AIRCRZ2

STANDARD INDUSTRIAL/COMMERCIAL LAND LEASE - GROSS
(DO NOT USE THIS FORM FOR BUILDINGS OR FOR LEASES PROVIDING FOR THE CONSTRUCTION OF BUILDINGS)

1.  Basic Provisions ("Basic Provisions").

1.1 Parties. This Lease ("Lease"), dated for reference purposesonly ___ ,ismade byand between ____ ("Lessor")and ____ ("Lessee"), (collegtively the
"Parties", or individually a "Party").

1.2 Premises: That certain real property, including all improvements thereon or to be provided by Lessor under the terms of this Lease, commonly known as

(street address, city, state, zip): ("Premises"). The Premises are located in the County of ,and are generally described as (describe bfiefly the nature‘ef
the property and the improvements on the property, if any, and , if applicable, the "Project", if the property is located within a Project): », (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 Premises are available Lessee may have non-exclusive possession of the Premises commencing ("Early Possession Date").
(See also Paragraphs 3.2 and 3.3)

1.5 Base Rent: per month ("Base Rent"), payable on the day of each month commencing . (Seezdlso Paragraph 4)

E If this box is checked, there are provisions in this Lease for the Base Rent to be adjusted. See Paragraph
1.6 Base Rent and Other Monies Paid Upon Execution:

(a) Base Rent: ____ for the period ____ .
(b) Security Deposit: ___ ("Security Deposit"). (See also Paragraph 5)
(c) oOther: ___ for __
(d) Total Due Upon Execution of this Lease:
1.7 Agreed Use: ____ . (Seealso Paragraph 6)
1.8 Insuring Party. Lessoris the "Insuring Party". The annual "Base Premium" is __/""\(See also Paragraph 8)

1.9 Real Estate Brokers. (See also Paragraph 15 and 25)
(a) Representation: Each Party acknowledges receiving a Disclosure Regafding Real Estate Agency Relationship, confirms and consents to the following
agency relationships in this Lease with the following real estate brokers ("Broker(s)#) and/or their agents ("Agent(s)"):

Lessor’s Brokerage Firm License No. Is the broker of (check one): L_/the Lessor; or both the Lessee and Lessor (dual agent).

[]

Lessor’s Agent License No. is (check one): E the Lessor’s"Agent (saleésperson or broker associate); or —' both the Lessee’s Agent and the
Lessor’s Agent (dual agent).

Lessee’s Brokerage Firm License No. Is the broket of {gheck ‘ohe): [—‘ the Lessee; or D both the Lessee and Lessor (dual agent).

Lessee’sAgent __ LicenseNo. ___ is (check one): D the Lessee’s Agent (salesperson or broker associate); or D both the Lessee’s Agent and the
Lessor’s Agent (dual agent).
(b) Paymentto Brokers. Upon execution and delivegy of'this Lease by both Parties, Lessor shall pay to the Brokers the brokerage fee agreed to in a
separate written agreement (or if there is no such agreement, the sumof*___ or ___ % of the total Base Rent) for the brokerage services rendered by the Brokers.
1.10 Guarantor. The obligations of the Lessee under this Lease are to be guaranteed by __ ("Guarantor"). (See also Paragraph 37)
1.11 Attachments. Attached hereto are the followingpall ofAwhich constitute a part of this Lease:

an Addendum consisting of Paragraphs ____ through ____;
a plot plan depicting the Prémises;
a current set of the Rules and Regulations;
E a Work Letter;
other (specify); .

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/sétsforth in this Lease. While the approximate square footage of the Premises may have been used in the marketing of the Premises for
purposesof<egmparisoh, the Base Rent stated herein is NOT tied to square footage and is not subject to adjustment should the actual size be determined to be
different. NOTE: Lessee is advised to verify the actual size prior to executing this Lease.

2.2 Condition. ‘Lessor shall deliver the Premises to Lessee free of debris on the Commencement Date or the Early Possession Date, whichever first occurs
("Start Date?), and warrants that the existing electrical, plumbing, lighting, if any, and all other such elements in the Premises, other than those constructed by Lessee,
shall be,in geod operating condition on said date. If a non-compliance with said warranty exists as of the Start Date, or if one of such systems or elements should
malfunction orfail within the warranty period, Lessor shall, as Lessor's sole obligation with respect to such matter, except as otherwise provided in this Lease,
promptlyafter receipt of written notice from Lessee setting forth with specificity the nature and extent of such non-compliance, malfunction or failure, rectify same at
Lessor'sgxpense. The warranty period shall be 30 days. If Lessee does not give Lessor the required notice within the appropriate warranty period, correction of any
such son-compliance, malfunction or failure shall be the obligation of Lessee at Lessee's sole cost and expense. Lessor also warrants, that unless otherwise specified
in writing, Lessor is unaware of (i) any recorded Notices of Default affecting the Premise; (ii) any delinquent amounts due under any loan secured by the Premises; and
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(iii) any bankruptcy proceeding affecting the Premises.

2.3 Compliance. Lessorwarrantsthattothe best ofits knowledge theimprovements onthe Premises comply with the building codes, applicable laws,
covenantsorrestrictionsofrecord, regulations, and ordinances ("Applicable Requirements") thatwere ineffect atthe time thateachimprovement, or portion
thereof, was constructed. Said warranty does notapply to the use to which Lessee will putthe Premises, modifications which may be required by the Americans with
Disabilities Act orany similarlaws as aresult of Lessee's use (see Paragraph 50), or to any Alterations or Utility Installations (as defined in Paragraph 7.3(a)) made orto
bemadebyLessee. NOTE: Lesseeisresponsible for determining whetherornot the Applicable Requirements, andespecially thezoning, areappropriatefor
Lessee'sintended use, and acknowledges that past uses of the Premises maynolonger be allowed. Ifthe Premises do notcomply with said warranty, Lessorshall,
exceptas otherwise provided, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of such non-compliance, rectify
thesame atLessor's expense. If Lessee does notgive Lessorwritten notice ofa non-compliance with this warranty within 6 monthsfollowing the Start Date,
correction of that non-compliance shall be the obligation of Lessee at Lessee's sole cost and expense.

24 Acknowledgements. Lessee acknowledgesthat: (a)it has been givenanopportunity toinspect and measure the Premises, (b) ithas been adVised by
Lessorand/or Brokers to satisfy itselfwith respectto the size and condition of the Premises (including but not limited to the improvements, if any,security,
environmental aspects, and compliance with Applicable Requirements and the Americans with Disabilities Act), and their suitability for Lessee's intended usey(c)
Lessee has made such investigation as it deems necessary with reference to such matters and assumes allresponsibility therefor as the same relate to its occupaney of
the Premises, (d)itisnotrelying onany representation as tothe size ofthe Premisesmade by Brokersor Lessor, (e)the square footage ofthe Premiseswas not
material to Lessee's decision tolease the Premises and pay the Rent stated herein, and (f) neither Lessor, Lessor's agents, nor Brokers have made any oral or written
representationsorwarrantieswith respecttosaid mattersotherthanas setforthinthis Lease. Inaddition, Lessoracknowledges that: (i) Brokershave made no
representations, promises orwarranties concerning Lessee's ability to honor the Lease or suitability to occupy the Premises, and (ii) itis LesSors sole responsibility to
investigate the financial capability and/or suitability of all proposed tenants.

25 Lessee asPrior Owner/Occupant. The warranties made by Lessor in Paragraph 2 shall be of noforce or effect ifimmediately prior tothe Start Date Lessee
was the owner or occupant of the Premises. Insuch event, Lessee shall be responsible for any necessary correctivework.

3. Term.

3.1 Term. The Commencement Date, Expiration Date and Original Term of this Lease are as specifiedin Paragraph 1.3.

3.2 EarlyPossession. Anyprovision hereingranting Lessee Early Possession ofthe Premises is subject to@nd conditioned upenthe Premises being available for
such possession prior to the Commencement Date. Any grantof Early Possession only conveys a non-exclusive fightto occupy the Premises. If Lessee totally or
partially occupies the Premises prior to the Commencement Date, the obligation to pay Base Rent shall be abated forthe period of such Early Possession. All other
termsofthisLease (includingbutnotlimitedto theobligations topay Real Property Taxesandinsurance premiums andtemaintainthe Premises)shallbe ineffect
during such period. Any such Early Possession shall not affect the Expiration Date.

3.3 Delay In Possession. Lessor agrees to use itsbestcommercially reasonable efférts to deliver exclusive possession of the Premises to Lessee
by the CommencementDate. If, despite said efforts, Lessoris unable to deliver possession byisuch date, Lessor shall not be subject to any liability therefor, nor shall
such failure affect the validity of this Lease orchange the Expiration Date. Lessee shall notfhowever, be obligated to pay Rentor perform its other obligations until
Lessor delivers possession of the Premises and any period of rent abatement that Lesse€ would otherwise have enjoyed shall run from the date of delivery of
possession and continuefor aperiod equaltowhat Lesseewould otherwise have efjoyed underthe terms hereof, butminus any days of delay caused by the acts
oromissions of Lessee. Ifpossession is notdelivered within 60 days after the Commencepient Date, Lessee may, atits option, by notice in writing within 10 days after
the end of such 60 day period, cancel this Lease, in which event the Parties shall be diseharged from all obligations hereunder. If such written notice is notreceived by
Lessor within said 10 day period, Lessee'srightto cancel shall terminate. If pessession ofthe Premises is notdelivered within 120 days after the Commencement
Date, this Lease shall terminate unless other agreements are reached betweenkessorand Lessee, in writing.

34 LesseeCompliance. Lessorshallnotberequired totender possessiohofthe Premisesto LesseeuntilLessee complieswithitsobligation toprovide
evidence of insurance (Paragraph 8.5). Pending delivery of such evidence, Lessee shall be required to performall of its obligations under this Lease from and afterthe
StartDate, including the payment of Rent, notwithstanding Lessor's electign to withhold possession pending receipt of such evidence of insurance. Further,ifLessee
isrequiredtoperformanyotherconditions priorto orconcurrentwiththe’'StartDate, the StartDate shall occurbut Lessormayelecttowithhold possessionuntilsuch
conditions are satisfied.

4. Rent.

4.1 RentDefined. Allmonetary obligations of bessee to Lessor underthe terms of this Lease (exceptfor the Security Deposit)are deemedtobe rent("Rent").

42 Payment. Lessee shallcause paymentofRenttobe received by Lessorinlawful moneyofthe United States, withoutoffset ordeduction (exceptas
specifically permitted inthis Lease),onorbeforethe dayon whichitis due. Allmonetary amounts shallbe roundedtothe nearestwhole dollar. Intheeventthatany
invoice prepared by Lessor is inaccurate such inaccuracy shall not constitute awaiverand Lessee shall be obligated to pay the amountset forth in this Lease. Rentfor
anyperiod duringthe term hereofwhichisforlessthan onefullcalendar month shall be prorated based uponthe actualnumberof days of said month. Paymentof
Rentshallbemade toLessoratits@ddress stated herein ortosuch otherpersons orplace as Lessormay fromtime to time designate inwriting. Acceptanceofa
paymentwhich is less than the amountthen due shall not be awaiver of Lessor's rights to the balance of such Rent, regardless of Lessor's endorsement of any check
sostating. In the eventthat any check, draft, or otherinstrument of payment given by Lessee to Lessoris dishonored forany reason, Lessee agrees to payto Lessor
the sum of $25 in additionto any Late Charge'and Lessor, atits option, may require all future payments to be made by Lessee to be by cashier's check. Payments will
beapplied firstto accruedlate charges and attorney's fees, second toaccruedinterest, thento Base Rentand Operating Expense Increase, and any remainingamount
to any other outstanding chdrges or costs.

5. Security Depositi=Lessee shall depositwith Lessorupon execution hereof the Security Deposit as security for Lessee's faithful performance of its obligations
underthis Lease. IfLessé€e failsto pay Rent, or otherwise Defaults under this Lease, Lessor may use, apply or retain all or any portion of said Security Deposit for the
paymentofanyamouhtalready due Lessor, forRents whichwill be duein thefuture, and/orto reimburse or compensate Lessorforany liability, expense, loss or
damagewhich Lessormay sufferorincur byreason thereof. IfLessoruses orapplies allorany portion of the Security Deposit, Lessee shall within 10 days after
writtenrequesttherefordepositmonieswithLessor sufficienttorestore said Security Depositto thefullamountrequiredby thisLease. Ifthe BaseRentincreases
during thexterm of this Lease, Lessee shall, upon written request from Lessor, deposit additional monies with Lessor so that the total amount of the Security Deposit
shall at'all times bear the same proportion to the increased Base Rent as the initial Security Deposit bore to the initial Base Rent. Should the Agreed Use be amended
toaccommodate a material change inthe business of Lessee or toaccommodatea sublessee or assignee, Lessor shall have the righttoincrease the Security Deposit
tothe extentnecessary, in Lessor's reasonable judgment, to account for any increased wear and tear that the Premises may suffer as aresult thereof. Ifa changein
controlof Lesseeoccurs duringthis Lease andfollowing suchchange thefinancial condition of Lesseeis, inLessor's reasonable judgment, significantly reduced, Lessee
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director indirect power to tax and where the funds are generated with reference to the Building address. Real Property Taxes shallalso include any tax, fee, levy,
assessmentor charge, or any increase therein: (i)imposed by reason of events occurring during the term of this Lease, including but notlimited to, a change in the
ownership of the Premises, and (ii) levied or assessed on machinery orequipment provided by Lessor to Lessee pursuant to this Lease.

10.2 Payment of Taxes. Lessorshall pay the Real Property Taxes applicable tothe Premises provided, however, thatLessee shall pay to Lessor the amount, if
any, by which Real Property Taxesapplicable tothe Premisesincrease overthefiscal tax year duringwhichthe CommencementDate Occurs ("TaxIncrease"). Payment
ofany such Tax Increase shall be made by Lessee to Lessor within 30 days after receipt of Lessor's written statement setting forth the amount due and computation
thereof. Ifany suchtaxesshall coverany period of time priorto orafter the expirationorterminationof thisLease, Lessee's share of such taxes shallbe prorated to
coveronly thatportion ofthe tax billapplicable tothe periodthatthis Leaseis ineffect. Inthe eventlesseeincurs alate charge on any Rentpayment, Lessormay
estimate the current Real Property Taxes, and require that the Tax Increase be paid inadvance to Lessor by Lessee monthly in advance with the payment of the Base
Rent. Suchmonthly paymentshallbe anamountequalto theamountofthe estimated installmentofthe TaxIncrease divided by the numberof monthsremaining
before the monthin which said installment becomes delinquent. When the actual amount of the applicable TaxIncrease is known, the amount of such egual monthly
advance payments shall be adjusted as required to provide the funds needed to pay the applicable TaxIncrease. Ifthe amountcollected by Lessoris insufficientto pay
theTaxIncreasewhendue,LesseeshallpayLessor,upondemand, suchadditionalsums asare necessarytopay suchobligations. Advance payments maybe
intermingledwith othermoneys ofLessorand shallnotbearinterest. Inthe eventofaBreachby Lesseein the performance ofitsobligations uhderthis Lease, then
any such advance payments may be treated by Lessor as an additional Security Deposit.

10.3 Additional Improvements. Notwithstanding anything to the contrary in this Paragraph 10.2, Lessee shall pay to Lessorupon demandithérefor the entirety
ofany increasein Real Property Taxes assessed by reason of Alterations or Utility Installations placed upon the Premises by Lessee or atkessee's request or by reason
ofany alterations or improvements to the Premises made by Lessor subsequent to the execution of this Lease by the Parties.

10.4 Joint Assessment. If the Premises are notseparately assessed, Lessee's liability shall be anequitable proportion ofthe TaxIngrease for altoftheland and
improvements included within the tax parcel assessed, such proportion to be conclusively determined by Lessor from thesfespéegtive valuations assigned in the
assessor's work sheets or such other information as may be reasonably available.

10.5 Personal Property Taxes. Lessee shall pay, prior to delinquency, all taxes assessed against and levied upon Lessee,Owned-Alterations, Utility Installations,
TradeFixtures, furnishings, equipment andall personal property of Lessee. When possible, Lessee shall cause its Lessee@wnedAlterations and Utility Installations,
Trade Fixtures, furnishings, equipment and all other personal property to be assessed and billed separately from the real property ofLessor. Ifany of Lessee's said
property shall be assessed with Lessor's real property, Lessee shall pay Lessorthe taxes attributable to Lessee'sproperty within 10 days after receipt of awritten
statement setting forth the taxes applicable to Lessee's property.

11.__Utilities and Services.

#1111 -Lessee shall payfor all water, gas, heat, light, power, telephone, trash disposal and other utilities and services supplied to the Premises, together with
any taxesthereon. If any suchservices are not separately metered orbilledto Lessee, Lessee shéll pay a reasonable proportion, to be determined by Lessor, ofall
charges jointlymeteredorbilled. ThereshallbenoabatementofrentandLessorshallnotbeliablein anyrespectwhatsoeverfortheinadequacy, stoppage,
interruptionor discontinuance of any utility orservice due toriot, strike, labor dispute, bréakdown, accident, repairor othercause beyond Lessor'sreasonable
controlorin cooperation with governmental request or directions.

11.2 Within fifteen days of Lessor's written request, Lessee agrees todeliver tol.essor such information, documents and/or authorizationas Lessorneeds in
orderforLessortocomplywithnew orexisting Applicable Requirements relatingtocompiercial buildingenergy usage, ratings, and/or the reporting thereof.

12.  Assignment -and Subletting.
12.1 Lessor's ConsentRequired.

(a) Lesseeshallnot voluntarily orby operation of law aSsign, transfer, mortgage or encumber (collectively, "assign orassignment") orsublet allorany
part of Lessee's interest in this Lease orin the Premises without Lessor's prior written consent.

(b) UnlessLesseeisacorporationandits stockis publiclytradeden anational stockexchange, achangeinthecontrol ofLesseeshall constitutean
assignmentrequiring consent. The transfer, on acumulative basis, of25% or more of the voting control of Lessee shall constitute a change in control for this purpose.

(c) TheinvolvementofLessee orits assets inany transaction, or series of transactions (by way of merger, sale, acquisition, financing, transfer, leveraged
buy-outorotherwise),whetherornotaformalassignmentorhypothecation ofthisLease orLessee'sassetsoccurs, whichresultsorwillresultinareduction ofthe
NetWorth of Lessee by anamount greaterthan 25% of such Net Worth asit wasrepresented at the time ofthe execution of this Lease or atthe time ofthe most
recentassignment to which Lessorhas consented, oras itexists immediately prior to said transaction or transactions constituting such reduction, whicheverwas or is
greater, shallbeconsidered anassignmentof this Lease towhich Lessormaywithholditsconsent. "NetWorth of Lessee" shallmeanthe networth of Lessee
(excluding any guarantors) establishéd under generally accepted accounting principles.

(d) Anassignment or sébletting without consentshall, atLessor's option, be a Default curable after notice per Paragraph 13.1(d), ora
non-curablenencurable Breach without the necessity of any notice and grace period. If Lessorelects to treat such unapproved assignmentor sublettingas a
non-curableneneurable Breagh, Lessor may either:

(i) {i+terminate'this Lease, or (ii)upon 30 days writtennotice, increase the monthly Base Rentto 110% of the Base Rentthenin effect. Further,inthe
eventofsuch Breach and rental adjustment, (i) the purchase price of any option to purchase the Premises held by Lessee shall be subject to similar adjustment to
110% ofthe price previously ineffect, and (ii) all fixed and non-fixed rental adjustments scheduled during the remainder of the Lease term shall be increased to 110%
ofthe scheduled adjusted rent.

(e) Lesseeisremedy forany breach of Paragraph 12.1 by Lessor shall be limited to compensatory damages and/or injunctive relief.

(f) Lessorpmaytreasonably withhold consentto a proposed assignment or subletting if Lesseeis in Default atthe time consentis requested.

(@) Notwithstanding theforegoing, allowingademinimis portion ofthe Premises, ie. 20 squarefeetorless, tobeused byathirdpartyvendorin
conngction with the ipstallation of a vending machine or pay phonepayphene shall not constitute a subletting.

12.2 Terms.and'Conditions Applicable to Assignment and Subletting.

(@) RegardlessoflLessor'sconsent,noassignmentorsublettingshall: (i)beeffective withoutthe expresswrittenassumption by such assigneeor
sublessee ofithe obligations of Lessee under this Lease, (ii) release Lessee of any obligations hereunder, or (iii) alter the primary liability of Lessee forthe payment of
Rent or for the performance of any other obligations to be performed by Lessee.

(b) Lessormay acceptRentorperformance of Lessee'sobligations fromany person otherthan Lessee pending approval ordisapproval ofan assignment.
Neithera delay in the approval or disapproval of such assignment nor the acceptance of Rent or performance shall constitute a waiver or estoppel of Lessor's rightto
exercise its remedies for Lessee's Default or Breach.

(c) Lessor'sconsent to any assignmentor subletting shall not constitute a consent to any subsequentassignment or subletting.
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(e) Each requestforconsent to an assignmentor subletting shall be in writing, accompanied by information relevantto Lessor's determination as to the
financialand operationalresponsibility andappropriatenessofthe proposed assigneeorsublessee, includingbutnotlimited totheintended useand/orrequired
modification of the Premises, ifany, together with a fee of $500 as consideration for Lessor's considering and processing said request. Lesseeagrees to provide Lessor
with such other or additional information and/or documentation as may be reasonably requested. (See also Paragraph 36)

()  Anyassigneeof,orsublesseeunder, this Lease shall, by reason ofaccepting such assignment, entering intosuch sublease, orentering intopossession
ofthe Premises or any portion thereof, be deemed to have assumed and agreed to conform and comply with each and every term, covenant, condition and obligation
hereinto be observed orperformedby Lesseeduring theterm of saidassignmentorsublease, otherthansuch obligationsas are contraryto orinconsistent with
provisions of an assignment or sublease to which Lessor has specifically consented to in writing.

() Lessor's consentto anyassignment orsubletting shall nottransfer tothe assignee or sublessee any Option granted to the original Lessee by this Lease
unless such transfer is specifically consented to by Lessor inwriting. (See Paragraph 39.2)

12.3 Additional Termsand Conditions Applicableto Subletting. The followingterms and conditions shall apply to any subletting by Lessee of allorany partof
the Premises and shall be deemed included in all subleases under this Lease whether or not expressly incorporated therein:

(a) Lesseeherebyassigns andtransfersto Lessorall of Lessee's interestinall Rentpayable onany sublease, and Lessor may collectsueh Rentandapply
sametoward Lessee's obligations underthis Lease; provided, however, that until aBreach shall occurin the performance of Lessee's obligations JLessee may collect
saidRent. Inthe eventthat the amount collected by Lessorexceeds Lessee's then outstanding obligations any such excess shall berefunded td LesseesL essorshall
not, by reason of the foregoing or any assignment of such sublease, nor by reason of the collection of Rent, be deemed liable to the sublessee foranyfailure of Lessee
to perform and comply with any of Lessee's obligations to such sublessee. Lessee hereby irrevocably authorizes and directs any such sublessee, upon receipt ofa
written notice from Lessor stating thata Breach exists inthe performance of Lessee's obligations under this Lease, to pay to Lessor all Rentdue and tohecome due
underthe sublease. Sublesseeshallrely uponanysuchnotice fromLessorand shallpay allRentsto Lessorwithoutanyobligationor rightteinqtire as towhether
such Breach exists, notwithstanding any claim from Lessee to the contrary.

(b) IntheeventofaBreachbyLessee, Lessor may,atits option, require sublesseeto attornto Lessor, inwhich eventlLessarshall undertake the
obligations of the sublessor under such sublease from the time of the exercise of said option to the expiration of such sublease; provided, however, Lessor shall notbe
liable for any prepaid rents or security deposit paid by such sublessee to such sublessor or for any prior Defaultser-Breaches of such sublessor.

(c) Anymatter requiring the consent of the sublessor under a sublease shall also require the cofisent of Cessot.

(d) Nosublessee shall further assign or sublet all or any part of the Premises without Lessor's'prior written consent.

(e) Lessorshalldelivera copy of any notice of Default or Breach by Lessee to the sublessee, who shalkhave the right to cure the Default of Lessee within
the grace period, if any, specified in such notice. The sublessee shall have aright of reimbursementand offset from andiagainst Lessee forany such Defaults cured by
the sublessee.

13. Default; Breach; Remedies.

13.1 Default; Breach. A"Default"is defined asa failure by the Lessee to comply with@r performany ofthe terms, covenants, conditions orRules and
Regulations under this Lease. A"Breach" is defined as the occurrence of one or more of thé following Defaults, and the failure of Lessee to cure such Default within
any applicable grace period:

(a) The abandonment of the Premises; erthe vacating of the Premisesgrior to the expiratian or termination of this Lease without providing a
commercially reasonablelevel of security, orwherethe coverage of the property insurangé describedin Paragraph 8.3 isjeopardized as aresult thereof, or
without providing reasonable assurances to minimize potential vandalism; or failure t&.déliverto Lessorexclusive possession ofthe entire Premises in accordance
herewith priorto the expiration or termination of this Lease.

(b) Thefailure of Lessee to make any paymentof Rent orany SecurityBeposit fequired to be made by Lessee hereunder, whether to Lessor orto a third
party,when due, to provide reasonable evidence ofinsurance orsurety bond, orto fulfillany obligation underthis Lease which endangers orthreatens life or
property, where such failure continues for a period of 3 business days following writt€n notice to Lessee. THE ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT OF
RENTOR SECURITYDEPOSIT SHALLNOT CONSTITUTE AWAIVEROF ANY OF LESSOR'SRIGHTS, INCLUDINGLESSOR'S RIGHT TORECOVER POSSESSION OF THE
PREMISES.

(c) ThefailureofLesseetoallowlLessorand/oritsagentsaccesstothe Premises orthe commissionofwaste, actoractsconstitutingpublicorprivate
nuisance, and/or anillegal activity on the Premises by llessee, where stich actions continue fora period of 3 business days following written notice to Lessee. In the
eventthat Lessee commits waste, anuisance oran illegal activity a second time then, the Lessor may elect to treat such conduct as anon-curable Breachrather thana
Default.

(d) Thefailure byLesseetoprovide (i) reasonable written evidence ofcompliance with Applicable Requirements, (ii) the service contracts, (iii) the
rescission of anunauthorized assignmentor subletting, (iv)an Estoppel Certificate orfinancial statements, (v)a requested subordination, (vi) evidence concerning any
guarantyand/or Guarantor, (vii)anydocumentrequested underParagraph 42, (viii) material safety data sheets (MSDS), or (ix)any otherdocumentation or
information which Lessor may reasonably require of Lessee under the terms of this Lease, where any such failure continues for a period of 10 days following written
notice to Lessee.

(e) ADefaultby Lessee aste the terms, covenants, conditions or provisions of this Lease, or of the rules adopted under Paragraph 40 hereof, other than
those described in subparagdraphs 13.1(a),(b), (c) or (d), above, where such Default continues fora period of 30 days after written notice; provided, however, that if
thenature ofLessee's Défaultissuchthatmore than30daysarereasonably requiredforitscure, thenitshallnotbe deemed tobe aBreachifLesseecommences
such cure within said 30'day périod and thereafter diligently prosecutes such cure to completion.

() Theoccurrenceofany ofthe followingevents: (i)the makingofany generalarrangementorassignmentforthebenefitofcreditors; (ii)becominga
"debtor"as definedin.1 U.S.C.§ 101 or any successor statute thereto (unless, inthe case of a petition filed against Lessee, the sameis dismissed within 60 days); (iii)
the appointment of'a trusté€orreceiver to take possession of substantially all of Lessee's assets located at the Premises or of Lessee's interest in this Lease, where
possessionisnotrestored toLesseewithin 30days; or(iv) theattachment, execution orotherjudicial seizure of substantially all of Lessee'sassets located at the
Premisesoroflessee'sinterestinthis Lease, where such seizure isnotdischarged within 30 days; provided, however, inthe eventthatany provision of this
subparagraphds contrary to any applicable law, such provision shallbe of no force or effect, and not affect the validity of the remaining provisions.

(@) The discovery that any financial statement of Lessee or of any Guarantor given to Lessor was materially false.

(h) Ifthe performanceofLessee'sobligationsunderthisLeaseisguaranteed: (i)the death ofaGuarantor, (ii) thetermination ofa Guarantor'sliability
withrespecttothis Leaseotherthaninaccordance withthe termsofsuch guaranty, (iii)aGuarantor'sbecominginsolventorthe subjectofabankruptcyfiling, (iv)a
Guarantor's refusal to honor the guaranty, or (v)a Guarantor's breach of its guaranty obligation on an anticipatory basis, and Lessee's failure, within 60 days following
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23.3 Options. Notwithstanding the foregoing, in order to exercise any Options (see paragraph 39), the Notice must be sent by Certified Mail (return receipt
requested), Express Mail (signature required), courier (signature required) or some other methodology that provides areceipt establishing the date the notice was
received by thelLessor.

24, Waivers.

(a) Nowaiverby Lessorofthe Defaultor Breachofanyterm, covenant orcondition hereofby Lessee, shallbe deemedawaiver ofany otherterm,
covenantor condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any other term, covenant or condition hereof. Lessor's consent to,
orapproval of,any actshall not be deemed to render unnecessary the obtaining of Lessor's consent to, or approval of, any subsequent or similar act by Lessee, orbe
construed as the basis of an estoppel to enforce the provision or provisions of this Lease requiring such consent.

(b) Theacceptance of Rent by Lessorshall notbe awaiverof any Default or Breach by Lessee. Any payment by Lessee may be accepted by Lessoron
accountof monies or damages due Lessor, notwithstanding any qualifying statements or conditions made by Lessee in connection therewith, which such statements
and/orconditions shallbe of noforce oreffect whatsoeverunless specifically agreed to in writing by Lessor at or before the time of deposit of such payment.

(c) THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL GOVERN WITH REGARD TO ALL MATTERS RELATED THERETO AND HEREBY WAIVENHE
PROVISIONS OF ANY PRESENT ORFUTURE STATUTE TO THE EXTENT THAT SUCH STATUTE IS INCONSISTENT WITH THIS LEASE.

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

(@) When enteringinto adiscussionwith areal estate agent regarding areal estate transaction, aLessor or Lessee should from the outset understand
whattype of agency relationship orrepresentation ithas with the agentoragents in the transaction. Lessor and Lessee acknowledge being advised by the Brokersin
this transaction, asfollows:

(i) Lessor'sAgent. A Lessor'sagent underalisting agreementwith the Lessoracts as the agentforthe Lessoronly. A Lessor's agent or subagent
hasthe following affirmative obligations: Tothe Lessor: A fiduciary duty of utmostcare, integrity, honesty, and loyaltyin dealings with th&Lessor. Tothe Lesseeand
thelessor: (a) Diligentexercise of reasonable skills and care inperformance of theagent's duties. (b) Aduty ofhonestand fairdealing and good faith. (c) Aduty to
disclose all facts known to the agent materially affecting the value or desirability of the property thatare not known to, orwithinthe-diligent attention and
{) -observationof,theParties. Anagentisnotobligatedtorevealtoeither Partyany confidentialinformation obtainedfromthé other Partywhich doesnotinvolve
the affirmative duties set forthabove.

(i) Lessee'sAgent. Anagentcanagree toactas agentforthe Lesseeonly. Inthese situations, the agentisnotthe Lessor'sagent, evenifby
agreementthe agentmay receive compensationforservicesrendered, eitherinfullorin partfromthe Lessor. AnagentactingonlyforalLessee hasthe following
affirmative obligations. TotheLessee: Afiduciary duty of utmostcare, integrity, honesty, and loyaltyin dealings withthe Léssee. To the Lessee andthe Lessor: (a)
Diligentexercise ofreasonable skills and care in performance ofthe agent's duties. (b) A duty of honest and fair dealing and good faith. (c) A duty to disclose all facts
knownto the agent materially affecting the value or desirability of the property that are not known to, or withinthe diligentattentionand observation of, the Parties.
Anagentisnotobligatedtorevealtoeither Partyany confidentialinformation obtained fromthe other Party which does notinvolve the affirmative duties set forth
above.

(i) AgentRepresentingBothLessorandLessee. Areal estate agent, eitheracting directly orthrough oneor moreassociatelicenses, canlegally be
theagentofboththelLessorandthe Lesseeinatransaction, butonly withthe knowledgeandconsentofboththeLessorandthelLessee. Inadualagencysituation,
the agent has the following affirmative obligations to both the Lessor and the Lesseg: (a) A fiduciary duty of utmost care, integrity, honesty and loyalty in the dealings
with either Lessoror the Lessee. (b) Other duties to the Lessorand the Lessee as stated abOve in subparagraphs (i) or (ii). In representing both Lessorand Lessee, the
agentmay not, without; the express permission of the respective Party, disclose to the other Party confidential information, including, but not limited to, facts relating
toeither Lessee'skessee’s or Lessor'skessers financial position, motivations, Bargaining pesition, or other personalinformation thatmay impactrent, including
Lessor'skesser'swillingness to acceptarentlessthanthelisting rentor Lessee'sLésseeiswillingness topayrentgreaterthan therentoffered. The aboveduties of
theagentinarealestatetransactiondo notrelieve alLessor orLesseefrom thefesponsibility toprotect theirowninterests. LessorandLessee should carefully
read allagreementsto assurethatthey adequately express theifunderstanding ofthe transaction. A real estate agentis a person qualified to advise about real
estate. Iflegal ortax adviceis desired, consult acompetent professional.Both Lessor and Lessee should strongly consider obtaining tax advice froma competent
professional because the federal and state tax consequences of atrarisaction can be complex and subject to change.

(b) Brokershave noresponsibility withrespectto any default orbreach hereof by either Party. The Parties agree thatno lawsuitorotherlegal
proceeding involving any breach of duty, error or omission relating tq this Lease may be brought against Broker more than one year after the Start Date and that the
liability (including courtcosts and attorneys' fees), of any\Broker with respect to any such lawsuit and/or legal proceeding shall not exceed the fee received by such
Brokerpursuanttothis Lease; provided, however, thattheforegoinglimitation oneachBroker's liability shall notbe applicable toany gross negligence orwillful
misconduct of such Broker.

(c) Lessorand Lesseeagree toidentify to Brokers as "Confidential" any communication orinformation given Brokers thatis considered by such Party to
be confidential.

26. NoRightToHoldover.LesSeehasnorighttoretain possessionofthe Premises oranypartthereofbeyond the expirationorterminationofthisLease. Ator
priorto the expiration ortermination of thisl_ease Lessee shall deliver exclusive possession of the Premises to Lessor. For purposes ofthis provision and Paragraph
13.1(a), exclusive possessidnshall meanthatl essee shallhave vacated the Premises, removedall of its personal property therefrom andthat the Premises have been
returnedin the condition§pecifiedin this Lease. Inthe eventthatLessee does not deliver exclusive possession to Lessor as specified above, then Lessor's damages
duringany holdover periotishéllbe computed atthe amountof the Rent (as definedin Paragraph4.1)due during the lastfullmonth before the expiration or
terminationofthisl ease (distegarding anytemporarvabatementof Rentthatmayhave been meffect) butwithBase Rentbeing 1 50%ofthe Base Rentpayable
during such Iastfull month nthe-even v m

any holdlng over by Lessee.

27. “CGumulative Remedies. Noremedy or election hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all other remedies at law or
in equitys,

28. Covenants and Conditions; Construction of Agreement. All provisions ofthis Leaseto be observed or performed by Lessee are both covenants and conditions.
In construing this Lease, all headings and titles are for the convenience of the Parties only and shall not be considered a part of this Lease. Whenever required by the
context, the singularshallinclude the plural andvice versa. ThisLeaseshall notbe construed asif prepared by one ofthe Parties, butratheraccording toitsfair
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