days after

receipt of Lessor"s written request, pr permits—and—other documents, and other information evidencing Lessee's
compliance with any Applicable Requir d by Lessor, and\shall immediately upon receipt, notify Lessor in writing (with copies of any

documents involved) of any threatened ¢ , hotice, cjtation, warRing, complaint or report pertaining to or involving the failure of Lessee or the

Premises to comply with any Applicable Requirements. Likewise, Lessee shall immediately give written notice to Lessor of: (i) any water damage to the
Premises and any suspected seepage, pooling, dampness or other condition conducive to the production of mold; or (ii) any mustiness or other odors
that might indicate the presence of mold in the Premises. In addition, Lessee shall provide copies of all relevant material safety data sheets (MSDS) to
Lessor within 10 days of the receipt of a written request therefor. In addition, Lessee shall provide Lessor with copies of its business license, certificate
of occupancy and/or any similar document within 10 days of the receipt of a written request therefor.

6.4 Inspection; Compliance. Lessor and Lessor"s "Lender" (as defined in Paragraph 30) and consultants authorized by Lessor shall
have the right to enter into Premises at any time, in the case of an emergency, and otherwise at reasonable times after reasonable notice, for the
purpose of inspecting and/or testing the condition of the Premises and/or for verifying compliance by Lessee with this Lease. The cost of any such
inspections shall be paid by Lessor, unless a violation of Applicable Requirements, or a Hazardous Substance Condition (see paragraph 9.1) is found to
exist or be imminent, or the inspection is requested or ordered by a governmental authority. In such case, Lessee shall upon request reimburse Lessor
for the cost of such inspection, so long as such inspection is reasonably related to the violation or contamination. In addition, Lessee shall provide
copies of all relevant material safety data sheets (MSDS) to Lessor within 10 days of the receipt of a written request therefore. Lessee acknowledges
that any failure on its part to allow such inspections or testing will expose Lessor to risks and potentially cause Lessor to incur costs not contemplated
by this Lease, the extent of which will be extremely difficult to ascertain. Accordingly, should the Lessee fail to allow such inspections and/or testing in a
timely fashion the Base Rent shall be automatically increased, without any requirement for notice to Lessee, by an amount equal to 10% of the then
existing Base Rent or $100, whichever is greater for the remainder to the Lease. The Parties agree that such increase in Base Rent represents fair

and reasonable compensation for the additional risk that Lesspy will ingur by reason of Lessee's failure to allow such inspection and/or testing.

Such increase in Base Rent shall in no gvent constifute a waiver of/Lessee's [Default or Breach with respect to such failure nor prevent the exercise of

any of the other rights and remedies granted hereund
d Alterations.

7. Maintenance; Repairs, Utility Installatjons; Trade Fi

7.1 Lessee's Obligations.

(a) In General. Subjectto the pr of Paragraph 2.2 (Condition), 2.3 (Compliance), 6.3 (Lessee's Compliance with Applicable
Requirements), 7.2 (Lessor's Obligations), 9 (Damage or Destruction), and 14 (Condemnation), Lessee shall, at Lessee's sole expense, keep the
Premises, Utility Installations (intended for Lessee's exclusive use, no matter where located), and Alterations in good order, condition and repair
(whether or not the portion of the Premises requiring repairs, or the means of repairing the same, are reasonably or readily accessible to Lessee, and
whether or not the need for such repairs occurs as a result of Lessee's use, any prior use, the elements or the age of such portion of the Premises),
including, but not limited to, all equipment or facilities, such as plumbing, HVAC equipment, electrical, lighting facilities, boilers, pressure vessels, fire
protection system, fixtures, walls (interior and exterior), foundations, ceilings, roofs, roof drainage systems, floors, windows, doors, plate glass,
skylights, landscaping, driveways, parking lots, fences, retaining walls, signs, sidewalks and parkways located in, on, or adjacent to the Premises.
Lessee, in keeping the Premises in good order, condition and repair, shall exercise and perform good maintenance practices, specifically including the
procurement and maintenance of the service contracts required by Paragraph 7.1(b) below. Lessee's obligations shall include restorations,
replacements or renewals when necessary to keep the Premises and all improvements thereon or a part thereof in good order, condition and state of
repair. Lessee shall, during the term of this Lease, keep the exterior appearance of the Building in a first-class condition (including, e.g. graffiti removal)
consistent with the exterior appearance of other similar facilities of comparable age and size in the vicinity, including, when necessary, the exterior
repainting of the Building.

(b) Service Contracts. Lessee shall, at Lessee's sole expense, procure and maintain contracts, with copies to Lessor, in
customary form and substance for, and with contractors specializing and experienced in the maintenance of the following equipment and
(i) HYAC equipment, (i) boiler—and pressure vessels, (iii) fire extinguishing systems,

stems, (v) roof coyering and drains, and (vi) clarifiers. However, Lessor

improvements, if any, if and when installed on the

including fire alarm and/or smoke detegtion, (iV) lan

reserves the right, upon notice to Lessge, to procu all of such service [contracts, and Lessee shall reimburse Lessor, upon

demand, for the cost thereof.
(c) Failure to Perform. If Les see's obligations under this Paragraph 7.1, Lessor may enter upon the

Premises after 10 days' prior written notice tg fesse an emergency, in which case no notice shall be required), perform such

obligations on Lessee's behalf, and put the Premises in good order, condition and repair, and Lessee shall promptly pay to Lessor a sum equal to 115%
of the cost thereof.

(d) Replacement. Subject to Lessee's indemnification of Lessor as set forth in Paragraph 8.7 below, and without relieving Lessee
of liability resulting from Lessee's failure to exercise and perform good maintenance practices, if an item described in Paragraph 7.1(b) cannot be
repaired other than at a cost which is in excess of 50% of the cost of replacing such item, then such item shall be replaced by Lessor, and the cost
thereof shall be prorated between the Parties and Lessee shall only be obligated to pay, each month during the remainder of the term of this Lease, on
the date on which Base Rent is due, an amount equal to the product of multiplying the 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 cost per month). Lessee shall pay Interest on the unamortized balance but may prepay its
obligation at any time.

7.2 Lessor's Obligations. Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 9 (Damage or Destruction) and
14 (Condemnation), it is intended by the Parties hereto that Lessor have no obligation, in any manner whatsoever, to repair and maintain the Premises,
or the equipment therein, all of which obligations are intended to be that of the Lessee. It is the intention of the Parties that the terms of this Lease

govern the respective obligations of the Parties as to maintenance and repair of the Premises;—and-they-expressly-waive-the-benefit-of any-statute-now
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