AIRCRZ2

STANDARD INDUSTRIAL/COMMERCIAL

MULTI-TENANT MONTH TO MONTH LEASE - GROSS
SHORT FORM

(Only to be used for transitory tenancies)

1.  Basic Provisions ("Basic Provisions").

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

1.2(a) Premises: That certain portion of the Project (as defined below), 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"). The Premises are located in the County of .__, and ae generally
described as (describe briefly the nature of the Premises): __ . Inaddition to Lessee's rights to use and occupy the Premises as hereihaftefspecifiedy Lessee shall
have non-exclusive rights to any utility raceways of the building containing the Premises ("Building") and to the Common Areas. _The Premises, the Building, the

Common Areas, the land upon which they are located, along with all other buildings and improvements thereon, are herein géllectively referred to as the "Project."
(See also Paragraph 2)

1.2(b) Parking: ____ unreserved vehicle parking spaces. (See also Paragraph 2.6)
1.3 Term: Month-to-month commencing ___ ("Commencement Date") and ending 30 days after writtenshotice byseither Party to the other.
1.4 Early Possession: If the Premises are available Lessee may have non-exclusive possession of the Prefaises commenting ___ ("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 ____ . (See also Paragraph 4)
1.6 Base Rent and Other Monies Paid Upon Execution:
(a) Base Rent: ___ for theperiod ____ .
(b) Security Deposit: ____ ("Security Deposit"). (See also Paragraph 5)
(c) Other: __ for

(d) Total Due Upon Execution of this Lease: __
1.7 Agreed Use: ___ . (Seealso Paragraph 6)
1.8 Insuring Party. Lessor is the "Insuring Party". (See also Paragraph 8)
1.9 Real Estate Brokers. (See also Paragraph 15 and 25)
(a) Representation: Each Party acknowledges receiving a Disclosure™Regarding\Real Estate Agency Relationship, confirms and consents to the following
agency relationships in this Lease with the following real estate brokers ("Broker(s)") and/er their agents ("Agent(s)"):

Lessor’s Brokerage Firm License No. Is the broKer of (check ane): D the Lessor; or both the Lessee and Lessor (dual agent).
[]

Lessor’s Agent License No. is (check one): I Nthe Lessor’s Agent (salesperson or broker associate); or L both the Lessee’s Agent and the
Lessor’s Agent (dual agent).

Lessee’s Brokerage Firm License No. Is the broker of (eheck one): L‘ the Lessee; or D both the Lessgﬁ_and Lessor (dual agent).

Lessee’sAgent ___ LicenseNo. ____ is (check'ope): ‘T the Lessee’s Agent (salesperson or broker associate); or [ l both the Lessee’s Agent and the
Lessor’s Agent (dual agent).
(b) Paymentto Brokers. Upon execution and deliery of this Lease by both Parties, Lessor shall pay to the Brokers the brokerage fee agreed toin a
separate written agreement or the sumpfof ___ .
1.10 Attachments. Attached hereto are the following, all of which constitute a part of this Lease:

an Addendum consisting of Paragraphs __ through __ ;
E a site plan depicting the Premises;

a site plan depicting the Project;

a current set of the\Rules and Regulations for the Project;

other (specify)ipn. .

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, set forth
hereiny, 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 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 broom clean and free of debris on the Commencement Date or the Early Possession Date, whichever
first occurs ("Start Date"), and, so long as the required service contracts described in Paragraph 7.1(b) below are obtained by Lessee and in effect within 30 days
followipg the Start Date, warrants that the existing electrical, plumbing, fire sprinkler, lighting, heating, ventilating and air conditioning systems ("HVAC"), loading
dooss, sump pumps, if any, and all other such elements, other than those constructed by Lessee, shall be in good operating condition on said date, that the structural
elements of the roof, bearing walls and foundation of the Premises shall be free of material defects, and that the Premises do not contain hazardous levels of any mold
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3.3 Delay In Possession. Lessor agrees to use itsbestcommercially reasonable efforts to deliver exclusive possession of the Premises to Lessee
by the CommencementDate. If, despite said efforts, Lessoris unable to deliver possession by such date, Lessor shall not be subject to any liability therefor. Lessee
shall not, however, be obligatedto pay Rentor performits otherobligations untilLessordelivers possessionofthe Premisesand any period ofrentabatementthat
Lessee would otherwise have enjoyed shall run from the date of delivery of possession and continue for a period equal to what Lessee would otherwise have
enjoyed under the terms hereof, but minus any days of delay caused by the acts or omissions of Lessee. If possession is notdelivered within 60 days afterthe
CommencementDate, asthe samemay beextendedundertheterms ofany Work Letterexecuted by Parties, Lesseemay, atitsoption, by noticein writingwithin
10days aftertheend of such60 day period, cancel this Lease. If suchwritten notice is not received by Lessorwithin said 10 day period, Lessee's right to cancel shall
terminate. Ifpossession ofthe Premisesis notdelivered within 120 days afterthe CommencementDate, this Lease shall terminate unless other agreements are
reached betweenLessor and Lessee, in writing.

3.4 LesseeCompliance. Lessorshallnotberequiredtotenderpossessionofthe Premisesto LesseeuntilLessee complieswithitsobligationt@provide
evidence of insurance (Paragraph 8.45). Pending delivery of such evidence, Lessee shall be required to performall of its obligations under this Lease from and after
the StartDate, including the paymentof Rent, notwithstanding Lessor's election to withhold possession pending receiptof such evidence ofifisurance.

4. Rent.

4.1. RentDefined. Allmonetary obligations of Lesseeto Lessorunderthe terms of this Lease (except forthe Security Deposit) are deemedto berent("Rent").

4.2 Payment. Lessee shallcause paymentofRenttobe receivedbyLessorinlawful money ofthe United States, withoutoffset ordeduction (exceptas
specificallypermittedinthis Lease),onorbeforethe dayonwhichitis due. Allmonetaryamounts shallbe roundedtothe nearestwhele€dellar. Intheeventthatany
statementor invoice prepared by Lessoris inaccurate such inaccuracy shall not constitute a waiver and Lessee shall be obligated to paythe amotntset forth in this
Lease. Rentforany period during the term hereofwhich is forless than one full calendar month shall be prorated based uponthe actualiumber of days of said
month. PaymentofRentshallbe madeto Lessoratitsaddressstated hereinortosuchotherpersonsorplaceasLessor mayfrom timetotimedesignateinwriting.
Acceptance of apayment whichisless thanthe amountthen due shall not be a waiver of Lessor's rights to the balance of such Rent, regardless of Lessor's
endorsementofanycheck sostating. Inthe eventthatanycheck, draft, orotherinstrumentofpaymentgivenby Lesseetolessorisdishonored forany reason,
Lesseeagrees to pay to Lessorthe sumof $25in additionto any Late Charge and Lessor, atits option, may require alffuture Rent bepaid by cashier's check. Payments
willbe appliedfirsttoaccruedlate chargesand attorney'sfees, secondtoaccrued interest,thentoBase Rent@nd Common‘AreaOperating Expenses, andany
remaining amount to any other outstanding charges or costs.

5. SecurityDeposit. Lesseeshall depositwith Lessorupon execution hereofthe Security Deposit as security for Lessee’s faithful performance ofits obligations
underthis Lease. IfLessee 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
paymentofanyamountalreadyduelLessor, forRents whichwillbeduein thefuture, and/orto reimburse orcompensate Lessorforanyliability, expense,loss or
damagewhich Lessormay sufferorincurbyreasonthereof. IfLessoruses orapplies allorany portionof the Security Deposit, Lessee shall within 10 days after
written request therefor deposit monies with Lessor sufficient to restore said Security Depagsit to the full amount required by this Lease. Lessor shall not be required
tokeepthe Security Depositseparatefromitsgeneralaccounts. Within90days afterthé expirationortermination ofthis Lease, Lessorshallreturnthatportionof
the Security Deposit not used or applied by Lessor. Lessor shall upon written requestprovide Lessee with an accounting showing how that portion of the Security
Depositthat was notreturned was applied. No partof the Security Deposit shallbe considered tobe heldin trust, tobear interestor tobe prepaymentforany
monies to be paid by Lessee under this Lease. THE SECURITY DEPOSIT SHALL NOTBEWSEDBY LESSEE INLIEU OF PAYMENT OF THELAST MONTH'SRENT.

6. Use.

6.1 Use. Lessee shalluse and occupy the Premises only forthe Agreed Use,and-for no other purpose. Lessee shall notuse or permitthe use ofthe Premises
ina mannerthat is unlawful, creates damage, waste or a nuisance, grthat distuths’occupants of or causes damage to neighboring premises or properties. Otherthan
guide, signal and seeing eye dogs, Lessee shall not keep or allow in the Premises any pets, animals, birds, fish, or reptiles.

6.2 Hazardous Substances.

(a) Reportable Uses Require Consent. The term "Hazardéus Substance" as used in this Lease shall mean any product, substance, or waste whose
presence, use, manufacture, disposal, transportation, orfeleaseyeither by itself or in combination with other materials expected to be onthe Premises, is either: (i)
potentially injurious to the public health, safety or welfare, the envirgnment or the Premises; (i) regulated or monitored by any governmental authority, or (iii) a basis
for potential liability of Lessorto any governmental agency or third party under any applicable statute orcommon law theory. Hazardous Substances shall include, but
notbelimitedto, hydrocarbons, petroleum,gasoline, andiorcrude oilorany products, by-products orfractions thereof. Lessee shallnotengageinany activityinor
onthe Premises which constitutes aReportable Use of Hazardous Substances withoutthe express priorwritten consentof Lessor and timely compliance (atLessee's
expense)withall Applicable Requirements. "Reportable Use"shallmean (i) theinstallationoruse of anyabove orbelowground storagetank; (i) thegeneration,
possession, storage, use, transportation, or disposal of aHazardous Substance that requires a permit from, or with respect to which a report, notice, registration or
business plan is required to be filedith, any governmental authority, and/or (iii) the presence at the Premises of a Hazardous Substance with respect to which any
Applicable Requirements requir€s thata notice be given to persons entering or occupying the Premises or neighboring properties. Notwithstanding the foregoing,
Lessee may use any ordinaryand customary materials reasonably required to be used in the normal course of the Agreed Use, ordinary office supplies (copier toner,
liquid paper, glue, etc.) andCommon household cleaning materials, solong as such use isin compliance with all Applicable Requirements, is nota Reportable Use, and
doesnotexposethe Prémises orneighboring property to any meaningful risk of contamination ordamage orexpose Lessortoany liability therefor. Inaddition,
Lessormay conditionits consenttoany Reportable Use uponreceiving suchadditional assurances as Lessor reasonably deems necessary to protect itself, the public,
the Premises and/arthe enviranmentagainstdamage, contamination,injury and/orliability, including, butnotlimitedto, theinstallation (and removal on orbefore
Lease expiration @r tefmination)of protective modifications (such as concrete encasements) and/orincreasing the Security Deposit.

(b) DutytodnforniLessor. IfLessee knows,or hasreasonable cause tobelieve, thata Hazardous Substance has cometo be locatedin, on,under or
aboutthe€ Premises, gther than as previously consented to by Lessor, Lessee shallimmediately give written notice of such factto Lessor,and provide Lessorwith a
copy©f any report, natice, claim or other documentation which it has concerning the presence of such Hazardous Substance.

(c)/“kesseeRemediation. Lessee shallnotcause orpermitanyHazardous Substancetobe spilledorreleasedin, on, under,oraboutthe Premises
(includingtirough the plumbing or sanitary sewer system)and shall promptly, atLessee's expense, comply with all Applicable Requirements and take allinvestigatory
and/orremedial actionreasonably recommended, whetherornotformally ordered orrequired, forthe cleanup of any contamination of, andfor the maintenance,
security and/or monitoring of the Premises or neighboring properties, thatwas caused or materially contributed to by Lessee, or pertaining to orinvolvingany
Hazardous Substance brought onto the Premises during the term of this Lease, by or for Lessee, orany third party.

(d) Lesseelndemnification. Lessee shallindemnify, defend and hold Lessor, its agents, employees, lenders and ground lessor, ifany, harmlessfrom and
againstany and all loss of rents and/ordamages, liabilities, judgments, claims, expenses, penalties, and attorneys' and consultants'fees arising out of orinvolving any
Hazardous Substance broughtontothe Premisesby orfor Lessee,oranythird party (provided, however, thatLessee shall have noliabilityunderthis Leasewith
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Lesseefrom its obligations under this Lease with respect to Hazardous Substances, unless specifically soagreed by Lessorin writing at the time of such agreement.

(e) LessorIndemnification. Exceptasotherwise providedin Paragraphparagraph8.67,Lessorandits successorsandassigns shallindemnify, defend,
reimburseand hold Lessee, its employees and lenders, harmless from and againstany and all environmental damages, including the cost of remediation, which are
suffered as a directresult of Hazardous Substances on the Premises prior to Lessee taking possession or which are caused by the gross negligence orwillful
misconduct of Lessor, its agentsoremployees. Lessor'sobligations,as andwhen required by the Applicable Requirements, shallinclude, butnotbe limitedto, the
costofinvestigation, removal, remediation, restoration and/or abatement, and shall survive the expiration or termination of this Lease.

(f) InvestigationsandRemediations. Lessorshallretaintheresponsibility andpay foranyinvestigations orremediation measuresrequired by
governmental entities havingjurisdiction with respectto the existence of Hazardous Substances onthe Premises prior to the Lessee taking possession, unless such
remediationmeasure isrequired asaresult of Lessee's use (including "Alterations", as defined in paragraph 7.3(a) below) of the Premises, inwhichevent Lessee shall
be responsible for such payment. Lessee shall cooperate fully in any such activities atthe request of Lessor, including allowing Lessorand Lessor's agents to'have
reasonable access to the Premises atreasonable timesin orderto carry out Lessor's investigative and remedial responsibilities.

6.3 Lessee'sCompliancewith ApplicableRequirements. Lesseeshall, atLessee's soleexpense, fully, diligently and inatimely manner, materially comply with
all Applicable Requirements, without regard to whether said Applicable Requirements are now in effect or become effective after the Start Date. LeSsee shall, Within
10days afterreceipt of Lessor's written request, provide Lessorwith copies of all permits and other documents, and otherinformation evidencing’Lessee's compliance
withany Applicable Requirements specifiedbyLessor,andshallimmediately uponreceipt, notify Lessorinwriting (withcopies ofany documentsinvolved)ofany
threatened or actual claim, notice, citation, warning, complaint or report pertaining to or involving the failure of Lessee or the Premises to complywith any Applicable
Requirements. Likewise, Lessee shallimmediately give writtennotice toLessor of: (i)any waterdamage tothe Premises and any suspected seepage, pooling,
dampness or othercondition conducive tothe production of mold; or (ii)any mustiness orother odors that mightindicate the presenge of meld inthe Premises.

6.4 Inspection; Compliance. Lessorand Lessor's consultants authorized by Lessor shall have the rightto enterinto Premises atany timein 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
complianceby LesseewiththisLease. Thecostofany suchinspectionsshallbepaid byLessor,unless aviolation of Applicable Requirements, oraHazardous
Substance Condition{seeParagraph-9:-1}is found to existorbe imminent, or the inspection is requested or ordered by agovesnmentatauthority. In such case, Lessee
shallupon requestreimburse Lessor for the cost of suchinspection, solong as such inspection is reasonably relatedtertheiolation or contamination. Inaddition,
Lessee shall provide copies of all relevantmaterial safety data sheets (MSDS)to Lessorwithin 10days oftheregeipt of written requesttherefor. Lessee
acknowledges thatanyfailure onits partto allowsuchinspectionsortestingwillexpose Lessortorisksand potentially cause Lessortoincur costsnot
contemplated bythis Lease, theextentofwhichwillbe extremely difficult to ascertain. Accordingly, should the Lessge fail to allow suchinspections and/or testing in
atimely 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
Rentor $100, whichever is greater for the remainder to the Lease. The Parties agree that suchincrease in Base Rentreprésents fair and reasonable compensation for
the additional risk/costs thatLessorwill incur by reason of Lessee's failure to allow suchinspectionand/or testing. Such increase inBase Rentshall innoevent
constitute a waiver of Lessee's Default or Breach with respect to such failure nor prevent the gxercise of any of the other rights and remedies granted
hereunder.

7. Maintenance; Repairs; Utility Installations; Trade Fixtures and Alterations.

7.1 Lessee's Obligations.

(@) InGeneral. Subjecttothe provisions of Paragraph 2.2 (Condition), 2.3 (Caompliance), 6.3 (Lessee's Compliance with Applicable Requirements), 7.2
(Lessor's Obligations), 9(Damage or Destruction),and 14 (Condemnation), Lessee shallgatLessee's sole expense, keep the Premises, Utility Installations (intended for
Lessee's exclusive use, no matter where located), and Alterations in good ofder, conditiorrand 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, andwhether or notthe need for such repairs occurs as aresult of Lessee's use, any
prioruse, theelements orthe age of such portion of the Premises), includingjbuthot limited to, all equipmentor facilities, such as plumbing, HVAC equipment,
electrical, lighting facilities, fixtures, interiorwalls, interior surfaces6f exterior walls, ceilings, floors, windows, doors, plate glass, and skylights butexcluding 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 perform good
maintenance practices, specificallyincluding the procurementand'mainténarnceef the service contracts required by Paragraph 7.1(b) below. Lessee's obligations shall
include restorations, replacements or renewals when negessary.to keéep the Premises and allimprovements thereon or a part thereof in good order, condition and
state of repair.

(b) ServiceContracts. Lessee shall,atLessee's sole expense, procure and maintain contracts, with copies to Lessor, in customary formand substance for,
and with contractors specializing and experienced in the maintenapce of the following equipment and improvements, if any, if and when installed on the Premises: (i)
HVAC equipment, and (ii) clarifiers. However, Lessorreserves theright, upon notice to Lessee, to procure and maintain any or all of such service contracts, and Lessee
shall reimburse Lessor, upon demand, for the cost thereof.

(c) FailuretoPerform. Iflfesseefails toperform Lessee's obligations underthis Paragraph 7.1, Lessor may enterupon the Premises after 10days' prior
written notice to Lessee (exceptin thé case of 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 costthereof.

(d) Replacement. Subjectte Lessee's indemnification of Lessor as set forth in Paragraph 8.67 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 ata cost whichis in
excess of 50% of the cast of replacing such item, then such item shall be replaced by Lessor.

7.2 Lessor's Obligations. Subjectto the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 6 (Use), 7.1 (Lessee's Obligations), 9 (Damage or
Destruction)and 14 (Condemnation), Lessor shall keep in good order, condition and repair the foundations, exterior walls, structural condition of interior bearing
walls, exterior roofyfire'sprinkler system, Common Areafire alarm and/or smoke detection systems, fire hydrants, parking lots, walkways, driveways, landscaping,
fences, signs and utility systems servingthe Common Areas and all parts thereof. Lessor shall notbe obligated to paint the exterior or interior surfaces of exterior
walls norShallLessof be obligated to maintain, repair or replace windows, doors or plate glass of the Premises.

7.3 Utility Installations; Trade Fixtures; Alterations.

(a) ADefinitions. The term "Utility Installations" refers to all floor and window coverings, airand/or vacuum lines, power panels, electrical distribution,
security andfire protection systems,communicationcabling, lightingfixtures, HVAC equipment, plumbing,andfencinginoronthe Premises. Theterm"Trade
Fixtures"shall meanLessee's machinery and equipment thatcan be removed without doing material damage to the Premises. The term "Alterations" shallmean any
modificationof theimprovements, otherthan Utility Installations or Trade Fixtures, whetherbyaddition ordeletion. "Lessee Owned Alterationsand/or Utility
Installations" are defined as Alterations and/or Utility Installations made by Lessee thatare not yetowned by Lessor pursuant to Paragraph 7.4(a).

(b) Consent. Lessee shall notmake any Alterations or Utility Installations to the Premises without Lessor's priorwritten consent. Any Alterations or
Utility'Installations that Lessee shall desire to make shall be presented to Lessorin written form with detailed plans. Consent shall be deemed conditioned upon
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(c) the certificate ofinsurance or copy of the policy required by paragraph 8.5.
(d) NoRepresentation of Adequate Coverage. Lessor makes no representation thatthe limits or forms of coverage ofinsurance specified herein are
adequate to cover Lessee's property, business operations or obligations under this Lease.

8.4 Insurance Policies. Insurance required herein shall be by companies maintaining during the policy term a"General Policyholders Rating" of atleast A-, VI,
asset forthin the mostcurrentissue of "Best's Insurance Guide", or such otherrating as may be required by aLender. Lessee shall notdo orpermitto bedone
anythingwhichinvalidatestherequiredinsurancepolicies. Lessee shall, priortothe Start Date, deliverto Lessorcertified copies of policiesof suchinsuranceor
certificates with copies of the required endorsements evidencing the existence and amounts of the required insurance. Nosuch policy shall be cancelable or subject
tomaodification exceptafter 30 days prior written notice to Lessor. Lessee shall, atleast 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 thereofto Lessee, which
amountshallbe payable byLesseeto Lessorupondemand. Suchpoliciesshallbeforatermofatleastoneyear,orthelength ofthe remainingtermofthislLease,
whicheverisless. IfeitherParty shallfail toprocure and maintainthe insurancerequired tobe carried byit, the other Party may, but shallnotbe requiredto, procure
and maintain thesame.

8.5 Waiver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each hereby release and relieve the other,apd waive theirentire
rightto recoverdamages againstthe other, forloss of or damage toits property arising outofor incidentto the perils required to be insured against herein. The
effectof suchreleases and waiversis notlimited by the amount of insurance carried or required, or by any deductibles applicable hereto. The'Rarties agree to have
theirrespective property damage insurance carriers waive any right to subrogation that such companies may have againstLessoror Lessee, as the€ase may be, so
long as the insurance is notinvalidated thereby.

8.6 Indemnity. ExceptforLessor's grossnegligence or willfulmisconduct, Lesseeshallindemnify, protect,defend and hold harmless theRremises, Lessorand
its agents, Lessor's master or ground lessor, partners and Lenders, from and againstany and all claims, loss of rents and/or damages, liens, judgments, penalties,
attorneys'and consultants'fees, expensesand/orliabilities arisingoutof,involving, orinconnection with, a Breach ofthe Lease byiLess€eand/orthe useand/or
occupancy of the Premisesremises and/or Projectby Lessee and/or by Lessee's employees, contractors or invitees. Ifany.ction or proceeding is broughtagainst
Lessorby reason of any of the foregoing matters, Lessee shall upon notice defend the same atLessee's expense by counsel reasonablysatisfactory toLessorand
Lessorshall cooperate with Lessee in such defense. Lessorneed not have first paid any such claim in order to bedefended orindemnified.

8.7 Exemption of Lessor andits Agents from Liability. Notwithstanding the negligence or breach of this Lease by Lessor Okjts agents, neither Lessornor its
agents shall beliable under any circumstances for: (i) injury or damage to the person or goods, wares, merchandise orother property of Lessee, Lessee'semployees,
contractors, invitees, customers, or any other person in or about the Premises, from any cause, whether the said injugy ordamage results from conditions arising upon
thePPremises orupon otherportionsofthe Building, orfrom othersourcesorplaces; (ii)anydamagesarising fromany,acterneglectofany othertenantofLessoror
fromthe failure of Lessororits agentsto enforce the provisions ofany otherlease inthe Project; or (iii) injury to Lessee'sbusiness or forany loss ofincome or profit
therefrom. Instead, itisintendedthat Lessee's sole recoursein the eventof suchdamages orinjury be tofile aclaimon theinsurance policy(ies)that Lesseeis
required to maintain pursuant to the provisions of paragraph 8.

8.8 Failure toProvide Insurance. Lessee acknowledges that any failure onits part {o' obtain or maintain the insurance required herein will expose Lessorto
risks and potentially cause Lessor toincur costs not contemplated by this Lease, the extent of whichwill be extremely difficult to ascertain. Accordingly, for any month
orportionthereofthat Lesseedoesnot maintainthe requiredinsurance and/ordoesnot provide Lessor withthe required binders or certificates evidencing the
existence of the required insurance, the Base Rent shall be automatically increased, withoutany requirement for notice to Lessee, by an amount equal to 10% of the
thenexisting BaseRentor$100, whicheverisgreater. The parties agreethatsuchincredse inBase Rentrepresentsfairandreasonable compensation forthe
additionalrisk/costs that Lessor willincur by reason of Lessee's failure to maintain the required insurance. Suchincrease inBase Rentshallin noevent constitute a
waiverofLessee's Default or Breachwith respectto thefailure tomaintain suchinsurance, prevent the exercise of any of the otherrights andremedies granted
hereunder, nor relieve Lessee of its obligation to maintain the insurance specifiedinthis Lease.

9. Damage or Destruction. If the premises are materially damaged ordestroyed either party may terminate this Lease by giving atleast 30 days prior written
notice of such termination to the other Party.

10. Real Property Taxes. Lessor shall pay any Real Rroperty Taxes.

11. Utilities and Services.

H-4_ Lessee shall pay for allwater, gas, heat, light, power, telephone, trash disposal and other utilities and services supplied to the Premises, together with
any taxesthereon. IfatanytimeinLessor's solejudgment, LessordeterminesthatLesseeis usingadisproportionate amountofwater, electricity orother
commonly metered utilities, orthat Lesseeis generating sichdlarge volume oftrashas torequire anincreasein the size ofthe trash receptacle and/oran
increase inthe number of times per month thatitis emptied, then Lessor may increase Lessee's Base Rent by an amount equal to suchincreased costs. There shall
be noabatement of Rent and Lessor shall not be liable in any respect whatsoever for the inadequacy, stoppage, interruption or discontinuance of any utility or service
due to riot, strike, labordispute, breakdown, accident, repairorother cause beyond Lessor's reasonable control orin cooperation with governmental requestor
directions.

11.2 Within fifteen daysof Lessor's Written request, Lessee agrees todeliver to Lessor such information, documents and/or authorizationas Lessorneeds in
orderforLessorto complyWwithnew orexisting Applicable Requirements relatingtocommercial buildingenergy usage, ratings, and/or the reporting thereof.

12. AssignmentandSubletting. Lessee shall notvoluntarily orby operation of law assign, transfer, mortgage orencumber (collectively, "assign orassignment")or
subletall or any part oftessee'siinterest in this Lease orin the Premises without Lessor's prior written consent.

13. Default; Breach; Remedies.

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

(a) The abandonment of the Premises; or the vacating of the Premises without providing a commercially reasonable level of security, or where the
coverageof the property insurance describedin Paragraph 8.3 is jeopardized as aresult thereof, or without providing reasonable assurances to minimize potential
vandalism.

(b) Thefailure of Lessee to make any paymentof Rentorany Security Deposit required to be made by Lessee hereunder, whetherto Lessor orto a third
partyswhen due, to providereasonable 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 written notice to Lessee. THE ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT OF
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22. NoPrioror Other Agreements; Broker Disclaimer. ThisLease contains allagreements betweenthe Parties withrespect toany mattermentioned herein, andno
other prior or contemporaneous agreementor understanding shall be effective. Lessorand Lessee eachrepresents and warrants to the Brokers thatithas made, and
isrelying solelyupon, itsowninvestigation astothenature, quality, characterand financialresponsibility ofthe other Party to thisLeaseand asto theuse, nature,
quality and character of the Premises. Brokers have noresponsibility with respectthereto orwith respectto any defaultor breach hereofby either Party.

23. Notices.

23.1 NoticeRequirements. Allnoticesrequired orpermittedbythisLease orapplicablelaw shallbeinwritingand maybe deliveredin person (byhand orby
courier) or may be sentby regular, certified or registered mail or U.S. Postal Service Express Mail, with postage prepaid, or by facsimile transmission, or by email, and
shallbe deemed sufficiently givenifserved ina manner specified in this Paragraph 23. The addresses noted adjacentto aParty's signature onthis Lease shall be that
Party'saddress fordelivery ormailingof notices. EitherParty mayby written noticeto the otherspecify adifferentaddressfornotice, exceptthatuponLeSsee's
taking possession ofthe Premises, the Premises shall constitute Lessee's address for notice. Acopy ofall notices to Lessor shall be concurrently transmitted to such
party or parties at such addresses as Lessor may from time to time hereafter designate in writing.

23.2 DateofNotice. Anynotice sentbyregistered orcertified mail, returnreceiptrequested, shall be deemed given onthe date of delivepy shownon the
receipt card, orif nodelivery date is shown, the postmark thereon. If sentby regular mail the notice shall be deemed given 72 hours after the same is addressed as
required herein and mailed with postage prepaid. Notices delivered by United States Express Mail or overnight courier that guarantees next day delivety shall be
deemed given 24 hours after delivery of the same to the Postal Service or courier. Notices delivered by hand, or transmitted by facsimile transmission or by email
shallbe deemeddelivered uponactualreceipt. IfnoticeisreceivedonaSaturday, Sunday orlegalholiday, itshallbe deemedreceivedanthe nexthusiness day.

23.3 Options. Notwithstanding the foregoing, in order to exercise any options,Optiens{see-paragraph-39); the Notice must be sent by Cettified Mail (return
receipt requested), Express Mail (signature required), courier (signature required) or some other methodology that provides a receipt establishing the date the notice
was received by the Lessor.

24. Waivers.

(@) Nowaiverby Lessorofthe Default or Breach of any term, covenant or condition hereof by Lessee, shallbe deemed awaiver of any otherterm,
covenantor condition hereof, orof any subsequent Default or Breach by Lessee of the same orof any othertesm, covenant oxcondition hereof.

(b) Theacceptance of Rent by Lessorshall notbe awaiver of any Default or Breach by Lessee. Anypayment by Lésseemay be accepted by Lessoron
accountof monies or damages due Lessor, notwithstanding any qualifying statements or conditions made by Lessée in connection therewith, which such statements
and/or conditions shallbe of noforce oreffect whatsoeverunless specifically agreed to inwriting by Lessor at orbefore thetime of deposit of such payment.

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

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

(@) When enteringinto adiscussion with 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 traghsaction. Lessor and Lessee acknowledge being advised by the Brokersin
this transaction, asfollows:

(i) Lessor'sAgent. A Lessor's agent underalisting agreementwith the LesSor acts as the agentforthe Lessoronly. A Lessor's agentor subagent
hasthe followingaffirmative obligations: Tothe Lessor: Afiduciary duty of utmostcare, integrity, honesty,and loyaltyin dealings withthe Lessor. Tothe Lessee and
thelLessor: (a) Diligentexercise of reasonable skills and care in performanceoftheagent's duties. (b) Aduty ofhonestand fairdealing andgood faith. (c) Aduty to
disclose all facts known to the agent materially affecting the value or desirability'ef.the property that are not known to, orwithin the diligentattention and
observationof,theParties. Anagentisnotobligatedtorevealtoeither Partyany gonfidentialinformation obtained fromthe otherPartywhich doesnotinvolve the
affirmative duties set forthabove.

(i) Lessee'sAgent. Anagentcanagree toactas agentforthelLesseeonly. Inthesesituations, the agentis notthe Lessor'sagent, evenifby
agreementthe agentmay receive compensationfor servicesrenderedfeitherjn fullorin partfromthe Lessor. Anagentactingonlyforalessee hasthefollowing
affirmative obligations. Tothe Lessee: Afiduciary duty of utmest carefintegrity, honesty, and loyaltyin dealings withthe Lessee. To the Lessee andthe Lessor: (a)
Diligentexercise of reasonable skills and care in perfoprance of the agent's duties. (b) A duty of honest and fair dealing and good faith. (c)A duty todisclose allfacts
knownto theagent materially affectingthe value or desirability of the property thatare notknownto, or within the diligentattentionand observation of, the Parties.
Anagentisnotobligatedtoreveal toeither Party any confidentialinformationobtained fromthe otherParty which does notinvolve the affirmative duties set forth
above.

(i) AgentRepresentingBothLessor andLessee. Areal estate agent, eitheracting directly orthrough oneor more associatelicenses, canlegally be
theagentofboththelLessorandtheLesseeinatransaction,butonly withthe knowledgeandconsentofboththeLessorandtheLessee. Inadualagencysituation,
the agent has the following affirmativ€ obligations to both the Lessor and the Lessee: (a) A fiduciary duty of utmost care, integrity, honesty and loyalty in the dealings
with either Lessoror the Lessee. () Other duties to the Lessorand the Lessee as stated above insubparagraphs (i) or (ii). In representing both Lessorand Lessee, the
agent may 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 of Lessor'skesSers financial position, motivations, bargaining position, or other personalinformation that may impactrent, including
Lessor'skesser'swillingnéss to acceptarentlessthanthelistingrentorLessee'skessee’swillingness topayrentgreaterthan therentoffered. The aboveduties of
theagentinarealestatetransaction do notrelieve aLessororLesseefromtheresponsibility toprotect theirowninterests. LessorandLessee should carefully
read allagreementsto assure thatthey adequately express theirunderstanding ofthe transaction. A real estate agentis a person qualified to advise about real
estate. Iflegal ortax-adyiceis desired, consult acompetent professional. Both Lessorand Lessee should strongly consider obtaining tax advice from a competent
professional because theféderal and state tax consequences of a transaction can be complex and subject to change.

(b), Brokefshave noresponsibility withrespectto anydefault orbreach hereof by either Party. The Parties agree thatno lawsuitorotherlegal
proceeding invalving'any breach of duty, error or omission relating to 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, thatthe foregoinglimitation oneachBroker's liability shall notbe applicable toany gross negligence or willful
misconduct,of such Broker.

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

26. No Right To Holdover. Lessee has no rightto retain possession of the Premises or any part thereof beyond the expiration or termination of this Lease. Inthe
eventthatLesseeholdsover,thenthe BaseRentshallbeincreasedto 150% ofthe Base Rentapplicableimmediately preceding the expirationortermination.
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