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1. PLAINTIFF (name each):
THE BECKER GROUP, INC.

alleges causes of action against DEFENDANT (name each):
SANG OK KANG, INDIVIDUALLY, AND DBA TUTTI FRUTTI

2. a Plaintiffis (1) [J an individual over the age of 18 years. 4 [ apartnership.
20 (] apublic agency. (5) X a corporation.
3) [ other (specify):

b. () Plaintiff has complied with the fictitious business name laws and is doing business under the fictitious name of (specify):

3. a. The venue is the court named above because defendant named above is in possession of the premises located at (street

address, apt. no., city, zip code, and county):
193-195 E. Gonzales Road, Oxnard, CA 93030, County of Ventura

b. The premises in 3a are (check one)
(1) X} within the city limits of (name of city): Oxnard
(2 [} within the unincorporated area of (name of county):

c. The premises in 3a were constructed in (approximate year):
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ATTORNEY OR PARTY WITHOUT ATTORNEY STATE BAR NUMBER FOR COURT USE ONLY
nmmve: James B. Cole, Esqg. 156131
rrmmame: Slaughter, Reagan & Cole, LLP
sTReeTAdDRess: 625 E. Santa Clara Street, Suite 101
env: Ventura state: CA zrcope: 93001
TewerHoneno. (B05) 658-7800 Faxno: (805) 644-2131
emaappress: COole@srllplaw.com )
arromnevFormame. THE BECKER GRouP, REC-
SUPERIOR COURT OF CALIFORNIA, COUNTY OFVen

streeTappress: 800 S. Victoria Avenue

MAILING ADDRESS:

crvanpzecone: Ventura, CA 93009

eranciname: Main Courthouse
PLAINTIFF: THE BECKER GROUP, INC.
DEFENDANT: SANG OK KANG, INDIVIDUALLY, AND DBA WUTTI FRUTTI
[X] DOES1TO 10, INCLUSIVE
COMPLAINT - UNLAWFUL DETAINER* GASE NUMBER
X1 COMPLAINT ] AMENDED COMPLAINT (Amendment Number):
Jurisdiction (check all that apply):
() ACTION IS A LIMITED CIVIL CASE
Amount demanded D does not exceed $10,000.
D exceeds $10,000 but does not exceed $25,000.
[X] ACTION IS AN UNLIMITED CIVIL CASE (amount demanded exceeds $25,000) -
(L) ACTION IS RECLASSIFIED by this amended complaint or cross-complaint (check all that apply):
D from unlawful detainer to general unlimited civil (possession not in issue). D from limited to unlimited. T
() from unlawful detainer to general limited civil (possession not in issue). ) _from unlimited to limited. , :'
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4. Plaintiffs interest in the premises is D asowner X other (Specify):  agent for owner with authority 10 p
5. The true names and capacities of defendants sued as Does are unknown to plaintiff.

*NOTE: Do not use this form for evictions after sale (Code Civ. Proc., § 1161a).
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uUD-100

PLAINTIFF: THE BECKER GROUP, INC. CASE NUMBER:
DEFENDANT; SANG OK KANG, INDIVIDUALLY, AND DBA TUTTI FRUTTI

6. a. Onorabout (date):
‘efendant (name each):
SANG OK KANG, INDIVIDUALLY, AND DBA TUTTI FRUTTI

(1) agreed to rent the premises as a [} month-to-month tenancy (] other tenancy (specify): 5 year lease
(2) agreed to pay rent of $ 3,570.00 payable [Z] monthly [__] other (specify frequency). Plus CAMs
(3) agreed to pay rent on the [X] first of the month [} other day (specify):
b. This [X] written  [_] oral agreement was made with
(1) [ plaintiff. (3) L] plaintiff's predecessor in interest.
(2) XA plaintiffs agent.  (4) (L] Other (specify):
c. X The defendants not named in item 6a are
(1) (] subtenants.
(2) (L) assignees.
(3) XA Other (specify): Unknown
d. X) The agreement was later changed as follows (specify):
Rent increased to $4,270 per month effective November 1, 2019 pursuant
to Lease Amendment dated November 1, 2016.
e. X] A copy of the written agreement, including any addenda or attachments that form the basis of this complaint, is attached
and labeled Exhibit 1. (Required for residential property, unless item 6f is checked. See Code Civ. Proc., § 1166.)
f. LA (For residential property) A copy of the written agreement is not attached because (specify reason):
(1) T} the written agreement is not in the possession of the landiord or the landlord's employees or agents.
() this action is solely for nonpayment of rent (Code Civ. Proc., § 1161(2)).

7. The tenancy described in 6 (complete (a) or (b))

a. m is not subject to the Tenant Protection Act of 2019 (Civil Code, § 1946.2). The specific subpart supporting why tenancy
is exempt is (specify): Commercial tenancy .
b. () is subject to the Tenant Protection Act of 2019.

8. (Complete only if item 7b is checked. Check all applicable boxes.)
a. ] The tenancy was terminated for at-fault just cause (Civil Code, § 1946.2(b)(1)).
b. L} The tenancy was terminated for no-fault just cause (Civil Code, § 1946.2(b)(2)) and the plaintiff (check one)

(1) () waived the payment of rent for the final month of the tenancy, before the rent came due, under
section 1946.2(d)(2), in the amount of $ .

2) [ provided a direct payment of one month's rent under section 1946.2(d)(3), equaling $
to (name each defendant and amount given to each):

c. () Because defendant failed to vacate, plaintiff is seeking to recover the total amount in 8b as damages in this action.

9. a. [X] Defendant (name each): SANG OK KANG, INDIVIDUALLY, AND DBA TUTTI FRUTTI

was served the following notice on the same date and in the same manner:

(1) X1 3-day notice to pay rent or quit  (5) (L] 3-day notice to perform covenants or quit

(2) (] 30-day notice to quit (not applicable if item 7b checked)
(3) L] 60-day notice to quit (6) (L] 3-day notice to quit under Civil Code, § 1946.2(c)
(4) [ 3-day notice to quit Prior required notice to perform covenants served (date)-

(7) L] Other (specify):

UD-100 [Rev. September 1, 2020] COMPLAINT - UNLAWFUL DETAINER Page 2 of 4
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UD-100

PLAINTIFF: THE BECKER GROUP, INC. CASt NOMBLR
DEFENDANT: SANG OK KANG, INDIVIDUALLY, AND DBA TUTTI FRUTTI

9. b. (1) On (date): October 9, 2020 the period stated in the notice checked in 9a expired at the end of the day.
(2) Defendants failed to comply with the requirements of the notice by that date.

c. All facts stated in the notice are true.

d. [X] The notice included an election of forfeiture.

e. [X] A copy of the notice is attached and labeled Exhibit 2. (Required for residential property. See Code Civ. Proc., § 1166.
When Civil Code, § 1946.2(c), applies and two notices are required, provide copies of both.)

f. [ One or more defendants were served (1) with the prior required notice under Civil Code, § 1946.2(c), (2) with a different
notice, (3) on a different date, or (4) in a different manner, as stated in Attachment 10c. (Check item 10c and attach a
statement providing the information required by items 9a—e and 10 for each defendant and notice.)

10. a. [X] The notice in item 9a was served on the defendant named in item 9a as follows:
(1) [X] By personally handing a copy to defendant on (date): October 6, 2020
(2) [ By leaving a copy with (name or description):

a person of suitable age and discretion, on (date): at defendant's
(] residence [] business AND mailing a copy to defendant at defendant's place of residence
on (date): because defendant cannot be found at defendant's residence or usual place of business.

(3) [ by posting a copy on the premises on (date):
(] AND giving a copy to a person found residing at the premises AND mailing a copy to defendant at the premises
on (date).
(a) (L] because defendant's residence and usual place of business cannot be ascertained OR
(b) [ because no person of suitable age or discretion can be found there.
(4) [ (Not for 3-day notice; see Civil Code, § 1946, before using) By sending a copy by certified or registered mail
addressed to defendant on (date):
(5) (] (Not for residential tenancies; see Civil Code, § 1953, before using) In the manner specified in a written
commercial lease between the parties
b. (0 (Name):
was served on behalf of all defendants who signed a joint written rental agreement.
c. (L) Information about service of notice on the defendants alleged in item Sf is stated in Attachment 10c.
d. X} Proof of service of the notice in item 9a is attached and labeled Exhibit 3.

11, [ Plaintiff demands possession from each defendant because of expiration of a fixed-term lease.

12.[X] At the time the 3-day notice to pay rent or quit was served, the amount of rent due was $ 29,907.64 ,plulsm$1, 227.48
in S.

13. X The fair rental value of the premises is $ 142 .33 perday. plus $40.91 per day in CAMs.

14. ) Defendant's continued possession is malicious, and plaintiff is entitled to statutory damages under Code of Civil Procedure
section 1174(b). (State specific facts supporting a claim up to $600 in Attachment 14.)

15. (X} A written agreement between the parties provides for attorney fees.

16. ] Defendant's tenancy is subject to the local rent control or eviction control ordinance of (city or county, title of ordinance, and
date of passage):

Plaintiff has met all applicable requirements of the ordinances.
17.[] Other allegations are stated in Attachment 17.

18. Plaintiff accepts the jurisdictional limit, if any, of the court.
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UD-100

PLAINTIFF: THE BECKER GROUP, INC. CASL NUMBER:
DEFENDANT: SANG OK KANG, INDIVIDUALLY, AND DBA TUTTI FRUTTI
19. PLAINTIFF REQUESTS
a. possession of the premises. f. ) damages in the amount of waived rent or relocation assistance

b. costs incurred in this proceeding: as stated initem 8: §
c. X} past-due rent of $ 29,907.64 g.[XJ damages at the rate stated in item 13 from
d. (X} reasonable attomey fees.plus CAMs. (date): October 10, 2020
e. X} forfeiture of the agreement. for each day that defendants remain in possession through entry of judgment.
h. (L) statutory damages up to $600 for the conduct alleged in item 14.
i. (X)) other (specify): 1) for interest at highest legal
rate; 2) late fees pursuant to
Lease; 3) such other and further
relief as the Court deems proper.

20. (X} Number of pages attached (specify):

UNLAWFUL DETAINER ASSISTANT (Bus. & Prof. Code, §§ 6400-6415)

21. ) (Complete in all cases.) An unlawful detainer assistant X didnot [] did
for compensation give advice or assistance with this form. (/f declarant has received any help or advice for pay from an unlawful
detainer assistant, complete a—f.)

a. Assistant's name: ¢. Telephone no.;

b. Street address, city, and zip code: d. County of registration:
e. Registration no.:
f. Expires on (date).

Date: October 13, 2020

James B. Cole ’ - /-) ﬂ
(TYPE OR PRINT NAME) (SIGNA MOF PWUORNEY)

VERIFICAT\ON

(Use a different verification form if the verification is by an attomey or for a corporation or partnership.)

I am the plaintiff in this proceeding and have read this complaint. | declare under penalty of perjury under the laws of the State of
California that the foregoing is true and correct.

Date:
(TYPE OR PRINT NAME) (SIGNATURE OF PLAINTIIF)
UD-100 [Rev. September 1, 2020) COMPLAINT - UNLAWFUL DETAINER Paged of s
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STANDARD INDUSTRIAL/COMMERCIAL MULTI-TENANT LEASE - NET
AIR COMMERCIAL REAL ESTATE ASSOCIATION

1. Basic Provisions ("Basic Provisions™).
1.1 Partios: This Leaso ("Lease™), dated for reference purposes only October 15, 2008
is made by and bet Willem and Bethalyn Jonker

("Lessor™)

and Sang Ok Kang dba Tutti Frutti

'("I.auoo"). (collectively the “Parties”, or individuslly » "Party™).
1.2(a) Premises: That certain portion of the Project (as defined balow), including al improvements therein or to be provided by Lessor
under the terms of this Lease, commonly known by the street addrass of 193-195 E.Gonzales Road

located in the Cily of Comard , County of Ventura , State of
California . with zip code 93030 , as outiined on Exhibit A attached hereto ("Premises™)

and generally described as (describe briefly the nature of the Premises): A retail storefront approximately 1,789 sq ft
within the Northside Plaza

In addition to Lessee's rights to use and occupy the Premises as hereinafter specified, Lessee shall have non-exclusive rights to the any utility
raceways of the buliding containing the Premises ("Bullding™) and to the common Areas (as defined in Pamgraph 2.7 below), but shall not have any
rights to the roof or exteror walls of the Building ar to any other buildings in the Project. The Premises, the Buflding, the Common Areas, the land upon
which they are located, along with all other bulldings and improvements thereon, are herein coflectively referred to as the “Project.” (See also
Paragraph 2)

1.2(b) Parking: 0 __._ unreserved vehicle parking spaces. (See also Paragraph 2.6)

1.3 Term: Five (5) years and N/A mosths {"Original Term")
commencing November 1, 2008 {"Comm 1t Date”) and ending October 31, 2013
("Expiration Date"). (See 2iso Paragraph 3)

1.4 Early Possesslon: N/A ("Early Possession Date").

(See also Paragraphs 3.2 and 3.3)
1.5 - Base Rent: $ 3,570.00 per month ("Base Rent”), payable on the Pirst

day of each month commericing January 1, 2009 . (See also Paragraph 4)
& It this box is checked, there are provisions in this Lease for the Base Rent to be adjusted.
1.6 Lesses’s Share of Common Area Operating Exp Nine point three p t(9.3 %) {"Lessee’s Share").

Lessee's Share has been calculated by dividing the approximate square footage of the Premises by the approximate square footage of the Project. in
the event that the size of the Premises and/or the Project are modified during the term of this Lease, Lessor shall recalculate Lessea's Share lo reflect
such modification.

17 Base Rent and Other Monies Paid Upon Execution:
(a) Base Rent: $3,570.00 for the period January 1, 2009
(b) Common Area Operating Expenses: $978. 94 for the period Januaxy 2009
©) Security Deposit: $3,570.00 "S ity Depoeit”). (See also Paragraph §)
{d) Other: $§- - - - for - - - -

(e) Total Due Upon Execution of this Leass: $8,118.94
18 Agreed Use: Specialty Yogurt Shop

. (See also Paragraph?)

1.9 Insuring Party Lessor is the “Insuring Party”. (See also Paragraph 8}
1.10 Real Estate Brokers: (See also Paragraph 15)
(a) Representation: The following real estate brokers (the “Brokers") and brokerage relationships exist in this transaction
{check applicable boxes):
M The Becker Group, Inc. represents Lessor excluswvely ("Lessor's Broker”);
[m] raprasents Lessee exclusively (‘Lessee’s Broker"). or
O represents both Lessor and Lessee ("Dual Agency").
(b)—PaymoM—(o—&okom-—Upon—emmmnd—delmry of-thieLease- by both-Raries—Leseor—shall-pay-to-the-Brokers-tho

b:okezag&lee agceed -{0-in-a-separate-written-ag Horithernis-no-cuch-ag ~the-sum-ot - %-of the

1.1 Guarantor. The obligations of the Lessee under this Lease am 1o be guaranteed by S ang Ok Kang =

("Guarantor”). (See also Paragraph 37
1.12 Attachments. Attached hereto are the lolowing, all of which constitute B part of this Lease:

I an Addendum consisting of Paragraphs 50 through 55

7 a she plan deplcting the Premises;

O a site plan depicting the Projact:

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

0O a current set of the Rules and Regulations adopted by the owners' association;
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[ a Work Letter
' O other (specHy);

2. Premises.

21 Letting. Lessor hereby leases lo Lesses, and Lassee hereby leases from Lessor, the Premises, for the term, at the rental, and
upon all of the terms, covenants and conditions set forth in this Lease. Unless otherwise provided hareln, any statement of size set forth In this Lease,
or that may have been used in caiculating Rent, is an approximation which the Parties agree is reasonable and any payments based thereon are not
subject to revision whether or not the actual size Is more or less. NOTE: Lessee is advised to verify the actual size prior to executing this Lease.

2.2 Condition. Lessor shall deliver that portion of the Premises contained within the Building {'Unit"} to Lessee broom clean and free
of debris on the Commencement Date or the Early Possesslon 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 thirty days following the Start Date, warrants that the existing
electrical, plumbing, fire sprinkler, lighting, heating, ventliating and air conditioning systems ("HVAC"), loading doors, sump pumps, if any, and alf other
such elements in the Unit, other than those constructed by Lessee, shall be in good operating candition on said date, that the structural elaments of the
roof, bearing walls and foundation of the Unit shall be free of material defacts, and that the Unit does not contaln hazardous lavels of any mold or fungi
defined as toxic under applicable state or federal law. If a non-compliance with such warranty exists as of the Start Date, or if one of such systems or
elements should malfunction or fail within the appropriate warranty period, Lessor shall, as Lessor's sole obligation with respect to such matter, except
as otherwise provided In this Lease, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of such
non-compliance, malfunction or failure, rectify same at Lessor's axpense. The waranty periods shall be as follows: (i) 6 months as to the HVAC
systems, and (ii) 30 days as ‘o the remaining systems and other elements of the Unit If Lessee doas not give Lessor the raquired notice within the
appropriate warranty period, correction of any such non-compliance, malfunction or failure shall be the obhigation of Lessee at Lesses's sole cost and
expense (excep! for the repairs to the fire sprinkler systems, roof, foundations, and/or bearing walls - see Paragraph 7).

23 Compllance. Lessor warrants that to the best of Its knowiedge the Improvements on the Premises and the Common Areas comply
with the building codes that were in effect at the time that each such improvement, or portion thereof, was constructed, and also with all applicable laws,
covenants or restrictions of record, regulations, and ordinances in effect on the Start Date (“Applicable Requirements™). Said warranty does not apply
to the use to which Lessee wil' put the Premises, modifications which may be required by the Americans with Disabliities Act or any simiar aws as a
result of Lessee's use (see Paragraph 48), or to any Alterations or Ut.ity Installations (as defined in Paragraph 7.3(a)) made or to be made by Lessee.
NOTE: Lessee is responsible for determining whether or not the Applicable Requirements and especially the zoning are appropriate for
Lessee’s intended use, and acknowledges that past uses of the Premises may no longer be allowed. |f the Premisas do not comply with said
warranty, Lessor shall, except as otherwise provided, promptly after receipt of written notice from Lessee setting forth with specificity the nature and
extent of such non-compliance, rectify the same at Lessor's experse. If Lessee does not give Lessor written notice of a non-compliance with this
warranty within 6 months following the Start Date. comection of that non-compliance shall be the obligation of Lessee at Lessee's sole cost and
expense. If the Applicable Requir are h fter changed so as to require during the term of this Lease the construction of an addition to or an
afteration of the Unit, Premrses and/or Buiding, the remediation of any Hazardous Substance, or the reinforcement or other physical modification of the
Unit, Premises and/or Building ("Capital Expenditure”), Lessor and Lessee shall aliocate the cost of such work as follows:

(a) Subject to Paragraph 2.3(c) below. if such Capital Expenditures are required as a result of the specific and unique use of
the Premises by Lessee as compared with uses by tenants in general, Lessee shall be fully responsible for the cost thereof, provided, however that if
such Capltal Expenditure is required during the last 2 years of this Lease and the cost thereof exceeds 6 months' Base Rent, Lessee may Instead
terminate this Lease uniess Lessor notifies Lessee, in writing, within 1C days after receipt of Lessee’s termination notice that Lessor has elected to pay
the difference batween the actual cost thereof and the amount equal to 8 months' Base Rent. If Lessee elects termination, Lassee shall immediately
cease the use of the Premises which requires such Capital Expanditure and daliver to Lessor wrilten notice specifying a termination date at least 90
days thereafter. Such termination date shall, however, in no event be earlier than the last day that Lessee could legally utilize the Premises without
commencing such Capital Expenditure.

® If such Capital Expenditure is not the result of the specific and unique use of the Premises by Lessee {such as,
govemnmantally mandated selsmic modifications), then Lessor shall pay for such Capital Expenditure and Lessee shall only be obligated to pay, each
month during the remainder of the term of this Lease, on the date that on which the Base Rent is due, an amount equal to 144th of the portion of such
costs reasonably attributable to the Premises. Lessee shall pay Interest on the balance but may prepay its obligation at any time. i, however, such
Capital Expenditure is required during the last 2 years of this Lease or if Lessor reasonably determines that it is not economically feasible to pay its
share thereof, Lessor shall have the option to terminate this Lease upon 90 days prior written not'ce to Lessee unless Lessee notifies Lessor, in writing,
within 10 days after receipt of Lessor’s termination notice that Lessee will pay for such Capital Expenditure. If Lessor does not elect to terminate, and
fails to tender its share of any such Capital Expenditure, Lessee may advance such funds and deduct same, with Interest, trom Rent until Lessor's
share of such costs have been fully paid. If Lessee is unable to finance Lessor's share, or i the balance of the Rent due and payable for the remainder
of this Lease is not sufficlent to fully relmburse Lessee on an offset basls, Lessee shall have the right to termirate this Lease upon 30 days written
notice to Lessor.

(c) Notwithstanding the above. the provisions concerning Capital Expenditures are intended to apply only to non-voluntary,
unexpecied, and new Applicable Requirements. If the Capital Expenditures are instead triggered by Lessee as a result of an actual or proposed
change in use, change in intenstty of use, or modification to the Premises then, and In that event, Lessee shall efther (i) Immediately cease such
changed use or intensity of use and/or take such other steps as may be necessary to e’minate the requirement for such Capital Expenditure, or (i)
complete such Capital Expenditure at iis own expense. Lessee shall not have any right to terminate this Lease.

24 Acknowledgements. Lessee acknowledges that: (a) it has been advised by Lassor and/or Brokaers to satisfy itself with respect to
the condition of the Premises (including but not fimited to the electrical, HVAC and fire sprinkler systems, security, environmental aspects, and
compliance with Applicable Requirements and the Americans with Disabilities Act), and thair suitability for Lessee's intended use, (b} Lessee has made
such investigation as it deems necessary with reference to such matters and assumes all responsiblity therefor as the same relate to its occupancy of
the Premises, and (c) netther Lessor, Lessor's agents, nor Brokers have made any oral or written representations or warranties with respect to said
matters other than as set forth in this Lease. In addition, Lessor acknowledges that: (i) Brokers have made no representations, promises or warranties
conceming Leasse’s ability to honor the Lease or suitab'ity to occupy the Premises, and (i) it is Lessor's sole responsibility to investigate the financlal
capablity and/or suitabllty of all proposed tenants.

25 Lessee as Prior Owner/Qccupant The warranties made by Lessor In Paragraph 2 shall be of no force or eftact if immediately
prior to the Start Date Lessee was the owner or occupant of the Premises. In such event, Lessee shall be responsible for any necassary corrective
work.

28 Vehicle Parking. Lessee shall be entitled to use the number of parking spaces specified in Paragraph 1.2(b) on those portions of
the Common Areas designated from time to time by Lessor for parking. Lessee shall not use more parking spaces than said number. Safd parking
spaces shall be used for parking by vehicles no farger than full-size passenger automobiles or pick-up trucks, herein called "Permitied Size Vehicles.”
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Lessor may reguiate the loading and iIng w1 vehicles by adopting Rules and Regulations as provi..d in iph 2.9. No vehicles other than
Permitted Size Vehicles may be parked in the Common Area without the prior written permission of Lessor. In addition:

@ Lessee shall not pemit or allow any vehicles that belong to or are controlled by Lessee or Lessee’s employees,
suppliers, shippers, customers, contractors or Invitees to be loaded, unloaded, or parked In areas other than those designated by Lessor for such
activities.

(b} Lessee shall not service or store any vehicles in the Common Areas.

(c} If Lessee pemits or allows any of the prohibited activitles describad in this Paragraph 2.6, then Lessor shall have the
right, without notice. In addition to such other rights and remedies that it may have, to remove or tow away the vehicle involved and charge the cost to
Lessee, which cost shall ba immediately payable upon demand by Lessor.

2.7 Common Areas - Definition. The term "Common Areas” is defined as all areas and facilities outs.de the Premises and within the
exterior boundary line of the Project and mterior utility raceways and Installations within the Unit that are provided and designated by the Lassor from
time to time for the general non-exclusive use of Lessor, Lessee and other tenants of the Project and their respective employses, suppliers, shippers,
customers, contractors and invitees, Including parking areas, load.ng and unloading areas, trash areas, roadways, walkways, dniveways and
landscaped areas

2.8 Common Areas - Lessee's Rights. Lessor grants to Lessee, for the benefit of Lessee and 1ts employees, suppliers, shippers,
contractors, customers and invitees, during the term of this Lease, the non-axclusive right to use, in common with others entitled to such use, the
Common Areas as they exist from tme to time, subject to any rights, powers, and privilages reserved by Lessor undar the terms hereof or under the
terms of any rulas and regulations or restrictions goveming the use of the Project. Under no circumstances shall the right herein granted to use the
Common Areas be deemed to include the right to store any property, temporarily or permanently, in the Common Areas. Any such storage shall be
permitted only by the prior written consent of Lessor or Lessor's designated agent, which consent may be revoked at any time. In the event that any
unauthorized storage shall occur then Lessor shail have the right, without notice, in addition to such other rights and remedies that it may have, to
remove the property and charge the cast to Lessee, which cost shal. be inmediately payable upon demand by Lassor.

29 Common Areas - Rules and Regulations. Lessor or such other person(s) as Lessor may appoint shalt have the exclusive control
and management of the Common Areas and shall have the right, from time to time, to establish, modify, amend and enforce reasonable ruies and
regulations ("Rules and Regulations™) for the management, safety, care, and cleanliness of the grounds, the parking and unloading of vehicles and
the preservation of gocd order, as well as for the conveniance of other occupants or tenants of the Building and the Project and their invitees. Lessee
agrees to abide by and conform to all such Rulas and Regulations, &nd shal! use its best efforts to cause its amployees, suppliers, shippers, customers,
contractors and invitees to so abide and conform. Lessor shall not 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 to time:

(a) To make changes to the Common Areas, including, without limRation, changes In the location, size, shape and number of
driveways, entrances, parking spaces, parking areas, loading and unloading areas, ingress, egress, diraction of traffic, landscaped areas, watkways and
utility raceways,

(b) To close temporarily any of the Common Areas for maintsnance purposes so long as reasonabla access to the Premises
ramamns avallable;
(©) To designate other land outside the boundarles of the Project to be a part of the Common Areas;
(d) To add addltional buildings and improvements to the Common Areas;
(e} To use the Common Areas while engaged in making additional Improvements, repalrs or alterations to the Project, or any
portion thereof; and
O] To do and perform such other acts and make such other changes in, to or with respect to the Common Areas and Project
as Lessor may, in the exercise of sound business judgment, deem to be appropriate.
3. Term.
31 Term. The Commencement Date, Expiration Data and Original Term of this Lease are as specified in Paragraph 1 3.
32 Early Possession. if Lessae totally or partially occupies the Premises prior to the Commencement Date, the obl'gation lo pay

Base Rent shall be abated for the period of such early possession. All other terms of this Lease (including but not limited to the obligations to pay
Lessee’s Share of Common Area Operating Expenses, Real Property Taxes and insurance premiums and to maintain the Premises) shall be in effact
during such period. Any such early possession shall not affect the Expiration Date.

33 Delay In Possession. Lessor agrees o use its best commercially reasonable efforts to deliver possession of the Premises to
Lessee by the Commencement Date. If, despite said efforts, Lessor is unabie to deliver possession as agreed, Lessor shall not be subject to any
liability therefor, nor shall such fallure affect the validity of this Lease or change the Expiration Date. Lessee shall not, however, be obligated to pay Rent

or perform its other obligations untll Lessor dellvers pc ion of the Pr and any period of rent abatement that Lessee would otherwise have
enjoyed shall run from the date of the delivery of possession and continue for a perfod equal to what Lessee would otherwise have enjoyed, but minus
any days of delay caused by the acts or omissions of Lessee. If pc ion is not delr d within 60 days after the Commencement Date, Lessee

may, at its optlon, by notice in writing within 10 days after the end of such 60 day period, cancel this Lease, in which event the Parlies shall be
discharged from all obligations hereunder If such written notice is not recaived by Lessor within said 10 day period, Lessee's right to cancel shall
terminate. Except as otherwise provided, If possession is not tendered to Lesses by the Start Date and Lessee does not terminate this Lease, as
aforasaid, any period of rent abatement that 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 hereal, but minus any days of delay caused by the acts or omissions of

Lessee. If p ion of the Premi is not delivered within 4 months after the Commencement Date, this Lease shall terminate unless other
agreements are reached between Lessor and Lessee, in writing.
3.4 Lessee Compliance. Lessor shall not be required to tender possession of the Premises to Lessee untll Lessee complies with its

obligation to provide evidence of insurance (Paragraph 8.5). Pending delivery of such evidence, Lessee shall be required to perform all of its
obligations under this Lease from and after the Start Date, including the payment of Rent, notwrthstanding Lessor's election to withrold possession
pending receipt of such evidence of Insurance. Further, if Lesses is required to perform any other conditions prior to or concurrent with the Start Date,
the Start Date shall occur but Lessor may elect to withhold possession unti. such condltions are satisfied.

4. Rent.

41 Rent Defined. All monetary obligations of Lessee to Lessor under the terms of this Lease (except for the Security Deposit) are
deemed to be rent {"Rent”).

42 C 1 Area Operating Expenses. Lessee shall pay to Lessor during the term hereof, in addition to the Base Rent, Lessee's

Share (as specified in Paragraph 1.6) of all Common Area Operating Expenses, as hereinafter defined, during each calendar year of the term of this
Leasa, In accordance with the followirg provisions:

(a) "Common Area Operating Expenses” are defined, for purposes of this Lease, as all costs Incurred by Lessor relating
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to the ownership and operation of the , mbwuding, but not limited to, the following:
‘ { The operation, repair and maintenance, in neat, clean, good order and condition , and if necessary the
replacement, of the following:

(am) The Common Arsas and Common Area improvemnents, including parking areas, loading and
unloading areas, trash areas, roadways, parkways, walkways, driveways, landscaped areas, bumpers, imigation systems, Common Area lighting
facilties, fences and gates, elevators, roofs, and roof drainage systems.

(bb) Exterior signs and any tenant directones.

{cc) Any fire sprinkier systems.

(m The cost of water, gas, electricity and telephone to service the Common Areas and any utilities not separately
metered.

(iin) The cost of trash disposal, pest control services, property management, security services, owners' association
dues and fess, the cost to repaint the exterior of any structures and the cost of any environmental inspections.

(iv} Reserves set aside for maintenance, repalr and/or replacement of Common Area improvements and
equipment.

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

(<)) The cost of the premiums for the insurance maintained by Lessor pursuant to Paragraph 8.

(viD) Any deductible portion of an insured loss conceming the Building or the Common Areas

(viil) Auditors’, accountants’ and attorneys' faes and costs related to the operatiop, maintenance, repalr and
replacemant of the Project.

(b) The cost of any capital improvement to the Building or the Project not covered under the provisions of

Paragraph 2.3 provided; however, that Lessor shal' allocate the cost of any such capital improvement over a 12 year pesiod and Lessee shall not be
required to pay more than Lessee's Share of 1/144th of the cost of such capital improvement in any given month.

(x) The cost of any other services to be provided by Lessor that are stated elsewhere In this Lease to be a
Common Area Operating Expense.
(b) Any Common Area Operating Expenses and Real Property Taxes that are specifically attnbutable to the Unit, the

Building or to any other buliding In the Project or to the operation, repair and maintenance thereof, shall be aliocated entirely to such Unit, Building, or
other building. However, any Common Area Operating Expenses and Real Property Taxes that are not specifically attributable to the Bullding or to any
other buikding or to the operation, repair and maintenance thereof, shall be equitably allocated by Lessor to all buildings in the Project.

(c) The inclusion of the Improvemaents, facilities &nd services set forth in Subparagraph 4.2(a) shall not be deemed to impose
an obligation upon Lessor to either have said improvements or facilities or to provide those services unless the Project aiready has the same, Lessor
already provides the services, or Lessor has agreed elsewhare in this Lease to provide the same or some of them.

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

(e) Common Area Operating Expenses shali not include any expenses paid by any tenant directly to third parties, or as to
which Lessor is otherwtse reimbursed by any third party, other tanant, or insurance proceeds.
43 Payment. Lessee shall cause payment of Rent to be received by Lessor in [awful money of the United States, without offset or

deduction (except as specifically permitted in this Lease), on or before the day on which it is due. All monetary amounts shall be rounded to the nearest
whole dollar. In the event that any invoice prepared by Lessor is inaccurate such inaccuracy shali not constitute a waiver and Lessee sha!l be oblizated
to pay the amount set forth in this Lease. Rent for any period during the term hereof which is for less than one full calendar month shall be prorated
based upon the actual number of days of said month Payment of Rant shall be made to Lessor at its address stated herein or to such other persons or
place as Lessor may from time to time designate in writing. Acceptance of a payment which i3 less than the amount then due shall not be a waiver of
Lessor's rights to the balance of such Rent, regardless of Lessor's erdorsement of any check so stating. In tha event that any check, draft, or other
instrument of payment given by Lessee to Lessor is dishonored for any reason, Lessee agrees to pay to Lessor the sum of $25 in addition to any Late
Charge and Lessor, at its option, may require all future Rent be paid by cashier's check. Payments will be applied first to accrued late charges and
attomey's fees, second to accrued interest, then to Base Rent and Common Area Operating Expenses, and any remaining amount to any other
outstanding charges or costs.
5. Security Deposit Lassee shal. deposit with Lessor upon execution hereof the Security Deposit as secunty for Lessee's faithful performance
of its obligations under this Lease. If Lessee falls to pay Rent, or otherwise Defauits under this Lease, Lessor may use, apply or retaln all or any portion
of said Security Deposit for the payment of any amount due already due Lessor, for Rents which will be due in the future, and/ or to reimburse or
compensate Lessor for any liabllity, expense, loss or damage which Lessor may suffer or Incur by reason thereof. !f Lessor uses or applies all or any
portion of the Security Deposit, Leases shall -vithin 10 days after written request therefor deposit monies with Lessor sufficient to restore said Security
Deposit to the full amount required by this Lease. If the Base Rent increases during the term of this Lease, Lessee shall, upon written request from
Lessor, deposit additional monies whh Lessor so that the total amount of the Security Deposit shall at all tmes bear the same proportion to the
increased Base Rent as the initial Security Deposit bore to the initial Base Rent. Should the Agreed Use be amended to accommodate a material
change in the business of Lessee or to accommodate a sublessee or assignee, Lessor shall have the right to Increase the Security Deposit to the
extent necessary, in Lessor's reasonable judgment, to account for any increased wear and tear that the Premises may suffer as a result theraof. If a
change in control of Lessee occurs during this Lease and foilowing such change the financial condition of Lassee is, in Lessor's reasonable Judgment,
significantly reduced, Lessee shall deposit such additional monies with Lessor as shall be sufficient to cause the Securty Deposit to be at a
commerciallty reasonable level based on such change in financial condition. Lessor shall not be required to keep the Security Daposit separate from its
general accounts. Wihin 90 days after the expiration or termination of this Lease, Lessor shall retum that portion of the Secur'ty Deposht not used or
appliad by Leseor. No part of the Security Deposit shall ba considered to be held in trust, to bear intarest or to be prepayment for any monies to be paid
by Lessee under this Lease.
6. Use.

6.1 Use Lessee shall use and occupy the Premises only for the Agresd Uss, or any other legal use which 1s reagonably comparable
thereto, and for no other purpose. Lessee shall not use or permit the use of the Premises In a manner that 18 unlawful, creates damage, waste or a
nuisance, or that disturbs occupants of or causes damage to nelghboring premises or properties. Other than guide, signal and seaing eye dogs, Lessee
shall not keep or allow In the Premises any pets, animals, birds, fish, or reptiles. Lessor shall not unreasonably withhold or delay its consent to any
written request for a modification of the Agreed Use, so long as the same will not impair the structural integrity of the Building or the mechanical or
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electrical systems therein, and/or is n fictn iy more burdensome to the Project. If Lessor elects 1w withh nsent, Leasor shall within 7 days
after such request give written notification of same, which notica shali Include an exptanation of Lessor's objections to the change in the Agreed Use.

6.2 Hazardous Substances.
(a) Reportable Uses Require Consent. The term "Hazardous Substance” as used in this Lease shall mean any product,
substance, or waste whose presence, use, manufacture, disposal, ti portation, or rel either by itself or in combination with other matenals

expected to be on the Premises, is either: () potentially :njur:ous to the pubtic health, safety or welfare, the environment or the Premises, (fi} regulated
or monitored by any govemmental authority, or (ii)) a basis for potentia! .lablty of Lessor to any governmentai agency or third party under any applicable
statute or common law theory. Hazardous Substances shall include, but not be limited to, hydrocarbons, petrolaum, gasoline, and/or crude oll or any
products, by-products or fract.ons thereof. Lessee shall not engage in any activity in or on the Premises which constitutes a Reportable Use of
Hazardous Substances without the express prior written consent of Lessor and time'y compliance (at Lessee's expense) with all Applicable
Reguirements. "Reportable Use" shall mean (i) the Installation or use of any above or below ground storage tank. (i) the generation, possession,
storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, or with respect to which a report, notica, registration or
business plan is required to be filed with, any govemmental authonty, and/or (il) the presence at the Premises of a Hazardous Substance with respect
to which any Applicable Requirements requires that a notice be given to persons entering or occupying the Premises or nelghboring properties.

Notwithstanding the foregoing, Lessee may use any ordinary and customary materials reasonably required to be used In the normal course of the
Agreed Use, ordinary office supplles (copler toner, liquid paper. glue, etc.) and common household cleaning materals, so long as such use !s In
compliance with all Applicable Requirements, is not a Reportable Use, and does not expose the Premises or neighboring property to any meaningtul
risk of contamination or darage or expose Lessor to any lability therefor. In addition, Lessor may condition its consent to any Reportable Use upon
recaiving such additional agsurances as Lessor reasonably deems necessary to protect self, the public, the Premises and/or the environment against
damage, contamination, injury and/or liability, including, but not limited to, the installation (and removal on or before Lease expiration or termination) of
protective modifications (such as concrete encasements) and/or increasing the Secunty Deposit.

(b) Duty to Inform Lessor. If Lessee knows, or has reasonable cause to belleve, that a Hazardous Substance has come to
be located in, on, under or about the Premises, other than as previously consented to by Lassor, Lessee shall immediately gtve written notice of such
fact to Lessor, and provide Lessor with a copy of any report. notlce, claim or other documentation which it has conceming the pressnce of such
Hazardous Substance.

(c} Lesase Remediation. Lessee shall not cause or pamit any Hazarious Substance to be spilled or released in, on,
under, or about the Premises {including through the plumbing or sanitary sewer system) and shall promptly, at Lesses’s expense, comply with all
Applicable Requirements and take all investigatory and/or remedial action reasonably recommended, whether or not formatly ordered or required, for
the cleanup of any contamination of, and for the maintenanca, security and/or monitoring of the Premises or neighboring properties, that was caused or
materally contributed to by Lessee, or pertamning to or nvolving any Hazardous Substance brought onto the Premises during the term of this Lease, by
or for Lessse, or any third party.

(d) Lessee Indemnification. Lessee shall indemnify, defend and hold Lessor. its agents, employeas, lenders and ground
lessor, if any, hanmless from and against any and all loss of rents and/or damages, llablilities, judgments, claims, expenses, penalties, and attorneys’
and consultants' fees arising out of or Involving any Hazardous Substance brought onto the Premises by or for Lessee, or any third party (provided,
however, that Lessee shall have no liability under this Lease with respect to underground migration of any Hazardous Substance under the Premises
from areas outside of the Project not caused or contributed to by Lessee). Lesses's obligations shall include, but not be Iimitad to, the effects of any
contamination or injury to person, property or the environment crasted or suffered by Lessee, and the cost of Investigation, removal, remediation,
restoration and/or abatement, and shall survive the expiration or termination of this Lease. No termination, cancellation or release agreement entered
Into by Lessor and Lessee shall release Lessee from its obligations under this Lease with respect to Hazardous Substances, unless specifically so
agreed by Lessor in writing at the time of such agreement.

(e) Lessor Indemnification. Lessor and its successors and assigns shall indemnify, defand, raimburse and hold Lessee, its
employees and lenders, hammless from and against any and all environmental damages, including the cost of remediation, which are suffered as a
direct result of Hazardous Substances on the Premises prior to Lessee taking possession or which are caused by the gross negligence or willful
misconduct of Lessor, its agents or employees. Lessor's obligations, as and when required by the Applicable Requirements, shall include. but not be
limited to, the cost of !nvestigation, removal, remediation, restoration ard/or abatement, and shall survive the expiration or termination of this Lease.

(1] Investigations and Remediations. Lessor shall retain the responsibility and pay for any ir igations or rem
measures required by govemmental entities having jurisdiction with respect to the existence of Hazardous Substances on the Premises prior to the
Lesses taking pogsession, unless such remediation measure is required as a result of Lessee's use (including "Alterations”, as defined in paragraph
7.3(a) balow) of the Pramises, In which event Lessee shall be responsible for such payment. Lesses shal: cooperate fully in any such activities at the
request of Lessor, including allowing Lessor and Lessor's agents to have reasonable access to the Premises at reasonable times in order to carry out
Lessor's investigative and remedial responsibilities

(9) Lessor Termination Option. if a Hazardous Substance Condition (see Paragraph 9.1(e)) occurs during the tarm of this Lease,
unless Lessee Is legally responsible therefor (in which case Lesses shall make the Investigation and remediation thereof requirad by the Applicable
Requirements and this Lease shall continue in full force and effect. but subject to Lessor's rights under Paragraph 6.2(d) and Paragraph 13), Lessor
may, at Lessor's option, either (i) investigate and remediate such Hazardous Substance Condition, if required, as soon as reasonably possible at
Lessor's expense, in which event this Lease shall continue in full force and effact, or {il} if the astimated cest to remedlate such condition exceeds 12
times the then monthly Base Rent or $100,000, whichever is greater, give written notice to Lessee, within 30 days after receipt by Lessor of knowledge
of the occumence of such Hazardous Substance Condition, of Lessor's desire to terminate this Lease as of the date 60 days following the date of such
notice. In the evant Lessor elects to give a temmination notice, Lessee may, within 10 days thereafter, give writtan notice to Lessor of Lessee's
commitment to pay the amount by which the cost of the remediation of such Hazardous Subsatance Condition exceeds an amount equal to 12 times the
then monthly Base Rent or $100,000, whichever is greater. Lessee shall provide Lessor with said funds or satisfactory assurance thersof within 30
days foliowing such commitment. In such event, this Lease shall continue in full force and effect, and Lessor shall proceed to make such remediation
as soon as reasonably possible after the required funds are available i Lessee does not give such notice and provide the required funds or assurance
thereof within the time provided, this Lease shali terminate as of the date specified in Lessors notice of termination.

6.3 Lessee's Compllance with Applicable Requirements. Except as olherwise provided in this Lease. Lesses shall, at Lessee's
sole expense, fully, diligently and in a tmely manner, materially comply with al Applicable Requirements, the requirements of any applicable fire
Insurance underwriter or rating bureau, and the recommendations of Lessor's engineers and/or consultants which relate in any manner to such
Requirements, without regard to whether sald Requirements are now in effect or become effective after the Start Date. Lessee shall, within 10 days
after receipt of Lessor's wrilten request, provide Lessor with coples of all permits and other documents, and other information evidencing Lessee’s
compliance with any Applicable Requirements specified by Lessor, and shal: immediately upon receipt, notify Lessor in writing (with copies of any
documents involved) of any threatened or actual claim, notice, citation, waming, complamt or report pertaining to or invoiving the failure of Lessee or the
Premises to comply with any Applicable Requirements. Likewise, Lesseo shall Immadiataly glve written notice to Lessor of: (1) any water damage to the
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Premises and any suspacted seepage, ing, uampness or other condition conducive to the productionr of mo , (i) any mustiness or other cdors
* that might indicate the presence of mold in the Premises.

6.4 Inspection; Compliance. Lessor and Lessors "Lender” (as defined in Paragraph 30) and consultants shall have the right to enter
into Premises at any time, in the case of an emetgency, and otherwise at reasonable times after reasonable notice, for tha purpese of inspecting the
conditicn of the Premises and for veritying compliance by Lessee with this Lease. The cost of any such inspections shall be paid by Lessor, unless a
viclation of Applicable Requirements, aor 2 Hazardous Substance Condition (see Paragraph 9.1) Is found to exist or be imminent, or the inspection is
requested or ordered by a governmental authority. In such case, Lessee shall upon request relmburse Lessor for the cost of such inspection, so long
as such inspection is reasonably related to the violation or contamination. In addiion, Lessee shall provide copies of all relevant material safety data
sheets (MSDS) to Lessor within 10 days of the receipt of written request therefor.

7 Maintenance; Repalrs, Utility Installations; Trade Fixtures and Alterations.
71 Lessee's Obligations.
(a} In General. Subject to the provisions of Paragraph 2.2 (Condition), 2.3 (Compllance), 6.3 (Lessee's Compliance with

Applicable Requirements), 7.2 (Lessor's Obligations}, 9 (Damage or Destruction), and 14 (Condemnation), Lessee shall, at Lessee's sole expense,
keep the Premises, Utility Installations (intended for Lessee's exclusive use, no matter where located), and Alterations in good order, condition and
repair (whether or not the portion of the Premises requiring repairs, or the means of repairing the same, are reasonably or readily accessible to Lessee,
and whether or not the need for such repairs occurs as a result of Lessee's use, any prior use, the elements or the age of such portion of the Premises),
Including. but not limited to, all equipment or facilities, such as plumbing, HVAC equlpment, electrical, lighting facilities, boilers, pressure vessels,
fixtures, interor walls, Interior surfaces of exterior walls, ceilings, floors, windows, doors, plate glass, and skylights but excluding any items which are
tha responshility of Lessor pursuant to Paragraph 7.2. Lessee, in keeping the Pramises in good order. condition and repair, shall exarcise and perform
good maintenance practices, specifically including the procurement and maintenance of the sefvice contracts required by Paragraph 7.1(b) below.
Lessee's obligations shall include restorations, replacements or renewals when necessary to keep the Premises and all improvements therecn or a part
thereof in good ordet, condition and state of repalr.

(b) Service Contracts. Lessee shall, at Lessee’s sole expense, procure and maintain contracts, with coples to Lessor, in
customary form and substance for, and with contractors speclalizing and experienced in the maintenance of the following equipment and
improvements, if any, if and when Instalicd on the Premises: (i) HVAC equipment, (i) boller and pressure vessels, and (lll} clarifiers. However, Lessor
reserves the right, upon notice to Lessee, to procure and maintain any or all of such service contracts, and Lessee shall relmburse Lessor, upon
demand, for the cost thereof.

(c) Failure to Perform. [f Lessee fails to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon the
Premises after 10 days' prior written notice to Lessee (except in the 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 otder, condition and repair, and Lessee shall promptly pay to Lessor a sum aqual to 115%
of the cost thereof.

(d) Replacement. Subject to Lessee's indemnification of Lessor as set forth in Paragraph 8.7 below, and without relieving
Lessee of liability resulting from Lessee’s failure to exercise and perform good maintenance practices, if an item described in Paragraph 7 1(b) cannot
be repaired other than at a cost which is in excess of 50% of the cost of replacing such item, then such item shall be replaced by Lessor, and the cost
thereof shall be prorated between the Parties and Lessee shalt only be obligated to pay, each month during the remainder of the term of this Lease, on
the date on which Basa Rent is dus, an amount equal to the product of multiplying the cost of such replacement by a fraction, the numerator of which is
one, and the denominator of which is 144 (le. 1/144th of the cost per month). Lessee shall pay Interast on the unamortized balance but may prepay Its
obligation at any time.

72 Lessor's Obligations. Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 4.2 (Common Area Operating
Expenses), 6 {Use), 7.1 (Lessee's Obligations), 9 {Damage or Destruction) and 14 (Condemnation), Lessor, subject to reimbursement pursuant to
Paragraph 4.2, shall keep in good order, condition and repair the foundatlons, exterior walls, structural condition of interior bearing walls, exterior roof,
fire sprinkler system, Common Area fire alarm and/or smoke detection systems, fire hydrants, parking lots, walkways, parkways, dri ys,
landscapling, fences, signs and utility systems serving the Common Areas and all parts thereof, as well as providing the services for which there is a
Common Area Operating Expense pursuant to Paragraph 4.2. Lessor shall not be obligatad to paint the exterior or interior surfaces of exterior walls nor
shail Lessor be obl'gated to maintain, repair or replace windows, doors or piate glass of the Premises. Lessee expressly waives the benefit of any
statute now or heraafter in effect to the extent it is inconsistent with the terms of this Lease.

73 Utlity Installations; Trade Fixtures; Altarations.

(a) Definitions. The term “Utility Installations™ refers to all floor and window coverings, air and/or vacuum lines, power
panels, electrical distribution, security and fire protection systems, communication cabling, lighting fitures, HVAC equipment, plumbing, and fencing in
or on the Premises. The term "Trade Fixtures” shall mean Lessee's machinery and equipment that can be removed without doing material damage to
the Premisas. Tha term “Alterations” shall mean any modffication of the improvements, other than Utility Instaliations or Trade Fixtures, whether by
addition or deletion. "Lessee Owned Alterations and/or Utility Installations” are defined as Afterations and/or Utility Installations made by Lessee
that are not yet owned by Lessor pursuant to Paragraph 7.4(a).

) Consent. Lessee shall not make any Ahterations or Utllity Insta'lations to the Premises without Lessor's prior written
consent. Lessee may, however, make non-structural Utility Installations to the interlor of the Premlses (excluding the roof) without such consent but
upon notice to Lessor, as long as they are not visible from the outside, do not involve puncturing, relocating or removing the roof or any extsting walls,
will not affect the electrical, plumbing, HVAC, and/or life safety systems, and the cumulative cost thereof during this Lease as extended does not
exceed a sum equal to 3 month's Base Rent in the aggregate or a sum equal to one month's Base Rent in any one year. Notwithstanding the
foregoing, Lessee shall not make or parmit any roof penetrations and/or install anything on the roof without the prior written approval of Lessor. Lessor
may, as a precondition to granting such approval, require Lessee to utilize a contractor chosen and/or approved by Lessor. Any Alterations or Utility
Installations that Lessee shall desire to make and which require the consent of the Lessor shall be prasented to Lessor in written form with detailed
plans. Consent shall be deemed conditioned upon Lessee's: (i) acquinng all applicable governmental permits, (i} furnishing Lessor with copies of both
the permits and the plans and specHfications prior to commencament of the work, and (i) compliance with all conditions of said parmits and other
Applicable Requirements in a prompt and expeditious manner. Any Akerations or Utility Installations shall be performed in a workmanlike mannar with
good and sufficient materials. Lessee shall promptly upon completion fumish Lessor with as-built plans and specifications. For work which costs an
amount in excess of one month's Base Rent, Lessor may condition its consent upon Lessee providing a lien and completion bond in an amount egqual
to 150% of the estimated cost of such Alteratlon or Utllity Installation and/or upon Lessee's posting an additional Security Deposit with Lessor

{c} Liens; Bonds. Lessee shall pay, when duse, all claims for labor or materials fumished or alleged to have been furished
to or for Lessee at or for use on the Premises, which claims are or may be secured by any mechanic's or materialman's lien against the Premises or
any interest therain. Lessee shall give Lessor not less than 10 days notice prior to the commencement of any work in, on or about the Premises, and
Lessor shall have the night to post notices of non-responsibility. M Lessee shall contest the validity of any such lien, claim or demand, then Lessee
shall, at its sole expense defend and protect itself, Lessor and the Premises against the same and shall pay and satisfy any such adverse judgment that
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may be rendered therson before the e en. mereof. If Lessor shall require, Lessee shal’ fumish a surety an amount equal to 150% of the
- amount of such contested lien, claim or demand, indemnifying Lessor against liability for the same. If Lessor elects to participate in any such action,
Lessee shall pay Lessor's attomeys'’ fees and costs.

7.4 Ownership; Removal; Surrender; and Restoration.

(a) Owmership. Subject to Lessor's right to require removal or elect ownership as hereinafter provided, ail Alterations and
Utiity Installations mace by Lessee shall be the property of Lessee, but considered a part of the Premises. Lessor may, at any time, elect in v.riting to
be the owner of a or any specified part of the Lessee Ownad Alterations and Uty Instaliations. Uniess otherwise instructed per paragraph 7.4(b)
hereof, all Lessee Owned Alterations and Utility Installations shail, at the expiration or termination of this Lease, become the property of Lessor and be
surrendered by Lessee with the Premises.

(b) Removal. By delivery to Lessea of written notice from Lessor not earlier than 90 and not later than 30 days prlor to the
end of the term of this Lease, Lessor may require that any or all Lessee Owned Alterations or Utility Instailations be removed by the expiration or
termination of this Lease. Lessor may require the removal at any time of all or any part of any Lassee Owned Alterations or Utility Installations made
without the required consent.

() Sutrender; Restoration. Lessee shall surrender the Premises by the Expiration Date or any eariier termination date,
with all of the improvements, paris and surfaces thereof broom clean and free of debrls, and In good operating order, condition and state of repair,
ordinary wear and tear excepted. "Ordinary wear and tear' shall not include any damage or deterioration that would have been prevented by good
malntenance practice. Notwithstanding the foregoing, It this Lease is for 12 months or less, then Lessee shall surender the Premises In the same
condltion as delivered to Lessoe on the Start Date with NO allowance for ordinary wear and tear. Lessee shall repalr any damage occasioned by the
installation, maintenance or removal of Trade Fixtures, Lessee owned Alterations and/or Utility Installations, furnishings, and equipment as well as the
removal of any storage tank installed by or for Lessee. Lessee shall also complately remove from the Premises any and all Hazardous Substances
brought onto the Premises by or for Lessee, or any third party (except Hazardous Substances which were deposited via underground migration from
areas outside of the Project) even it such removal would require Lessee to perform or pay for work that exceeds statutory requirements. Trade Fixtures
shall remain the property of Lessee and shall be removed by Lessee. Any personal property of Lessee not removed on or before the Expiration Date or
any earlier termination date shall be desmed to have been abandoned by Lessee and may be disposed of or retalned by Lessor as Lessor may desire.
The fellure by Lessee to timely vacate the Premises pursuant to this Paragraph 7.4(c) without the express written consent of Lessor shall constitute a
holdover under the provisions of Paragraph 28 below.

8. Insurance; Indemnity.

8.1 Payment of Premlums. The cost of the premiums for the insurance policles required to be carried by Lessor, pursuant to
Paragraphs 8 2(b), B.3(a) and 8.3(b), shall be 8 Common Area Operating Expense. Premiums for policy periods commencing prior to, or extending
beyond, the ter™ of this Lease shal’ be prorated to colncide with the corresponding Start Date or Expiration Date.

82 Liability Insurance.

{a) Carrled by Lessee. Lessee shall abtain and keep in force a Commercial Generat Liablity poficy of insurance protecting
Lessee and Lessor as an additional insured against claims for bodily Injury, personal injury and property damage based upon or arising out of the
ownership, uge, cccupancy or maintenance of the Premises and all areas appurtenant thereto. Such insurance shall be on an occurrence basls
providing single limit coverage in an amount not less than $1,000,000 per occurrence with an annual aggregate of not less than $2,000.000. Lessee
shall add Lessor as an additional insured by means of an endorsement at least as broad as the Insurance Service Organization's "Add.tional
Insured-Managers or Lessors of Premises” Endorsement. The policy shall not contain any intra-insured exciuslons as between insured persons of
organizations, but shall include coverage for liability assumed under this Lease as an "Insured contract” for the performance of Lessee’s indemnity
obligations under this Lease. The limits of said insurance shall hot, howsver, i.mit the liability of Lessee nor relieve Lessee of any obligation hereunder.
Lessee shall provide an endorsement on its [‘ability policy(ies) which provides that its insurance shall be primary to and not contributory with any similar
Insurance carried by Lessor, whose insurance shall be considered excess insurance only.

(b) Carrled by Lessor. Lessor shall maintain fiabillty insurance as described in Paragraph 8.2(a), in addition to. and not in
lieu of, the insurance required to be maintained by Lessee. Lessee shall not be named as an additiona! insured therein.
83 Property Insurance - Building, Improvements and Rental Value.
(a) Building and Improvements. Lessor shall obtain and keep in force & policy or policies of insurance in the name of

Lessor, with loss payable to Lessor, any ground-lessor, and to any Lender insuring lcss or damage to the Premises. The amount of such insurance
shall be equal to the full insurable replacement cost of the Premises, as the same shall exist from time to time, or the amount required by any Lender,
but In no event more than the commaercially reasonable and available insurable value thereof. Lessee Owned Alterations and Utility Instailations, Trade
Fixtures, and Lessee's personal property shall be insured by Lessee under Paragraph 8.4. If the coverage is ilable and comrr Ity appropriate,
such policy or policies shall Insure against all rigks of direct physical loss or damage (except the perils of flood and/or earthquake unless required by a
Lender), Including coverage for debrls removal and the enforcement of any Applicable Requirements requiring the upgrading, demolition, reconstruction
or replacement of any portion of the Premises as the result of a covered loss. Said policy or policles shall also contain an agreed valuation provision in
lieu of any coinsurance clause, waiver of subrogation, and inflation guard protection causing an increase in the annual property insurance coverage
amount by a factor of not less than the adjusted U.S. Department of Labor Consumar Price Index for All Urban Consumers for the city nearest to where
the Premises are located. If such insurance coverage has a deductible clause, the deductible amount shall not exceed $1,000 per occurrence

(b) Rental Value. Lessor shall also obtain and keep in force a policy or policias in the name of Lessor with loss payable to
Lessor and any Lender, insuring the loss of the full Rent for one year with an extended period of indemntty for an additional 180 days ("Reptal Value
insurance”). Said insurance shall contain an agreed valuation provision in lleu of any coinsurance clause, and the amount of coverage sha.l be
adjusted annually to reflect the projected Rent otherwise payabie by Lessee, for the next 12 month period.

(c) Adjacent Premises. Lessee shall pay for any increase in the premiums for the property insurance of the Building and for
the Common Areas or other bulldings in the Project if said increase is caused by Lessee's acts, omissions, use or occupancy of the Premises.
d) Lesses's Improvements. Sinca Lessor is the Insuring Party, Lessor shall not be required to insure Lessee Owned
Alterations and Utility Installations unless the ttermn in question has become the property of Lessor under the terms of this Lease.
8.4 Lessee's Property; Business Interruption Insurance.
(a) Property Damage. Lessee shall obtain and maintain Insurance coverage on all of Lessee's personal property, Trade

Fixtures, and Lessee Owned Alterations and Utility Installations. Such insurance shall be full replacement cost coverage with a deductible of not to
exceed $1,000 per occurrence. The proceeds from any such insurance shall be used by Lessee for the replacement of personal property, Trade
Fixtures and Lessee Owned Alterations and Utility Installations. Lessee shall provide Lessor with written evidence that such Insurance is in force.

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

{c) No Repr tation of Adequate Coverage. Lessor makes no representation that the limits or forms of coverage of
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insurance specifled herein are adequa ver .esseea's property, business operations or obl'gations unuer th

8.5 Insurance Policies. [nsurance required herein shall be by companles duly licensed or admitted to transact business in the state
where the Premises are located, and maintaining during the policy term a “General Policyhoiders Rating™ of at least A-, VI, as set forth in the most
current issue of "Best's Insurance Guide”, or such other rating as may be required by a Lender. Lessee shall not do or permit to be done anything
which invalidates the required insurance policies. Lessee shali, prior to the Start Date, deliver to Lessor certifled copies of policies of such Insuranca or
certificates evidencing the existence and amounts of the required insurance. No such policy shall be cancelable or subject to modificaton axcept after
30 days prior wrtten notice to Lessaor. Lessee shall, at least 10 days prior to the expiration of such policies, fumish Lessor with evidence of renewals or
“insurance binders"” evidencing renewal thereof, or Leasor may order such insurance and charge the cost thereof to Lessee, which amount shall be
payable by Lessee to Lessor upon demand. Such policies shall be for a term of at least one year, or the length of the remaining term of this Lease,
whichever is less. If either Party shall ‘ail to procure and maintain the insurance required to be carried by it, the other Party may, but shall not be
required to, procure and maintain the same.

8.6 Waiver of Subrogation. Without affecting any other nights or remedies, Lessee and Lessor each hereby release and relieve the
other, and waive their entire right to recover damages against the other, for loss of or damage to its property ansing out of or incident to the perils
required to be insured against herein. The effect of such releases and waivers is not limited by the amount of insurance carried or required, or by any
deductibles applicable hereto. The Parties agree to have thelr respective property damage insurance carriers walve any right to subrogation that such
companies may have against Lessor or Lessee, as the case may be, so long as the insurance is not invalidated thereby.

8.7 Indemnity. Except for Lessor's gross negligence or willful misconduct, Lessee shall indemnify, protect, defend and hold harmiess
the Premises, Lessor and its agents, Lessor's master or ground lessor, partners and Lenders, from and against any and afl claims, Ioas of rents and/or
damages, liens, judgments, penatties, attorneys’ and consultants’ fess, expenses and/or liab-ities arising out of. involving. or in connection with, the use
and/or occupancy of the Premises by Lessee. if any action or proceeding is brought against Lessor by reason of any of the foregaing matters, Lessae
shall upon notica defand the same at Lessee's expense by counsel reasonably satisfactory to Lessor and Lessor shall cooperate with Lessee in such
defense Lessor need not have first paid any such claim in order to be defended or indemnified.

8.8 Exemption of Lessor and its Agents from Liability. Notwithstanding the negligence or braach of this Lease by Lessor or its
agents, neither Lessor nor its agents shall be liable under any circumstances for: (i} injury or damage to the person or goods, wares, merchandise or
other property of Lessee, Lessee’s employees, contractors, invitees, customers, or any other person in or about the Premises, whether such damage or
injury is caused by or results from fire, steam. elactricity. gas, water or rain, Indoor alr quaity, the presence of mold or from the breakage, leakage,
obstruction or other defects ct pipes, fire sprinklers, wires, appliances, plumblng, HVAC or lighting fixtures, or from any other cause. whether the said
injury or damage results from conditions arising upon the Premises or upon other portions of the Buildirg, or from other sources or places, {I!) any
damages arising from any act or neglect of any other tenant of Lessor or from the failure of Lessor or its agents to enforce the provisions of any other
lease in the Profect, or (Iii) injury to Lessee's business or for any loss of income or profit therefrom. Instead, it is intended that Lesses's sole recourse in
the event of such damages or injury be to file a claim on the insurance policy(ies) that Lessee s required to maintain pursuant to the provisions of
paragraph 8.

89 Fallure to Provide Insurance. Lessee acknowledges that any fallure on its part to obtain or maintain the insurance required
herein will expose Lessor to risks a~d potentially cause Lessor to incur costs not contemplated by this Lease, the extent of which will be extremely
difficuft to ascertain. Accordingly, for any month or portion thereof that Lassee does not maintain the required insurance and/or doos not provide Lessor
with tha required binders or certificates evidencing the existance of the required insurance, the Base Rent shall be automatically increased, without any
requirement for notice to Lessse, by an amount equal to 10% of the then existing Base Rent or $100, whichever is greater. The parties agree that such
increase in Base Rent represents fair and reasonable compensation for the additional risk/costs that Lessor will incur by reason of Lessea's failure to
maintain the required insurance. Such increase In Base Rent shall in no event constitute a walver of Lesseo’'s Default or Breach with respect 1o the
failure to maintain such Insurance, prevent the exerclse of any of the other nghts and remedies granted hereunder, nor relleve Lesses of its obligation to
malntaln the insurance specified in this Lease.

9. Damage or Destruction.
91 Deafinitions.
(a) Pr Partlal D ge” shall mean damage or destruction to the improvemnents on the Premises, other than

Lessee Owned Alterations and Utility Installations, which can reasonably be repaired in 3 months or legs from the date of the damage or destruction,
and the cost thereof does not excead a sum equal to 6 month's Base Rent. Lessor shall notify Lessee in writing within 30 days from the date of the
damage or destruction as to whether or not the damage Is Partial or Total. Notwithstanding the foregolng, Premises Partial Damage shall not inciude
damage to windows, doors, and/or other similar items which Lessee has the responsibility to repair or replace pursuant to the provisions of Paragraph
7.1,

() "Premises Total Destruction” shall mean damage or destruction to the Imprc its on the Premi other than
Lessee Owned Alterations and Utiiity Installations and Trade Fixtures, which cannot reasonably be repaired in 3 months or less from the date of the
damage or destruction and/or the cost thereof exceeds a sum equal to 6 month's Base Rent. Lessor shall notify Lessea in writing within 30 days from
the date of the damage or destruction as to whether or not the damage is Partigl or Total.

(9] "Insured Loss" shall mean damage or destruction to improvements on the Premises, other than Lessee Owned
Alterations and Utilty Installations and Trade Fixtures, which was caused by an evant required to be covered by the insurance described in Paragraph
8.3(a), irespactive of any deductible amounts or coverage limits involved.

{d) "Replacement Cost™ shall mean the cost to repair or rebuiki the improvements owned by Lessor at the time of the
occurrence to their condition existing immediately prior thereto, including demolition, debris removal and upgrading required by the operation of
Applicable Requirements, and without deduction for depraciation.

(e} "Hazardous Substance Condition” shall mean the occurrence or discovery of a condttion involving the presence of, or
a contamination by, a Hazardous Substance as defined in Paragraph 8.2(a), in, on, or under the Premises which requires reparr, remediation, or
restoration.

92 Partlal Damage - Insured Loss. If a Premises Partial Damage that is an Insured Loss occurs, then Lessor shall, at Lessor's
expense, repair such damage (but not Lessee's Trade Fidures or Lesses Ownad Allerations and Utility Instaliations) as soon as reasonably possible
and this Lease shall continue in ful force and effect, provided, however, that Lessee shall, at Lessor's election, make the repair of any damage or
destruction the total cost to repair of which is $10,000 or less, and, in such event, Lessor shal: make any applicable insurance proceeds available to
Lessee on a reasonable basis for that purpose. Notwithstanding the foregoing, if the required insurance was not in force or the insurance proceeds are
not sufficient to effect such repair, the [nsuring Party shall promptly contsibute the shortege in proceeds as and when raquired to complete said repairs.
In the event, howsver, such shortage was due {o the fact that, by reason of the unique nature of the Improvemeants, full replacement cost insurance
coverage was not commercially reasonable and available, Lessor shall have no obligation to pay for the shortage In insurance proceeds or to fully
restore the unique aspects of the Premises unless Lessee provides Lessor with the funds to cover same, or adequate assurance thereof, within 10 days
following recelpt of written notice of such shortage and request therefor. If Lessor receives said funds or adequate assurance thersof within said 10 day
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period, the party responsible for makin,, ..._ reparrs shall complete them as soon as reasonably possibe: and th . _ease shall remain in full force and
* effect. I such funds or assurance are not receivad, Lassor may nevertheless elect by written notice to Lassee within 10 days thereafter to: (i) make
such restoration and repair as is commerclally reasonable with Lessor paying any shortage in proceeds, in which case this Lease shali remain in full
forca and effact, or (i) have this Lease terminate 30 days thereafter. Lecsee shall not be antitled to relmbursement of any funds contributed by Lessee
to repair any such damage or destruction. Premises Partial Damage due to flood or earthquake shall be subject to Paragraph 9.3, notwithstanding that
there may be some insurance coverage, but the net procesds of any such insurance shall be made available for the repairs if made by etther Party.

9.3 Partial Damage - Uninsured Loss. If a Premises Partial Damage that is not an Insured Loss occurs, unless caused by a
negligent or willful act of Lessee (in which event Lesses shall make the repairs at Lessee's expanse), Lessor may either. (i) repair such damage as
soon as reasonably possible at Lessor's expense, in which event this Lease shall continue in full force and effect, or (ii) terminate this Lease by giving
written notice to Lesses withi~ 30 days after receipt by Lessor of knowledge of the occurrence of such damage. Such termination shail be effective 60
days following the date of such notice. In the event Lassor elects to terminate this Lease, Lessee shall have the right within 10 days after receipt of the
termination notice to give written notice to Lessor of Lessee's commitment to pay for the repair of such damage without reimbursement from Lessor.
Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30 days after making such commitment. [n such event this Lease
shall continue in full force and effect, and Lessor shall proceed to make such repairs as soon as reasonably possible after the required funds are
available. If Lessee does not make the required commitment, this Lease shall tenminate as of the date specified in the termination notice.

9.4 Total Destruction. Notwithstanding any other provision hereof, if a Premises Total Destruction occurs, this Lease shall terminate
80 days following such Destruction. If the damage or destruction was caused by the gross negligence or wiliful misconduct of Lessee, Lessor shall
have the right to recover Lessor's damages from Lessee, except as provided in Paragraph 8.6.

9.5 Damage Near End of Term. If at any time during the last 6 months of this Lease there is damage for which the cost to repalr
exceeds ona month's Base Rent. whether or not an Insured Loss, Lessor may terminate this Leass sffective 60 days following the date of occurrence of
such damage by giving a written termination notice to Lessee within 30 days after the date of occumence of such damage. Notwithstanding the
foregoing, if Lessee at that time has an exercisable option to extend this Lease or to purchase the Premises, then Lessee may preserve this Lease by,
(a) exercising such option and (b) providing Lessor with any shortage in insurance proceeds (or adequate assurance thereof) needed to make the
repairs on or before the eartier of (i) the date which Is 10 days after Lessee's receipt of Lessor's wrilten notice purporting to terminate this Lease, or (i)
the day prior to the date upon which such option expires. I Lessee duly exercises such option during such period and provides Lessor with funds (or
adequate assurance thereof) to cover any shortage in insurance proceeds, Lessor shall, at Lessaor's commercially reasonable expense, repair such
damage as soon as reasonably possible and this Lease shall continue in full force and effect. If Lessee fails to exercise such option and provide such
funds or assurance during such pertod, then this Lease sha!l terminate on the date specified in the termination natice and Lesses's option shall be
extinguished.

96 Abatement of Rent; Lessee's Remedies

(a) Abatement. In the event of Premises Partial Damage or Premises Total Destruction or a Hazardous Substance
Condition for which Lassee is not responsible under this Lease, the Rent payable by Lessee for the period required for the repair, remediation or
restoration of such damage shall be abated in proportion to the degree to which Lessee’s use of the Premises is impaired, but not to exceed the
proceeds received from the Rental Value insurance. All other obligations of Lessee hereunder shall be performed by Lessee, and Lessor shall have no
liability for any such damage, destruction, remediation, repair or restaration except as provided herein,

[(9)] Remedies. If Lessor is obligated o repair or restore the Premises and does not commence, n a substantial and
meaningful way, such repair or restoration within 90 days after such obligation shafl accrue, Lessee may, at any time prior to the commencement of
such repalr or restoration, give wrilten notice to Lessor and to any Lenders of which Lessee has actual notice, of Lessee’s election to terminate this
Lease on a date not less than 80 days following the giving of such notice. 1If Lessee gives such notice and such repair or restoration is not commenced
within 30 days thereafter. this Lease shall terminate as of the date specified in said notice. If the repair or restoratior is commenced within such 30
days. this Lease shall continue in full force and effect. "Commence" shall mean either the unconditional authorization of the preparation of the required
plans, or the beginning of the actua! work on the Pramises, whichever first occurs.

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

10. Real Property Taxes.

10.1 Definition. As used herein, the term "Real Property Taxes™ shall include any form of assessment; real estate. general, special,
ordinary or extraordinary, or rental levy or tax (other than inheritance, personal income or estate taxes); Improvement bond; and/or license fee imposed
upon or levied against any legal or equitable interast of Lessor in the Project, Lesasor's right to other income therefrom, and/or Lessor's business of
leasing, by any authority having the direct or Indirect power to tax and where the funds are generated with reference to the Project address and where
the proceeds so generated are to be applied by the city, county or other local taxing authority of a jurisdiction within which the Prolect is located. The
term "Rea’ Property Taxes" shall also include any tax, fes, levy, assessment or charge, or any increase therein: (i) imposed by reason of events
occurring during the term of this Lease, including but not limited to, a change in the ownership of the Project, (i) a change in the improvements thereon,
and/or (iil) tevied or assessad on machinery or equipment provided by Lessor to Lassea pursuant to this Lease. In calculating Real Property Taxes for
any calendar year, the Real Property Taxes for any real estate tax year shall be Included In the calculation of Real Property Taxes for such calendar
year based upon the number of days which such calendar year and tax year have in common.

10.2 Payment of Taxes. Except as otherwise provided in Paragraph 10.3, Lessor shall pay the Real Property Taxes appi.cable to the
Project, and said payments shall be Included In the calculation of Common Area Operating Expenses in accordance with the provisions of Paragraph
4.2.

10.3 Additional Improvements. Common Area Operating Expenses sha!l not include Real Property Taxes specified In the tax
assessor's records and work sheels as being caused by additional .mprovements placed upon the Project by other lessees or by Lessor for the
exclusive enjoyment of such other lessees. Notwithstanding Paragraph 10.2 hereof, Lessee shall, however, pay to Lessor at the time Common Area
Operating Expenses are payable under Paragraph 4.2, the entirety of any Increase In Real Property Taxes f assessed solely by reason of Aiterations,
Trade Fixtures or Utility Instaflations placed upon the Premises by Lessee or at Lessee’s request or by reason of any alterations or Improvemants to the
Premises made by Lessor subsequent to the execution of this Lease by the Parties.

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

108 Personal Property Taxes. Lsssee shall pay prior to delinquency all taxes assessed against and levied upon Lessee Owned
Alterations and Utility Instaliations, Trade Fixtures, fumishings, equipment and all personal property of Lessee contained in the Premises. When
possible, Lessee shall cause its Lessee Owned Afterations and Utility Installations, Trade Fixtures, furnishings, equipment and all other personal
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property to be assessad and billed se ly froin the real property of Lessor. If any of Lessee’s sala prope | all be assessed with Lessor’s real
' property, Lessee shall pay Lessor the taxes attributable to Lessee's property within 10 days after receipt of a wntten statement setting forth the taxes

applicable to Lessee's property.

1. Utllities and Services. Lessee shall pay for all water, gas, heat, light, powsr, tslephone, trash disposal and other utilties and services

supplled to the Premises, together with any taxes thereon. Notwithstanding the provisions of Paragraph 4.2, If at any time 'n Lessor's sole Judgment,

Lessor determines that Lessee is using a disproportionate amount of water, electricity or other commonly metered utilities, or that Lessee Is generating

such a large volume of trash as to require an Increase In the slze of the trash receptacte and/or an Increase in the number of times per month that It Is

emptied, then Lessor may increase Lessee's Base Rent by an amount equal to such increased costs. There shall be no abatement of Rent and Lessor

shall not be [table in any respect whatsoever for the inadequacy, stoppage. interruption or discontinuance of any utlity or sarvice due to riot, strike, labor

dispute, breaakdown, accident, repair or other cause beyond Lessor's reasonable control or in cooperation with governmental request or directions.

12. Assignment and Subletting.

12.1 Lessor's Consent Required.

(a) Lessee shall not voluntarily or by operation of law assign, transfer, mortgage or encumber (collectively, “assign or
assignment”) or sublet all or any part of Lessee’s Interest In this Lease or in the Premises without Lessor's prior wiitten consent.
(b} Unless Legsee Is a corporation and its stock is publicly traded on a national stock exchange, a change in the control of

Lessee shall constitute an assignment requiring consent. The transfer, on a cumulative basis, of 26% or more of the voting control of Lessae sha!
constitute a change in control for this purpose.

(c) The involvement of Lessee or its assets in any transaction, or series of transactions {by way of merger, sale, acquisition,
financing, transfer, leveraged buy-out or otherwise), whether or not a formal assignment or hypothecation of this Lease or Lessese’s assets occurs,
which results or will result in a reduction of the Net Worth of Lessase by an amount greater than 25% of such Net Worth as It was represented at the
time of the execution of this Lease or at the time of the most recent assignment to which Lessor has consented, or as it exists immediately prior to said
transaction or transactions constituting such reduction, whichever was or s greater, shall be considered an assignment of thrs Leasa to which Lessor
may withhold its consent. "Net Worth of Lessee” shall mean the net worth of Lessoe (excluding 21y guarantors) established under generally acceptad
accounting principles.

{d) An assignment or subletting without consent shall, at Lessor's option, be a Default curable after notice per Paragraph
13.1(c), or a noncurable Breach without the necesaity of any notice and grace period. If Lessor elects to treat such unapproved assignment or
subletting as a noncurable Breach, Lessor may either: (i) terminate this Lease, or (ii) upon 30 days written notice, increase the monthly Base Rent to
110% of the Base Rent then in effect. Further, In the event of such Breach and rental adjustment, (1) the purchase price of any optlon to purchase the
Premises held by Lessee shall be subject to similar adjustment to 110% of the price previously in effect, and (ii) all fixed and non-fixed rental
adjustments scheduled during the remainder of the Lease term shall be increased to 110% of the scheduled adjusted rent.

(¢) Lessee’s remedy for any breach of Paragraph 12.1 by Lessor shall be I'mited to compensatory damages and/or injunctive
relief

U] Lessor may reasonably withhold consent to a proposed assignment or subletting i Lessese is In Default at the time
consent Is requested.

()} Notwithstanding the foregoing, allowing a de minimus portion of the Premises, ie. 20 square feet or less, to be used by a

third party vendor in connectlon with the installation of a vending machine or payphone shall not constitute a subletting.
122 Terms and Conditions Applicable to Assignment and Subletting.

(a) Regardiess of Lessor's consent, no assignment or subletting shall. (i) be effective without the express written assumption
by such assignae or sublesses of the obligations of Lessea under this Leass, (ii} release Lessee of any obligations hereunder, or (lii) alter the primary
Hability of Lessee for the payment of Rent or for the performance of any other obligations to be parformed by Lessee.

(b) Lessor 3y accept Rent or performance of Lessee’s obligations from any person cther than Lessee pending approval or
disapproval of an assignment. Neither a delay in the approva! or disapproval of such assignment nor the acceptance of Rent or performance shal’
constitute a waiver or estoppe! of Lessor's right to exercise its remedies for Lessee's Default or Breach.

(c) Lessors consent to any assignment or subletting shall not constitute consent to any subsequent assignment or
subletting.

(d) In the event of any Default or Breach by Lesses, Lessor may proceed directly against Lessee, any Guarantors or anyone
else responsible for the performance of Lessce's obligations under this Lease, including any assignee or sublessee, without first exhausting Lessor's
remedies against any other person or entity responsible therafore ta Lessor, or any security held by Lessor.

(e) Each request for consent to an assignment or subletting shal: be in writing, accompanied by informatlon relevant to
Lessor's determination as 1o the financia! and operational responsibility and approprateness of the proposed assignee or sublessee, Including but not
limited to the intended use and/or required mod fication of the Premises, if any, together with a fes of $500 as considaration for Lessor's considering
and processing sald request. Lessee agrees to provide Lessor with such other or additional information and/or documentation as may be reasonably
requested. (See also Paragraph 36)

U] Any assignee of, or sublesses under, this Lease shall, by reason of accepting such assignment, entering into such
sublease, or entering into pc ion of the Premi or any portion thereof, be deemed to have assumed and agreed to conform and comply with
each and every term, covenant, condition and oblgation herein to be observed or performed by Lessee during the term of said assignment or sublease,
other than such obligations as are contrary to or inconsistent with provisions of an assignment or sublease to which Lessor has specifically consented
to In writing.

(9) Lessor's consent to any assignment or subletting shall not transfer to the assignee or sublessee any Option granted to
the original Lessee by this Lease unless such transfer is specifically consented to by Lessor In writing. (See Paragraph 39.2)
123 Additional Terms and Conditions Applicable to Subletting. The following {erms and conditions shail apply to any subletting by
Lessee of alf or any part of the Premises and shall be deemed included in all subleases under this Lease whether or not expressly incorporated therein:
(a) Lessee hereby assigns and transfers to Lessor all of Lessee's interest in all Rent payable on any sublease, and Lessor
may coliect such Rent and apply same toward Lessee’s obllgations under this Lease; provided, however, that untll @ Breach shall occur in the
performance of Lessse's obiigations, .essee may coiiect said Rent. In the event that the amount collected by Lessor exceeds Lessee's then
outstanding obligations ary such shall be refunded to Lessee. Lessor shall not, by reason of the foregoing or any assignment of such sublease,
nor by reason of the collection of Rent, be deemed lable to the sublessee for any failure of Lessee to perform and comply with any of Lessee’s
obligati to such subl Lessee hereby imevocably authorizes and directs any such sublesses. upon receipl of a written notice from Lessor
stating that a Breach exists In the performance of Lessee's obligations under this Leass, to pay to Lessor all Rent due and to bacome due under the
sublease. Sublessee sha!l rely upon any such notice from Lessor and shall pay all Rents to Lessor without any abligation or right to inquire as to
whether such Breach exists, notwithstanding any claim from Lessee to the contrary.

(b) In the event of a Breach by Lessee, Lessor may, at its option, require sublessee to attorn to Lessor, in which event
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Lessor shall undertake the obligation e suuiessor under such sublease from the time of the exe.cise o option to the expiration of such
' sublease, provided, however, Lessor shal' not be liable for any prepald rents or security deposit paid by such sublessee to such sublessor or for any
prior Defaults or Breaches of such sublessor.

{©) Any matter requiring the consent of the sublessor under a sublease shall atso require the consent of Lessor.
(d) No sublassee shall further assign or sublet all or any part of the Premises without Lessor's prior written consent.
(e) Lassor shall defiver a copy of any notice of Default or Breach by Lessee to the sublessee, who shall have the right to cure

the Defautt of Lessee within the grace period, If any, specified [n such notice. The sublessee shall have a right of reimbursemant and oftset from and
against Lessee for any such Defaults cured by the sublessee.
13 Default; Breach; Remedies.

131 Default; Breach. A "Default” is defined as a failure by the Lessee to comply with or perform any of the terms, covenants,
conditions or Rules and Regulations under this Lease. A "Breach” is defined as the occumence 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
secunty, or where the coverage of the property insurance described in Paragreph 8.3 is jeopardized as a result thereof, or without providing reasonable
assurances to minimize potential vandalism.

{b) The fallure of Lesses to make any payment of Rent or any Security Deposit required to be made by Lessee hereunder,
whether to Lessor or to a third party, when due., to provide reasonable evidence ot Insurance or surety bond, or to fulfil any obl'gation under this Lease
which endangers or threatens life or property, where such fallure continues for a per'od of 3 business days following written notice to Lesses. THE
ACCEPTANCE BY LESSOR OF A PARTIAL 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) The failure of Lessee to allow Lessor and/or its agents access to the Premises or the commission of waste, act or acts
constituting public or private nuisance, and/or an illegal activity on tha Premises by Lessee, where such 2ct.ons continue for a period of 3 business days
following written notice to Lessee.

(d) The failure by Lesses to provide (I) reasonable written evidence of compliance with App'icable Requirements, (i) the
service contracts, (i} the resclssion of an unauthorized assignment or subletting, (v) an Estoppel Certificate or financial statements, (v) a requested
subordination, (vi) evidence concerning any guaranty and/or Guarantor, (vii} any document requested under Paragraph 41, (vii) matenal data safety
sheets (MSDS), or (tx) any other documentation or information which Lessor may reasonably require of Lessee under the terms of this Lease, where
any such fallure continues for a period of 10 days following written notice to Lessee.

(e} A Default by Lessee as to the terms, covenants, conditions or provisions of this Leass, or of the rules adopted under
Paragraph 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 the nature of Lessee's Default Is such that more than 30 days are reasonably required for its cure, then it
shall not be deemed to be a Breach if Lessee commences such cure within said 30 day period and theroafter diligently prosecutes such cure to
complation.

n The occurrence of any of the following events: (i} the making of any general arrangement or assignment for the benefit of
creditors; (ji) becoming a “debtor” as defined in 11 U.S.C. § 101 or any successor statute thereto (unless, in the case of a petition filed against
Lessee, the same is dismissed within 60 days); (i) the appolntment of a trustee or receiver to take possession of substantally eli of Lessee’s assets
located at the Premises or of Lessee's interest in this Leass, where possession is not rastored to Lessee within 30 days: or (v) the attachment,
execution or other judicial seizure of substantially all of Lessee's assets located at the Premises or of Lessee's intersst in this Lease, where such
saizure is not discharged within 30 days; provided, however, in the event that any provision of this subparagraph is contrary to any appficable law, such
provision shatl be of no force or effect, and not affect the validity of the remaining provisions.

9) The discovery that any financial statement of Lessee or of any Guarantor given to Lessor was material'y false.

M) It the performance of Lessee's obligations under this Lease Is guaranteed: (i) the death of a Guarantor, (ii) the
termination of a Guarantor's liabllity with respect fo this Lease other than in accordance with the terms of such guaranty, (iii) a Guarantor's becoming
insolvent or the subject of a bankruptcy filing, (iv) a Guarantor's refusal to honor the guaranty, or (v} a Guarantor's breach of its guaranty obligation on
an anticipatory basis, and Lessee’s failure, within 60 days following written notice of any such event, to provide written alternative assurance or security,
which, when coupled with the then existing resources 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. If Lessee fails to perform any of its affirnative duties or obligations, within 10 days after written notice (or in case of an
emergency, without notice), Lessor may, at ‘ts option, perform such duty or obiigation on Lessee’s behalf, including but not limited to the obtaining of
reasonably required bonds, insurance policias, or governmental licenses, permits or approvals. Lessee shall pay to Leasor an amount equal to 115% of
the costs and expenses incurred by Lessor In such performance upon receipt of an invoice therefor. In the event of a Breach, Lessor may, with or
without further notice or demand, and without limiting Lessor in the exercise of any right or remedy which Lessor may have by reason of such Breach:

(a) Terminate Lessas's right to possession of the Premises by any lawful means, in which case this Lease shall terminate
and Lessee shall immedlately surrender possession to Lessor. In such event Lessor shall be entitied to recover from Lessee: (1) the unpald Rent which
had been eamed at the t'me of termination, (ii) the worth at the time of award of the amount by which the unpald rant which would have been eamead
after termination until the time of award exceeds the amount of such rental loss that the Lessee proves could have been reasonably avoided:; (iii) the
worth at the time of award of the amount by which the unpald rent for the balance of the term after tha time of award exceeds the amount of such rental
loss that the Lessee proves could be reasonably avoided. and (iv) any other amount necessary to compensate Lassor for all the detriment proximately
caused by the Lesses's faflure to perform its obligations under this Lease or which in the ordinary course of things would be likely to result therefrom,
including but not med to the cost of recovering possession of the Premises, expenses of reletting, including nacassary renovation and alteration of
the Premises, reasonable attomeys' fees, and that portion of any leasing commission paid by Lessor in connection with this Lease applicable to the
unexplred term of this Lease. The worth at the time of award of the amount referted to in provision (i) of the immediatety preceding sentence shall be
computed by discounting such amount at the discount rate of the Federal Resarve Bank of the District within which the Premises are located at the time
of award plus one percent. Efforts by Lessor to mitigate damages caused by Lessee's Breach of this Lasase shall not waive Lessor's right to recover
damages under Paragraph 12. if termination of this Lease is obtained through the provisional remedy of uniawful detalner, Lessor shall have the right
to recover in such proceeding any unpaid Rent and damages as are recoverable thereln, or Lessor may reserve the right to recover all or any part
thereof In & soparate sult If a notice and graca period required under Paragraph 13.1 was not previously given, a notice to pay rent or quit, or to
perform or quit given to Lessea under the unlawfu! detainer statute shali also constitute the notice required by Pzragraph 13.1. In such case, the
applicable grace period required by Paragraph 13.1 and the unlawful detainer statute shall run concurrently. and the fallure of Lessee to cure the
Detault within the greater of the two such grace periods shall constitute both an .nlawful detainer and a Breach of this Lease entitling Lessor to the
remedies provided for In this Lease and/or by said statute.

(b) Continue the Lease and Lessee's right to possession and recover the Rent as it becomes due, in which event Lessee
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may sublet or assign. subjact only to able nmitations. Acts of maintenance, efforts to relet, andsor the ent of a receiver to protect the
' Lessor's interests, shall not constitute a termination of the Lessee's right to possession.

(c) Pursue any other remedy now or hereafter available under the faws or judicial decisions of the state wherein the
Premises are located The expiration or termination of this Lease and/or the termination of Lesses’s right to possession shall not relieve Lessee from
liability under any indemntty provisions of this Lease as to matters occurring or accruing during the term hereof or by reason of Leseee's occupancy of
the Premises.

133 Inducement Recapture. Any agresmant for free or abated rent or other charges, or for the giving or paying by Lessor to or for
Lessee c¢f any cash or other bonus. inducement or consideration for Lessee's entering into this Lease. all of which concessions are hereinafter referred
to as "Inducement Provisions”, shali be deemed conditioned upon Lessee's full and faithtul performance of all of the terms, covenants and conditions
of this Lease. Upon Breach of this Lease by Lessee, any such Inducement Provision shall automatically be deemed deleted from this Lease and of no
furthar force or effect, and any rent, other charge, bonus, inducement or consideration theretofore abated, given or paid by Lessor under such an
Inducement Provision shall ba immediately due and payable by Lessee to Lessor, notwithstanding any subsequent cure of said Breach by Lessee. The
acceptance by Lessor of rent or the cure of the Breach which nitiated the operation of this paragraph shall not be deemed a walver by Lessor of the
provisions of this paragraph unless specifically so stated in writing by Lessor at the time of such acceptance.

134 Late Charges Lessee hereby acknowledges that late payment by Lessee of Rent will cause Lessor to incur costs not
contemplated by this Lease, the exact amount of which will be extremely difficult to ascertain. Such costs include, but are not imited to, processing and
accounting charges. and late charges which may be imposed upon Lessor by any Lender. Accordingly, if any Rent shall not be recetved by Lessor
within 5 days afer such amount shall be due, then, without any requirement for notice to Lessee, Lessee shall immediately pay to Lessor a one-time
late charge equal to 10% of each such overdus amount or $100, whichever is greater. The parties hereby agree that such late charge represents a fair
and reasonable estimate of the costs Lessor will incur by reasen of such !ate payment Acceptance of such late charge by Lessor shall in no event
constitute a waiver of Lessee's Default or Breach with respect to such overdus amount, nor prevent the exercise of any of the other rights and remedies
granted hereunder. In the event that a late charge is payable hereunder, whether or not collected, for 3 consecutive installments of Base Rent, then
notwithstancing any provision of this Lease to the contrary, Base Rent shall, at Lessor's option, become due and payable quarterly in advance.

13.5 Interest. Any monetary payment due Lessor hereunder, other than late charges, not "eceived by Lessor, when dua 8s to
scheduled payments (such as Base Rent) or within 30 days following the date on which it was due for non-scheduled payment, shall bear interest from
the date when due, as to scheduled payments, or the 31st day after it was due as to non-scheduled payments The interest ("Interest") charged shall
be computed at the rate of 10% per annum but shall not exceed the maximum rate allowed by law. Interest is payable in addition to the potential late
charge provided for In Paragraph 13.4.

136 Breach by Lessor.

(a) Notice of Breach. Lessor shall not be deemad in breach of this Lease unless Lessor fails within a reasonable time to
perform an obligation required to be performed by Lessor. For purposes of this Paragraph, a reasonable time shall in no event be less than 30 days
after receipt by Lessor, and any Lender whose name and address shall have been furnished Lessee in writing for such purpose, of written notice
specifying wherein such oblfigation of Lessor has not been performed; provided. however, that if the nature of Lessar's obligation is such that more than
30 days are reasonably required for its performance, then Lessor shall nat be in breach if performance is commenced within such 30 day period and
thereafter diligemtly pursued to completion.

{b) Performance by Lessee on Behalf of Lessor. In the event that nelther Lessor nor Lender cures said breach within 30
days after receipt of said notice, or if having commenced sald cure they do not diligantly pursue it to completion, then Lessee ~ay elect to cure said
breach at Lessee’s expense and offset from Rent the actual and reasonable cost to perform such cure, provided however, that such offset shall not
excead an amount equal to the greater of one month's Base Rent ar the Security Depostt, reserving Lessae's right to reimbursement from Lessor for
any such expense in excess of such offset. Lessee shall document the cost of said cure and supply said documentation to Lessor.

14 Condemnatlon. If the Premises or any portion thereof are taken under the power of eminent domain or sold under the threat of the exercise
of said power (coliectively “Condemnation™), this Lease shall terminate as to the part taken as of the date the condemning authority takes title or
possession, whichever first occurs. 1f more than 10% of the floor area of the Unit, or more than 25% of the parking spaces is taken by Condemnation,
Lessee may, at Lessee's option, to be exercised in wiiting within 10 days after Lessor shall have given Lessee written notice of such taking (or in the
absence of such notice, within 10 days after the condemning authority shall have taken possession) terminate this Lease as of the date the condemning
authority takes such possassion. if Lessee does not terminate this Lease in accordanca with the foregoing, this Lease shal remain in full force and
affact as to the portion of the Premises remalning, except that the Base Rent shall be reduced In proportion te the reduction in utity of the Premises
caused by such Condemnation. Condemnation awards and/or payments shall be the property of Lessor, whether such award shall be made as
compensation for diminution in value of the leasehold, tha value of the part taken, or for severance damages; provided, however, that Lessee shall be
entitied to any compensation paid by the condemnor for Lessea's relocation expenses, loss of business goodwill and/or Trade Fixtures, without regard
to whether or not this Lease Is terminated pursuant to the provisions of this Paragraph. All Alterations and Utliity Installations made to the Premises by
Lessee, for purposes of Condemnation only, shall be considered the property of the Lessee and Lessee shall be entitled to any and all compensation
which Is payable therefor. in the event that this Lease is not terminated by reason of the Condemnation, Lessor shall repair any damage to the
Premises caused by such Condemnation.

15. Brokerage Fees.

15.1 Additional Commission. In addition to the payments owed pursuant to Paragraph 1.10 above, and unless Lessor and the Brokers
otherwise agree In writing, Lessor agrees that: (a) if Lessee exercises any Option, (b) if Lessee or anyone affiliated with Lessee acquires from Lessor
any rights to the Premises or other premises owned by Lessor and located within the Projed., (c) if Lessee remains in possession of the Premises, with
the consent of Lessor, after the expiration of this Lease, or (d) if Base Rent I8 increasad, whaether by agraement or operation of an sscalation clause
herein, then, Lessor shall pay Brokers a fee In accordance with the schedule of the Brokers In effect at the time of the execution of this Lease

15.2 Assumption of Obligations. Any buyer or transferee of Lessor's interest in this Leasa shall be deemed to have assumed Lessor's
obligation hereunder. Brokers shall be third party beneficiaries of the provisions of Paragraphe 1.10, 15, 22 and 31. If Lessor fails to pay to Brokers
any amounts due as and for brokerage fees pertaining to this Lease when due, then such amounts sha!l accrue interest. In addition, if Lessor fails to
pay any amounts to Lessee’s Broker when due, Lessee's Broker may send written notice to Lessor and Lessee of such failure and if Lessor fails to pay
such amounts within 10 days after said notice, Lessee shal: pay said mones to its Broker and offset such amounts against Rent. In addition, Lessee's
Broker shall be deemed to be a third party beneficiary of any commission agreement entered into by and/or between Lessor and Lessar's Broker for the
limited purpose of collacting any brokerage fee owsd.

153 Representations and indemnities of Broker Relationships. Lessee and Lessor each represent and warrant to the other that It
has had no dealings with any person, firm, broker or finder (other than the Brokers, if any) in connection with this Lease, and that no one other than said
named Brokess is entitled to any commission or finder's fee in connaction herewith. Lessee and Lassor do each hereby agree to indemnify, protect,
defend and hold the other harmless from and against Habliity for compensation or charges which may be claimed by any such unnamed broker, finder
or other similar party by reason of any dealings or actions of the indemnifying Party, including any costs, expenses, attomeys' fees reasonably incurred
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with respect thereto.
.16. Estoppel Certificates.

(a) Each Party (as “Responding Party”) shal' within 10 days after written notice from the other Party (the "Requesting
Party™) execute, acknawlisdge and deliver to the Requesting Party a statement in writing in form similar to the then most current Estoppael Certificate”
form published by the AIR Commercial Real Estate Association, plus such additional information, confirmation and/or statements as may be reasonably
requested by the Requesting Party.

{b) if the Responding Party shall fal: to axacute or dellver the Estoppel Certificate within such 10 day period, the Requesting
Party may execute an Estoppel Certificate stating that. (i) the Lease is In full force and effect without modification except as may be represented by the
Requesting Party, (i) there are no uncured defaults in the Requesting Party’s performanca, and (jil) if Lessor is the Requesting Party, not more than one
month's rent has been paid in advance. Prospeclive purchasers and encumbrancers may rely upon the Requesting Party’s Estoppel Certificate, and the
Responding Party shall be estopped from denying the truth of the facts contalned In sald Certificate

{c) 'f Lessor desires to finance, refinance, or sell the Premises, or any part thereof. Lessee and all Guarantors shall within 10
days after written notice from Lessor deliver to any potential lender or purchaser designated by Lessor such financial statements as may be reasonably
required by such lender or purchasar, including but not limited to Lessee's financial statements for the past 3 years. All such financlal statements shall
be received by Lessor and such lender or putchaser in confidence and sha'' be used only for the purposes herein set forth.
17 Definition of Lessor. The term “Lessor” as used herein shall mean the owner or owners at the time in question of the fee title to the
Premises, or, If this s a sublease, of the Lessee's interast in the priar laase. In the event of 8 transfer of Lessor's title or interast in the Premises or this
Lease, Lessor shall deliver to the transferee or assignee (in cash or by credit} any unused Security Deposit held by Lessor. Upon such transfer or
assignment and delivery of the Security Deposit, as aforesaid, the prior Lessor sha'l be relieved of all liability with respect to the obl'gations and/or
covenants under this Lease thereafter to be performed by the Lessor. Subject to the foregoing, the obligations and/or covenants in this Lease to be
performed by the Lessor shall be binding only upon the Lessor as hereinabove defined.

18. Severability. The invalidity of any provision of this Lease, as determined by a court of competent jurisdiction, shall in no way affect the
validity of any other provision hersof.

19. Days. Unless otherwise specifically indicated to the contrary, the word "days" as used in this Lease shall mean and refer to calendar days.
20. Limitation on Liabillty. The obligations of Lessor under this Lease shall not constitute personal obligations of Lessor, or its partners,

members, directors, officers or shareholders, and Lessea shall look to the Premises, and to no other assets of Lessor, for the satisfaction of any lability
of Lessor with respect to this Lease, and shall not seek recourse against Lessor's partners, members, directors, officers or sharehokiers, or any of thelr
personal assets for such satisfaction.

21. Time of Essence. Tima is of the assence with respect to the performance of all obligations to be performed or observed by the Parties under
this Lease.
22 No Prior or Other Agreements; Broker Disclaimer This Lease contains all agreements between the Parties with respect to any matter

mentioned herein, and na other prior or contemporaneous agreement or understanding shall be effective. Lessor and Lessee each represents and
warrants to the Brokers that It has made, and is relying solely upon, its own investigation as to the nature, quality, character and financial responsibility
of the other Party to this Laase and as to the use, nature, quality and character of the Premises. Brokers have no responshility with respect thereto or
with respect to any default or breach hereof by either Party.

23. Notices.

23.1 Notice Requirements. Al notices required or permitted by this Lease or applicable law shall be in writing and may be delivered in
person (by hand or by courler) or may be sent by regular, certified or registered mail or U.S. Postal Service Express Mail, with postage prepaid, or by
facsimile transmission, and shail be deemed sufficiently given if served in a manner speclfied In this Paragraph 23. The addresses noted adjacent to a
Party's signature on this Leasa shall be that Party's address for delivery or mailing of notices. Either Party may by written notice to the other specify a
d:fTerent address for notice, except that upon Lessee's taking possassion of the Premises, the Premises shall constitute Lessee's address for notice. A
copy of all 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 Date of Notice. Any notice sent by registered or cer'ified mall, retum receipt requasted, shall be deemed given on the date of delivery
shown on the recelpt card, or if no dal.very date is shown, the postmark theraon. If sant by regular mail the notice shal! be deemed given 72 hours after
the same is addressed as required herein and mai'ed with postage prepaid. Notices delivered by United States Express Mail or ovemight courler that
guarantee next day delivery shall be deemed given 24 hours after dalivery of the same to the Postal Service or courier. Notices transmitted by facsimile
transmisslon or similar means shall be deemed delivered upon telephone confirmation of receipt (confirmation report from fax machine is sufficient),
provided a copy is also delivered via defivery or mal.. if notice is recelved on a Saturday, Sunday or legal hoiiday, it shall be deemed received on the
next businass day.

24. Waivers.

(a) No waiver by Lessor of the Default or Breach of any term, covenant or condition hereof by Lessee, shall be deemed a waiver of any
other term, covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any other term, covenant er cond.lion
hereof. Lessor's consent to, or approval of, any act shall not be deemed to render unnecessary the obtaining of Lessor's consent to, or approval of, any
subsequent or simifar act by Lessee, or be construed as the basis of an estoppel to enforce the provision or provieions of this Lease requiring such
consent.

(b) The acceptance of Rent by Lessor shall not be a waiver of any Default or Breach by Lessee. Any payment by Lessae may be
accepted by Lessor on account of moneys or damages due Lessor, notwithstanding ary gualifylng statements or concilions made by Lessee In
connection therewith, which such statements and’or conditions shall be of no force or effect whatsoever unless specifically agresd to in writing by
Lessor at or before the time of deposit of such payment.

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

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

(a) When entering into a discussion with a real estate agent regarding a real estate transaction, a Lessor or Lessee shouid from the
outset understand what type of agency relationship or representation it has with the agent or agents in the transaction. Lessor and Lessee
acknowledge being advissd by the Brokers in this transaction, as follows:

U] Lessor's Agent. A Lessor's agent under a listing agreement with the Lessor acts as the agent for the Lessor only. A
Lessor's agent or subagent has the following affirative obligations: To the Legsor: A fiduciary duty of utmost care, Integrity, honesty. and loyalty in
dealings with the Lessor. Jo the Lessee and the Lessor: (a) Diligent exercise of reasonable skiills and care in performance of the agent's duties. (b} A
duty of honest and fair dealing and good faith. (c) A duty to disclosa all facts known to the agent materially affecting the value or desirability of the
property that are not known to, or within the diligent attention and observation of, the Parties. An agent is not obligated to reveal to either Party any
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confidential information obtained from er Farty which does not involve the affirative duties set fonin abo

(ii) Lessee’s Agent. An agent can agree to act as agent for the Lessee only. In these situations, the agent is not the
Lessor's agent, even if by agreement the agent may receive compensation for services rendared, either in full or in part from the Lessor. An agent
acting only for a Lessee has the following affirmative obligations. To the Lesses: A fiduciary duty of utmost care, integrity, honesty, and loyalty in
dealings with the Lessee To the Lesgea and the Lessor: (a) Ditigent exercise of reasonable skills and care in perfformance of the agent's duties. (b) A
duty of honest and falr deafing and good falth. (c) A duty to disclose all facts known to the agent materially affccting the value or desirability of the
property that are not known to, or within the dliigent attention and observation of, the Parties. An agent Is not obligated to reveal to etther Party any
confidential information obtained from the other Party which does not involve the affirmative duties set forth above.

(iu) Agent Representing Both Lessor and Lesses. A real estate agent, either acting directly or through one or more assoclate
licenses. can legally be the agent of both the Lessor and the Lessee in a transaction, but only with the knowledge and consent of both the Lessor and
the Lessee. In a dual agency situation, the agent has the following affrmative obligat.ons to both the Lessor and the Lessee: (a) A fiduciary duty of
utmost care, integrity, honesty and loyalty in the dealings with efther Lessor or the Lesasee. (b) Othar duties to the Lessor and the Lessee as stated
above in subparagraphs (i) or ( i). In representing both Lessor and Lessee, the agent may not without the express permission of the respective Party,
disclose to the other Party that the Lessor will accept rent in an amount less than that indicated In the listing or that the Lesses is wilung to pay a higher
rent than that offered. The above duties of the agent in a real estate transaction do not rclieve a Lessor or Lessee from the responsibility to protect their
own [nterests. Lessor and Lessee should carefully read all agreements to assure that they adequately express their understanding of the transaction.
A real estate agent is a person qualified to advise about real estate. H legal or tax advice is desired, consult a competent professional.

(b) Brokers have no responsibi:ty with respect to any Default or Breach hereof by either Party. The Parties agree that no lawsuit or
other legal proceeding involving any breach of duty, errar or omission relating to this Lease may be brought against Broker more than one year after the
Start Date and that the liabiiity (including court costs and attoreys' fees), of any Broker with respect to any such lawsuit and/or legat proceading shall
not exceed the fee received by such Broker pursuant to this Leass; provided, however, that the foregoing limitation on each Broker's liability shall not be
applicable to any gross negligence or wiltful misconduct of such Broker.

(c) Buyer and Seller agree to identify to Brokers as “Confidential” any communication or information given Brokers that is considered
by such Party to be confidential.
26. No Right To Holdover. Lessee has no right to retain possession of the Premises or any part thereof beyond the expiration or termination of

this Lease. In the event that Lessee holds over, then tha Basa Rant shall be increased to 150% of the Base Rent applicable immediately praceding the
expiration or termination. Nothing contained herein shall be construed as consent by Lessor to any holding over by Lessee

27. Cumulative Remedies. No remedy or election hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all
other remedies at law or in equity.
28. Covenants and Conditions; Construction of Agreement. All provisions of this Lease to be observed or performed by Lessee are both

covenants and conditions. In construing this Lease, all headings and titles are for the convenience of the Parties only and shail not be considered a
part of this Lease. Whenever required by the context, the singular shall Include the plural and vice versa. This Lease sha!l not be construed as if
prepared by one of the Parties, but rather accarding to its fair meaning as a whole, as If both Parties had prepared it.

29. Binding Effect; Choice of Law. This Lease shall be binding upon the parties, their personal representatives, successors and assigns and
be governed by the laws of the State in which the Premises are located. Any litigation between the Partles hereto concerning this Lease shalf be
initiated in the county In vAich the Premises are ‘ocated.

30. Subordination, Attornment; Non-Disturbance.

30.1 Subordination. This Lease and any Option granted hereby shall be subject and subordinate to any ground lease, morigage, deed
of trust, or other hypothecation or sacurity dev.ce (collectively, “Security Device"), now or hereafter placed upon the Premises, to any and ali advances
made on the security thereof, and to all renewals, modifications, and extensions thereof. Lessee agrees that the holders of any such Security Devices
(in this Lease together referred to as "Lander”) shall hava no liability or obligation to perform any of the obligations of Lessor under this Lease. Any
Lender may elect to have this Lease and/or any Option grantad hereby superior to the llen of ts Security Device by giving writtan notice thereof to
Lessee, whereupon this Lease and such Options shall be deemed prior to such Security Device, notwithstanding the relative dates of the
documentation or recordation thereof.

30.2 Attornment. In the event that Lessor transfers title to the Premises, or the Premises are acquired by another upon the foreclosure
or termination of a Security Devise to which this Leass is subordinated (i) Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3,
attom to such new owner, and upon request, enter into a new [ease, containing all of the terms and provisions of this Lease, with such new owner for
the remainder of the term hereof, or, at the elaction of the new owner, this Lease will automatically become a new lease between Lessee and such new
owner, and (ii) Lessor shall thereafter be relleved of any further obligations hereunder and such new owner shall assume all of Lessor's obligations,
except that such new owner shall not: (a) be liable for any act or omission of any prior lessor or with respect to events occurring prior to acquisition of
ownership; (b) be subject to any offsets or defenses which Lessee might have against any prior lessor, (c) be bound by prepayment of more than one
month's rent, or (d) be liable for the return of any security deposit pald to any prior lessor which was not pald or credited to such new owner.

303 Non.Disturbance. With respect to Sacurity Devices entered into by Lessor after the execution of this Lease, Lessee's
subordination of this Lease shall be subject to receiving a commercially reasonable non-disturbance agreement (a "Non-Disturbance Agreement”)
from the Lender which Non-Disturbance Agreement provdes that Lessee’s possession of the Premises, and this Lease, including any options to extend
the term hereof, will not be disturbed so long as Lessee Is not in Breach hereof and attoms to the record owner of the Premises. Further, within 60
days after the exccution of this Lease, Lessor shall, if requested by Lessee, use its commaercially reasonable efforts to obtain a Non-Disturbance
Agreement from the holder of any pre-existing Securty Device which is secured by the Premises. In the event that Lessor is unable to provide the
Non-Disturbance Agreement within sald 60 days, then Lessee may, at Lessee’s option, directly contact Lender and attempt to negotiate for the
execution and delfvery of a Non-Disturbance Agreement.

30.4 Self-Executing. The agreements contalned In this Paragraph 30 sha!l be effective without the execution of any further documents;
provided, however, that, upon written request from Lessor or a Lender In connection with a sale, financing or refinancing of the Premises, Lessee and
Lessor shall execute such further writings as may be reasonably required to separately document any subordination, attomment and/or
Non-Disturbance Agreement provided for hereln.

31. Attorneys’ Fees. if any Party or Broker brings an actlon or proceeding involving the Premises whether founded in tort, contract or equity, or
to declare rights hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal thereon, shall be entitled 1o reasonable
attorneys® fees. Such fees may be awarded in the same suit or racovered in a separate suit, whether or not such action or proceeding is pursued to
declision or judgment. The term, “Prevailing Party” shall include, without limitatlon, a Party or Broker who substantially obtains or defeats the reltel
sought, as the case may be, whether by compromise, settlement, judgment, or the abandonment by the other Party or Broker of its claim or defense.
The attomeys' fees award shall not be computed in accordance with any court fae schedule, but shall be such as to fully reimburse all attomeys' fees
reasonably incurred. In addition, Lessor shall be entitied to attomneys' fees, costs and expenses Incumed in the preparation and service of nofices of
Default end consultations in connection therewith, whether or not a legal action is subsequently commenced in connection with such Default or resulting
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Breach ($200 is a reasonable minrimu ccurrence for such services and consultation).

73 Lessor's Access; Showing Premises; Repalrs. Lessor and Lessor's agents shall have the right to enter the Premisas at any time, in
the case of an emergency, and otherwise at reasonable times after reasonable prior notice for the purpese of showing the same to prospective
purchasers, lenders, or tenants, and making such alterations, repalrs, improvements or additions to the Premises as Lessor may deem necessary or
desirable and the erecting, using and maintaining of utilities, services, pipes and condults through the Premises and/or other premises as long as there
is no material adverse effect an Lessee's use of the Premises. All such activities shall be without abatement of rent or liabliity to Lessee.

33. Auctions. Lessee shall not conduct, 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 of

the tarm hereof Except for ordinary "For Sublease” signs which may be placed only on the Premises, Lesses shall not place any sign upon the Project
without Lessor's prior written consent. All signs must comply with ail Applicable Requirements.

35. Termination; Merger. Unless specifically stated otherwisa in writing by Lessar, the voluntary or other surrender of this Lease by Lessee, the
mutual termination or cancel:ation hereof, or a termination hereof by Lessor for Breach by Lessee, shall automatically terminate any sublease or lesser
estate in the Premises; provided, however, that Lessor may elect to continue any one or all existing subtenancies. Lessor's fallure within 10 days
follcwing any such event to elect {o the contrary by written notice to the holder of any such lesser interest, shall constitute Lessor's election to have
such event constitute the termination of such interest.

36. Consants. Except as otherwise provided herein, wherever In this Lease the consent of a Party is required to an act by or for the other Party,
such consent shall not ba unreasonably withheld or delayed Lessor's actual reasonable costs and expenses (including but not limited to architects’,
attarneys', enginears’ and other consultants' fees) Incurred 'n the consideration of, or response to. a request by Lesses for any Lessor consent,
Including but not limited to consents to an assignment, a subletting or the presence or use of a Hazardous Substance, shall be paid by Lessee upon
racaipt of an involce and supporting documentation therefor. Lessor's consent to any act, assignment or subletting shal not constitute an
acknowledgment that no Defau't or Breach by Lessee of this Lease exists, nor shall such consent be deemed a walver of any then existing Default or
Breach, except as may be otherwise specifically stated in writing by Lessor at ths time of such consent. The failure to specify herein any particular
condition to Lessors consent shall not precluda the imposition by Lessor at the time of consent of such further or other conditions as are then
reasonable with reference to the particular matter for which consent is being given. In the event that either Party disagrees with any determination
made by the other hereunder and reasonably requests the reasons for such determination, the determining party shall fumish its reasons in writing and
In reasonable deta!! within 10 business days following such request.

37. Guarantor.

37.1 Execution. The Guarantors, i any, shall each execute a guaranty in the form most recently published by the AIR Commerclia! Real
Estate Association.

37.2 Defautt. [t shall constitute a Default of the Lessee if any Guarantor fails or refuses, upon request to provide: {a) evidence of the
exscution of the guaranty, including the autharity of the party signing on Guarantor's behalf to obligate Guerantor, and In the case of a corporate
Guarantor, a certified copy of a resolution of its board of directors authorizing the making of such guaranty, (b) current financial statements, (c) an
Estoppel Certificate, or (d) written confimation that the guaranty is stil: in effect.

38. Quiet Possession. Subject to payment by Lessee of the Rent and performance of al of the covenants, conditions and provisions on
Lessee's part to be observed and performed under this Lease, Lessee shall have quiet possession and quist anjoyment of the Premises during the term
hereof.

39. Options. If Lessee is granted an option, as defined below, then the following provisions shall apply.

39.1 Definition “Option" shall mean: (a) the right to extend or reduce the term of or renew this Lease or to extend or reduce the term
of or renew any lease that Lessee has on other property of Lessor; (b) the right of first refusal or first offar to lease sither the Premises or cther property
of Lessor; (c) the right to purchase, the right of first offer to purchase or the right of first refusal to purchase the Premises or other property of Lessor.

39.2 Options Personal To Original Lessee. Any Option granted to Lassee In this Leasa is personal to the original Lessee, and cannot

be assigned or exercised by anyone other than said original Lessee and only while the original Lessee is in full p ion of the Premi and, if
requested by Lessor, with Lessee certifying that Lessee has no intention of thereafter assigning or sublettirg.
3.3 Muttiple Options. In the event that Lessee has any multiple Options fo extend or renew this Lease, a later Option cannot be

exercised unless the prior Options have been validly exercised.
384 Effect of Default on Options.
(a) Lessee shall have no right to exercise an Option: (i) during the period commencing with the giving of any notice of
Default and continuing until said Default is cured, (i) during the period of time any Rent Is unpald (without regard to whether notice thereof is given
Lasses), (ill) during the time Lessee is in Breach of this Lease, or (iv) in the event that Lessee has been given 3 or more notices of separate Default,
whether or not the Defaults are cured, during the 12 month perlod immediately preceding the exercise of the Option.

()] The period of ime within which an Option may be exercised shall not be extended or enlarged by reason of Lessee's
inab..ly to exercise an Option because of the provisions of Paragraph 39.4(a).
(c) An Optlon shall terminate and be ot no further force or effect, notwithstanding Lessee's due and timely exercise of the

Option, if, after such exercise and prior to the commencement of the extended term or completion of the purchase, (i) Lessee fails to pay Rent for a
period of 30 days after such Rent becomes due (without any necessity of Lessor to give notice thereof),or (ii) if Lassee commits a Breach of this Lease.
40. Security Measures. Lessee hereby acknowledges that the Rent payable to Lessor hareunder does not include the cost of guard service or
other security measures, and that Lessor shall have no obi.gation whatsoever to provide same. Lessee assumes all responsibil.ty for the protection of
the Premises, Lessee, its agents and invitees and their property from the acts of third pari.es.
41, Reservations. Lessor reserves the right: ([} to grant, without the consent or joinder of Lessea, such easemants, rights and dedications that
Lessor deems necessary, (ii) to cause the recordation of parce!l maps and restrictions, and (ill) to create and/or Install new utility raceways, so long as
such easements, rights, dedications, maps. restrictions, and utiity raceways do not unreasonably interfere with the use of the Premises by Lessee.
Lessee agrees o sign any documents reasonably requested by Leesor to effectuate such rghts.
42. Performance Under Protest. . If at any time a dispute shall arise as to any amount or sum of money to be paid by one Party to the
other under the provisions hereof, the Parly against whom the obiigation to pay the money is asserted shall have the right to maks payment “under
protest” and such payment shall not be regarded as a voluntary payment and there shali survive the right on the part of said Party to Institute sult for
recovery of such sum. If it shall be adjudged that there was no legal obligation on the part of said Party to pay such sum or any part thereof, sald Party
shall be entitled to recover such sum or 80 much thersof as it was not legally required to pay. A Party who doss not initiate suit for the recovery of
sums pald "under protest" within 6 months shall be deemed to have waived its right to protest such payment.
43. Authority; Muitiple Parties; Execution.

(a) If either Party hereto is a corporation, trust, mited liability company, partnership, or similar entity, each
Individual executing this Lease on behalf of such entity represents and warrants that he or she s duly authorized to execute and deilver this Lease on its
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behalf. Each Party shall, within 30 day equsst, deliver to the other Party satisfactory evidence of soch aut

(b) If this Lease is executed by more than one person or entity as "Lessee”, each such person or entity shall be
jointly and severally liable hereunder. It Is agreed that any one of the named Lessees shall be empowered to axecute any amendment to this Lease, or
other document ancllary thereto and bind afl of the named Leseess, and Lessor may re'y on the same as if all of the named Lessees had executed
such document.

(c) This Lease may be executed by the Parties in counterparts, each of which shall be deemed an original and all
of which together shall constitute one and the same nstrument.
44, Conflict. Any conflict between the printed provisions of this Lease and the typewritten or handwritten provisions shall be controfled by the
typewritten or handwritten provisions.
45, Offer. Preparation of this Lease by elther party or thelr agent and submission of same to the other Party shall not be deemed an offer to
lease to the other Party. This Lease is not Intended to be binding until executed and delivered by all Parties hereto.
48 Amendments. This Lease may be modified only in writing, signed by the Parties in Interest at the time of the modification. As long as they

do not materlally change Lessee’s obligations hereunder, Lessee agrees to make such reasonable non-monetary modifications to this Lease as may be
reasonably required by a Lendsr in connection with the obtaining of normal financing or refinancing of the Premises

47. Waiver of Jury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR
PROCEEDING INVOLVING THE PROPERTY OR ARISING OUT OF THIS AGREEMENT.

48. Mediation and Arbitration of Disputes. An Addendum requiring the Mediation and/or the Arbltration of all disputes between the Parties
and/or Brokers arising out of this Lease O Is 18 not altached to this Lease.

49, Americans with Disabilities Act. Since compllance with the Americans with Disabilities Act (ADA) is deperdent upon Lessee's specific use

of the Premises, Lessor makes no warranty or representation as to whether or not the Premises comply with ADA or any similar leg!slation. In the
event that Lessee’s use of the Premises requires modifications or additions to the Premlses !n order to ba in ADA compliance, Lessee agrees to make
any such necessary modffications and/or additions at Lessee's expense.

LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND
BY THE EXECUTION OF THIS LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY AGREE
THAT, AT THE TIME THIS LEASE 1S EXECUTED, THE TERMS OF THIS LEASE ARE COMMERCIALLY REASONABLE AND EFFECTUATE THE
INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT TO THE PREMISES.

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE AIR COMMERCIAL REAL ESTATE ASSOCIATION OR BY ANY
BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO WHICH
IT RELATES. THE PARTIES ARE URGED TO:

1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE.

2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVEST!GATE THE CONDITION OF THE PREMISES. SAID
INVESTIGATION SHOULD INCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF
THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING SYSTEMS, COMPLIANCE WITH THE
AMERICANS WITH DISABILITIES ACT AND THE SUITABILITY OF THE PREMISES FOR LESSEE'S INTENDED USE.

WARNING: IF THE PREMISES ARE LOCATED IN A STATE OTHER THAN CALIFORNIA, CERTAIN PROVISIONS OF THE LEASE MAY NEED TO
BE REVISED TO COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PREMISES ARE LOCATED.

The partles hereto have executed this Lease at the place and on the dates specified above their respective signatures

Executed at: Executed at:
On: On: }
By LESSOR: By LESSEE:
Willem apg-Bethalyn Jonker Sang Ok Kang dba Tutti Frutti
(( AN

By: — By:
Name Printed: W{1lem r Name Printed: Sanq Ok Kang
Titie: Owner | / Tite: Principal i

N a9
o o X f ]2
Name Printed: Bethalyn Jonker Narfe Printed: /. <~ hd
Title; Ovnexr Title: ~
Address: P.O. Box 23277 Address:1905 Vascones Drive
Ventura, CA 93002 Hacienda Heights, CA 91745
Telephone:(805) 653-6794 Telephone:( )
Facsimile:(805) 653-~-6795 Facsimfle:( )
Federal 1D No. Federal ID No. 626-32-4868
BROKER: BROKER:

The_Becker Group, Inc.

Attn: Jeffrey R. Becker Attn:

Title: Pregident Tile:

Address: 40 South Ash Street Address:
Ventura, CA 93001

Telephone:(805 ) 653-6794 Telephone: ()
Facsimlle:(805 ) 653-6795 Facsimile:(___ )
Email. . Email:

Federal ID No. Federal ID No.

NOTICE: These forms are often mod_ii'lod to meet changing requirements of law and industry needs. Always write or call to make sure you
are utilizing the most current form: AIR Commercial Real Estate Assoclation, 800 W 8th Street, Sulte 800, Los Angsles, CA 90017,
Telephone No. (213) 687-8777. Fax No.: (213) 887-8616.
®Copyright 1899 By AIR Commercial Real Estate Association,
All rights reserved. No part of these works may be reproduced in any form without permission in writing.
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fAcas Kavara
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RENT ADJUSTMENT(S)

STANDARD LEASE ADDENDUM

Dated October 15, 2008

By and Between (Lessor) Killem and Bethalyn Jonker

(Lessee) Sang Ok Kang dba Tutti Frutti

Address of Premises: 193-195 E. Gonzales Road
Oxnard, CA 93030

Paragraph 50

A, RENT ADJUSTMENTS:

The monthly rent for each month of the adjustment period(s) spacified below shall be increased using the method(s) Indicated below:
{Check Method(s) to be Used and Fill In Appropriately)

00 1. Cost of Living Adjustment(s) (COLA)
a. On {Fili n COLA Dates)

the Base Rent shal: be adjusted by the change, if any, from the Base Month specified below, in the Consumer Price Index of the Bureau of Labor
Statistics of the U.S. Department of Labor for (select one):[d CP1 W (Urban Wage Eamers and Clerical Workers) or L1 CPI U (Al! Urban Consumers),
for (Fill in Urban Area):

, All ltema

(1982-1984 = 100), herein referred to as "CPI".

b. The monthly rent payable in accordance with paragraph A.l.a. of this Addendum shal! be calculated as follows: the Base Rent set forth in
paragraph 1.5 of the attached Leass, shal! be multiplied by a fraction the numerstor of which shal' be the CPI of the calandar month 2 months prior to
the month(s) specified in paragraph A.l.a. above during which the adjustment is to take effact, and the denominator of which shall be the CPI of the
calendar month which is 2 months prior to (select one) the [J first mont:: of the term of this Lease as set forth in paragraph 1.3 ("Base Month™ or [
(Fll In Other "Base Month*): . The sum so calculated shall

constitute the new manthly rent hereunder, but in no evant, shali any such nlw;nomhly rent be less than the rent payabie for the month Immediately
preceding the rent adjustment.

c. In the event the compilation and/or publication of the CP1 shall bs transferred to any other governmenta: depariment or bureau or
agency or shal! be discontinued, then the index most nearly the same as the CPl shal! be used to make such calculation. In the evert that the Partles
cannot agree on such altemnative index, then the matter shall be submitted for decision to the American Arbitration Association i~ accordance with the
than rules of said Association and the decision of the arbltrators shall be binding upon the parties. The cost of said Arbitration shall be paid equally by
the Parties.

O 1. Market Rental Value Adjustment(s) (MRV)
a. On (Fillin MRV Adjustment Date(s):

the Base Rent shall be adjusted to the "Market Rental Value" of the property as follows:
1) Four months prior to each Markat Rental VValua Adjustment Date described above, the Parties shall attempt to agree upon what the
new MRV will be on the adjustment date. |f agreement cannot be reached within thirty days, then:

(a) Lessor and Lessee shall immediately appoint a mutually acceptabla appraiser or broker to establish the new MRV within
the next 30 days. Any associated costs will be split equally between the Parties, or

(o) Both Lessor and Lessee shall sach immediately make a reasonable determination of the MRV and submit such
determination, In writing, to arbitration in accordance with the foifowing provisions:

(i) Within 15 days thereafter, Lessor and Lessee shali each setect an [ appraiser or [ broker ("Consultant” -
chack one) of their cheice to act as an arbitrator. The two arbitrators so appointed shall immediately select a third mutually acceptable Consuitant to act
as a third arbitrator.

(i) The 3 arbitrators shall within 30 days of the appointment of the third arbitrator reach a decision as to what the
actual MRV for the Premises Is, and whather Lessor's or Lessee's submitted MRV s the closest thereto. The decision of a majority of the arbitrators
shall be binding or; the Parties. The submitted MRV which is determined to be the ciosest to the actua’ MRV shall thereafter be used by the Parties.
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that is NOT the closest to the actual MRV.

adjustment.

(iif)

r o1 tne Partles falls to appoint an arbitrator within the specmed 15
one of them shall reach a dacision on his or her own, and sald decision shall be binding on the Parties.

o arbitrator timely appointed by

(tv) The entire cost of such arbitration shall be pald by the perty whose submitted MRV is not salected, i.e., the one

b. Upon the establishment of each New Market Rental Value.
1) the new MRV willl become the new "Base Rent" for the purpose of calculating any further Adjustments, and

Adjustments.

& . Flixed Rental Adjustment{s) (FRA)

The Base Rent shalt be increased to the following amounts on the dates set forth below:

On (Fili in FRA Adjustment Date(s)):

November

i,

2009

November

1,

2010

November

1,

2011

November

1,

2012

B. NOTICE:

2) Notwithstanding the foregoing, the new MRV shall not be less than the rent payable for the month Immediately preceding the rent

2) tha first month of each Market Rental Value term sha!l become the new '‘Base Month' for the purpose of calculating any further

The New Base Rent shall be:

3,677.10 (monthly

33,787.41 (monthly

(901.04 (monthly

$4,018.07 (monthly)

Unless specified otherwise herein. notice of any such adjustments. other than Fixad Rental Adjusiments, shall be made as specffied in
paragraph 23 of the Lease.

C. BROKER'S FEE:
The Brokers shall be paid a Brokerage Fee for each adjustment specified above in accordance with paragraph 15 of the Lease.

NOTICE: These forms are often modified to meet changing requirements of faw and Industry needs. Always write or call to make sure you
arg utllizing the most current form: AIR Commerclal Real Estate Assoclation, 800 W 6th Street, Suite 800, Los Angeles, CA 80017.

Telephone No. (213) 687-8777. Fax No.: (213) 687-8616.
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OPTION(S) TO EXTEND
STANDARD LEASE ADDENDUM

Dated B October 15, 2008

By and Between (Lessor) Willem and Bethalyn Jonker

By and Between (Lessee) sang 0k kKang dba Tutti Frutti

Address of Premises: 193-195 E. Gonzales Road

Oxnard, CA 93030

Paragraph 51

A. OPTION(S) TO EXTEND:
Lessor hereby grants to Lessee the option to extend the term of thia Lease for One (1) additional Sixty (60)
month penod(s) commencing when the prior term expires upon each and all of the e fo iowing terms and conditions:

(i) Inorder to exercise an option to axtend, Lessao must give written notice of such election to Lessor and Lessor must receive the same at
least 3 but not more than 6 months prior to the date that the option period would commence, time being of the essence. If proper
notification of the exercise of an option Is not glven and/or received, such option shal: automatically expire. Options (ff there are more than one) may
only be exercised consecutively.

() The provisions of paragraph 39, including those relating to Lessee's Default set forth in paragraph 39.4 of this Lease, are cond.lions of
this Option.

(i) Except for the provisions of this Lease granting an option or options to exterd the term, ali of the terms and conditions of this Lease
except where specifica’'y modified by this option shall apply.

(v) This Option is personal to the original Lessee, and cannot be assigned or exercised by anyone other than said original Lessee and only
while the original Lessee is in full possession of the Premises and without the intantion of thereafter assigning or subletting.

(v) The monthly rent for each ~onth of the option pericd shall be calculated as follows, using the method(s) indicated below:
(Check Method(s) to be Used and Fill In Appropriately)

O 1. Cost of Living Adjustmentis) (COLA)
3. On (Fill In COLA Dates):

the Base Rent shall be adjusiad by the change  any, from the Base Month specified below, in tha Consumer Price Index of the Bureau of Labor

Statistics of the U.S. Dapartment of Labor for (select one): [1 CPI W (Urban Wage Eamers and Clerical Workers) or 1 CPI U (All Urban Consumers),
for (Fil: in Urban Area):

All ltems (1982-1984 = 100), herein refesred to as “CPI".

b. The monthly rent payable in accordanoe with paragraph A.l.a. of this Addendum shall be caiculated as follows: the Base Rent set forth in
paragraph 1.5 of the altached Lesse, shall be mu'tiplied by a fraction the numerator of which shali be the CPI of the calendar month 2 months prior to
the month(s) specified in paragraph A.l.a. above during which the adjustment is to take effect, and the denominator of which shall be the CPi of the
calendar month which is 2 months prior to (select one): O the first month of the term of this Lease as set forth in paragraph 1.3 ("Base Month”) or ]
{FI% in Other "Base Month™):

The su™ 8o calculated shall constitute the naw manthly rent hereunder, but in no event, shall an—i—such new monthly rent be less than the rent payable
for the month immediately preceding the rent adjustment.

c. In the event the compilation and/or publication of the CPI shall be transferred to any other governmental department or bureau or agency or
shall be discontinued, then the index most nearly the same as the CPI shal' be used to make such calculation. In the event that ihe Parties cannot
agree on such altemative index, then the matter shall be submitted for decision to the Amaerican Arbitration Association in accordance with the then
rules of sald Assoclation and the decision of the arbitrators shall be binding upon the parties. The cost of sad Arbitration shal” be paid equally by the
Parties.

1 N Market Rental Value Adjustment(s) (MRV)
a.  On (Fill in MRV Adj it Date(s)) November 1, 2013 and every anniversary thereafter

the Base Rent shall be adjusted to the "Market Rental Vatue® of the property as follows:
1) Four months prior to each Market Rental Value Adjustment Dats described above, the Parties shall attempt to agree upon what the new
MRV w.ii be on the adjustment date. If agreement cannoct be reached, within thirty days, then:

{a) Lessar and Lessee shal! immediate'y appoint a mutua.y acceptable appraiser or broker to establish the new MRV within the next 30
days. Any associated costs will be split equa’y batween the Parties, or

(b) Both Leasor and Lessee shall each immediately make a reasonable determination of the MRV and submit such determination, in

_\QZ PAGE 1 OF 2 ,
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writing, to arbitration In accordance wit flowing provistons:

(i) Within 15 days thereafter, Lessor and Lessee shall each select an [1 appraiser or [J broker ("Consultant” - check one) of their
choice to act as an arbitrator. The two arbitrators so appointed shall immediately select a third mutually acceptable Consuftant to act as a third
arbitrator.

(i) The 3 arbrtrators shall within 30 days of the appointment of the third arbrtrator reach a decision as to what the actual MRV for
the Premises Is, and whether Lessors or Lessee's submitted MRV is the closest thereto. The decision of a majority of the arbitrators shall be binding
on the Partles. The submitted MRV which [s determined to be the closest to the actual MRV shall thereafter be used by the Parties.

(ii)) It either of the Parties fails to appoint an arbitrator within the specified 15 days, the arbltrator timely appointed by one of them
shall reach a decislon on his or her own, and said decision shafl be binding on the Parties.

(v) The entire cost of such arbitration shall be paid by the party whose submitted MRV Is not selected, ie. the one that is NOT the
closest to the actual MRV.

2) Nolwithstanding the foregoing. the new MRV shall not be less than the rent payable for the month immadiately preceding the rent
adjustment.

b.  Upon the establishment of each New Market Rental Value:
1) the new MRV will become the new "Base Rent" for the purpose of calculating any further Adjustments, and

2) the first month of each Market Rental Value term shali become the new "Base Month" for the purpose of calculating any further
Adjustmants.

O NI Fixed Rental Adjustment{s) (FRA)
The Base Rent sha!. be increased to the following amounts on the dates set forth below:

On (F™ n FRA Adjustment Date(s)): The New Base Rent shall be:

B. NOTICE:
Unless specified otherwise herein, notice of any rental adjustments, other than Fixed Rental Adjustments, shall be made as specified in
paragraph 23 of the Lease

C. BROKER'S FEE:
The Brokers shall be paid a Brokerage Fee for each adjustment specified above Ir accordance with paragraph 15 of the Lease.

NOTICE: These forms are often modifled to meet changing requirements of law and industry necds. Atways write or call to make sure you
are utilizing the most current form: AIR Commerclal Real Estate Association, 800 W 6th Streat, Suite 800, Los Angeles, CA 90017.

Telephone No. (213) 687-8777. Fax No.: (213) 687-8616.
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ADDENDUM

Date: october 15, 2008

By and Between {Lessor) willem and Bethalyn Jonker
(Lessee) sang Ok XKang dba Tutti Frutti

Address of Premises: 193-195 E. Gonzales Road
oxnard, CA 93030

52. Lessee by taking possesslon of the Premises acknowledges and agrees that they are in good and
tenantable conaition and that the Lessor has performed any and all clean up, preparation and alterations (if
any) that the Lessor is obligated to perform.

53. Rent Abatsment: Lessee shall receive a minimum sixty (60) day rent abatement and a maximum ninety
(90) day rent abatement. If Lessee should open for business before the maximum ninety (90) days, rent sha!
commence upon opering.

54, Lessee Agrees: To fixturize the store In a manner comparable to a business of similar nature and in
accordance with the provisions of this Lease.

55. Legal Description:

e Part of Subdivision 21 of the Rancho El Rio de Santa Clara O’ La Colonia, In the City of Oxnard, County of
Yentura, State of Caifornia, as per partition map thereof fiied 'n the office of the County Clerk of said
County in the action entitied "Thomas A. Scott, et.al., Piffs. Vs, Rafael Gonzales, et. al. Defts.” ana being a
part of Lot 3 as the same Is shown on map filed 'n Book 1, Page 4 of Records and Surveys, in the office of
the County Recorder of said County and shown and described as parcel 1in Parcel Map Waiver No. 97-5-75
recorded June 5, 1998 as Document No. 98-090228 of Official Records.

e Except all oil, gas, minerals and other hydrocarbon substances In and under sald property, without,
however, the right to erter on the surface thereof, or within 500 feet beneath the surface, as reserved by
Andrew J. Borchard in deed recorded January 16, 1981, as Document No. 4665 of Officials Records.

51 2 PAGE 1 OF 1
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FIFTH AMENDMENT TO LEASE

This Fiftib Amendment to Lease (“Amendment”) dated November 1, 2016
by and between WILLEM AND BETHALYN JONKER (“Lessos”) and SANG OK KANG DBA
TUTTI FRUTTT (“Lessee”), who agree as follows:

1. RECITALS. This Fifth Amendment to Lease is made with roference to the
following facts and objectives:

a Lessor and Lessee entered into a written Jease dated October 15, 2008 (the
“Lease™) in which Lessor leased to Lessee, and Lessec leased from Lessor,
premises located in the City of Oxnard, County of Ventura, State of California,
commonly known as 193 — 195 East Gonzales Road (“Premises™).

b. The parties desire to madify as set forth below.

2. TERM. The Lease is hereby extended for three (3) years commencing November
1, 2018 and terminating October 31, 2021.

3. ICATION. Monthly Base Rent shall be modified as follows:
November 1, 2016 to October 31, 2018 $4,025.00 (monthly)
November 1, 2018 to October 31, 2019 $4,146.00 (monthly)
November 1, 2019 to October 31, 2020 ° $4,270.00 (monthly;
November 1, 2020 to October 31, 2021 $4,398.00 (monthly)

4. SECURITY DEPOSIT.  Your Security Deposit shall be increased accordingly per
Paragraph 5 of your Lease Agreement, so that it shall bear the same proportion of the

increased Base Rent.

bt

EFFECTIVENESS OF LEASE. Except as set forth in this Fith Amendment to
Lease, alt the provisions of the Lease shall remain unchanged and in full force and effect.

e L) — ) — /&

Dated:;
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FOURTH AMENDMENT TO LEASE

This Fourth Amendment to Lease (“Amendment”) dated October 22, 2015
by and between WILLEM AND BETHALYN JONKER (*Lessor”) and SANG OK KANG DBA
TUTTI FRUTTI (“Lessee”), who agree as follows:

1. RECITALS. This Fourth Amendment to Lease is made with reference to the
following facts and objectives:

a. Lessor and Lessee entered into a written lease dated October 15, 2008 (the
“Lease”) in which Lessor leased to Lessee, and Lessec leased from Lessor,
promises located in the City of Oxnard, County of Ventura, State of California,
commonly known as 193 — 195 East Gonzales Road (“Premises™).

b. The parties desire to modify as set forth below.

2. RENT MODIFICATION, Monthly Base Rent shall be modified as follows:

November 1, 2015 to October 31, 2016 $4,262.77 (monthly)

3. EFFECTIVENESS OF LEASE. Except as set forth in this Fourth Amendment to
Lease, all the provisions of the Lease shall remain unchanged and in full force and effect.

LESSEE:
Sang Ok Kang dba Tu tti Fru

/
, T{ By:
Dated: \OIZ;’ IZO\CJ Dated: /0/-3- //5\

By:

Dated:
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This Third Ampendment to Lease (“Ametdment™) is made on October 1, 2014, by and between
WILLEM AND BETHALYN JONKER as (“Lessor™ and SANG OK KANG DBA TUTTI
FRUTT1 a8 (“Lessee™) who agree as follows: ,

b RECITALS- This Third Amendment to Lease is made with reference to the following
facts and objectives:

a Lessor and Lewsee cntered mito o written lease dated October 15, 2008 (the
“Lease™) m which Lessor leased to Lessee, and Lessee leased from Lessor,
premises located i the City of Oxnerd, Coutty of Ventura, State of Califomnia,
commonly kiown az 193-195 E. Gonzales Road (“Premises™),

b. The parties desire to modify as set forth below.

2. BENT MODIFTCATION. The montbly bese remt siall be modified as foliows:

November 1, 2014 ®© Mach 31, 2015 $3,756.90 (monthiy) + NNN

3 EEFECTIVENESS OF LEASE. Except as sot forth in this Thid Amendment to
Lease, all the provisions of the Leasc shall remain mnchanged and in full force and effexct,

BE

Dated; /0/(4// ¢
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SECOND AMENDMENT TO LEASE

This Second Amendment to Lease (“Amendment”) is made on March 12, 2014, by and between
WILLEM AND BETHALYN JONKER as (“Lessor”) and SANG OK KANG DBA TUTTI
FRUTTI as (“Lessee”) who agree as follows:

1 RECITALS. This Second Amendment to Lease is made with reference to the following
facts and objectives: :

a. Lessor and Lessee entered into a written lease dated October 15, 2008 (the
“Lease”) in which Lessor leased to Lessee, and Lessee leased from Lessor,
premises located in the City of Oxnard, County of Ventura, State of California,
commonly known as 193-195 E. Gonzales Road (‘‘Premises”).

b. The parties desire to modify as set forth below.

2. . RENT MODIFICATION: The monthly base rent shall be modified as follows:

April 1, 2014 to October 31, 2014 $3,756.90 (monthly) + NNN

3. EFFECTIVENESS OF LEASE. Except as set forth in this Second Amendment to
Lease, all the provisions of the Lease shall remain unchanged and in full force and effect.

LESSOR:

WILLEM AND BETHALYN JONKER

By:@d\j:o
Dated: :’5//7,// CL

e
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FIRST TO LEAS

This First Amendment to Lease (“*Amendment™) is made on February 11, 2013, by and between
WILLEM AND BETHALYN JONKER as (“Lessor”) and SANG OK KANG DBA TUTTI
FRUTTI as (“Lessee™) who agree as follows:

1 BECITALS. This First Amendment to Lease is made with reference to the foliowing
facts and objectives:

a, Lessor and Lessee entered into a writien lease dated October 15, 2008 (the
“Icase™) in which Lessor leased to Lessee, and Lessee leased from Lessor,
premises located in the City of Oxnard, County of Ventura, State of California,
commonly known as 193-195 E. Gonzales Road (“Premises™),

b. The parties desire to modify as set forth below.

2. . LEASE EXTENSION: The Lease shall be extended for five (5) years, commencing
November 1, 2013 and terminating October 31, 2018.

3. RENT INCREASE; The monthly base rent shall be adjusted by a fixed three (3%)
percent per annum as follows:

November 1, 2013 to October 31, 2014 $4,138.61 (monthly}
November 1, 2014 to October 31, 2015 $4,262.77 (monthly)
November 1, 2015 to October 31, 2016 $4,360.65 (monthly)
November 1, 2016 to October 31, 2017 $4,522.37 (monthly)
November 1, 2017 to October 31, 2018 $4,658.04 (monthly)
2. SECURITY DEPOSIT:  Per page 4, paragraph 5 of the original Lease Agreement

the total amount of the security deposit shall at all times bear the same proportion to the
increased monthly base rent and will be adjusted accordingly.

3. oF . Except as set forth in this First Amendment to
Lease, all the provisions of the Lease shall remain unchanged and in full force and effect.

LESSEE:
SANG OK KANDG _»
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THREE-DAY NOTICE TO PAY OR QUIT
(Nonpayment of Rent) posted and mailed

Sang Ok Kang dba Tutti Frutti
193 East Gonzales Road
Oxnard, CA 93030

TO: Sang Ok Kang dba Tutti Frutti, et al, All (tenants and subtenants) in possession (full

name) and all others In possession.

PLEASE TAKE NOTICE that within three days after service of this notice upon you, you are
required to pay the rent now due and owing on the premises located at 193 East Gonzales
Road , Oxnard, CA 93030, in the amount of $29,907,64, representing the rent due for
the month(s) of:

] 20 to 10 .00
9 0 to 9/30/2020 o
8/1/2020 to 8/31/2020 $4,270.00
Z2/1/20201t07/31/2020 $4.270.00
6/1/2020 20 0.00
5/1/202 020 $4,270.00
4/1/20201%0 4/30/2020 $4,270.00
3/1 1] 6

Within three days after service of this notice upon you, the total overdue rent payment, in the
amount stated above, must be made by cash or check, payable to Willem & Bethalyn Jonker
and must be delivered to The Becker Group, Inc. at 40 South Ash Street, Ventura CA 93001;
The Becker Group, Inc. will be available to recelve the payment personally Mondays through
Fridays between the hours of 9:00 a.m. and 5:00 p.m. 805/653-6794.

In the alternatlve, you are required to vacate and deliver the premises to
The Becker Group, Inc. within three days after service of this notice upon you.

If you fail elther to pay the amount of rent demanded in this notice or to vacate and deliver
the premises to the person designated above within three days, the undersigned wilt
commence legal proceedings against you to (1) declare a forfeiture of your lease, (2) recover
possession of the premises, (3) recover the rent demanded herein, due for the perliods
covered by this notice, and (4) recover damages for each day that you occupy the premises
after the periods covered by this notice and costs of sult,

Further, If you fall to timely pay the amount demanded by this notice, the undersigned
declares the forfeiture of the (rental agreement/lease) under which you hold possession of
the premises.

Notlce of nonwaiver of rights: Lessor’s acceptance of the partial rent payment after service of
this notice upon you or after commencement of a civil action predicated upon this notice shall
not constitute a walver of any rights, including any rights Lessor may have to recover
possession of premises.

DATED: 10/06/20

wner|fgedt THE BEGKER GROUP, INC.
nse #01213236

40 South Ash Street, Ventura, California 93001 | 805-653-
www.beckergrp.com | info@beckergrp.com | license 01213236
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THREE-DAY NOTICE TO PERFORM CONDITIONS
AND/OR COVENANTS OR QUIT posted and mailed

Sang Ok Kang dba Tutti Frutti
193 East Gonzales Road
Oxnard, CA 93030

TO: Sang Ok Kang dba Tuttl Frutti, et al. All (tenants and subtenants) In possession (full
name) and all others in possession.

PLEASE TAKE NOTICE that you are In violation of the terms of your Lease Agreement of the
premises located at 193 East Gonzales Road , Oxnard, CA 93030.

IN THAT, the lease Agreement/Lease condition(s) and/or covenants set forth below are being
breached as follows:

1. Condition{s) and/or covenant(s) breached:
Per Section 2, Premises, Parking and Common Areas.

2. State specific facts of breach(es) and or viclation(s):

The Estimated Monthly CAM Charge is past due for the months of
10/1/2020t0 10/31/2020 $1.227.48
9/1/2020%t09/30/2020 $1,227.48

8/1/2020 to 8/31/2020 $1,227.48

7/1/2020to0 7/31/2020 $1,227.48

6/1/2020to0 6/30/2020 $1,227.48

5/1 2 20  $1,227.48
4/1/202 4 202 1,227,
in the amount of $8,592.36

WITHIN THREE (3) DAYS after service on you of this notice, you are hereby required to
perform or otherwise comply with the above mentioned condition(s) and/or covenant(s) or
quit and deliver up possession of the premises to the undersigned or THE BECKER GROUP,
INC. who is authorized to receive possession of the same.

YOU ARE FURTHER NOTIFIED that the undersigned does hereby elect to declare the
forfeiture of your rental/lease agreement if the condition(s) and/or covenant(s) are not
performed within sald three (3) days and If you fall to perform or otherwise comply, the
undersigned will Institute legal proceedings agalnst you to recover possession of sald
premises, to declare a forfeiture of the rentai/lease agreement and for damages as allowed
by law.

DATED: 10/06/2020

Owher|Agent THE BECKER GROUP, INC.

License #01213236

Person to Pay:  Willem & Bethalyn Jonker

c/o The Becker Group, Inc.
Address to Pay: 40 South Ash Street, Ventura, CA 93001
Phone Number: (805) 653-6794

Payments must be received MONDAY — FRIDAY, 9:00am to 5:00pm,
within the period stated above.

40 South Ash Street, Ventura, California 93001 | 805-653-6794 | 805-653-6795 fax
www.beckergrp.com | info@beckergrp.com | license 01213236
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PROOF OF SERVICE
I, the undersigned, being at least 18 years of age, declare under penalty of perjury, that I served the “THREE DAY NOTICE TO PAY RENT CR
QUIT" AND One (1) FORM “THREE DAY NOTICE TO PERFORM CONDITIONS AND/OR COVENANTS OR QUIT", of which a true copy
is attached to this proof of scrvice, by one of the methods indicated below on the following named

Tenant(s): Sang Ok Kang dba Tutti Frutti

1. D BY PERSONALLY DELIVERING a copy of the Notice to the Tenant(s) named above at the following

~ addrss: 193 E. Gonzales Road, Oxnard, CA 93030

2. D BY LEAVING a copy of the Notice for the Tenant(s) named above with a person of suitable age and discretion at the residence or usual

place of business of the Tenant(s), said Tcnant(s) being absent therefrom. Said

Residence or usual place of business being at the following address:

AND MAILING an individual copy to each Tenant(s) by depositing said copies in the United States Mail, in a sealed envelope with first
class postage prepaid and addressed to the Tenant(s) named above at their place of

Residence or usual place of business which is at the following address:

3. D BY POSTING a copy of said Notice for each of the Tenant(s) named above in a conspicuous place, there being no person of suitable age
or discretion to be found at any known place of residence or known usual place of business of the Tenant(s). Said notice was posted at their

residence or usual place of business which is at the following address:

AND MAILING an individual copy to each Tenant(s) by depositing said copies in the United States Mail, in a sealed envelope with first
class postage prepaid and addressed to the Tenant(s) named above at their place of

Residence or usual place of business which is at the following address:

Subject notice was serve on _Qctober 6, 2020 in the City of Oxnard County of TURA State of§Californip
6 - (g

Signature of Server

Peter Munding

Print Name of Server

EXHIBIT "3" Page 1 of 1



VERIFICATION
STATE OF CALIFORNIA, COUNTY OF  Ventura

I have read the toregoing Complaint - Unlawful Detainer

and know its contents.
[ ] CHECK APPLICABLE PARAGRAPHS

() 1 am a party to this action. The matters stated in the foregoing document are true of my own knowledge except as to those
matters which are stated on information and belief, and as to those matters | believe them to be true.

X) 'am B} anoOfficer (] apartner

. of The Becker Group, Inc.

a party to this action, and am authorized to make this verification for and on its behalf, and | make th:s verification for that reason.
() 1 am informed and believe and on that ground aliege that the matters stated in the foregoing document are true. (] The matters
stated in the foregoing document are true of my own knowledge except as to those matters which are stated on information and
belief, and as to those matters | believe them to be true.

3 1 am one of the attorneys for ,
a party to this action. Such party i1s absent from the county of aforesaid where such attorneys have their offices, and | make this
veri‘ication for and on behalf of that party for that reason. | am informed and be..eve and on that ground allege that the matters
stated in the foregoing document are true.

Executed on 10/13/20 , at

! declare under pena.ly of perjury under the laws of the State of California tW
The Becker Group. Inc. e et

TYPE OR PRINT NAME M
PROOF OF SERVIC

1013a (3) CCP Revised 2004

, California.

STATE OF CALIFORNIA, COUNTY OF
| am employed in the county of . State of California.
t am over the age of 18 and not a party to the within action; my business address is:

On , | served the forego:ng document described as

on in this action
(2 by placing the true copies thereof enclosed in sealed envelopes addressed as stated on the attached mailing list:
(1 byplacing [ theorignal  [_] a true copy thereof enclosed in sealed envelopes addressed as foliows:

2 sy MALL
[ ‘I deposited such envelope in the mail at . California.
The enveiope was mailed with postage thereon fully prepaid.
[ Asfc"ows: | am “readily familiar* with the firm's practice of coliection and processing correspondence for mailing. Under
that practice it would be deposited with U.S. postal service on that same day with postage thereon fully prepaid at
Catifornia in the ordinary course of business. | am aware that on motion of the
party served, service is presumed invalid if postal cancellation date or postage meter date 1s more than one day after date of
deposit for mailing n affidav.t.
Executed on ,at , Ca'ifornia.
{1 *+(BY PERSONAL SERVICE) | delivered such envelope by hand to the offices of the addressee.
Executed on , at . Cal’ornia.
3 (state) | declare under penalty of parjury under the laws of the State of California that the above :s true and correct.
{J (Federal) 1 declare that | am employed in the office of a member of the bar of this court at whose direction the service was
made.

TYPE OR PRINT NAME S.GNATURE

*{BY MAIL ©'GNATULE MUST BE OF PERSON DEPOS TiNG ENVELOPE N
MAIL ELOT, 8OX. OR BAG)

**{FOR PERSONAL SERV'CE TIGNATURE MUST RF THAT OF MESSENGE?)
NOMJC-015 {Rev 014012911) VERIFICATION/PROOF OF SERVICE

T3] Vet lieany
o) L FoRus™ 154




