4.2(a) (ix) The cost of any capital improvement to the Building or the Project not
covered under the provisions of Paragraph 2.3 provided; however, that Lessor shall
allocate the cost of any such capital improvement over a 12 year period and Lessee shall
not be required to pay more than Lessee's Share of 1/144th of the cost of such capital
improvement in any given month. Lessee shall pay Interest on the unamortized balance
but may prepay its obligation at any time.

Changed 8.7 to read: ‘Indemnity. Except for Lessor's gross negligence or willful
misconduct, Lessee shall indemnify, protect, defend and hold harmless the Premises, Lessor
and its agents, Lessor's master or ground lessor, partners and Lenders, from and against any
and all claims, loss of rents and/or damages, liens, judgments, penalties, attorneys' and
consultants' fees, expenses and/or liabilities arising out of, involving, or in connection with,
a Breach of the Lease by Lessee and/or the use and/or occupancy of the Premises and/or
Project by Lessee and/or by Lessee’s employees, contractors or invitees. If any action or
proceeding is brought against Lessor by reason of any of the foregoing matters, Lessee shall
upon notice defend the same at Lessee's expense by counsel reasonably satisfactory to
Lessor and Lessor shall cooperate with Lessee in such defense. Lessor need not have first
paid any such claim in order to be defended or indemnified.’

Changed Paragraph 10.1b of the MTG lease to read as follows: (b) "Base Real
Property Taxes." As used herein, the term "Base Real Property Taxes" shall be the
amount of Real Property Taxes, which are assessed against the-Premises-BuHding, Project

in during the entire calendar year ir-guring which the Lease is executed.
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STANDARD INDUSTRIAL/COMMERCIAL MULTI-TENANT LEASE - GROSS

1. Basic Provisions ("Basic Provisions").

1.1 Parties. This Lease ("Lease"), dated for reference purposesonly ___, is made by and between ___ ("Lessor")
and ___ ("Lessee"), (collectively the "Parties", or individually a "Party").

1.2(a) Premises: That certain real property, including all improvements therein or to be provided by Lessor under
the terms of this Lease, commonly known as (street address, unit/suite, city, state): __ ("Premises"). Jhe Premises are
located in the County of , and are generally described as (describe briefly the nature of the Premises\and’the
"Project"): ___. Inaddition to Lessee's rights to use and occupy the Premises as hereinafter specified, Lessee shall have
non-exclusive rights to any utility raceways of the building containing the Premises ("Building") and to the.Common
Areas (as defined in Paragraph 2.7 below), but shall not have any rights to the roof, or exterier-walls'of'the Building or to
any other buildings in the Project. The Premises, the Building, the Common Areas, the lafid upon which they are located,
along with all other buildings and improvements thereon, are herein collectively referred to,asthe™Project." (See also
Paragraph 2)

1.2(b) Parking: _ unreserved vehicle parking spaces. (See also Paragraph\2.6)

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

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

commencing ___ ("Early Possession Date"). (See also Paragraphs 32 and 3.3)
1.5 Base Rent: ___ per month ("Base Rent"), payable on the"___ day of each month commencing ___ . (See also
Paragraph 4)

If this box is checked, there are provisions in this Lease for/the Base Rent to be adjusted. See Paragraph __ .
1.6 Lessee's Share of Common Area Operating Expenses: \_ percent (___ %) ("Lessee's Share"). In the event that
the size of the Premises and/or the Project are modified\durihg.the‘term of this Lease, Lessor shall recalculate Lessee's
Share to reflect such modification.
1.7 Base Rent and Other Monies Paid Upon Execution:
(a) BaseRent: _ for the period  °
(b) Common Area Operating Expenses:, . for the period .
(c) Security Deposit: __ ("Security Deposit"). (See also Paragraph 5)
(d) Other: __ for ___
(e) Total Due Upon Execution of this\lease: _
1.8 Agreed Use: __ . (See also Paragraph 6)
1.9 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 following real estate brokers (the "Brokers") and brokerage relationships exist in this
transaction (checkvappli€able boxes):
____ represents Lessor exclusively ("Lessor's Broker");
____represents Lessee exclusively ("Lessee's Broker"); or
N\, represents both Lessor and Lessee ("Dual Agency").
(b) /Payment to Brokers. Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the
Broketrs the brokerage fee agreed to in a separate written agreement (or if there is no such agreement, the sum of ___
or _\.%"ef the total Base Rent) for the brokerage services rendered by the Brokers.
1.11  Guarantor. The obligations of the Lessee under this Lease are to be guaranteed by ___ ("Guarantor"). (See
also Paragraph 37)
1.12  Attachments. Attached hereto are the following, all of which constitute a part of this Lease:
an Addendum consisting of Paragraphs __ through __ ;
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(ix) The cost of any capital improvement to the Building or the Project not covered under the provisions of
Paragraph 2.3 provided; however, that Lessor shall allocate the cost of any such capital improvement over a 12 year
period and Lessee shall not be required to pay more than Lessee's Share of 1/144th of the cost of such capital
improvement in any given month. Lessee shall pay interest on the unamortized balance but may prepay its
obligation at any time.

(x) The cost of any other services to be provided by Lessor that are stated elsewhere in this Lease to be a
Common Area Operating Expense.

(b) Any Common Area Operating Expenses and Real Property Taxes that are specifically attributable to/the Unit,
the Building or to any other building in the Project or to the operation, repair and maintenance thereof, shall'be
allocated entirely to such Unit, Building, or other building. However, any Common Area Operating Expenses and Real
Property Taxes that are not specifically attributable to the Building or to any other building or to the operation, repair
and maintenance thereof, shall be equitably allocated by Lessor to all buildings in the Project.

(c) Theinclusion of the improvements, facilities and services set forth in Subparagraph 4.2(a)shall not be
deemed to impose an obligation upon Lessor to either have said improvements or facilities or-to provide those services
unless the Project already has the same, Lessor already provides the services, or Lessor has agreed elsewhere in this
Lease to provide the same or some of them.

(d) Lessee's Share of Common Area Operating Expenses is payable monthly’on the same day as the Base Rent is
due hereunder. The amount of such payments shall be based on Lessor's estimatge of the annual Common Area
Operating Expenses. Within 60 days after written request (but not more than once each year) Lessor shall deliver to
Lessee a reasonably detailed statement showing Lessee's Share of the actual Common Aréa Operating Expenses for the
preceding year. If Lessee's payments during such year exceed Lessee's Share, Lessor shall credit the amount of such
over-payment against Lessee's future payments. If Lessee's payment$ during such year were less than Lessee's Share,
Lessee shall pay to Lessor the amount of the deficiency within 10 days after delivery by Lessor to Lessee of the
statement.

(e) Common Area Operating Expenses shall not inclde thé cost of replacing equipment or capital components
such as the roof, foundations, exterior walls or Common Area capital improvements, such as the parking lot paving,
elevators, fences that have a useful life for accounting purposes of'S years or more.

(f) Common Area Operating Expenses shall not incldde any expenses paid by any tenant directly to third parties,
or as to which Lessor is otherwise reimbursed by any third\party, other tenant, or insurance proceeds.

4.3 Payment. Lessee shall cause payment of Rentta.be received by Lessor in lawful money of the United States,
without offset or deduction (except as specifically permitted in this Lease), on or before the day on which it is due. All
monetary amounts shall be rounded ta(the nearest whole dollar. In the event that any statement or invoice prepared by
Lessor is inaccurate such inaccuracy shallwot constitute a waiver and Lessee shall be obligated to pay the amount set
forth in this Lease. Rent for any period during the term hereof which is for less than one full calendar month shall be
prorated based upon the actual number of days of said month. Payment of Rent shall be made to Lessor at its address
stated herein or to such other persons or place as Lessor may from time to time designate in writing. Acceptance of a
payment which is less than the amount then due shall not be a waiver of Lessor's rights to the balance of such Rent,
regardless of Lessor$ endorsement of any check so stating. In the event that any check, draft, or other instrument of
payment given byllessee’to Lessor is dishonored for any reason, Lessee agrees to pay to Lessor the sum of $25 in
addition to any Late'€harge and Lessor, at its option, may require all future Rent be paid by cashier's check. Payments
will be appliedfirst to aecrued late charges and attorney's fees, second to accrued interest, then to Base Rent and
Common Area\Opérating Expenses, and any remaining amount to any other outstanding charges or costs.

5. Security Deposit. Lessee shall deposit with Lessor upon execution hereof the Security Deposit as security for
Lessee!s faithful performance of its obligations under this Lease. If Lessee fails to pay Rent, or otherwise Defaults under
this Lease, Lessor may use, apply or retain all or any portion of said Security Deposit for the payment of any amount
already due Lessor, for Rents which will be due in the future, and/ or to reimburse or compensate Lessor for any liability,
expense, loss or damage which Lessor may suffer or incur by reason thereof. If Lessor uses or applies all or any portion
of the Security Deposit, Lessee shall within 10 days after written request therefor deposit monies with Lessor sufficient
to restore said Security Deposit to the full amount required by this Lease. If the Base Rent increases during the term of
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Building and for the Common Areas or other buildings in the Project if said increase is caused by Lessee's acts, omissions,
use or occupancy of the Premises.

(d) Lessee's Improvements. Since Lessor is the Insuring Party, Lessor shall not be required to insure Lessee
Owned Alterations and Utility Installations unless the item in question has become the property of Lessor under the
terms of this Lease.

8.4 Lessee's Property; Business Interruption Insurance; Worker's Compensation Insurance.

(a) Property Damage. Lessee shall obtain and maintain insurance coverage on all of Lessee's personal property,
Trade Fixtures, and Lessee Owned Alterations and Utility Installations. Such insurance shall be full replacementost
coverage with a deductible of not to exceed $1,000 per occurrence. The proceeds from any such insurance shall be used
by Lessee for the replacement of personal property, Trade Fixtures and Lessee Owned Alterations and Utility
Installations.

(b) Business Interruption. Lessee shall obtain and maintain loss of income and extra expense instance in
amounts as will reimburse Lessee for direct or indirect loss of earnings attributable to all perils commonly insured against
by prudent lessees in the business of Lessee or attributable to prevention of access to the Premises'as,a result of such
perils.

(c) Worker's Compensation Insurance. Lessee shall obtain and maintain Worker's,Compensation Insurance in
such amount as may be required by Applicable Requirements. Such policy shall includé€a<Waiver of Subrogation'
endorsement. Lessee shall provide Lessor with a copy of such endorsement along with the certificate of insurance or
copy of the policy required by paragraph 8.5.

(d) No Representation of Adequate Coverage. Lessor makes no representation that the limits or forms of
coverage of insurance specified herein are adequate to cover Lessee's property, business operations or obligations under
this Lease.

8.5 Insurance Policies. Insurance required herein shall be by companies maintaining during the policy term a
"General Policyholders Rating" of at least A-, VII, as set forth in/the most current issue of "Best's Insurance Guide", or
such other rating as may be required by a Lender. Lessee shall not,do or permit to be done anything which invalidates
the required insurance policies. Lessee shall, prior to the Start' Date, deliver to Lessor certified copies of policies of such
insurance or certificates with copies of the required endorsements,evidencing the existence and amounts of the required
insurance. No such policy shall be cancelable or subject to modification except after 30 days prior written notice to
Lessor. Lessee shall, at least 10 days prior to the’expiration of such policies, furnish Lessor with evidence of renewals or
"insurance binders" evidencing renewal thereof, or Lessor may increase his liability insurance coverage and charge the
cost thereof to Lessee, which amount shallbe-payable by Lessee to Lessor upon demand. Such policies shall be for a
term of at least one year, or the lengthf the remaining term of this Lease, whichever is less. If either Party shall fail to
procure and maintain the insurance required to be carried by it, the other Party may, but shall not be required to,
procure and maintain the same.

8.6 Waiver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each hereby release
and relieve the other, and Waive their entire right to recover damages against the other, for loss of or damage to its
property arising out of or incident to the perils required to be insured against herein. The effect of such releases and
waivers is not limited’by the amount of insurance carried or required, or by any deductibles applicable hereto. The
Parties agree to have their respective property damage insurance carriers waive any right to subrogation that such
companies may havedgainst 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 shall indemnify, protect, defend
and hold harmless’the-Premises, Lessor and its agents, Lessor's master or ground lessor, partners and Lenders, from and
against any\andall claims, loss of rents and/or damages, liens, judgments, penalties, attorneys' and consultants' fees,
expenses and/or'liabilities arising out of, involving, or in connection with, a Breach of the Lease by Lessee and/or
theuse'and/or occupancy of the RPremises Project by Lessee and /or by Lessee’s employees, contractors or
invitees. \f any action or proceeding is brought against Lessor by reason of any of the foregoing matters, Lessee shall
upon notice defend the same at Lessee's expense by counsel reasonably satisfactory to Lessor and Lessor shall cooperate
with/Lessee in such defense. Lessor need not have first paid any such claim in order to be defended or indemnified.

8.8 Exemption of Lessor and its Agents from Liability. Notwithstanding the negligence or breach of this Lease by
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(b) Remedies. If Lessor is obligated to repair or restore the Premises and does not commence, in a substantial
and meaningful way, such repair or restoration within 90 days after such obligation shall accrue, Lessee may, at any time
prior to the commencement of such repair or restoration, give written notice to Lessor and to any Lenders of which
Lessee has actual notice, of Lessee's election to terminate this Lease on a date not less than 60 days following the giving
of such notice. If Lessee gives such notice and such repair or restoration is not commenced within 30 days thereafter,
this Lease shall terminate as of the date specified in said notice. If the repair or restoration is commenced within such 30
days, this Lease shall continue in full force and effect. "Commence" shall mean either the unconditional authorization of
the preparation of the required plans, or the beginning of the actual work on the Premises, whichever first occufs.

9.7 Termination; Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.2(g) or Patagragh 9,
an equitable adjustment shall be made concerning advance Base Rent and any other advance payments made by Lessee
to Lessor. Lessor shall, in addition, return to Lessee so much of Lessee's Security Deposit as has not beén, or,i$ not then
required to be, used by Lessor.

10. Real Property Taxes.
10.1  Definitions.

(a) "Real Property Taxes." As used herein, the term "Real Property Taxes" shallinclude any form of assessment;
real estate, general, special, ordinary or extraordinary, or rental levy or tax (other than.inheritafice, personal income or
estate taxes); improvement bond; and/or license fee imposed upon or levied against any leégal‘er equitable interest of
Lessor in the Project, Lessor's right to other income therefrom, and/or Lessor's business of leasing, by any authority
having the direct or indirect power to tax and where the funds are generated with referenceé to the Project address. The
term "Real Property Taxes" shall also include any tax, fee, levy, assessment or charge, or'any increase therein: (i) imposed
by reason of events occurring during the term of this Lease, including bUt not limited to, a change in the ownership of
the Project; (ii) a change in the improvements thereon; and/or (iii) levied or assessed on machinery or equipment
provided by Lessor to Lessee pursuant to this Lease.

(b) "Base Real Property Taxes." As used herein, thesterm "Base Real Property Taxes" shall be the amount of
Real Property Taxes, which are assessed against the Premises Building; Project erCemmenhreasin during the entire
calendar year in during which the Lease is executed. leealculatihg Real Property Taxesfor anycalendaryear the Real
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10.2  Payment of Taxes. Except as othefwise provided in Paragraph 10.3, Lessor shall pay the Real Property Taxes
applicable to the Project, and said payments.shalhb€ included in the calculation of Common Area Operating Expenses in
accordance with the provisions of Paragraph 4.2

10.3  Additional Improvements."CommonjArea Operating Expenses shall not include Real Property Taxes
specified in the tax assessor's records and work sheets as being caused by additional improvements placed upon the
Project by other tenants or by Lessor for the eXclusive enjoyment of such other Tenants. Notwithstanding Paragraph
10.2 hereof, Lessee shall, hoWwever, pay to Lessor at the time Common Area Operating Expenses are payable under
Paragraph 4.2, the entiretyrof any increase in Real Property Taxes if assessed solely by reason of Alterations, Trade
Fixtures or Utility Installations\placed upon the Premises by Lessee or at Lessee's request or by reason of any alterations
or improvements td the Premises made by Lessor subsequent to the execution of this Lease by the Parties.

10.4 Joint Assessment. If the Building is not separately assessed, Real Property Taxes allocated to the Building
shall be an equitable proportion of the Real Property Taxes for all of the land and improvements included within the tax
parcel assessed, such.proportion to be determined by Lessor from the respective valuations assigned in the assessor's
work sheets onstich other information as may be reasonably available. Lessor's reasonable determination thereof, in
good faith, shall\be conclusive.

10.5/ Personal Property Taxes. Lessee shall pay prior to delinquency all taxes assessed against and levied upon
Lessée Owned Alterations and Utility Installations, Trade Fixtures, furnishings, equipment and all personal property of
Lessee|contained in the Premises. When possible, Lessee shall cause its Lessee Owned Alterations and Utility
Installations, Trade Fixtures, furnishings, equipment and all other personal property to be assessed and billed separately
from the real property of Lessor. If any of Lessee's said property shall be assessed with Lessor's real property, Lessee
shall pay Lessor the taxes attributable to Lessee's property within 10 days after receipt of a written statement setting
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