AIRCRZ

STANDARD INDUSTRIAL/COMMERCIAL MULTI-TENANT LEASE - NET

1.  Basic Provisions ("Basic Provisions").

1.1 Parties. This Lease ("Lease"), dated for reference purposesonly __,ismade byand 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, copimonly known
as (street address, unit/suite, city, state): ____ ("Premises"). The 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 6elow), but
shall not have any rights to the roof, or exterior walls of the Building or to any other buildings in the Project. The Premises, the Building, the Commen Areas, the land
upon which they are located, along with all other buildings and improvements thereon, are herein collectively referred to as the "Project." (See alse Paragraph 2)

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

1.3 Term: years and months ("Original Term") commencing ("Commencement Date") and ending ("Expjration 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 . (See also Pagagraph 4)
I: 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 during 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: The current estimate for the period / Ns _
(c) Security Deposit: ___ ("Security Deposit"). (See also Paragraph 5)
(d) Other: ____ for
(e) Total Due Upon Execution of this Lease: __
1.8 Agreed Use: ___ . (Seealso 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: Each Party acknowledges receiving”aDisclosure’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/or their agents ("Agent(s)"):

Lessor’s Brokerage Firm License No. Is the broker of (€heck-ene): D the Lessor; or D both the Lessee and Lessor (dual agent).

Lessor’s Agent License No. is (check one): E‘ the'kessor’s Agent (salesperson or broker associate); or D both the Lessee’s Agent and the
Lessor’s Agent (dual agent).

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

Lessee’s Agent License No. is (check one): 1———’ the Lessee’s Agent (salesperson or broker associate); or D both the Lessee’s Agent and the
Lessor’s Agent (dual agent).

(b) Payment to Brokers,/Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the Brokers the brokerage fee agreed toin a
separate written agreement (or ifthere is no such agreement, the sum of or % of the total Base Rent) for the brokerage services rendered by the Brokers.

1.11 Guarantor. The obligations ofithe 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 ‘eonsisting of Paragraphs through ;
a site plan depicting\the Premises;
— asite plan depicting the Project;

acurrent set of the Rules and Regulations for the Project;

a current set of the Rules and Regulations adopted by the owners' association;

[N IO

“.aWork Letter;
E other (specify): .

2. Premises.

2. 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,
covemants and conditions set forth in this Lease. While the approximate square footage of the Premises may have been used in the marketing of the Premises for
purposes of comparison, the Base Rent stated herein is NOT tied to square footage and is not subject to adjustment should the actual size be determined to be
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(b) Lesseeshall not service or store any vehicles in the Common Areas.

(c) IfLessee permitsorallowsanyof the prohibited activitiesdescribed in this Paragraph 2.6, then Lessor shallhave the right, without notice, in addition
tosuchotherrightsandremediesthatitmayhave, toremoveortow awaythe vehicleinvolvedand chargethe costtoLessee, whichcost shallbeimmediately
payable upon demand by Lessor.

2.7 Common Areas - Definition. Theterm"Common Areas"is defined asall areasand facilities outside the Premises and within the exterior boundary line of
theProject andinterior utilityracewaysand installationswithin the Unit thatare provided and designated by the Lessor fromtime totime for the general
non-exclusiveuse of Lessor, Lesseeandother tenantsof theProjectandtheirrespective employees, suppliers, shippers, customers, contractorsandinvitees, including
parking areas, loading and unloading areas, trash areas, roofs, roadways, walkways, driveways and landscaped areas.

2.8 Common Areas-Lessee'sRights. Lessorgrants toLessee, for the benefit of Lessee and itsemployees, suppliers, shippers, contractors, customers and
invitees, during the term of this Lease, the non-exclusive right to use, incommon with others entitled to such use, the Common Areas as they exist from time’totime,
subject to anyrights, powers, and privileges reserved by Lessor under the termshereof orunder the terms of any rules and regulations or restrictions goyérning the
useof theProject. Under no circumstances shall the right herein granted to use the Common Areas be deemed to include theright tostore any property, temporarily
or permanently, inthe Common Areas. Anysuch storage shall be permitted only by the prior written consent of Lessor or Lessor's designated agen#; which consent
may be revokedat anytime. Inthe event that any unauthorized storage shall occur, then Lessor shall have the right, without notice, in additionto such other rights
andremedies thatit may have, toremove the property and charge the cost toLessee, which cost shall beimmediately payable upondefnand byessor.

2.9 Common Areas - Rulesand Regulations. Lessor or such other person(s) as Lessor may appoint shall have the exclusive control and mandgement of the
Common Areas and shall have theright, fromtime totime, to establish, modify, amend and enforce reasonable rules and regulations (:Rules and Regulations”) for
themanagement, safety, care, and cleanliness of the grounds, the parking and unloading of vehiclesand the preservation of good order \as wetlas for the convenience
of other occupants or tenants of the Building and the Project and theirinvitees. Lessee agrees toabide by and conform toall such RulesiandRegulations, and shall
useits best efforts tocause its employees, suppliers, shippers, customers, contractorsandinvitees toso abide and conform. Léssorshallngt be responsible to Lessee
for the non-compliance with said Rules and Regulations by other tenants of the Project.

2.10 Common Areas -Changes. Lessor shall have the right, in Lessor's sole discretion, from time totime:

(@) Tomakechanges tothe Common Areas, including, without limitation, changesinthe location, size, shapeand number of driveways, entrances,
parkingspaces, parkingareas, loadingandunloading areas, ingress, egress, direction of traffic, landscaped areas, walkwaysand utility raceways;

(b) Toclose temporarily any of the Common Areas for maintenance purposes so long as reasonable access to the Premises remainsavailable;

(c) Todesignate other land outside the boundaries of the Project to be a part of the Common Areas;

(d) Toadd additional buildings and improvements to the Common Areas;

() TousetheCommon Areaswhile engagedin making additionalimprovements, repairsor alterationsto the Project, or any portion thereof; and

(f) Todoandperform suchother actsand make such other changesin, to or with respect to the Common Areas and Project as Lessor may, inthe
exercise of sound business judgment, deem to be appropriate.

3.  Term.

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

3.2 EarlyPossession. Any provisionhereingranting Lessee Early Possessionof the Premises s subject toand conditioned upon the Premises being available
forsuch possession prior to the Commencement Date. Any grant of Early Possessiononly conveys anon-exclusive right tooccupy the Premises. If Lessee totally or
partially occupies the Premises prior to the Commencement Date, the obligation to payBase Rent shall be abated for the period of such Early Possession. Allother
termsof thisLease (includingbutnot limitedtotheobligationstopayLessee's Shareof Gommon AreaOperating Expenses, Real Property Taxesandinsurance
premiums and to maintain the Premises) shall be in effect during such period. Any.such'Early Possession shall not affect the Expiration Date.

3.3 Delay In Possession. Lessor agrees to use itsbestcommercially r€asonable efforts to deliver exclusive possession of the Premises to Lessee
by the Commencement Date. If, despite said efforts, Lessoris unable to delivef possession by such date, Lessor shall not be subject toany liability therefor, nor shall
such failure affect the validity of thisLease or change the Expiration Date. Lessee shallnot, however, be obligated to pay Rentor perform its other obligations until
Lessor delivers possession of the Premisesand any period of rent abatepieftthat Lessee would otherwise have enjoyed shall run from the date of delivery of
possession and continueforaperiod equaltowhat LesseeWould othérwisehave enjoyedunderthe termshereof, butminusany daysof delaycausedby theacts
oromissionsof Lessee. If possession isnot delivered within 60 days after the Commencement Date, as the same may be extended under the terms of any Work
Letter executed by Parties, Lessee may, at itsoption, by noticein writingwithin 10days after theend of such 60 day period, cancelthisLease, inwhich event the
Partiesshallbe dischargedfromallobligations hereunder. If suchwritten noticeis notreceivedby Lessorwithin said 10day period, Lessee'sright tocancel shall
terminate. If possessionof the Premises isnot delivered within 420 days after the Commencement Date, thisLease shall terminate unless other agreements are
reachedbetween Lessor and Lessee, in writing.

3.4 LesseeCompliance. Lessorshallnotberequiredtotenderpossessionofthe PremisestoLesseeuntilLessee complieswithitsobligationtoprovide
evidence of insurance (Paragraph 8,5). Pending delivery of such evidence, Lessee shall be required to performallof itsobligations under this Lease fromand after the
StartDate, including the paymentof Rent, notwithstanding Lessor's election to withhold possession pending receipt of such evidence of insurance. Further, if Lessee
isrequired to perform any other conditions prior to or concurrent with the Start Date, the Start Date shall occur but Lessor may elect towithhold possession until such
conditions are satisfied.

4.  Rent.

4.1. RentDefined. Alifnonetary obligations of Lesseeto Lessorunder the termsof thisLease (except for the Security Deposit) are deemedtoberent (‘Rent").

4.2 CommonAreaOperatingExpenses. Lesseeshall pay toLessor duringthetermhereof,inadditiontothe BaseRent, Lessee'sShare (asspecifiedin
Paragraph 1.6) of all ComfnenArea Operating Expenses, as hereinafter defined, duringeachcalendar yearof the termof thisLease, inaccordance with thefollowing
provisions:

(@) \"Common AreaOperating Expenses" are defined, for purposes of thisLease, as all costs relating to the ownership and operation of the Project,
including, but not limited to, the following:
({y==The operation, repairand maintenance, in neat, clean, good order and condition., and if necessary the replacement, of the following:

(aa) The Common Areas and Common Area improvements, including parkingareas, loading andunloading areas, trashareas, roadways,
parkways, walkways, driveways, landscaped areas, bumpers, irrigation systems, Common Area lighting facilities, fences and gates, elevators, roofs, exterior walls of the
buildings, building systems and roof drainage systems.

(bb) Exterior signsand any tenantdirectories.

(cc) Any fire sprinkler systems.
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space occupied by atenant.

(i)  Thecostof water, gas, electricity and telephone to service the Common Areas and any utilities not separately metered.

(iiy  The costoftrash disposal, pest control services, property management, security services, owners' association dues and fees, the costtorepaint
the exterior of any structures and the cost of any environmental inspections.

(v) Reserves setaside for maintenance, repair and/or replacement of Common Area improvements and equipment.

(v) Real Property Taxes (as defined in Paragraph 10).

(v The costof the premiums for the insurance maintained by Lessor pursuant to Paragraph 8.

(vii)  Anydeductible portion of an insured loss concerning the Building or the Common Areas.

(vii) Auditors', accountants'and attorneys'fees and costs related to the operation, maintenance, repair and replacement of the Project.

(ix) The costof any capital improvement to the Building or the Project not covered under the provisions of Paragraph 2.3 provided; however, that
Lessorshall allocate the cost of any such capital improvementover a 12 year period and Lessee shall not be required to pay more than Lessee's Share of¢l1/144th of
the cost of such capitalimprovementin any given month. Lessee shallpay Intereston the unamortized balance butmay prepay its obligation atany tine,

(x)  Thecostofany otherservicesto be provided by Lessorthat are stated elsewhere inthis Lease to be a Common Area Opérating Expense.

(b) AnyCommon Area Operating Expenses and Real Property Taxes thatare specifically attributable to the Unit, the Building or to,any other buildingin
theProjectortothe operation, repairand maintenance thereof, shall be allocated entirely tosuch Unit, Building, or otherbuilding. Howeverany CommonArea
Operating Expenses and Real Property Taxes that are not specifically attributable to the Building or to any other building or to the operation, repainand maintenance
thereof, shall be equitably allocated by Lessor to all buildings in the Project.

(c) Theinclusion ofthe improvements, facilities and services set forth in Subparagraph 4.2(a) shall not be deemed toimpose anobligationupon Lessorto
eitherhave said improvements orfacilities or to provide those services unless the Project already has the same, Lessor already provides the sérvices;or Lessorhas
agreed elsewhere in this Lease to provide the same or some of them.

(d) Lessee'sShare of Common AreaOperating Expenses is payable monthly onthe same day as the Base Rentis due hereunder. The amount of such
payments shall be based on Lessor's estimate of the annual Common Area Operating Expenses. Within 60 days after writtehrequest{butnot more thanonce each
year)LessorshalldelivertoLesseeareasonably detailed statementshowing Lessee's Share of the actual Common Area©perating Expenses for the preceding year. If
Lessee's payments during such yearexceed Lessee's Share, Lessor shall credit the amount of such over-paymentagainstLessee'sfuture payments. IfLessee's
paymentsduring suchyear werelessthan Lessee's Share, Lessee shall paytoLessor the amount ofthe deficiencywithin 10 days afterdelivery by Lessor to Lessee of
the statement.

(e) Common Area Operating Expenses shall not include any expenses paid by any tenant directly to third parties’, or as towhich Lessoris otherwise
reimbursed by any third party, other tenant, or insurance proceeds.

4.3 Payment. Lessee shallcause paymentofRenttobe received by Lessorinlawful mgney ofthe United States, withoutoffset ordeduction (exceptas
specifically permitted inthis Lease),onorbeforethe dayon whichitis due. Allmonetaryamaounts shallbe roundedtothe nearestwhole dollar. Intheeventthatany
statementor invoice prepared by Lessoris inaccurate such inaccuracy shall not constitute asvaiver and Lessee shall be obligated to pay the amount setforth in this
Lease. Rentfor any period during the term hereofwhich isforless than one full calendar month shall be prorated based upon the actual number of days of said
month. PaymentofRentshallbe madetoLessoratitsaddressstated hereinortosuehotherpersonsorplaceasLessormayfromtimetotimedesignateinwriting.
Acceptance of apaymentwhichisless thanthe amountthen due shallnot be a waiver of Lessor's rights to the balance of such Rent, regardless of Lessor's
endorsementofanycheck sostating. Inthe eventthatanycheck, draft, orotherinstctuméntofpaymentgivenby LesseetoLessorisdishonored foranyreason,
Lesseeagrees topaytoLessorthe sumof$25inadditiontoany Late Charge tocompeénsate Lessor foradditional time and expensesincurredin handlingthe
dishonored paymentandLessor, atits option, mayrequire allfuture Rentbe paid.by cashier's check. Payments willbe appliedfirstto accruedlate chargesand
attorney'sfees, secondto accruedinterest, then toBase Rentand Common Area Opérating Expenses, and any remaining amount to any other outstanding charges or
costs.

5. Security Deposit. Lessee shall depositwith Lessorupon €xecution hereofthe Security Deposit as security for Lessee's faithful performance of its obligations
underthis Lease. If Lessee fails to pay Rent, or otherwise DefaultsunderthiStease, Lessor may use, apply or retain all or any portion of said Security Deposit for the
paymentofanyamountalready due Lessor, for Rents whichWillbe duein thefuture, and/orto reimburse or compensate Lessorforany liability, expense, loss or
damagewhich Lessormay sufferorincur byreasonthereof. IfLessoruses orapplies allorany portion of the Security Deposit, Lessee shall within 10 daysafter
writtenrequesttherefordepositmonieswithLessor sufficienttorestore said Security Depositto thefullamountrequired by thisLease. Ifthe BaseRentincreases
during the term 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 alltimes bear the same proportion to the increased Base Rent as the initial Security Depositbore 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 Lkléase andfollowing suchchange thefinancial condition of Lessee s, inLessor's reasonablejudgment, significantlyreduced, Lessee
shall deposit such additional mopies with Lessor as shall be sufficient to cause the Security Deposit to be at acommercially reasonable level based on such changein
financial condition. Lessor shall notbe required to keep the Security Deposit separate fromits general accounts. Within 90 days after the expiration or termination of
this Lease, Lessorshall retdrn that portion ofthe Security Deposit not used or applied by Lessor. Lessor shall upon written request provide Lessee with anaccounting
showing how that portion of the Secunty Deposﬂthat was not returned was applled No part of the Security Deposit shall bear interest or be considered prepayment
forany moniesto beheldin s A o-bepaidby Lesseeunder thisLease. THESECURITY DEPOSITSHALLNOTBEUSED
BYLESSEE INLIEUOF PAYMENTOF THELAST MONTH SRENT

6. Use.

6.1 _-Use. Lessee shalluse and occupy the Premises only forthe Agreed Use, or any otherlegal use which is reasonably comparable thereto, and for no other
purposé. Lesseeshallnotuseorpermitthe use ofthe Premisesinamannerthatisunlawful, createsdamage, waste oranuisance, orthatdisturbs occupantsofor
causes damage to neighboring premises or properties. Other thanguide, signaland seeing eye dogs, Lessee shallnot keep or allowinthe Premises any pets, animals,
birds, fish, orfeptilesLessor shall notunreasonably withhold or delay its consent to any written request for a modification of the Agreed Use, so long as the same will
notimpairthe structuralintegrity ofthe Buildingorthemechanical orelectrical systems therein, and/oris notsignificantly moreburdensome tothe Project. IfLessor
electstowithhoeld consent, Lessorshallwithin 7 days after such request give written notification of same, which notice shallinclude anexplanationof Lessor's
objections to the change inthe Agreed Use.

6.2/ Hazardous Substances.

(@) Reportable UsesRequire Consent. The term"Hazardous Substance"as usedinthis Lease shall meanany product, substance, or waste whose
presence, use, manufacture, disposal, transportation, orrelease, either by itself or in combination with other materials expected to be onthe Premises, is either: (i)
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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 Tax Increase is known, the amount of such equal 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 of Lessorand shallnotbearinterest. Inthe eventofaBreachby Lesseeinthe performanceofitsobligations underthis 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 demand therefor the entirety
ofany increasein Real Property Taxes assessed by reason of Alterations or Utility Installations placed upon the Premises by Lessee oratLessee's requestor 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 TaxIncrease forall oftheland and
improvements included within the tax parcel assessed, such proportion to be conclusively determined by Lessor from the respective 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 Owned Alterations and Ultility Installations,
TradeFixtures, furnishings, equipment and all other personal property to be assessed and billed separately from the real property of Lessor. Ifany of Lessee's said
property shall be assessed with Lessor's real property, Lessee shall pay Lessorthe taxes attributable to Lessee's property within 10 days after receipt of awritten
statement setting forth the taxes applicable to Lessee's property.

11.11.1  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. If any suchservices are not separately metered orbilledto Lessee, Lessee shall pay a reasonable proportion, to be determined by Lessor, ofall
charges jointlymeteredorbilled. ThereshallbenoabatementofrentandLessorshallnotbeliableinanyrespectwhatsoeverfortheinadequacy, stoppage,
interruptionor discontinuance of any utility orservice due toriot, strike, labor dispute, breakdown, accident, repair or othercause beyond Lessor'sreasonable
controlorin cooperation with governmental request or directions.

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




13.1 Default; Breach. A"Default"is defined as afailure by the Lessee to complywith orperformany ofthe terms, covenants, conditions or Rules and
Regulations under this Lease. 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:

(@) The abandonment of the Premises; er-the vacating of the Premises prior to the expiration or termination of this Lease without providing a
commercially reasonablelevel of security, orwherethe coverage of the property insurance describedin Paragraph 8.3 isjeopardized as aresult thereof, or
without providing reasonable assurances to minimize potential vandalism; or failure to deliverto Lessor exclusive possession ofthe entire Premises in accordance
herewith priorto the expiration or termination of this Lease.

(b)  Thefailure ofLesseeto (i)make any paymentofRentorany Security Depositrequired tobemade by Lessee hereunder,whetherto Lessorortoa
third party, when due, (i) to provide reasonable evidence of insurance or surety bond, or (iii) to fulfill any obligation under this Lease which endangers or threatens life
or property, where such failure continues for a period of 3 business days following written notice to Lessee. THE ACCEPTANCE BY LESSOR OF APARTIAL PAYMENT OF
RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY OF LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE
PREMISES.

(c) Thefailure ofLesseetoallowLessorand/orits agentsaccesstothe Premises orthe commissionofwaste, actoractsconstitutingpublicorprivate
nuisance, and/or anillegal activity onthe Premises by Lessee, where such actions continue for a 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 Breaghrather thana
Default.

(d) Thefailure byLesseetoprovide (i) reasonablewritten evidence ofcompliance with Applicable Requirements, (i) the service contracts, (iii) the
rescission of anunauthorized assignmentor subletting, (iv)an Estoppel Certificate orfinancial statements, (v)a requested subordinationy (viyevidence soncerning any
guarantyand/or Guarantor, (vii)anydocumentrequested underParagraph 41, (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 suchfailure continues fofa period of40 days following written
notice to Lessee.

(e) ADefaultbyLessee asto the terms, covenants, conditions or provisions of this Lease, or of the rules adopted undeParagraph 2.9 hereof, other than
those described in subparagraphs 13.1(a), (b), (c) or (d), above, where such Default continues for a period of 30 days.after written notice; provided, however, that if
thenature ofLessee's Defaultissuchthatmore than 30 daysarereasonably requiredforitscure, thenitshallnotbe deemed tobeaBreachifLesseecommences
such cure within said 30 day period and thereafter diligently prosecutes such cure to completion.

(f)  Theoccurrenceofany ofthefollowingevents: (i)the makingofany generalarrangementorassigamentforthe benefitofcreditors; (ii)becominga
"debtor"as definedin 11 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 trustee orreceiver to take possession of substantially all of Lessee's assets located at the Premises of of Lessee's interest in this Lease, where
possessionis notrestored toLesseewithin 30days; or (iv) the attachment, execution orotherjudicial seizure of substantiallyall ofLessee'sassets located at the
PremisesorofLessee's interestinthis Lease, where such seizure isnotdischarged within 30'days; provided, however, inthe eventthatany provision of this
subparagraphis contrary to any applicable law, such provision shall be of noforce or effect,'and not affect the validity of the remaining provisions.

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

(h) IftheperformanceofLessee'sobligationsunderthisLeaseisguaranteed: (i)the deathofaGuarantor, (ii) thetermination ofa Guarantor's liability
withrespecttothis Leaseotherthaninaccordance withthe termsofsuch guaranty/{(iii)a Guarantor'sbecominginsolventorthe subjectofabankruptcyfiling, (iv)a
Guarantor's refusal to honor the guaranty, or (v)a Guarantor's breach of its guaranty ebligation on an anticipatory basis, and Lessee's failure, within 60 days following
writtennotice ofany suchevent, to provide written alternativeassurance orsecurity, which, when coupled withthe then existingresources of Lessee, equals or
exceeds the combined financial resources of Lessee and the Guarantors that.existed'at the time of execution of this Lease.

13.2 Remedies. IfLessee failsto performanyofitsaffirmative duties orobligatiens, within 10 days afterwritten notice (orin case ofanemergency, without
notice), Lessor may, atitsoption, perform suchduty orobligation oplessee'sbehalf, including but notlimited to the obtaining of reasonably required bonds,
insurance policies, orgovernmental licenses, permits or approvals’ Lesseeshallpay to Lessoranamount equalto 115% ofthe costsand expenses incurred by Lessor
insuch performanceuponreceiptofaninvoicetherefor. IntheeventofaBreachjLessormay,with orwithout furthernotice ordemand, and withoutlimiting Lessor
inthe exercise of any right or remedy which Lessor may have by,reason ofsuch Breach:

(@) Terminate Lessee'sright to possession efthe Premises by any lawfulmeans, in which case this Lease shall terminate and Lessee shallimmediately
surrender possession to Lessor. Insuch eventLessor'shall be entitled torecover from Lessee: (i) the unpaid Rent which had been earned at the time of termination;

(ﬂ)_(—i-i)—the worth at the time of award of the amount bywhich the unpaid rent which would have been earned aftertermination until the time of award exceeds the
amountofsuchrentallossthatthe Lesseeproves couldhave beghreasonablyavoided; (i) the worth atthe time of award ofthe amountby which the unpaid rentfor
the balance ofthe term after the time of award exceeds the ametint of such rental loss that the Lessee proves could be reasonably avoided; and (iv) any otheramount
necessary to compensate Lessor forallthe detriment proximately caused by the Lessee's failure to perform its obligations under this Lease orwhich in the ordinary
courseofthingswould belikelytoresulttherefrom, including but notlimited to the cost ofrecoveringpossession ofthe Premises, expensesofreletting, including
necessary renovation and alteratioh‘ef the Premises, reasonable attorneys' fees, and that portion of any leasing commission paid by Lessorin connection with this
Lease applicable tothe unexpiréd termof this Lease. Lessor and Lessee agree thatthe damagestobe incurred by the Lessorin the event of Lessee's default of the
Leasewould bedifficult orimpossible to calculate and the parties thereforeintend to provide by the foregoing forliquidated damagesandnotapenalty andagree
thatthe sumprovidedisareasonable pre-estimate of the probable loss. The worthat the time of award of the amountreferred toin provision (iii) oftheimmediately
precedingsentence shallbe computedbydiscounting suchamountatthe discountrate ofthe Federal Reserve Bankof the District withinwhichthe Premisesare
located at the time of award plUs one percent. Efforts by Lessorto mitigate damages caused by Lessee's Breach of this Lease shall notwaive Lessor's right to recover
any damages to whieh.Lessorisotherwise entitled. Iftermination of this Lease is obtained through the provisional remedy of unlawful detainer, Lessor shall have the
righttorecoverin such proceedingany unpaid Rentanddamages asarerecoverable therein,or Lessormayreserve therighttorecoverall orany partthereofina
separatesuit, Ifanaticé and grace period requiredunder Paragraph 13.1was notpreviously given, anotice to pay rentorquit, orto performor quitgivento Lessee
under the unlawful detainer statute shall also constitute the notice required by Paragraph 13.1. In such case, the applicable grace period required by Paragraph 13.1
andthe unlawfuldetaiper statute shallrun concurrently, and thefailure of Lesseeto cure the Defaultwithinthe greaterofthe twosuch grace periods shall constitute
both an‘unlawful détainer and a Breach of this Lease entitling Lessor to the remedies provided forin this Lease and/or by said statute.

() Continuethe Leaseand Lessee'srightto possessionand recoverthe Rentasitbecomesdue, inwhichevent Lesseemay subletorassign, subjectonly
toreasonablelimitations. Actsofmaintenance, effortsto relet, and/or the appointmentof areceiver to protectthe Lessor'sinterests, shall not constitute a
termination of the Lessee's right to possession.

(c)  Pursueany otherremedy now or hereafter available under the laws or judicial decisions of the state wherein the Premises are located. The expiration
orterpiination of this Lease and/or the termination of Lessee's right to possession shall not relieve Lessee fromliability under any indemnity provisions of this Lease
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affirmative duties set forthabove.

(i) Lessee'sAgent. Anagentcanagree toactas agentforthe Lesseeonly. Inthese situations, the agentis notthe 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 Lessee. Tothe 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 knownto, or withinthe diligentattentionand observation of, the Parties.
Anagentisnotobligatedtorevealtoeither Party any confidentialinformationobtained fromthe other Party which does notinvolve the affirmative duties set forth
above.

(i) AgentRepresenting BothLessor and Lessee. Areal estate agent, eitheracting directly orthrough oneor moreassociate licenses, canlegally be
theagentofboththelLessorandthe Lesseeinatransaction,butonly withthe knowledge andconsentofboththeLessorand theLessee. InadualagencysSituation,
the agent has the following affirmative 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. (b) Other duties to the Lessorand the Lessee as stated above in subparagraphs (i) or (ii). In representing both Lessorand Léessee, 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 position, or other personalinformation that may impagtrent, including
Lessor'skesser'swillingness to acceptarentlessthanthelistingrentor Lessee'skessee’swillingness topayrentgreaterthan therentoffefed. The@boveduties of
theagentinarealestatetransaction do notrelieve aLessororLesseefromtheresponsibility toprotecttheirowninterests. LessorandLesseeshould carefully
read allagreementsto assurethatthey adequately express theirunderstanding ofthe transaction. A real estate agentis a person qualified to advise about real
estate. Iflegal ortax adviceis desired, consult acompetent professional. Both Lessorand Lessee should strongly consider obtaining tax adViee from accompetent
professional because the federal and state tax consequences of a transaction can be complex and subject to change.

(b) Brokershave noresponsibility withrespectto anydefault orbreach hereof by either Party. The Parties agfee thatno [awsuitorotherlegal
proceeding involving any breach of duty, error or omission relating to this Lease may be brought against Broker more thang@ne year after the Start Date and that the
liability (including court costs and attorneys' fees), of any Broker with respect to any such lawsuit and/or legal proceeding shallnot exceedihe fee received by such
Brokerpursuanttothis Lease; provided, however, thatthe foregoinglimitation oneachBroker's liability shall notbeapplicabletoany gross negligence orwillful
misconduct of suchBroker.

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

26. NoRightToHoldover. Lessee hasnorighttoretain possessionofthe Premises orany partthereofbeyond the expirationorterminationofthisLease. Ator.
priorto the expiration or termination of this L ease Lessee shall deliver exclusive possession of the Premises to Lessor. For purposes ofthis provision and Paragraph
13.1(a). exclusive possessionshall meanthatLessee shallhave vacated the Premises, removeddll of its personal property therefrom andthat the Premises have been
returned in the condition specifiedin this Lease. Inthe eventthatLessee does not deliverexcluSive possession to Lessor as specified above, then Lessor's damages
duringany holdover period shallbe computed atthe amountof the Rent (as defined in Paragraph4.1) due during the last fullmonth before the expirationor
terminationofthisLease (disregarding anvtemporarvabatementofRentthatmavhave been in effect) butwithBase Rentbeing 1 SO%ofthe Base Rent pavable
during such lastfull month nthe-even y

any hoIding overby Lessee.

27.  Cumulative Remedies. Noremedy or election hereunder shall be deemed exelusive but shall, wherever possible, be cumulative with all other remedies at law or
in equity.

28. CovenantsandConditions; Constructionof Agreement. Alfprovisions ofthis Leaseto be observed orperformedby Lessee are both covenants and conditions.
Inconstruing this Lease, all headings and titles are forthe convenience of the Parties only and shall not be considered a part of this Lease. Whenever required by the
context, the singularshallinclude the pluralandvice versa. This'easé shallnotbe construed asif prepared by one ofthe Parties, but ratheraccording toitsfair
meaning as awhole, as if both Parties had prepared;it.

29. BindingEffect; Choice of Law. ThisLease shallbe binding uponthe Parties, their personalrepresentatives, successors and assigns and be governed by the laws
of the State in which the Premises are located. Any litigation between the Parties hereto concerning this Lease shall be initiated in the county in which the Premises
arelocated. Signatures to this Lease accomplished by meang/of electronic signature or similartechnology shall be legal and binding.

30. Subordination; Attornment; Non-Disturbance.

30.1 Subordination. ThisLease andany Optiongranted hereby shallbe subjectand subordinate toany ground lease, mortgage, deed of trust, or other
hypothecation or security device (cOllectively, "Security Device"), now or hereafter placed upon the Premises, to any and alladvances made on the security thereof,
andto allrenewals, modification§, and éxtensions thereof. Lessee agrees thatthe holders of any such Security Devices (inthis Lease togetherreferred toas "Lender")
shallhave noliability orobligationto performany ofthe obligationsofLessorunderthis Lease. Any Lendermay electtohave thisLease and/orany Optiongranted
herebysuperiortothe liefofits Security Device by giving writtennotice thereoftoLessee, whereuponthis Lease and such Options shallbe deemedpriortosuch
Security Device, notwithstandifng the relative dates of the documentation or recordation thereof.

30.2 Attornment. Inthé eventthatLessortransferstitle tothe Premises, orthe Premisesare acquiredbyanother uponthe foreclosure orterminationofa
Security Device tdwhich this Lease is subordinated (i) Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3, attorn to such new owner, and upon
request, enterintoa newlease, containing allof theterms and provisions of this Lease, with suchnew ownerfor theremainderofthe term hereof, or, atthe election
ofthe newowner, thisLéasewillautomaticallybecome anew leasebetweenLessee and suchnewowner, fortheremainder oftheterm hereofand (ii)Lessorshall
thereaftér be relievedof any further obligations hereunder and such new owner shallassume all of Lessor's obligations, except that such new owner shall not: (a) be
liabléforanyact oromissionofany priorlessororwithrespectto eventsoccurring priortoacquisition ofownership; (b)be subjecttoany offsetsor defenseswhich
Lesseemighthaveagainstanypriorlessor, (c) be bound by prepaymentof morethan one month'srent, or(d) beliableforthereturn ofany securitydepositpaid to
anyprior lessor which was not paid or credited to such new owner.

3088 Non-Disturbance. Withrespect to Security Devices entered into by Lessor afterthe execution ofthis Lease, Lessee's subordination of this Lease shall be
subjecttoreceivinga commercially reasonable non-disturbance agreement(a "Non-Disturbance Agreement") fromthe Lender which Non-Disturbance Agreement
providesthat Lessee's possession of the Premises, and this Lease, including any options to extend the term hereof, will not be disturbed solong as Lessee isnot in
Breach'hereof and attorns to the record owner of the Premises. Further, within 60 days after the execution ofthis Lease, Lessorshall, ifrequested by Lessee, useits
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31.__hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, orappeal thereon, shall be entitled to reasonable attorneys' fees. Such fees
may beawarded inthe same suitor recoveredin aseparate suit, whetherornotsuch actionorproceeding is pursued todecisionorjudgment. Theterm,
"Prevailing Party"shallinclude, without limitation, a Party orBroker who substantially obtains or defeats the relief sought, asthe case may be, whetherby
compromise, settlement,judgment, orthe abandonmentbythe otherParty orBrokerofitsclaimordefense. Theattorneys'feesaward shallnotbe computedin
accordancewith any court fee schedule, but shallbe such as to fully reimburse all attorneys' fees reasonably incurred. In addition, Lessor shall be entitled to
attorneys' fees, costs and expensesincurred inthe preparationandservice of notices of Default and consultations in connectiontherewith, whetherornotalegal
actionissubsequently commenced in connection with such Default or resulting Breach ($200is areasonable minimum peroccurrence forsuch services and

consultation).

32. Lessor's Access; Showing Premises; Repairs. Lessorand Lessor'sagents shall have the rightto enterthe Premises atany time, inthe case of anemergency, and
otherwise at reasonable times after reasonable prior notice for the purpose of showing the same to prospective purchasers, lenders, ortenants, and making such
alterations, repairs,improvementsoradditionstothe Premisesas Lessormay deemnecessaryordesirableand theerecting, usingand maintaining of utilities,
services, pipes and conduits through the Premises and/or other premises as long as there is no material adverse effect on Lessee's use of the Premises. Allsuch
activities shall be without abatement of rent or liability to Lessee.

33.  Auctions. Lessee shallnotconduct, nor permit to be conducted, any auction upon the Premises without Lessor's prior written consent. Lessor,shall not be
obligated to exercise any standard of reasonableness in determining whether to permit an auction.

34. Signs. Lessor may place on the Premises ordinary "For Sale" signs at any time and ordinary "For Lease" signs during the last 6 months oftheterm hereof. Except
forordinary "For Sublease" signs which may be placed only on the Premises, Lessee shall not place any sign upon the Project without Lessor's prior written consent.
All signs must comply with all Applicable Requirements.

35.  Termination; Merger. Unless specifically stated otherwise in writing by Lessor, the voluntary or other surrender of this ‘kease by-kessee, the mutual termination
orcancellation hereof, or atermination hereof by Lessor for Breach by Lessee, shall automatically terminate any sublease.or lessef estate inthe Premises; provided,
however,thatLessormay electtocontinue anyone orall existingsubtenancies. Lessor'sfailure within 10days féllowingany sueheventto electtothecontrary by
written notice to the holder ofany suchlesser interest, shall constitute Lessor's election to have such eventcenstitute the termination of suchinterest.

36. Consents. All requests forconsent shall be inwriting. Exceptas otherwise provided herein, whereverin this Lease the consent of a Party is required to an act by
orfortheother Party, suchconsent shallnotbeunreasonably withheld ordelayed. Lessor's actualreasonable costs andexpenses (includingbutnotlimited to
architects', attorneys', engineers' and other consultants'fees) incurred in the consideration of, orresponse to, a request by Lessee forany Lessor consent, including
butnotlimitedto consentstoan assignment,asublettingorthe presenceoruseofaHazardousSubstance, shallbe paidbyLessee uponreceiptofaninvoiceand
supporting documentation therefor. Lessor's consentto any act, assignmentor subletting shallfnot constitute an acknowledgmentthatno Default or Breach by Lessee
ofthisLeaseexists, norshallsuch consentbe deemedawaiverofany thenexisting DefaultorBreach, exceptas maybeotherwise specifically stated inwriting by
Lessorat the time of such consent. The failure to specify herein any particular conditiopAo Lessor's censent shall not preclude the imposition by Lessor atthe time of
consentof suchfurther orotherconditions as are thenreasonable withreference te'the particular matterforwhich consentis beinggiven. Inthe eventthat either
Party disagrees with any determination made by the other hereunder and reasonably requests the reasons for such determination, the determining party shall furnish
its reasons in writing and in reasonable detail within 10 business days following stigh request.

37. Guarantor.

37.1 Execution. The Guarantors, if any, shall each execute a guaranty inthe form mostrecently published BY AIR CRE.

37.2 Default. Itshall constitute a Default of the Lessee if any,Gtarantor fails or refuses, upon request to provide: (a)evidence of the execution of the guaranty,
includingthe authority of the party signing on Guarantor's behalfto obligate Guarantor,and inthe case ofa corporate Guarantor, acertified copy ofaresolution of its
board of directors authorizing the making of such guaranty, (b) current fipancial statements, (c) an Estoppel Certificate, or (d) written confirmation that the guaranty is
still in effect.

38. Quiet Possession. Subjecttopayment by Lesse€ of the Rent and performance of all ofthe covenants, conditions and provisions on Lessee's partto be observed
and performed under this Lease, Lessee shall have'quiet possession and quiet enjoyment of the Premises during the term hereof.

39. Options. If Lesseeis granted any option, as defined below, then the following provisions shall apply.

39.1 Definition. "Option"shall mean: (a)therighttoexténd orreduce the termof orrenewthis Lease or toextend orreduce the termof orrenewany lease
thatLessee hasonotherpropertyofLessor; (b)therightoffirstrefusal orfirstoffertolease eitherthe Premisesorother property of Lessor; (c) therightto purchase,
the right of first offer to purchase opthe right of first refusal to purchase the Premises or other property of Lessor.

39.2 Options Personal ToOriginal Lessee. Any Optiongranted toLessee inthisLease is personal tothe original Lessee, and cannotbe assigned orexercised by
anyone other than said original Lessee and only while the original Lessee s in full possession of the Premises and, if requested by Lessor, with Lessee certifying that
Lessee has no intention ofthereafter assigning or subletting.

39.3 Multiple Options. In the event thatLessee has any multiple Options to extend orrenew this Lease, a later Option cannotbe exercised unless the prior
Options have been validly exefcised.

39.4 Effect of Defaultion Options.

(@) LeSseeshallhayvenorighttoexercisean Option: (i)duringthe period commencing withthe giving ofany notice of Defaultand continuing untilsaid
Defaultis cured, (ii)during theperiod of time any Rent is unpaid (without regard to whether notice thereof is given Lessee), (iii) during the time Lessee s in Breach of
thisLeaseyok(iv)intheeventthatLessee hasbeen given3ormorenotices of separate Default, whetherornotthe Defaults are cured, duringthe 12monthperiod
immegdiately preceding the exercise of the Option.

(b) 4 The period oftime within which an Option may be exercised shall notbe extended or enlarged by reason of Lessee's inability to exercise an Option
becauseof the provisions of Paragraph 39.4(a).
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