EE m **{ERICAN INDUSTRIAL REAL " STATE ASSOCIATION
STANDARD INDUSTRIAL/COMMERCIAL SINGLE-TENANT LEASE—GROSS

(Do not use this form for Multl-Tenant Property)

. Basic Provisions (“Basic Proviaions”)

1.1 Partles: This Lease {"Lease"), dated lor referance purposes only, March 6 : , 1996, is made .
/and between __Stella Arnold & Albert Musso

("Lessor")

nd West Coast Beauty Supply ®empaxx Co., a California Corporaiion
| X ‘ : /£ K\\("Lesu%”),

ollectively the “Partles,” or Individually a “Party”). ) o

1.2 Premises: That certain real property, including all improvements thersin or to be provided by Lesx%lﬁ'{fer l'h lerms of this
aase, and commonly known by the street address of _ 430 6th Street Qvln,’ ,
cated in the County of __San_Francisco Stateof _California ,
nd generally described as (describe briefly the nalure of the property) aDDroxi_mateiy 4.500 square feet,,
single story concrete block warehouse with approximately 1,800 sguare
feet of rear parking/loading area.

{“Premises"”). (See Paragraph 2 for further provisions.)

13 Term:_ten (10) years and O months (“Original Term") commencing _May 1, 1996
‘Commencement Date”) and ending ("“Explration Date”)maph 3 for further provisions.)

1.4 Early Possession: _NakakxkGxxk99%x On Fxecution. of lease LU\ (“Early Possession Date").
jee Paragraphs 3.2 and 3.3 for further provisions.) ,J\) % ) v

1.5 BaseRent:§ 3,250.00 per month ("'Base Rent"), payable on the firs ,A[ day of each
|Qn(hc0m.manc|ng May 1 [ 1996 - April 30 r 2005 ‘&L #’7 /

: (See Paragraph 4 for further provisions.)
11t this box is checked, there are provisions In this Lease for the Base Rent lo be adjusled.

1.6 Base Rent Pald Upon Execution: $___9: 750,00 :
3 Base Rent for the period _May 1, 1996 through July 31. 1996

7 Security Deposit: $_9,750.00 - ("Security Deposlt"): (See Paragraph 5 for further provisions.)
M Permitted Use: Distribution and sales af—beauty supplies.and equipment and

related uses. / W// /N (See Paragraph 6 for further provisions.)
.9 Insuring Party: Lessor Is the “insuring Party.” $ Is ﬁg" age Premium.” (See Paragraph 8 for further provisions.)

710 Real Estate Brokers: The following real estate brokers (callecti LW) e "“Brokers’) and brokerags relatlonships exist In this
ansaction and are consented to by the Parties (check applicable boxes): &

HC&M Commercial Properties. Inc.

] Lessor exclusively (“Lessar's Broker”); [J both Lessor and Lesses, and
Levy & Company

}Lessee exclusively (“Lessee's Broker"); [] both Lessee and Lessor. (See Paragraph 15 for further provlslons.)@\
£

1.11 Guarantor. The obligations of the Lesses under this Lease are to be guaranteed by N/A

—— = {"Guarantor"”). (See Paragraph ng[ further provisions.)
1.12 Addenda, Altached herelo Is an Addendum or Addenda consisting of Paragraphs Ha_ through B4 > and Exhlbits

all of which constitute a part of this Leass.

represenis
o

repressents

iyvv

. Premises,

2.1 Lelting. Lessor herseby leases to Lesses, and Lessse hereby leases rom Lessor, the Premises; for the term, at the rental, and upon ali of the terms,
venants and conditions set forth In this Lease. Unless otherwise provided hereln, any statement of square foolage set forth In this Lease, or thal may

e been used In calculaling rental, Is an approximalion which Lessor and Lessee agree is reasonable and the rental based thereon Is not subject to
wigion whether or not the actual square footage is more or less.

2.2 Condition. Lessor shall deliver the Premises lo Lesses clean and {ree of debris on the Commencement Date and warrants lo Lessee tha! the
dsling plumbing, fire sprinkler system, lighting, air conditioning, heating, and loading doors, if any, in the Premises, other than those constructed by
3ssee, shall be In good operating condition on the Commencement Date. Il a non-compliance with sald warranty exists as 6f the Commencement Dale,
agsor shall, except as otherwise pravidad In this Leasse, promptly aller recelipt of wrltten nolice from Lesses setting forth with specificity the nature and
dent of such non-compliance, ractify same at Lessor's expense. If Lessee does not glve Lessor wrillen notice of a non-compliance with this wamranty
ithin thirty (30} days alter the Commencement Dale, carrection of that non-compliance shall be the obligation of Lessee al Lessee's sole cost and expense.

2.3 Compliance with Covenants, Restrictions and Bullding Code. Lessor warrants to Lessee that the Impraverments on the Premises comply with all
splicable covenants or restrictions of record and applicable building codes, regutations and ordinances in effect on lhe Commencement Dale. Sald
arranty does not apply to the use to which Lessae will put the Premises or to-any Alterations or Uility installalions (as delined in Paragraph 7.3(a)) made
'to be made by Lessee. If the Premises do not comply with said warranty, Lessor shall, except as otherwise provided in this Lease, promptly after receipt

written notice from Lesses selling forth with specificily the nature and extent of such non-compliance, rectity the same at Lessor's expenss. if Lessee
»es not give Lessor wrilten notice of -a non-compliance with this warranty within six (6) months Ioliowing the Commencement Dale, corraction of that
n-compliance shall be.the obligation of Lessee at Lessee's sole cost and expense, ’

2.4 Acceptance of Premises. Lesses hereby acknowledges: (a) that il has been advised by the Brokers lo satisfy liself with respeci to the condition
the Premises (including but not fimited to the electrical and fire sprinkler systems, securily, environmental aspects, compliance with Applicable Law,
i defined In Paragraph 6.3) and the present and future suitabllity of the Premises for Lessee's intenaed use. (b) lhat Lessee has mads such Invesligation
1 it deems necessary with relerence to such matters and assumes all responsibility therefor as the same relate lo Lessee’s occupancy of the Premises

wd/or the term of this Lease, and (c) that neither Lessor, nor any of Lessor's agents, has made any oral or wrilten representations or warranties with
spect to the said matters other than as set forth in this Lease. '

2.5 Lessee Prior Owner/Qccupant. The warranties made by Lessor In this Paragraph 2 shall be of no force or elfect if Immediately prior 1o the dale

itforthin Paragraph 1.1 Lessee was the owner or occupant of the Premises. In such event, Lessee shall, al Lessee’s sole cost and expense, correct any
n-compliance of the Premises with said warrantles.

_ : J
Term,
3.1 Term. The Commencement Date, Explration Date and Orlginal Term of this Lease are as soecifisd in Paragraph 1.3.

3.2 Early Possesslon. Il Lessee lotally or partially occupies the Premises prior to the Commencement Date. tha obligation to pay Base Renl shall be

yated for tha period of such early possession. All other terms of this Leass, however, shall bs In elfect auring sucn period. Any such sarly possession shall not
lect nor advance the Expliration Date of the Original Term.
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i ' 4 [ S | Lessor shall not ba sut;]écl\lo any liability
it one is-specilied in Paragraph 1.4, or. if no Early Possession Dale is specified, by the Commencement Dale L

!"igre'éc'fr ‘n%r'sha'll such lal?ure affact the valldity of this Lease, or the obligations of Lessee hereunder. or exiend tha lerm hereal, blfll In such case.|1.Lessea
shisll rol, excd i - obli igal  f Lessee under the lerms of this Lease unlit Lessor
shall rol, ex as otherwise provided herel obligated ta pay rent or perform any other obhga} of Les ] :

Zﬂ‘ﬁi‘la{;s pzsizgtsion of the _Pre’:nisas to Losskwril posgsession of the Premises is not delivered o Lsssiee within sixly (60) days alter the Commencement

. Dale. Lessee may, at ils option, by notice in writing to Lessor within ten (10) days ihereaftes. cancel this Lease. in which event the Parties shall be discharged

' ' r i i i day period, Lessee's
ilom all obligations hereunder; provided, however. that if such written olice by Lessee is not received by Lessor within said ten (10) “
right to Cangel this Lease shallplarmlnale and be of no further force |or effect, Except as may be otherwise provided, and regardiess of when the term

- aclually, commences, if possession is not tendered ta Lessee when required by this Lease and Lessee does not terminats this Lease, as|aforesaid, the

pariod free of the obligation to pay Base Renl. if any, thal Lessee would otherwise have enjoyed shall run from the date of delivery of possession and

continue for a perlod equal to what Lessee would otherwise have e:njoyed under the terms hereof, but minus any days of delay caused by (he acts,
changes or gmissions of Lessee. ‘

4. Rent. !
‘ i o
time 1o time. to be received
4.1 Base Rent. Lessee shall cause payment of Base Rent and olher rent or charges. as the sams may ‘be adjusted from |
by Lessor-in lawful money of the Uniled States. without offset or dedlction, on or belore the day on which il Is due under the terms of lhl§ Lease. Base
Rent and ali olher rent and charges for any period during the term hefeol which Is for less than one {1) tull calendar month shall be prorated based upon
the actual number of days of the calendar month involved. Payment of Base Rent and oiner charges shall be made lo Lessor at its address stalad hereln

- or lo such other persons or at such other addresses as Lessor may fiom time to time designate In writing to Lessee.

5. Security Deposit. Lessea shall deposit with Lessor upon execud’on herqol the Security Deposit set forth in Paragraph 1.7 as security for Lesse_'e's
falthiul performance of Lessee's obligations under this Lease. I Lessee fails to pay Base Renl or other rent or'charges due hersunder, or olherwise
Delaults under this Lease (as defined In Paragraph 13.1), Lessor may use, apply or retaln all or any portion of said Selcurlly Depos!l for the payment of
any amount dus Lessor or o reimburse or compensaie Lessor for any liabliity, cost, expense, loss or damage (including attorneys’ lees). which Lessor

‘may suffer or Incur by reasen thereof. If Lessor usas or applies all or ‘any portion of said Security Deposit, Lesses shall within ten (10) days alter wrilten

request therefor depasit moneys with Lessor sufficlent lo restore sald|Security Deposit to the full amount required by l‘hls Lease. Any time the Base Rent
Increases during the term of this Lease, Lesses shall, upon written request from Lassor.'c.ieposllbaddlhonal maneys with Lessor sufficient 10 malnﬂaln the
‘sama ratio belween the Securily Deposit and the Base Rent as those|amounts are specified in the Basic Provisions. Lessor shall not be required 1o keep
all or any part of the Security Deposit separate from its general accounts. Lessar shall. at the expiration or earlier termination of the term hereo!_and after
Lessee has vacated the Premises, return lo Lessee (of, ai-Lessor's joplion, to the lasl assignee, if any, of Lessee’s interes! hersin), that iportion of the
Securily Deposit not used or applied by Lessor. Unless otherwise expressly agreed In writing by Lessor, no part of the Security Deposil shall be considered

lo be held in trust, lo bear interest or other increment for its use, or lo! be prepayment for any moneys to be pald by Lessee under this Lease.

6. Use.

6.1 Use. Lessea shall use and occupy the Premises only for the ?pu'rposes set forth in Paragraph 1.8, or any other use which Is comparable thereto,
and for no other purpose. Lessee shall not use or permit the use of the Premises In a manner that creates wasle or a nuisance, or that disturbs owners
and/or occupants of, or causes damage 1o, neighboring premises or properties. Lessor hereby agrees la not unreasonably withhold or delay its consent to any
writlen request by Lesses, Lessees assignaes or subtenants, and by prqspectiva assignees and subtenants of the Lesses, ils assignees and sublenants, for a
modification of said permitted purposs for which the premises may bq used or occupled. so long as the same will not impalr the struclural integrity of the
improvements on the Premises, the mechanical br electrical systems t“hereln, is not significantly more burdensome to the Premises and the improvements
thereon, and is otherwise permissible pursuant to this Paragraph 6. If Lessor elects 1o withhold such consent. Lessor shall within five (5) business days give a

written nolification of samse, which notice shall include an axplanatlon[of Lessor's reasonable objections to the change in use.
6.2 Hazardous Substances. ‘ ;

(a) Reportabla Uses Requlre Consent. The lerm “Hazardobs Substance” as used in this Lease shall mean any product, substance, chemical,
matarial or waste whose presence, nature, quantity and/or intensity of existence, use, manutacture, disposal, transportation, spill, release or effect, either
by itsell or In combinalion with other materlals expected to be on the Premises, is either: (1) potenlially Injurious o the public health, safety or wellare, the
environment or the Premises, (li) regulated or monitored by any govelrnmental authority. or (iif) a basis for llabilily of Lessor to any governmental agency
or third party under any applicabla statute or common law theory. Hazardous Subsiance shall include, but not be limiled to, hydrocarbons, petrofeum,
gasolins, crude il or any products, by-praducts or {ractions thereol. Lessee shall nol engage in any aclivily in, on or about the Premises which conslilutes
a Reportable Use (as herelnaller delined) of Hazardous Substances without the express prior written consent of Lessor and compliance in a timely manner
(at Lessea's sole cost and expenss) with all Applicable Law (as deﬂnqd in Paragraph 6.3). "Reportable Use"” shall mean (i) the installationior use of any
above or below ground siorsge tank, (i) the generation, possession, storage, use, transportation, or disposal of a Hazardous Subslance that requires a
permk from, or with respect to which a report, nolics, registration or buslness plan is required to be filed wilh, any governmental authority. Reporlable Use
shall also include Lessee'’s belng responsible tor the presence in. on orjabout the Premises of a Hazardous Substance with respect to which any Applicable
Law requires that a notice be given o persons enterlng or occupying the Premises or neighboring properiies. Notwithstanding the foregoing] Lessee may,
without Lessor's prior consent, but in compliance with all Applicable Law, use any ordinary and customary malerials reasonably required to be used by
Lessea in the normal course of Lessee's business permitled on the Premises, so long as such use is not a Reportabla Use and doas not expose the Premises
or nelghboring properties to any meaninglul risk of contamination or damage or expose Lessor to any liability therefor. In addition, Lessor may (but without
any obligation to do s0) condition its consent fo the use or presence oflany Hazardous Subslance, aclivity or storage tank by Lessee upon Lessae's giving
Lessor such additional assurances as Lessor, in its reasonable discmtlpn. deems necessary lo protect itsell, the public, the Premises and the environment
against damage, contamination or injury and/or liability therefrom or therefor, including, but not limited 1o, the installation (and removal on or|before Lease
expiration or earlier tarmination) of reasonably necessary prolective modifications to the Premises {such as concrete encasements) and/or the deposit of
an additional Security Deposit under Paragraph 5 hereol. |

(b) Duty to Inform Lessor. Il Lesses knows, or has reasonabl;e cause o beliave, thal a Hazardous Substance, or a condition Involving or resulting
{rom same, has coma o be located in, on, under or about the Premises, other than as previously consented to by Lessor, Lessee shall Inmedialely give
writlen notice of such fact to Lessor. Lesses shall also immedialely glba Lessor a copy of any statement, report, nolice, regisiration, application, permit,
business plan, licenss, claim, actlon or praceeding given o, or received from, any governmental authority or private parly, or persons entering or occupying
the Pramises, concerning the presence, splil, release, dischargs of,‘or exposure lo, any Hazardous Substance or contamination in, on, or about the
Premises, Including but not limited to all such documents as may be Ipvolved in any Reportable Uses involving the Premises.

(c) Indsmnlficatlon. Lessee shall indemnify, protect, delend and hold Lessor, its agenls, employees, lenders and ground lessor, if any, and the
Premises, harmless from and agalnst any -and all loss of rents and/or démages, Hablllties, judgments, costs, claims, liens, expenses, penallies, parmits and
attorney’s and consuitant's fees arising oul of or involving any Hazardo:us Substance or slorage tank brought onto the Premises by or for Lessea or under
Lessee's control. Lessee's obligations under lhis Paragraph 6 shall include, but not be limited to, the effects of any contaminalion or injury to person,
property or the environment created or suffered by Lesses, and the cost of investigation (including consuitant's and attorney's fees and testing), removal,
remediation, restoration and/or abalsment thereof, or of any contamination therein involved, and shall survive the expiration or earlier termination of this
Lease. No termination, cancellatlon or release agreement entered Inta by Lessor and Lessee shall release Lessee from ils obligations under this Lease
with respect to Hazardous Substances or storage tanks, unless spacilrcally so agreed by Lessor in writing at the lime of such agreement,

6.3 Lsasee’s Compliance wilh Law. Except as otherwise provided in this Lease, Lesses, shall, al Lessee's sole cost and expensa, fully, diligently and .
In a timely manner, comply with all “Applicable Law,” which lerm is used In this Lease lo Include all laws, rules, regulations, ordinances, directives
covenants, easements and restrictions of record, permits, the requirements ol any apglicable fire Insurance underwriter or rating bureau, and the recom:
mendations of Lessar's engineers and/or consultants, relating in any manner to the Premises (including but nat limited to matters pertaining to (i) Industrial
hyglene, (ii) environmental conditions on, In, under or about the PremiSes, including soil and groundwater conditions, and (lil) the use, generation, manu- .
facture, production, installation, maintenance, removal, iranspanation, élorage, spill or-release of any Hazardous Substance or storége tank), now l'm sffect

. or which may hereafter come Into effect, and whether or not refiecting a changs in policy from any previously existing pollcy. Lessee shall, within five (5)

days aﬂer‘recalpl of Lessor's written request, provide Lessor with coplles of all documents and information, including, but not limited lo, permits, registra-
tions, manffests. applications, reports and certificates, evidencing Lessee's compliance with any Applicable Law specified by Lessor, and shall immaediately
upon receipt, nolily Lessor in wrlting (with copies of any documents Involved) of any threatened or actual claim, notice, citation, warning, complaint or
report partaining to or involving failure by Lessee or the Premisss to c:omply with any Applicable Law.

l 6.4 Inspectlon; Compliance. Lessor and Lessor's Lender(s) (as F
n the case of an emergency. and otherwisa al reasonable-times, {or the purposs of inspecting the condition of the Premises and for verifying compliance
by Lesses with this Lta_asa and all Applicable Laws (as defined in Paragﬂraph 8.3), and to employ experts and/or consullants In connectlonhl!hegrewi:}]]pa’nd/or
to advise Lessor with respect to Lessae’s activilies. including but not liited to the Inslalfation, operalion, use, monitoring, maintenance, or removal of any
Hazardous Substance or sterags tank on or from the Premises. The costs and expenses of any such inspections shall be pald by the party requesting
same, unless a Default or Breach of this Leass, violation of Applicablé Law, or a contamination, caused or materially contributed 1o by Lessee is found

lo exist or b Imminent, or unless the Inspaction Is requested or ordered by a governmental aulhority as the result of any such existing or Imminent

violation or contamination. In any such cass, Lessee shall upon reqq’esl relmburse Lessor or Lessor's Lender, as the case may be, for the costs and
expenses of such Inspeclions. i "

slfined In Paragraph 8.3(a)) shall have the right to enter the Premises at any time,

7. Maintenance; Repalrs; Utllity Instailations; Trade Fixtures and EAIteranns.
7.1 Leasas's Obligations. 1

(a) Subject 1o the provisions of Paragraphs 2.2 (Lessor's warré‘ln!y as lo conditlon), 2.3 (Lessor's warranty as lo compllance' with covenants, elc),
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7.2 (Lassor's obligations to repar), 8 (damage and destruction), and 14 (condemnation), Lesses shall, at Lessee’s $ole f:ost and expanse a.and at all times,

“keep i Pigmises and every part thereof in good order, condil:fan and repgir, i(]w‘t:]ether or ??rtx such rmr)tlonuotf1 l?:erTgigi r;eg:;gnr% srsﬁa;:. f; Suszgeq;eua;r;s
" ol ranair same 1 accesslble to Lesses, and whether or not the ne suct r use,
' gﬁ;ﬁ?ﬁﬂﬂf&e eler;igrr\etsfgﬁxog aat;lz g'r s(Sci,.,,brtlon of the Premises), lnclgding, without limiting thh’r‘g'enerallty of thq foregolnq. all equipment or #a::ulntlgs
saerving the Premises, such as plumbing, heating, air conditioning, ventilating, electrlcal._llghglng facilities, boilers, fired or u'nhred pressure vessals, fire
sprinkler and/or standplpe and hose or other automatic fire extinguishing system, including fire alarm and/or smoke detection systems ’andl et(sqm’pmenl.
fire hydrants, fixtures, walls (interior and exterior), ceilings, floors, wlndows: doors, plate glass, skylights, landscaping, -dlnveways, parklng o A egcg]se.
retaining walls, signs, sidewalks and parkways located in, on, about, or adjacent to the Premises, but excluding foundatlons, éhe extgr olr tchopan |
structural aspects of the Premises. Lessee shall not cause or permit any Hazardous Sublstance to be spilled or released in, on, under or :l ouI e Prem as;s
(including through the plumbing or sanitary sewer system) and shall promptly, at Lessges expense, take all lnves(lgatgry and/or rameql actdc/)n reasq{n bly
recommendad, whether or not formally ordered or required, for the cleanup of any contamination of, anc_i for the maintenance, security and/or moni c;nng
of, the Premises, the elements surrounding same, or neighboring properties, that was caused of materially contributed to by Le§sae, o: perf:alr;ng 'o or
Involving any Hazardous Substance and/or storage tank brought onto the Premises by or for Lessee'or under lts control. Lessee, in kegp ng th al rem set:
in good order, conaition and repair, shall exercise and perform good maintenance praclices. Lessee's obligations shall l'n.clude reslorau?ns, replacemen
or renewals when nacessary to keep the Premises and all improvements thereon or a part thereof in good order, condition and state of repair.

(b) Lessee shall, at Lessae's sole cost and expense, procure and maintain contracts, w_ilh copiss to Le§sor, in qustomary form and substange for,
and with contractors specializing and experienced in, the Inspection, maintenance and service of the followmg equipment anc_i“improvemenlsl. if a;wy,
located on the Premises: (I) heating, air conditioning and ventilation equipment, {il) boller, fired or unlfired pressure vessels, (iii) ﬁrg sprinkler anq or
standpipe and hose or other automatic fire extinguishing systems, including fire alarm and/or smoke detection, (Iv) landscaping and irrigation systerps,
(v) roof covering and drain maintenance and (vi) asphalt and parking lot maintenance. o '

7.2 Lessor's Obligations. Upon receipt of written notice of the need for such repairs and su't'>ject to Parag_raph 13.5, Lessor shall, at Lessor's expenss,
keep the foundations, exterlor roof and structural aspects of the Premises in good .order, condition and repair, Lessor shall not, ho_wever, be obligated to
paint the exterior surface of the exterior walls or 1o ralntain the windows, doors or plate glass or the interior surfape of exterior walls. Lessor shall
not, in any event, have any obligation to make any repairs until Lessor receives written notice of the need for such repairs. it Is the intention of the Parties
that the terms of this Leasa govern the respective obligations of the Parties as to maintenance and repair of the Premises. Lessee and Lessor expressly
walve the benefit of any statute now or herealter in effect to the extent It Is inconsistent with the terms of this Lease with respect to, or which affords Lesses
the right to make repalrs at the expense of Lessor or to terminate this Lease by reason of, any needed repairs.

7.3 Utllity Installations; Trade Fixtures; Alterations.

(a) Definitlons; Consent Required. The term “Utility Instaliations” is used in this Lease torefer to .:all carpe!ing, window coveriqgs, alr Ilnes., power
panels. elactrical distribution, security, fire protection systems, communication systems, lighting ﬂxrpres, hqahng, ventllat'lng. and air conditioning equnpmen!,
plumbing, and fancing in, on or about the Premises. The term “Trade Fixtures” shall mean L.essee’s machinery and equipment thallcan be removed ywlhou!
doing material damage to the Premises. The term “Alterations” shall mean any modification of the Improvements on ltha Premlsgs from that which are
provided by Lessor under the terms of this Leass, other than Ulllity Installations or Trade Fixtures, whether by addition or deletion. “'Lesses pred

. Alterations and/or Utility installations” are defined as Alteralions and/or Utilily Installations made by lessee tr_lal are not yel owned by Lesspr as delined
in Paragraph 7.4(a). Lessee shall not make any Alterations or Ulility Installations in, on, under or abou} the Premises without Lessor's prior writlen consent.
Lessee may, hawever, make non-structural Utility Installations to the interior of the Premises (excluding the roof), as long as they ara not visible from the
oulside; do nat involve puncturing, relocating or removing the roof or any existing walls, and the cumulative cost thereol during the term of this Leass as
extended does not exceed $25.000. :

(b) Consent. Any Allerations or Ulility Installations that Lessee shall desire to make and which require the consent of the Lessor shall be presented
to Lessor in written form with proposed detailed plans. All consents given by Lessor, whather by virtue of Paragraph 7.3(a) or by subsequent specific
consent. shall be asemed conaitionad upon: (i) Lessee's acquiring all applicable permits required by governmental authorities, (ii) the furnishing of copies
ol 'such permits together wilh a copy of the plans and specifications for the Alteration or Ulility Installation to Lessor prior to commencemant of the work
therean, and (iif) the comipliance by Lessee with all conditions of said permits In a prompt and expeditious manner. Any Alteralions or Utilily Installations
by Lessee during tha term of this Lease shall be done In a good and workmanlike manner, with good and suf'ficieqt materials, and in compliance with all
Applicable Law. Lessee shall promptly upon completion thereof furnish Lessor with as-built plans and specifications therefor, Lessor may (but withoul
obligation to do so) condition its consent {0 any requested Alteration or Ulility Installation that costs $10,000 or more upon Lessee's providing Lessor with
a lien and completion bond in an amount equal to one and one-half times tha estimated cost of such Alleration or Ulility Installation and/or upon Lessee's
posting an addilional Security Deposit with Lessor under Paragraph 36 hereol.

(c) Indemnification. Lessee shall pay, when due, all claims for labor or materlals furnished or alleged o have been furnished to or for Lessea at or
for use on the Premises, which claims are or may be secured by any machanics’ or materialmen’s lien against the Premises or any interest therein. Lesses
shall give Lessor not less than ten (10) days' notice prior to the commencement af any work In, on or about the Premises, and Lessor shall have the right
1o post notices of non-responsibility in or on the Premises as providad by law. If Lessee shall, In good faith, contest the validity of any such lien, claim or
demand, then Lessee shall, at its sole expense defend and protact itself, Lessor and the Premises against the same and shall pay and salisfy any such
adverse judgment that may be rendered thereon before the enforcement thereof against the Lessor or the Premises. If Lessor shall require, Lessea shall
furnish to Lessor a surety bond satisfactory to Léssor in an amount equal to one and onse-half times the amount of such contested lien claim or demand,
tndemnifying Lessor against liability for the samse, as required by law for the holding of the Premises free from the effect of such lien or claim. In addition,
Lessor may require Lessee lo pay Lessor's attorney's fees and costs in participating in such action if Lessor shall decids it is to Its best Interest to do so.

7.4 Ownership; Removal; Surrender; and Restoration. '

(a) Ownership. Subject fo Lessor's right to require their removal or bacome the owner thereof as hereinafter provided in this Paragraph 7.4,
all Alterations and Utility Additions made to the Premises by Lessee shall be the property of and owned by Lesses, but considered a parf of the Premises.
Lessor may, at any time and at its option, elect In writing to Lesses to be tha owner of all or any spacified part of the Lesses Owned Alterations
and Uliiity Installations. Unless otherwisae instructed per subparagraph 7.4(b) hereof, all Lessea Owned Afterations and Ulility Installations shall, at the
expiration or earlier termination of this Lease, become the property of Lessor and remain upon and be surrendered by Lessee with the Premises.

(b) Removal. Unless otherwise agreed in writing, Lessor may require that any or all Lessee Owned Alleralions or Ulility Installations be removed
by the expiration or earlier termination of this Lease, notwithstanding their installation may have been consented to by Lessor. Lessor may require the
removal at any time of all or any part of any Lessee Owned Allerations or Ulllity Installations made without the required consent of Lessor.

(c) Surrendar/Restoration. Lessee shall surrender the Premises by the end of the last day of the Leass lerm or any sarlier termination date, with
all of the improvements, parts and surfaces thereof clean and free of debris and In good operating order, condition and state of repair, ordinary wear and
tear excepted, “Qrdinary wear and tear” shall not include any damage or deterloration that would have been prevented by good maintenance practice or
by Lessee performing all of its obligations under this Lease. Except as otherwise agreed or specified in writing by Lessor, the Premises, as surrendered,
shall include the Ulilily Installations. The obligation of Lessee shall Include the repair of any damage occasioned by the installation, maintenance or
removal of Lessee’s Trade Fixtures, furnishings, equipment, and Alterations and/or Ulility Installations, as well as the removal of any storage tank installed
by or for Lessee, and the removal, replacement, or remadiation of any soll, materlal or ground waler contaminated by Lessee, all as may then be required
by Applicable Law and/or good service practice. Lessee's Trade Fixtures shall remain the property of Lassee and shall be removed by Lessee subjecl (o ils
obligation to repair and restore the Premises per this Lease.

8. insurance; Indemnity.
8.1 Payment of Premium Increases.

(a) Lessee shall pay to Lessor any insurance cost increase (“Insurance Cost Increasea") occurring during the term of this Lease. “Insurance Cost
Increase” is defined as any increase in the actual cost of the insurance required under Paragraphs 8.2(b), 8.3(a) and 8.3(b). (“Required insurance”), over
and above the Basa Premium, as hereinatier defined, calculaled on an annual basis. “Insurance Cost Increase” shall includs, but not be limited to, increases
resulting from the nature of Lessse's occupancy, any act or omission of Lessee, requirements of the holder of a mortgage or deed of trust covering the
Premises, increased valuation of the Premises, and/or a premium rate increase. If the parties insert a doliar amount in Paragraph 1.9, such amount shall be
considered the “Basa Premium.” In lieu thereol, if the Premises have been previously occupied, the “Base Premium’ shall be the annual premium applicable
ta the most recent occupancy. Il the Premises have never been occupled. the “Base Premium” shall be the lowest annual premium reasonably obtainable
for the Required Insurance as of the commencement of the Original Term. assuming the most nominal use possible of the Premises. In no event, howaver,
shall Lessea be respansible for any portion of the premium cost attributable to liability insurance coverage in excess of $1,000.000 procured under
Paragraph 8.2(b) (Uability Insurance Carried By Lessor). N

(b) Lessee shall pay any such Insurance Cost Increase to Lessor within thirty (30) days afier receipt by Lessee of a copy of the premium statement
or other reasonable evidence of the amount due. If the insurance policies maintained hereunder cover other property besides the Premises, Lessdr shall
also deliver to Lessee a statement of the amount of such Insurance Cosl Increase attributable only to the Premises showing in reasonable detail tHe
manner in which such amount was computed. Premiums for policy periods commencing prior to. or extending beyond, the term of this Lease shali be
prorated to coincide with the coresponding Commencement or Expiration of the Leass term.

8.2 Llabliity Insurance, '

(a) Carried by Leasee. Lessee shall obtain and keep in force during the term of this Lease a Commarcial General Liability policy of insurance’
protecting Lessee and Lessor as an additional Insured) against claims for badily injury, personal injury and property damage based upon, involving or
arising put of the ownership, use. occupancy or maintenance of the Premises and al} areas appurtenant thereto. Such insurance shall be on an occurrence
basis providing single limit coverage in an amount not less than $1,000,000 per occurrence with an “Additional insured-Managers or Lessors o

f Premises”
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snaorsement and contaln the Amendment of the Pollulion Exclusion” for damage caused by heal, smoke or fumes from a haslile fire. The policy shall

IR

not conlain any Intra-insured exclusions as between Insured persons or organizations, but shall inchle coverage for liability assumed under this Lease

as’an “insured contract” for the performancr  '_essse's indemnity obligations under this Lease.”  limits of said Insurance required by this Lease or
as carrled by' Lessee shall not. howevar, limit-_- liability of Lessee nor relieve Lessee of any obligawsn hereunder. All insurance to be carried by Lessee
shall be primary to and not conuibutory with any similar insurance carried by Lessor. whose insurance shall ba considered sxcess insurance only.

(b) Carried By Lessor In the event Lessor is the Insuring Parly, Lessor shall also maintain liability insurance describ'e:d in F:aragraph 8.2(a), above,
in addition to, and not In lieu ol. the insurance required to be maintained by Lessee. Lessee shall not be named as an additional insured therein.

8.3 Property Insurance—Bullding, Improvements and Rental Value,

(a) Bullding and Improvements. Tha insuring Party §hall obtain and keep in force during the term of this Lease a po'l.icy or potic'i,es'in the name
of Lessor, with loss payable to Lessor and to the holders of any morlgages, deeds of trust or ground leases on the.Premises ("“Lender(s)”), insuring lpss
or damage to tha Premises. The amount of such insurance shall be equal to the full replacement cost of the Pfemtses. as the same shall exist from timea
to time,. or the amount requirea by Lenders, but in no event more than the commaercially reasonable and available insurable value lherepl if. by reason
of the unique nature or age of the improvements Involved. such latter amount is lass than ful! replacement cost.‘Lessee Own_ed Allerglupns andlUtuI;ty
Installations shall be insured by Lessee under Paragraph 8.4. If the coverags is available and commercially appropriate, such policy or policies shall insure
against all risks of direct physical loss or damage (excepl the perils of (lood ana.or earthquake unless required by a Lender). including coverage lor any
additional costs resulting from cebris removal and reasonable amounts of coverage for the enforcement of any ordinance or law regulaling the reconstruction
or replacement of any undamaged sections of the Premises required to be demolished or remoqu by reason of the enlorcemgqt of any building. zoning,
safely or land use laws as the result of a covered cause of loss, but not including plate glass insurance. Said policy or policies shall also contain an
agreed valuation provision in iieu of any coinsurance clause, waiver of subrogation. and inflation guard protection causing an increass in the annual
property insurance coverage amount by a factor of not less than the adjusted U.S. Department of Labor Consumer Price Index for All Urban Consumers for
the city nearest to where the Premises are located. -

(b) Rental Value. Lessar shall, in addition, obtain and keep In force during the term of this Lease a policy or policies in !he name of Lessor, with
loss payable to Lessor and Lender(s). insuring the loss of the full rental and other charges payable by Lesseelto Lessgr under this Lease torlone (1') year
(including all real estate taxes. insurance costs. and any scheduled rental increases). Said insurance shall provide that in the 9vent the Lgase is terminated _
by reason of an insured loss. ne period of indemnity for such coverage shall be extended beyand tha date of the completion of repairs or replacerpgnt
of the Premises, to provide for one full year's loss of rental revenues from the date of any such loss. Sald insurance shall contain an agreed valuation provision
in lieu of any colnsurance clause, and the amount of coverage shall be adjusted annually to reflect the projected rental income. property taxes. insurance
preinium costs and other expenses. if any, otherwise payable by Lesses, for the next twelve (12) month perlod.

(c) Adjacent Premises. If the Pramises are part of a larger building, or if the Premises are part of a group of buildings owned by Lessor which
are adjacent to the Premises. he Lesses shall pay for any increase in the premiums for the property insurance of such building or buildings if said
increase is caused by Lessee’s acts, omissions, use or accupancy of the Premises.

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

8.4 Lessee's Property Insurance. Subject to the requirements of Paragraph 8.5, Lessee at its cost shall either by separate policy or, at Lessor's option,
by endorsement lo a policy aiready carrled, maintain insurance coverage on all of Lessee's personal property, Lessee Owned Allerations and Ulility
Installations in, on, or about the Premises similar in coverage to that carried by the Insuring Party under Paragraph 8.3. Such insurance shall-be full
replacement cos! coverage wim a deductible of not to exceed $1,000 per occurrence. The proceeds from any such insurance shall be used by Lesses for
the replacaément of personal property or the restoration of Lessee Owned Alterations and Ulility Installations. Lessee shall be the Insuring Party with respect
to the insurance required by this Paragraph 8.4 and shall provide Lessor with written evidsnce that such insurance Is in force.

8.5 Insurance Policles. insurance required hereunder shall be in.companies duly licensed to transact business in the state where the Premises are
located, and maintaining during the policy term a “General Palicyholders Rating” of at least B+, V. or such other raling as may be required by a Lender
having a lien on the Premises. as sel forth in the most current issue of "Best's Insurance Guide.” Lessee shall not do or permit to be done anything which
shall invalidate the insurance policies referred to in this Paragraph 8. Lessee shall cause to be delivered to Lessor certified copies of, or cerlificates
evidencing the existence and amounts of, the insurance, and with the additional insureds, required under Paragraph 8.2(a) and 8.4. No such policy shall
be cancelable or subject to modification except after thirty {30) days prior written natice to Lessor. Lessee shall at least thirty (30) days prior to the
expiration of such policies, fumish Lessor with evidence of renewals or “Insurance binders" evidencing renewal thereol, or Lessor may order such
insurance and.charge the cost thereol to Lessese, which amount shall be payable by Lesses to Lessor upon demand.

8.6 Walver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor {“Walving Party") each hereby release and relisve the
other, and waive their entire right to recover damages (whether in contract or in tort) against the other, for loss of or damage to the Waiving Party’s property
arising out of or Incident to the perils required to be insured against under Paragraph 8. The effect of such releases and waivers of tha right to recover
damages shall not be limited by the amount of insurance carried or required, or by any deductibles applicable thereto.

8.7 Indemnity. Except for Lassor's negligence and/or breach of express wamanties, Lessee shall indemnify, protect, defend and hold harmiess the
Premisas, Lessor and its agents, Lessor’s master or ground lessor, partners and Lenders, from and against any and all ctaims, loss of rents and/or
damagss, costs, llens, judgments, penalties, permils, attorney's and consultant's fees, expenses and/or liabllities arising out of, involving, or in dealing with,
the occupancy of the Premises by Lessee, the conduct of Lessed's business, any acl, omisslon or neglect of Lesses, ils agents, contractors, employees
or invitees, and out of any Default or Breach by Lessee in the performance in a timely manner of any obligation on Lessee’s part to ba performed under
this Lease. Tha foregoing sha include, but not be limited to, the defense or pursuit of any claim or any action or proceeding involved therein, and whether
or not (In the case of claims made against Lessar) litigated and/or reduced to judgment, and whether well founded or not. In case any action or proceading
be brought against Lessor by reason of any of the foregoing matters, Lessee upon nolice from Lessor shall defend the same at Lesses's expense by

counssl 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 so indemnified.

- 8.8 Exemptlon of Lessor from Liabllity. Lessor shall not be liable for injury or damage to the person or goods, wares, merchandise or other property
of Lesses, Lessee's smployees. contractors, invilees, customers, or any other person in or about the Premises, whelher such damage or injury is caused
by or results from fire, steam. electricity, gas, water or rain, or from the breakage, leakage, obstruction or other defects of pipes, fire sprinklers, wirss,
appliances, plumbing, eir conditioning 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 building of which the Premises are a part, or from other sources or places, and regardless ol whether the cause
of such damage or Injury or the means of repairing the same Is accessible or not. Lessar shall not be liable for any damages arising from any act or -
neglect of any other tenant of Lessor. Notwithstanding Lessor’s negligence or breach of this Lease, Lessor shall under no circumstancss bae liable for
Injury to Lessee’s business or for any loss of incoma or profit therefrom.

9. Damage or Dastruction.. '
9.1 Definitions.

(a) “Premises Partlal Damage” shall mean damage or destruction to the improvements on the Premises, other than Lessee Owned Alterations
and Utility Installations, the repair cost of which damage or destruction is less than 50% of the then Replacement Cost of the Premises immedialely prior
to such'damage or destruction. excluding from such calculation the value of the land and Lessee Owned Alterations and Wlility Installalions.

(b) “Premises Total Destructlon” shall mean damage or destruction 1o the Premises, other than Lessee Owned Alterations and Utllity Installations
the repalr cost of which damage or destruction is 50% or more of the then Replacement Cost of the Premises Immediately prior fo such damage or
destruction, excluding from such calculation the value of the land and Lessee Owned Alterations and Ulility Installations.

(c) “Insurad Loss” shall mean damage or destruction to improvements on the Premises, other than Lessee Owned Allerations and Utlity Instal-

lations, which was caused by an event requlred to be covered by the insurance described in Paragraph 8.3(a), irrespective of any deductible amounts or
coverage limits involved.

(d) “Replacement Cost" shall mean the cost to repair or rebuild the improvements owned by Lessor at the time of the occurrence to their condition

existing Immediately prior thereto, including demolition, debrls removal and upgrading required by the operation of applicable building codes, ordinances
or laws, and without deduction for depreciation,

(e) "Hazardous Substance Conditian” shall mean the accurrence or discovery of a condition involving the presence of, or a contamination by,
a Hazardous Substance as defined In Paragraph 6.2(a), in, on, or under the Premises:

8.2 Partlal Damage—Insured Loss. I a Premises Partlal Damage that is an Insured Loss occurs, then Lessor shall, at Lessor's expense, repair such
damage (but not Lessee’s Trade Fixtures or Lessee Owned Alterations and Utilty installations) as soon as reasonably possible and this Leas\e\shall
continus in full force and effect. Notwithstanding the foregoing, i the required insurance was not in force or the insurance proceeds are not sufficient to
effect such repalr, the Insuring Party shall promptly contribute the shortage In proceeds. as and when required to complete said repairs. In the évenl.
however, the shortage in procesds was dus to the fact that, by reason of the unique naturs of the Improvements, full replacement cost insurance coverage
was not commercially reasonable and avallable, Lessor shall have no obligation to pay for the shortage in insurance proceeds or to fully restore the unique
aspects of the Premises unless Lesses provides Lassor with the funds to cover same, or adequats assurance thereof, within ten (10) days following receipt
of written notice of such shortage and request therefor. Il Lessor recelves salid funds or adequate-assurance thereof within said ten (10) day period, the
party responsible for making tne repairs shall complete them as soon as reasonably possible and this Lease shall remain in full force and elfect. It Lessor
does not receive such funds or assurance within said period, Lessor may nevertheless slect by written notice to Lessee within ten (10) days thereafter
to make such restoration ana repair-as is commercially reasonable with Lessor paying any shortage in proceeds, in which case Ihis Lease shall remain in
full force and effect. If in such case Lessor does not so slect, then this Lease shall terminate sixty {(80) days following the occurence of the damage or
destruction, Unless atherwise agread, Lessee shall in no event have any right to reimbursement from Lessor for any funds contributed by Les
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any such damage or dasiruction. Pramises Partial Damage dus to flood or earthquake shall bs subject lo Paragraph 9.3'ralher than Pamgravph 8.2,
nolwithstanding that there may be some Insurance coverage, but the net proceeds of any such insur~nce shall ba mads available for the repairs if made

"." by-gither Party.

+ 9.3 Partial Damage—Uninsured Loss. I Premises Partial Damaga that Is not an Insured Loss“ﬁccu@, unless caused by a negligent or willful act 9[

Lessea (In which event Lessea shall make the repairs at Lessea'’s expense and this Lease shall continue in full force and elfect, buf subject to Lessqrs
rights under Paragraph 13), Lessor may at Lessor's option, either: {I) repair such damage as soon as reasonably possible at Lessor's expenss, in which
event this Lease shall continua in full force and effect, or (i) give written notice to Lessee within thirty (30) days after recaeipt by Lessor of knowledge of
the occurrence of such damage of Lessor's desire to terminate this Lease as of the date sixty (60) days following the giving of such notice. In the event
Lessor elacts to give such notice of Lessor's intention to termiinate this Lease, Lesses shall have the right within t'en (10) days after the recaipt of such
notice 1o give writlen notlce to Lessor of Lessee's commitment to pay for the repair of such damage totally at Lessee's expense and without relmburs,emept
from Lassor. Lessee shall provide Lessor with the required funds or satisfactory assurance thersof within thirty (30) days following Lessee's s_and
commitment. In such event this Lease shall continue in full force and effect, and Lessor shall proceed to make such repairs as soon as reasonap&y possible
and the required funds are available. If Lessee doss not give such nolice and provide the funds or assurance thergof within the times specified above,
this Lease ‘shall terminate as of the date specified in Lessor's notice of termination,

9.4 Total Destruction. Notwithstanding any other provision hereof, If a Premises Total Destruction occurs (including any destruction required by any
authorized public authority), this Lease shall terminate sixty (60) days following the date of such Premises Total Destruction, whether or not the damage
or.destruction Is an Insured Loss or was caused by a negligent or willful act of Lessse. In the event, however, that the damage or destruction was caused
by Lessee, Lessor shall have the right to recover Lessor's damages from Lessee except as released and waived in Paragraph 8.6.

9.5 Damage Near End of Term. If at'any time during the last six (6) months of the term of this Lease there is damage for w_hich the cost to regau'r
exceads ona (1) month's Basa Rent, whether or not an [nsured Loss, Lessor may, at Lessor’s option. terminate th!s Lease effective sixty (60} days iollowing
the date of occurrence of such damage by giving written notice to Lessee of Lessor's election to do so within thirty (30) days after the date of occurrence
of such damage. Provided, however, if Lessee at thal time has an exercisable option to extend this Lease or to purchase the Eremlses, then Les§ee
may preserve this Lease by, within twenty (20) days following the occurrence of the damags, or t?e{ore the expiration of the time provided in such option
for its exercise, whichever is earlier (“Exercise Period”), (i) exercising such option and (il) providing Lessor with any shortage in In_surance pmcgeds (or
adequate assurance thereof) needed to make the repalrs. If Lesses duly exercises such option during said Exercise Perlod and provides Lessor with funds
(or adequale assurance tHereof) to cover any shortage in insurance proceeds, Lessor shall, at Lessor"s expense repalr such damage as soon as reagonab_ly
possible and this Lease shall continue in full force and effect. if Lessee fails to exercise such option and provide such (unds Or assurance during said
Exercise Perlod, then Lessor may at Lessor's option terminate this Lease as of the expiration of said slxty (6'0) day period fqllowmg the occurrence of
such damage by giving written notice to Lessea of Lessor’s election to do so within ten (10) days after the expiration of the Exercise Period, notwithstanding
any term or provision In the grant of option to the contrary.

9.6 Abatement of Rent; Lessee’'s Remedies.

(a) In the event of damage described in Paragraph 9.2 (Partial Damage —Insured), whether or not Lessor or Lesses repairs or restores t'he
Premises, the Base Rent, Real Property Taxes, insurance premiums, and other charges, if any, payable by Lessee hereunder for tha perlod during which
such damags, Its repair or the restoration continues (not to exceed the period for which rental vaiue insurance is required under Paragraph 8.3(b)), shall
be abated In proportion to the degree to which Lessee's use of the Premises is impalred, Except for abatement of Base Rent, Real Property Taxes, -
insurance premiums, and olher charges, if any, as aforesaid, all other obligations of Lessee hereunder shall be performed by Lesses, and Lessee shall
have no clalm against Lessor for any damage suffered by reason of any such repair or restoration.

(b) If Lessor shall be obligated to repair or restore the Premises under the provisions of this Paragraph & and shall not commence, in a subsiantial
and meaningful way, the repair or restoration of the Premises within ninsty (90) days after such obligalion shall accrue, Lessea may, at any tima prior to
the commencement of such repair or restoration, give written naotice o Lessor and to any Lenders of which Lessee has actual notice of Lessee’s election
to terminate this Leass on a date not less than sixty (60) days following the giving of such notice. i Lessee gives such nolice lo Lessor and such Lenders
and such repair or restoration is not commenced within thirly (30) days alter receipt of such notice. this Lease shall terminate as of the date specified in
sald notice. lf Lessor or a Lender commences the repalr or restoration of the Premises within thirty (30) days after receipt of such notice, this Lease shall
continue in full force and effect. “Commence’ as used in this Paragraph shall mean either the unconditional authorization of the preparation of the
required plans, or the beginning of the actual work on the Premises, whichever first occurs.

9.7 Hazardous Substance Conditions. If a Hazardous Substance Condition occurs, unless Lessee is legally responsible therefor (in which casa
Lesses shall make the investigation and remediation thereof required by Appicable Law and this Lease shall continue in ull force and elffect, but subject
1o Lessor's rights under 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 effect, or (i) if the estimated cost to investigate
and remediate such condition exceeds twelve (12) times the then monthly Base Rent or $100,000, whichever is greater, give written notice lo Lessee within
thirty (30) days after receipt by Lessor of knowledge of the occurrence of such Hazardous Substance Condition of Lessor's desire to terminate this Lease
as of the date sixty (60) days following the giving of such notice. In the event Lessor elects to give such notice of Lessor's Intention to terminate this Lease,
Lessee shall have the right within ten (10) days after the receipt of such notice to give written notice to Lessor of Lessee's commitment to pay for the
investigation and remediation of such Hazardous Substance Condition totally at Lessee’s expenss and without reimbursement from Lessor except {o the
extent of an amount equal to twelve (12) limes the then monthly Base Rent or $100,000, whichever is greater. Lessee shall provide Lessor with the funds
required of Lessee or satisfactory assurance thereof within thirty (30) days following Lessee's said commitment. In such event this Leasse shall continue
in full force and effect, and Lessor shall proceed to make such investigation and remediation as soon as reasonably possible and the required funds are
-available. I Lessee does not give such notice and provide the required funds or assurance thereof within the times specified above, this Lease shall
terminate as of the date specified in Lessor's notice of terminalion. If a Hazardous Substance Conaition occurs for which Lessee is not legally responsible,

there shall be abatement of Lessee's abilgations under this Leasa to the same extent as provided in Paragraph 9.6(a) for a period of not to exceed twelve (12)
months. i

§.8 Termination—Advance Payments. Upan termination of lhis Lease pursuant to this Paragraph 9, an equitable-adjustment shall be made concerning
advance Base Rent and any other advance payments made by Lessee to Lessor. Lessor shall, in addition, return to Lessee so much of Lessee’s Security
Dsposit as has not been, or is nat then required to be, used by Lessor under the terms of this Leass.

9.9 Walve Statutes. Lessor and Lessee agree that the terms of this Lease shall govern the ellect of any damage to or destruction of the Premises
with respsct 1o the termination of this Lease and hereby waive the provisions of any present or funsre statute to the extent inconsistent herewith,

10. Real Property Taxes.

10.1 (a) Payment of Taxes. Lessor shall pay the Real Property Taxes, as defined in Paragraph 10.2, applicable to the Premises; provided, however, that
Lessee shall pay, in addition to rent, the amount, if any, by which Real Property Taxes applicable to the Premises increase over the fiscal lax year during
which the Commencement Dale occurs (“Tax Increase”). Subject to Paragraph 10.1(b), payment of any such Tax Increasa shall be made by Lessee within
thirty (30) days after receipt of Lessor's written statement setting forth the amount due and the computation thereof. Lessee shall promptly furnish Lessor
with satisfactory evidance that such taxes have been paid. If any such taxes to be paid by Lessee shail cover any period of time prior to or after the expiration
or earlier termination of the term heraof, Lessee's share of such taxes shall be equitably prorated to cover only the period of time within the tax fiscal year
this Leass Is in effect, and Lessor shall reimburse Lesses for any overpayment after such proration.

(b). Advance Payment. In order to Insure payment when due and before delinquency of any or all Real Property Taxes, Lessor reserves tha right,
at Lessor's oplion, 1o esiimaie the current Real Property Taxes applicable io the Premises, and to require such current year's Tax increase to be paid in
advance to Lessor by Lessee. either: (i) In a lump sum amount equal to the amount dus, at least twenty (20) days prior to the applicabla delinquency date,
or (ii) monthly In advance with the payment of tha Base Rent. If Lessor elects to require payment monthly in advance, the monthly payment shali be that
aqual monthly amount which, over the number of months remaining before the month in which the applicable tax installment would become delinquent
(and without interast thereon), would provide a fund large enough to fully discharge before definquency the estimated Tax Increase o be paid. When the
actual amount of the applicable Tax Increase is known, the amaunt of such equal monthly advance payment shall be adjusted as required to provide the
fund needed o pay the applicable Tax Increase before delinquency. If the amounts paid lo Lessor by Lessee under the provisions of thls Paragraph are
insufficient lo discharge the obligations of Lesseé lo pay such Tax Increase as the same becomes cue, Lessee shall pay ta Lessor, upon Lessor's dsmand,
such additional sums as are necessary to pay such obligation. All monaeys paid to Lessor under this Paragraph may be Intermingled with other moneys of
Lessor and shall not bear interest. In the event of a Breach by Lessee in the performance of the ooiigations of Lessee under this Lease, then any balance

of funds paid to Lessor under the provisions of this Paragraph may, subject to proration as prowided In Paragraph 10.1(a), at the option of Lessor, be
reated as an additional Secumy Deposit under Paragraph 5.

(c) Additlonal Improvements. Notwithstanding Paragraph 10.1(a) hereol, Lessee shall pay to Lessor upon demand therefor the entirety of any
increase in Real Property Taxes assassed by reason of Alterations or Ulility Installations placed uoon the Premises by Lessee or at Lessee's requ\,est.
10.2 D_al"lnltlon of “Real Property Taxes.” As used herein, the term "Real Property Taxes" shall include any form of real estate tax or assessment, g"eneraJ.
:speclal, ordinary or extraordinary. and any license fee, commercial rental tax, Improvement bona or bonds, levy or tax (other than inheritance, personal
income or estals taxes) iImposed upon the Premises by any authority having the direct or inairect power to tax, including any city, state or federal
" government, or any school, agricultural, sanitary, fire, street, drainage or other improvement district thereol, levied against any legal or equitable interest
of Lessor in tha Premises or in the real property of which the Premises are a part, Lessor's right to rent or other income therefrom, and/or Lessor's
puslness of leasing the Premises. The term *'Real Property Taxes” shall also include any tax, fes. lavy, assessment or charge, or any Increasa therein,
imposed by reason of events occurring, or changes in applicable law taking effect, during the term of this Lease, including but not limited to a change .

in the ownership of the Premises or In the improvements thereon, the execution of this Leass, or any modification, amendment or transfer thereof, and
whaether or not contemplatad by the Partles. ,
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10,3 Jolnt Assessment. If tha Premises are not separately assessed, Lessee's llability shall be an equitable proportion of t1e Real Property Taxes for

. all.of the land and improvements included wihin the tax parcel assessed, such proportion to be r~termined by Lessor from the respeciive valuations

assigned in the assessor's work sheels or . -other information as may be reasonably avallabi  1ssor's reasonable determination thereof, in good
taith. shall be conclusive. St -
"~ 10.4 Personal Property Taxes. Lessea shall pay prior o delinquency all taxes assessed against and Isvied upon Lesses Owned Alterations, Ulility
Installations, Trade Fixturas, lurrilshings, equipment and all personal property of Lessee contained In the Premises or elsewhere. When possible, Lessee
shall cause its Trade Fixtures, furnishings; equipment and all other personal property to be assessed and billed separately from the real property of Lessor.
if any of Lessee's sald persanal property shall be assessed wilh Lessor's real property, Lessee shall pay Lessor' the laxes attriputable to Lessee within ten
(10) days after receipt of a wrilten statement setting forth the taxes applicable to Lessed's property or, at Lessor's option, as provided in Paragraph 10.1 ﬁ\b).
: i fces suppued to the Premises, together
. .Lesses shall pay for all water, gas, heat, light, power. telephone, lrash disposal and other utllities and servl r
L}mggstrfes ?::reon. it apnyysuch serv(ceg are not separately metered to Lessee, Lessee shall pay a reasonable proportion. 10 be determined by Lessor,
.of all charges Jointly metered with other premises. :
12, Assignment and Subletting.
12.1 Lessor's Consent Required. ' . ) )
(a) Lessee shall not voluntarily or by operation of law assign, transfer, mortgage or olhfarwnsg transfer or enc_:umber (co:lectnvely: assignment’) or
sublet all or any part of Lessee's interest In this Lease or in the Premises without Lessor’s prior wrilten consent given under and subject to the terms of
Paragraph 36. ‘ ' ' .
{b) A changa In the control of Lessee shall constitule an assignment requiring Lessor's consent. The transfer, on a cumulative basis. of twenty~flve
percent (25%) or more of the voting control of Lessee shall constitute a change in control for this purpose. :

/ (c) The invalvement of Lessee or its assets in any transaction, or series of transactions (by way of merger, sals, B'CIJULSI"UOH. ﬁnancing: refinancing,
transer, leveraged buy-out or otherwise), whether or not a formal assignment or hypothecation of this Lease or Lessee's assels occurs, which resulls or
will result in a reduction of the Net Worth of Lessee, as hereinatter defined, by an amount equal to or greater 'than twenty-five percent (gS%) of such Net
Worth of Lesses as it was represented to Lessor at the time of the execution by Lessor of this Lease or at the time of the most recent assignment 1o which
Lessor has consented, or as It exists immediately prior to sald transaction or transactions constituting such reduction," at vyh'r:hever time sald' Net Worth
of Lessee was or Is greater, shall be considered an assignment of this Lease by Lesses to which Lessor may (easonably withhold its consent. “Net Worth
of Lessee” for purposes of this Lease shall be the net worth of Lessee {excluding any guarantors) established under generally accepted accounting
principles consistently applied. .

(d) An assignment or subletting of Lessee's interest In this Lease without Lessor's specific prior vs‘/ritten consent shall, at Lessor's option, be a
Defauit curable after notice per Paragraph 13.1(c), or a noncurable Breach without the necessnlyiol any notice qnd grace penod. If Lessor glects 1o U9at
such unconsented to assignment or subletling as & noncurable Breach, Lessor shall have the right 1o either: (i) terminate this Lease, or (ii) upon thirty
(30) days wrilten notice (“Lessor's Notlce"), increass the monthly Base Rent to fair market rental va!ue‘or one hundred ten percent (110%) ol the Base
Rent then In effect, whichever is greater. Pending determination of the new lair market rental value, if disputed py Lesses, Lessee shall pay the amount
sel forth In Lessor's Notice, with any overpayment creditad against the next Installmenl(s) of Base Rent coming due, and any underpayment for the
period ratroactively to the effactive date of the adjustment being due and payable immediately upon the detsrmination thereof. Further, in the event of
such Breach and market value adjustment, (i) the purchase price of any option to purchase the Premises held by Lessee shall be subjact to similar
adjustment to the then fair market value (without tHe Lease bsing considered an encumbrance or any deduction for deprediation or obsolascence, and
considaring the Premises at its highest and best use and in good condition), or one hundred 1en percent (110%) of the price previously in effect, whichever
is greater, (i) any index-oriented rental or price adjustment tormulas contained In this Lease shall be adjusted lo require that the base index be
determined with reference 1o the index applicable to the time of such adjustment, and {jii) any fixed rental adjustmants scheduled during the remainder
of the Lease term shall be Increased in the same ratio as the new market rental bears to the Base Rent in effect immedialety prior to the market value
adjustment. .

(e) Lessee’s remedy for any breach of this Paragraph 12.1 by Lessor shall be limiled to compensatory damages and injunctive relief.
12.2 Terms and Conditions Applicable to Assignment and Subletting.

(a) Regardless of Lessor's consent, any assignment or subletting shall not: (i) be effeclive without the express wrilten assumption by such assignee
or sublesses of the obligations of Lessee under this Lease, (i) release Lessee of any obligations hersunder, or (iii) alter the primary liability of Lessee for

the payment of Base Rent and other sums due Lessor hereunder or for the psrformance of any other obligations to be performed by Lessee under this
Leass. ‘ ' ' '

(b) Lessor fnay accept any rent or performance of Lessee's obligations from any person other than Lessee pending approval or disapproval of an
assignment. Nelther a delay in the approval or disapproval of such assignment nor the acceptance of any rent or performance shall constitule a walver
or estoppel of Lessor’s right to exercise its remedies for the Default or Breach by Lessee of any of the terms, covenants or cenditions of this Lease.

{c) The consent of Lessor to any assignment or subletting shall not constitute a consent to any subsequent assignment or subletting by Lesses
or fo any subsequent or successive assignment or sublelting by the sublessee. However, Lessor may consent to subsequent sublettings and assignments
of the sublease or any amendments or modifications thereto without notifying Lessee or anyone else liable on the Leass-or sublease and without obtaining
their consent, and such action shall not relieve such persons from liability under this Lease or sublease.

{d) In the event of any Defauit or Breach of Lesses's obligations under this Lease. Lessor may proceed directly against Lessee, any Guarantors
or any ona elsa responsible for the performance of the Lessee's obligations under this Lease, including the sublessee, without first exhausling Lessor's
remedies against any other person or antity responsible therefor to Lessor, or any security held by Lessor or Lessee, -

(8) Each request for consent to an assignment or subletting shall be in writing, accompanied by information relsvant 1o Lessor’s determination as
to the financlal and operational responsibility and appropriatansss of the proposed assignee or sublessea, including but nct limited to the intended use
andvor required modification of the Premises, if any, together with a non-refundable deposit of $1,000 or ten percent (10%) of the current monthly Base
Rent, whichever is grealer, as reascnable consideration for Lessor's considering and processing the request for consenl. Lessee agrees lo provide Lessor
with such other or additional information and/or documentation as may be reasonably requested by Lessor. :

(N Any assignes of, or sublessea under, this Lease shall, by reason of accepting such assignment or entering into such sublease, be desmed,
for the benefit of Lessor, to have assumed and agreed to conform and comply with each and every term, covenant, condinon and obligation herein 1o
be observed or performed by Lessee during the term of said assignment or sublease, other than such obligations as ara contrary to or inconsistent
with provisions of an assignment or sublease to which Lessor has specilically consented in writing. )

{9) The occurrence of a transaction described in Paragraph 12.1(c) shall give Lessor the right (but not the obligation) to 're.quire that the Security
Deposit be increased to an amount equal to six (6) times the then monthly Base Rent, and Lessor may make the actual receipt by Lessor of the amount
required to establish such Securlty Deposit a condition (o Lessor's consent to such transaction,

(h) Lessor, as a condition to giving its consent to any assignment or subletling, may require that the amount and adjustment structure of the rent
payable under this Lease ba adjusted to what Is then the market value and/or adjustment structure for property similar 1o the Premises as then constituted.

12.3 Additianal Terms and Conditions Applicable to Subletting. The following terms and conditions shall apply to any subletting by Lesses of all or
any part of the Pramises and shall be deemed included In all subleases under this Lease whether or not expressly.incorporatad thersin:

(a) Lessea hereby &ssigns and transfars to Lessor aif of Lessee's interest in all rentais and incoms arising irom any sublease of all or a portion
of the Premises heratofore or hereafter made by Lessee, and Lessor may collect such rent and income and apply same toward Lessee'’s obligations under
this Lease; provided, however, that until a Breach (as defined In Paragraph 13.1) shall occur In the performance of Lessee's obligations under this Lease,
Lesses may, except as otherwise provided In this Lease, receive, collect and enjoy the rents accruing under such sublease. Lessor shall not, by reascn

-of this or any other assignment of such sublease to Lessor, nor by reason of the collaction of the rents from a sublesses, be deemed liable to the sublessee

for any failure of Lessee to perforn and comply with any of Lessee's obligations 16 such sublessee under such sublease. Lessee hereby irrevocably
autharizes and directs any such sublesses, upon receipt of a written notice from Lessor stating that a Breach exists In e performance of Lessea’s
obligations under-this Lease, lo pay to Lessor the rents and other charges due and to become due under the sublease. Sublesses shall rely upon any
such statement and request from Lessor and shall pay such renls and other chargas to Lessor without any obligation or right to inquire as to whether
such Breach exists and notwithstanding any notice from or claim from Lessee to the contrary. Lessee shall have no right or cizim against said sublessea,
or, until the Breach has been cured, against Lessor, for any such rents and other charges so paid by sald sublessee to Lessor.

(b) In th_e event of a Breach by Lesses in the performance of Ils obligations under this Lease. Lessor. at its option znd without any obligalion to
do so, may require any sublessee to attorn to Lessor, in which event Lessor shall undertake the obligations of the sublessor under such sublease from
the time ol the exercise of sald option to the expiration of such sublease; provided, however, Lessor shall not be liable for any prepaid rents or
geposit paid by such sublessee to such sublessor or for any other prior Defaulls or Breaches of such sublessor under such sublease,

{c) Any matter or thing requiring the consent of the sublessor under a sublease shall also require the consent of Lessor herain.

(d) No sublessee shall further assign or sublet all or any part of the Premises without Lassor's prior written consen.

(e) Lessor shall deliver a copy of any notice of Default or Breach by Lesses to the sublessee, who shall have the right 1o cure the Default of Lessee

within the grace period, if any, spacified in such notice. The sublessee shall have a right of reimbursement and ofiset from and against Lessee for any
such Delaults cured by the sublessae, '

13. Default; Breach; Remedies.

13.1 Default; Breach. Lessor and Lessee agrea that If an attorney is consulled by Lessor In connection with a Lessee Default or Breach (as hereinafter
defined), $350.00 Is a reasonable minimum sum per such occurrence for legal services and costs in the preparation ana service of a nolics o

{ Dstaull,
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e s wuwes o viuu anU GUSIS T S&IG ROUCe as rent due and payable to cure sald Default. A “Default” Is defined as
alailurg by the Lessea to obsarve, comply with or perform any of the terms, covenants, conditlons or rule® <pplicable to Lessee undertms Lease. A“Breach”
is dafined-as the occurrence of any one or v f the following Defaulls, and, where a grace peric - cure after notice is specified herein, the fallure
by Lessesto cure such Delautt prior to the exp—lion of the applicable grace period, shall entitle Lessor to pursue the remedies set forth In Paragraphs

-~ 13.2 and/or 13.3:

{a) The vacating of the Premises without the intention to reoccupy same, or the abandonment of the Premises.

) , i

b) Except as expressly otherwise provided In this Lease, the failure by Lessee to make any payment of Base Rent or any other monetary paymen
required(to)'be mgde by)l(.;zassa::ay heraunder, whether to Lessor or to a third party, as and when dus, the failure by Lessee to provide Lessor with reasonable
evidence of Insurance or surety bond required under this Leass, or the fallure of Lesses to {ulfill any obligation under this Lease which endangers or
threatens life or property, where such fallure continues for a period of three {3) days following written notice thereof by or on behalt of Lessor to Lesses.

¢) Except ag expressly otherwise provided In this Lease, the failure by Lessee 1o provide Lessor with reaspnable written evidence (in duly
exacutec(i grlglnafform, ilpapplitcyable) of (i) cpompliance with applicable law per Paragraph 6.3, (il) the inspection, maintenance and service contracts
required under Paragraph 7.1(b), {ill) the recission of an unauthorized assignment or subleiting per P'aragraph 12.1(b), (iv) a Tenancy Statement per
Paragraphs 16 or 37, {v) the subardination or non-subordination of this Lease per Paragraph 30, (vi) the guaranty of the performance of Lessee’s
abligations under this Lease if required under Paragraphs 1.11 and 37, {vii) the execution of any document requested under Paragraph 42 (easeme_ms).
or (viil} any other documentation or information which Lessor may reasonably require of Lessee under the terms of this Lease, where any such failure
continues for a period of ten (10) days following written notice by or on behalf of Lessor to Lesses. :

(d) A Default by Lessea as to the terms, covenants, conditions or provisions ot.lhis Lease, or of the rules adopted under Paragraph 40 hereof,
that are to be observed, compiied with or performed by Lessee. other than those described In subparagraphs (a), (b) or {c}, above, where such Delaullt-
continues for a period of thirty (30) days after written natice thereof by or on behalf of Lessor to Lessee; provided, however, that if the. nature of Lesses’s
Default Is such that more than thirty (30) days are reasonably required for its cure, then it shall not be deemed to be a Breach of this Leass by Lesses
if Lesses commences such cure within said thirty (30) day period and thereafter diligently prosecutes such cure fo completion.

{8} The occurrence of any of the fallowing events: () The making by lessee of any general arrangement or asslgnmqnt for'the benefit of creditors;
(it} Lessee's bacoming a “debtor” as defined in 11 U.S.C. §101 or any successor statule thereto (unle;s. in the case of a patition filed a.gainst Lesses, the
sama is dismissed within sixty (60) days); (ili) the appointment of a trustee or receiver to take possession of substantially all of Lessee's assets located at
the Premises or of Lessee's interest In this Lease, whers possession is not rastored to Lessee within thirty (30) days; or (iv) the attachment, execution or
other judiclal seizure of substantially all of Lesses's assets located at the Premises or of Lessee's interest in this Lease, where such seizure is not
discharged within thirty (30) days; provided, -however, in the event that any provision qt this subparagraph (e) is contrary to any applicable law, such
pravision shall bs of no force ar effect, and not affect the validity of the remaining provisions.

{f) The discovery by Lassor that any financial statement given to Lessor by Lessee or any Guarantor of Lessee’s obligations hereunder was
materially false.

(g) If the performance of Lessee's obligations under this Lease is guaranteed: () the qeath of a guarantor, (il} the termination of a gugrantor‘s
llability with respect to this Lease other than in accordance with the lerms of such guaranty, (ili) a guarantor's becoming Insolvpm or the subject of' a
bankruptey filing, (iv) a guarartor’s refusal to honor the guaranty, or (v) a guarantor's breach of its guaranty obligation on an anticipatory breach b§5|s,
and Lessaa's fallure, within sixty (60) days following written notice by or on behalf of Lessor to Lesses of any such event, to provide Lessor with wrilten
alternative assurance or security, which, when coupled with the then existing resources of Lesses, equals or exceeds the combined financial resources
of Lessea and the guarantors that existed at the time of execution of this Lease.

13.2 Hemedies. If Lessea fails to perform any affirmative duty or obligation of Lessee under this Lease, within ten {10) days afler written nolice to Lessee
{or In case of an emergency, without ndlice), Lessor may at its option (but without cbligation to do so), perform such duty or obligation on Lessee’s bahall,
including put not limited to the obtaining of reasonably required bonds, Insurance policles, or governmental licenses, permits or approvals. The costs and
expensesof any such performance by Lessor shall be due and payable by Lessee to Lessor upon invoice therefor. If any check glven to Lessor by Lessee
shall not be honored by the bank upon which it is drawn, Lessor, at ils option, may require all future payments to be made under this Lease by Lesses
to be made only by cashier's chack. In the event of a Breach of this Lease by Lessee, as defined in Paragraph 13.1, 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, Lessor may:

{a) Terminate Lesseeg's right to possession of the Premises by any lawiul means, In which case this Lease and the term hereof shall terminate and
Lessee shall Inmediately surrender possession of the Premises to Lessor. In such event Lessor shall be entitled to recover from Lessee: (i) the worth at
the time of the award of the unpaid rent which had been earned at the time of termination; {ii) the worth at the time of award of the amount by which the
unpaid rent which would have been earned after termination until the time of award exceeds the amount of such rental loss that the Lessee proves
could have been reasonably avoided; (jii} the worth at the time of award of the amount by which the unpaid rent for the balance of the term after the time
of award excesds the amount of such rental loss that the Lessee proves could be reasonably avoided; and {iv) any other amount necessary o compensale
Lessor for all the detriment proximately caused by the Lessee’s failure to perform its obligations under this Lease or which in the ordinary course of things
would be likeiy to result therefrom, including but not limited to the cost of recavering possession of the Premises, expenses of relstting, including necessary
renovalion and alteration of the Premises, reasonable attorneys' fees, and that portion of the leasing commission paid by Lessor applicable to the unexpired
tarm of this Lease. The worth at the time of award of the amount referred to In provision (jli) of the prior sentence shall be computed by discounting such
amount ai the discount rata of the Federal Reserve Bank of San Francisco at the time of award plus one percent (1%). Efforts by Lessor to mitigate damages
caused by Lessee’s Default or Breach of this Lease shall not waive Lessor's right to recover damages under this Paragraph. If termination of this Lease
is obtained through the provisional remedy of unlawful detainer, Lessor shall have the right to recover in such proceeding the unpaid rent and damages as
are recoverable therein, or Lessor may reserve therein the right to recover all or any part thereof in a separate suit for such rent and/or damages. If a notice
and grace period required under subparagraphs 13.1(b), (c) or (d) was not previously given, a notice to pay rent or quit, or to perform or quit, as the case
may be, given to Lessee under any statute authorizing the forfeiture of leases for unlawful detainer shall also constitute the applicable notice for grace
period purposes required by subparagraphs 13.1(b), (c) or (d). In such cass, the applicable grace period under subparagraphs 13.1(b}, (c) or (d) and under
the unlawiul detalner statute shall run concurrently after the one such statutory notice, and the failure of Lessee to cure the Default within the greater of

lhe two such grace periods shall constitute both an unlawiul detainer and a Breach of this Lease enlilling Legsor to the remedies provided for In this Lease
and/or by sald statute.

(b) Conlinue the Lease and Lessee's right to possession in effect {in California under California Civil Code Section 1951.4) after Lessee's Breach
and abandonment and recover the rent as It becomes due, provided Lessee has the right to sublet or assign, subject only to reasonable limitations. See
Paragraphs 12 and 36 for the limitations on assignment and subletting which limitations Lessee and Lessor agree are reasonable. Acts of maintenance

or preservation, efforts lo relet the Premises, or the appointment of a receiver to protect the Léssor's interest under the Lease, shall not constitute a
termination of the Lessee's right lo possession.

(c) Pursue any other remedy now or hereafter available to Lessor under the laws or judicial decisions of the siate whersin the Premises are
located.
(d) The expiration or termination of this Lease and/or the termination of Lessee’s right to possession shall not relieve Lessea from liability under
any indemnity provisions of this Lease as to matlers occurring or accruing during the lerm hereof or by reason of Lessea's occupancy of the Premises.
13.3 Inducemant Recapture In Event Of Breach. Any agreement by Lessor for free or abated rent or other charges applicabls to the Premisas, or for
he giving or paying by Lessor to or for Lesses of any cash or other bonus, inducement or consideration for Lessae's enlering into this Leasa, all of which
:oncessions are hereinafter referred o as “Inducement Provisions,” shall be deemed conditioned upon Lessee's full and faithful performance of all of the
erms, covenanls and conditions of this Lease to be performed or observed by Lessee during the term hereof as the same may be extended. Upon the
sccurrence of a Breach of this Lease by Lesses, as defined in Paragraph 13.1, any such inducement Provision shall automatically be deemed deleted from
his Lease and of no further force or effect, and any rent, other charge, bonus, inducement or consideration theretofore abaled, given or pald by Lessor
'nder such an Inducement Provision shall be immedialely due-and payable by Lessee to Lessor, and recoverable by Lessor as additional rent due under
s Lease, notwithstanding any subsequent cure of said Breach by Lessee. The acceptance by'Lessor of rent or the cure of the Breach which initiated

1 operation of this Paragraph shall not be deemed a waiver by Lessor of the provisions of this Paragraph uniess specifically so stated In writing by
essor at the time of such acceptance.

13.4 Late Charges. Lessee heraby acknowledges that Jate payment by Lessea lo Lessor of rent and other sums due hereunder will cause Lessor to
icur costs not contemplated by this Lease, the exact amount of which will be extremely difficult 1o ascertain. Such costs include. but are not limited to,
"ocassing and accounting charges, and lale charges which may be imposed upon Lessor by the terms of any ground lease, mortgage or trust deed
avering the Premises. Accaraingly, if any installment of rent or any other sum due from Lessee shall not be received by Lessor or Lessor's designee
ithin five (5) days alter such amiount shall be due, then, without any requirement for notice to Lessee, Lesses shall pay lo Lessor a late charge squal 1o
X percent {6%) of such overdue amount. The parties hereby agree that such late charge represents a fair and reasonable estimate of the costs Lessor
il Incur by reason of late payment by Lessee. Acceptance of such late charge by Lessor shall in no event constitule a waiver of Lessee’s Defauilt or
‘each with respect to such overdue amount, nor prevent Lessor from exercising any of the other rights and remedies granted hersunder. In the event
at a lale charge is payable hereunder, whether or not collscted. lor three (3) consecutive instaliments of Base Aent, then notwithstanding Paragraph 4.1

any other provision of this Lease to the cantrary, Base Renl shall, at Lessor's option, become due and payable quarterly in advance,

13.5 Breach by Lessor. Lessor shall not be deemed in breach of this Lease unless Lessor fails within a reasonable time to perform an obligation
quired to be performed by Lessor. For purposes of this Paragraph 13.5. a reasonable time shall in no event be less than thirty (30) days after recaipt
' Lessor, and by the holders of any ground lease, mortgage or deed of trust covering the Premises whose name and address shall have been furnished
1sses In wriling for such purpose, of written notice specifying whereln such obligation of Lessor has not been performed; provided, however, thal If the
ture. of Lessor's obligation is such that more than thirty (30) days after such notice are reasonably required for its performance, then Lessor shall not
tIn breach of this Lease if performance Is commenced within such thirty (30) day period and thereaiter diligently pursued to completion.

- &)



Y%, LOHUBIRIBKION. JI NG FTamises or any partion thereol are taken undar the power of eminent domain or sold under the threal of Uje exemisg of sald
‘pawar {all 1. which are herein called “condemnation”), this Lease shall terminate as to the part s0 *~ken as of the dale the condemning authority takes
" {ité or possession, whichever first occurs, If than ten percent (10%) of the floor area of the 1 ses, or more than twenty-five percent (25%] of the
land area nof occupled by any building, Is taweri by condemnation, Lessee may. al Lessee’g optlpn“,"(o be exercised in wriling within ten (10) days after
‘Lessor shall have given Lessee written notice of such taking {or in the absence of such notice, within ten (10) days after the condemning autharity shall
"have taken possession) terminate this Lease as of the dats the condemning autnority takes such possession. If Lessee does not terminate this Lease in
accordance with the foregoing. this Leass shall remain in full force and effect as to the portion of the Premises remaining, except that the Base Rent shall
be reduced In the same proportion as the rentable floor area of the Premises taken bears to the total rentable tlpor area of the building located on t'he
Pramises. No reduction of Base Rent shall accur if the only portion of the Premises taken is fand on which there is no building. Any award for the taking
of all or any part of the Premises under the power of eminent domain or any payment made under threat of the exerclse of sucn power shall be the property
of Lessor, whether such award shall be made as compensation for diminution in value of the leasehold or for the taking of the h_ae‘ or as ssverance
damages; provided, however. that Lessee shall be entitled to any compensalion separalely awarded to Lessee for Lessee's relocation expenses and/or
Joss of Lessee's Trade Fixtures. in the event that this Lease s not terminated by reason of such condemnathn, Lessor shall to tne extent of its net severance
damages recelved, over and above the lagal and other expenses incurred by Lessor In the condemnation malter, repair any damage to the Preml;es
caused by such condemnation. except to the extent that Lessee has been reimbursed therefor by the condemning authority. Lessee shall be responsible
for the payment of any amount in excess of such net severance damages required to complete such repair.

15. Broker's Fes.
15.1 The Brokers named in Paragraph 1.10 are the procuring causes of this Lease.

15.2 Upon execution of this Lease by both Parlies, Lessor shall pay lo said Brokers jointly. or in such separate share§ as iney may mulually designate
In writing, a fee as set forth in a separate written agreemant belween Lessor and said Brokers (or in the event there is no separate wrilten agreement
between Lessor and said Brokers, the sum of $ ) for brokerage services rendered by said Brokers to Lessor in this transaction.

15.3 Unless Lessor and Brokers have otherwise agreed in writing, Lessor further agrees that: (a) if Lesses exercises any Option (as defined in
Paragraph 39.1) or any Option subsequently granted which Is substantially simitar o an Option granted (o Lessea in this Lease, or (b) if Lessee acqui{es
any rights to the Premises or other premises described In this Lease which are substantially similar to what Lessee would have acquired hgzd an Option
herein granted to Lessea been exsrcised, or (c) If Lesses remains in possession of the Premises, with the consent of Lessor. after the expiration of the
term of this Lease atter having falled to exercise an Option, or (d) if said Brokers are:the procuring cause of any other Ie‘ase or sale entered into betwesen
the Parties pertaining to the Premises and/or any adjacent property in which Lessor has an interest, or (e) if Base Rent is increased, whether by agreement
or operation of an escalalion clause herein, then as to any of sald transactions, Lessor shall pay said Brokers a fee in accordance with the schedule of
said Brokers in effect at the time of the execution of this Lease.

15.4 Any buyer or transterae of Lessor's interest in this Lease, whather such transfer is by agreement or by operation of law. shall be deemed o have
assumed Lassor's obligation under this Paragraph 15. Each Broker shall be a third party beneficiary of the provisions of this Paragraph 15 fo the extent of
its interast in any commission arising from this Lease and may enforce that right directly against Lessor and its successors.

15.5 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 named In Paragraph 1.10) in connection with the negotiation of this Lease and/or the consummation of the fransaction contemplated hereby,
and that no broker or other person, firm- or entity other than said named Brokers is entitled to any commission or finder's fee in connection with said
transaction. Lessee and Lessor do each hersby agree to indemnily, protact, defend and hold the other harmless from and against liability for compensation
or charges which may be ciaimed 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, attorneys' fses reasonably incurred with respect thereto.

15.6 Lessor and Lesses hereby consent to and approve all agency relationships, including any dual agencies, indicated in Paragraph 1.10.
16. Tenancy Statement.

16.1 Each Party (as “Responding Party”) shall within ten (10) days after written notice from the other Party {the “Requasting Party”) execre,
acknowledge and deliver to the Requesting Party a statement in writing in form similar to the then most current “Tenancy Statement” form published by the |
American Industrial Real Estate Association, plus such additional information, confirmation and/or statements as may be reasonably requested by the
Requesting Party. '

16.2 Il Lessor desires to finance, refinance, or sell the Premises, any part thersof, or the building of which the Premises are a part, L.essee and all
Guarantors of Lessee's performance hereunder shall dsliver to any potentlal lender or purchaser designated by Lessor such financial statements of
Lessee and such Guarantors as may be reasonably required by such lender or purchaser, including but not limited to Lessee's financial statements for

the past three (3) years. All such financial statements shall be received by Lessor and such lender or purchaser in confidence and shall be used only
for the purposes herein set forth. ‘

17. Lessor's Liabllity. 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
is a subleass, of the Lessee’s interest in the prior lease. In the event of a transler of Lessor’s tills or Interest in the Premises or in this Lease, Lessor shali
deliver to the wansferee or assignes (in cash or by credit) any unused Securily Deposit held by Lessor at the time of such transler or assignment, Except
as provided in Paragraph 15. upon such transfer or assignment and delivery of the Security Deposit, as aforesald, the prlor Lessor shall be relieved of all
Habllity with respect to the obligations 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 herelnabove defined.

18. Severabliity. The invalidity of any provision of this Leass, as determined by a court of competent jurisdiction, shall in no way aifect the validily of any
other provision hereol.

19. Interest on Past-Due Obligations. Any monetary payment due Lessor heresunder, othsr than late charges, not received by Lessor within thirty (30) days
following the date on which it was due, shall bear interest from the thirty-first (31st) day after it was due at the rate of 12% per annum, but not excesding
the maximum rate allowed by law, in addition to the late charge provided for in Paragraph 13.4.

20. Time of Essence. Time is of the essence with respect to the performance of all obligations to be performed or observed by the Parties under this Lease,
21. Rent Defined. All monetasy obligations of Lessee to Lessor under the terms of this Lease are deemed to be rent.

22. No Prior or Other Agreements; Broker Disclalmer, This Leass contains all agreements between the Parties with respect to any matter mentioned herein,
and no other prior or contemparaneous 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

Lease and as to the nature, quality and character of the Premises. Brokers have no responsibility with respect therelo or witn respsct to any default or
breach hereof by either Party. '

23. Notices. :

23.1 All notices required or permitted by this Lease shall be in wriling and may be delivered In person (by hand or by messenger or courier service)
or may ba sent by regular, certified or registered mall or U.S. Postal Service Exprass Mail. with postage prepaid, or by facsimile transmission, and shall
be deemed sufficiently given if served in a manner specified in this Paragraph 23. The addresses noted adjacent to a Party's signature on this Lease shall
be that Party's address for delivery or mailing of notics purposes. Either Parly may by written notice 1o the other specify a diffsrsnt address for notice
purposes, except that upon Lessee's taking possession of the Premises, the Premises shall constitule Lessee's -address for the purpose of mailing or’
delivering notices to Lessee. A copy of all notices required or permilted to be given to Lessor hereunder shall be concurrently transmitted to such party
or parties at such addresses as Lessor may from time to time hereafter designate by written notice to Lessee.

23.2 Any notice sent by registered or certified mail, return receipt requested, shall be deeméd given on the date of delivery shown on the receipt card,
or if no delivery date is shown. the postmark thereon. If sent by regular mail the notice shall be deemed given forty-eight (48) hours after the same is
agdressed as required herein and mailed with postage prepaid. Notices delivered by Uniled States Express Mail or overnight courier thal guarantees nexl
ddy delivery shall be deemed given twenty-four (24) hours after delivery of the same to the United Stales Postal Service or courier. if any notice is transmitted
by facsimile transmission or similar means, the same shall be deemed served or delivered upon telephone confirmation of receipt of the transmission

:)he(eof, pgovided a copy Is also delivered via delivery or mail. I notice is recelvad on a Sunday or legal holiday, It shall be deemed received on the next
usiness day. :

24. Walvers. No waiver by Lessor of the Default or Breach of any term, covanant or condition hereof by Lessee, shall be aesmed a waiver of any other
term, covenant or condition nereof, or of any subsequent Defauit or Breach by Lessee of the same or of any other term, covenant or condition 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 subskquent
or similar act by Lessea, or be construed as the basis of an estoppel o enfarce the provision or provisions of this Leass requiring such consent. Regardless
of Lessor's knowledga of a Default or Breach at the time of accepting rent, the acceptance of rent by Lessor shall not be a waiver of any preceding
Default or Breach by Lessee of any provision hereof, other than the failure of Lessee to pay the particular rent so accepted. Any payment given Lessor by
Lessee may be accepted by Lessor on account of moneys or damages due Lessor, notwithstanding any qualifying statements or conditions mads by

Lessee in connection therewnth. which such statements and/or conditions shall be of no force or effect whatsoever unless specifically agreed to in writing
by Lessor at or before the time of deposit of such payment.

25. Recording. Either Lessor or Lessee shall, upon request of the other, execute, acknowledge and dsliver to the other a shorl form memorandum of this
Lease for recording purposes. The Party requssting recordation shall be responsible for payment of any fees or taxes applicable thereto.

Inltials ;@,—



26. No Right T Holdover. Lesses has no right to retain possassion of the Premisas or any part thereof beyond the explration or earlier termination of this
Leass. [ *,

27: Cumulative Remedles. No remedy or elu__h hereunder shall be deemed exclusive but shall, wi..aver possible, be cumulative with all othar remaedias
"at law or in equity.

28. Covenants and Conditlons. All provisions of this Lease to be observed or performed by Lessee are both covenants and conditions.

i d
29. Binding Effect: Cholce of Law. This Lease shall be binding upon the parties, their personal representatives, SuCCessors and assigns and be governe
by the Iaws%t the S!'ate in which the Premises are located. Any litigation between the Parties hereto concerning this Lease shali be lnltialgd In the county in
which the Premises ara located. '

30. Subordination; Attornment; Non-Disturbance.

30.1 Subordination. This Lease and any Option granted hereby shall be subject and subordinate to any ground lease, mortgage, deed of trust, or other
hypothecation or securily device (collectively, ‘Security Daevice"), now or hereafter placgd by Lessor upon the real property of which the Prgmlses are ?'
part, to any and all advances made on the security thereof, and to all renewals, quiflgat_IQns. con.f::ollc_iatlons, replacements and extensions thereof.
Lesses agress that the Lenders holding any such Security Device shall have no duty, liability or ebligation to perform any of the obligations of Lessor
under this Lease, but that in the event of Lessor’s default with respact to any such obligation, Lessee wil! give any Lender whose name and address have
been furnished Lessee In writing for such purpose notice of Lessor's default and allow such Lender thirty (30) days following receipt of such notice for
the cure of said defauit balore invoking any remedies Lessee may have by reason thereof. If any Lender shall elect to have this Lease and/or any OpUgn
granted hereby superior to the lien of its Security Device and shall glve written notice thereof to .Lessea, this Lease and such Optlons shall be deemegd
prior to such Security Device, notwithstanding the relative dates of the documentation or recordation thereof.

30.2 Attornment. Subjact to the non-disturbance provisions of Paragraph 30.3, Lessee agrees 1o attorn o a Lender or any other party whp acquires
ownership of the Premises by reason of a foreclosure of a Security Device, and that in the event of such foreclgsur'e, such new owner shall not: (i) be liable
{or any act or omission of any prior lassor or with respect to events occurring prior-to acquisition of ownelshlp,, (i) be subject to any offsets or defenses
which Lessee might have against any prior lessor, or (iii) be bound by prepayment of more than one (1) month’s rent.

30.3 Non-Disturbance. With respect to Security Davices entered into by Lessor after the execution of this Lea_se, Lesse'e's subordination of this Lease
shall be subject to receiving assurance (a “non-disturbance agreement’) from the Lender that Lessaeg's possession and this Leasse, including any options
{o extend the term hereof, will not be disturbed so long as Lessee is not in Breach hereol and attorns to the record owner of the Premises.

30.4 Sell-Executing. The agresments contained In this Paragraph 30 shall be effective without the egecution of any further documents; provided,
howaever, that, upon written request from Lessor or a Lender in connaction 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 such subordination or non-subordination, attornment and/or
non-disturbance agreement as is provided for herein. i

31. Attorney's Fees. |l any Party or Broker brings an action or proceeding to enforce the terms nereof or declare rights hereunder, the Prevailing Party
(as hereafter defined) or Broker in any such proceeding, action, or appeal thereon, shall be entitled to reasonable attorr!ey's fees. Such fess may be
awarded In the same suil or recovered in a separate suit, whether or not such action or proceeding is pursued to decision or judgment. The term,
“Pravalling Party” shall include, without fimitation, a Party or Broker who substantially obtains or defeats the relief sought, as the case may be, whether
by compromiss, settlement, judgment, or the abandonment by the other Party or Broker of its claim or defense. The attorney's fee award shall not be

_ computed In accordance with any court fee schedule, but shall be such as to fully reimburse all attorney's fees reascnably Incurred. Lessor shall be
sntitied to atlomey's fees, costs and expenses incued In the preparation and service of notices of Default and consuitations In connaction therewith,
whether or not & legal actlon Is subsequently commenced in connection with such Default or resufting Breach.

32. Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the nght to enter the Premises at any time, in the case of an
emergency, and otherwise at reasonable times for the purpose of showing the same to prospectve purchasers, lenders, or lessees, and making such
alterations, repairs, improvements or additions to the Premises or to the building of which they are a part, as Lessor may reasonably deem necessary.
Lessor may .at any time place on or about the Premises or building any ordinary “For Sale" signs and Lessor may at any lime during the last one hundred

twenty (120) days of the term hereof place on or about the Premises any ordinary "For Lease” signs. All such activities of Lessor shall be without abatement
of rent or liability to Lessee.

33. Auctlons, Lessee shall not conduct, nor permit to be conducted, either voluntarily or involuntarily, any auction upon the Premises withoul first having

obtained Lessof’s prior wrillen consent. Notwithstanding anything to the contrary in this Lease, Lessor shall not be obligated to exercisa any standard of
reasonableness in determining whether to grant such consent.

34. Signs. Lessee shall not place any sign upon the Premises, except that Lessee may, wilh Lessor's prior written consent, instalt (but not on the roof) such
signs as are reasonably required to advertise Lessee's own business. The Installation of any sign on the Premises by or for Lessee shall be subject to the
provislons of Paragraph 7 (Maintenance, Repairs, Utility Installations, Trade Fixtures and Alterations). Unless otherwise expressly agreed herein, Lessor
raserves all rights o the use of the roof and the right to install, and all revenues from the installation of, such advertising signs on the Premises, including
the roof, as do not unreasonably interfere with the conduct of L esses's business.

35. Termination; Merger. Unless spacifically stated otherwise in writing by Lessor, the voluntary or other surrender of this Lease by Lessee, the mutual
termination or cancellation hereof, or a termination hereof by Lessar for Breach by Lessee, shall automatically lerminate any sublease or lesser estate in
the Premises; provided, however, Lessor shall, in the event.of any such surrender, termination or cancellation, have the option to continue any one or alt
of any existing subtenancies. Lessor's failure within ten (10) days following any such event to make a written election {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.

38, Consents.

(a) Except for Paragraph 33 hereof (Auctions) or 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 be unreasonably withheld or delayed. Lessor's actual reasonable costs and expenses (including but
not fimited lo archilects’, atlorneys', engineers’ or other consultants' fees) incurred In the consideration of, or response to, a request by Lessee for any
Lessor consent pertalning to this Lease or the Premises, including but not limited to consents to an assignment, a sublstting or the presence or use of a
Hazardous Substance, practice or storage tank, shall be paid by Lessee to Lessor upon receipt of an involce and supporting documentation therefor,
Subject to Paragraph 12.2(e) (applicable to assignment or subletting), Lessor may, as a condition to considering any such request by Lesses, require that
Lessee deposit with Lessor an amount of money (in addition to the Security Depasit held under Paragraph 5) reasonably calculated by Lessor to represent
the cost Lessor will Incur in considering and responding to Lessse's request. Except as otherwise provided, any unused portion of sald deposit shall be
refunded to Lessee without interest. Lessor's consent to any act, assignment of this Lease or subletting of the Premises by Lessee shall not constitute
an acknowledgement that no Default or Breach by Lessee of this Lease exists, nor shall such consent be deemed a waiver of any then existing Default or
Breach, except as may be otherwise specifically stated In writing by Lessor at the time of such consent.

{b) All conditions to Lessar's consent authorized by this Lease are acknowledged by Lessee as being reasonable. The fallure to specify herein
any particular condition to Lessor's consent shall not preclude the imposition by Lessor at the time of consent of such further or other conditions as are
then reasonabla with.reference to the particular matter for which consent is being given.

37. Guarantor.

37.1 I there are to be any Guarantors of this Lease per Paragraph 1.11, the form of the guaranty to be executed by each such Guarantor shall be in
the form most recently published by the American Industrial Real.Eslate Association, and each said Guarantor shall have the same obligalions as Lessee
under this Lease, including but not limited 1o the obligation to provide the Tenancy Statement and information called for by Paragraph 16.

37.2 It shall constitute a Default of the Lessee under this Lease il any such Guarantor fails or refuses, upon reasonable request by Lessor lo give:
(a) evidence of the due execution of the guaranty called for by this Lease, including the authorily of the Guarantor (and of the party signing on Guarantor's
behalf) to obligate such Guarantor on sald guaranty, and including in the case of a corporate Guarantor, a certified copy of a resolution of its board of
directors authorizing the making of such guaranty, togsther with a certificate of incumbency showing the signature of the persons authorized to sign on

its behalf, (b) current financial statements of Guaranior as may from tims to time be requested by Lessor, (c) a Tenancy Statement, or (d) written
confirmation that the guaranty is still in effect.

38. Qu,le} Possesslon. Upon payment by Lessse of the rent for the Premises and the observance and performance of all of the covenants, capditions
and provisions on Lessee's part to he observed and performed under this Lease, Lessee shall have quiet possession of the Premises for the entire term
hereof subject to all of the provisions of thig Lease.

39. Optlons,

39.1 Deinltion. As used In this Paragraph 39 the word “Optlon” has the following meaning: (a) the right {o extend the term of this Lease or to renew
this Lease or 10 extend or renew any lease that Lessee has on other property of Lassor; (b) the right of first refusal to lease the Premises or the right of first
offer to lease the Premises or the right of first refusal lo lease other property of Lessor or the right of first offer to lease other property of Lessor;.(c) the right
to purchase the Premises, or tha right of first refusal lo purchase the Premises, or the right of lirst offer o purchase the Premisas, or the right to

p;.urchase other property of Lessor, or the right of first refusal to purchass other property of Lessor. or the right of first offer to purchase other propeity
of Lessor.

/

39.2 Options Personai To Orlginal Lesses. Each Option granted to Lessee in this Lease is personal to the original Lesses named in Paragraph 1.1
hereol, and cannot be voluntarily or involuntarily assigned or exercised by any person or entity omer than said original Lessee while the original Lessasg




15 1N LN ANA agIual Possession of the Premises and without the intention of thereafler assigning or subletling. The‘OpHons, if any, herein granlaq {o Lesses
arenol.assignable, either as a part of an assianment of this Lease or separately or apart therefro and no Option may be separated from this Lease in
. gny manner. by reservation or otherwise. ‘
'39.3‘Mulilpla Optlons. In the event that Ieseé has any Multipla Options to extend or renew this Leass, a later Option cannot be exercised unless the
; prior Options to extend or renew thls Lease have been validly exercised. :
39.4 Etfect of Dafault on Options.
~ (a) Lessae shall have no right to exercise an Option, notwithstanding any »provl'sion ln. the gran} of Option to the contrary: ) qulng the Qeriod
commencing with the giving of any notice of Default under Paragraph 13.1 and continuing until the noticed Default Is curea. or (i qurlng thg period of
time any monetary obligation dus Lessor from Lessee is unpald (without regard to whether notice th.ereof is given Lessee). or {iii) dunng the ime Lessee
is i’ Breach of this Lease, or (iv) in the event that Lessor has given 10 Lesses three (3) or more notices of _Default under Paragraph 13.1, whether or not
ihe Dalaulis are cured. during the twelve (12) month period immedlately preceding the exercise of the Option.
(b)‘ The perlod of time within which an Option may be exercised shall not be extended or entarged by reason of Lessee’s inability to exercise an
Option because of the provisions of Paragraph 39.4(a).

"(c) Al rights of Lessee under the provisions of an Option shall terminate and be of no further force or effect, notwithstanding Lesga_e‘s due and
timely exercise of the Option, if, after such exercise and during the term of this Lease, (i) Lessee fails to pay to Lessor a monetary obligation of Les‘see
for a period of thirty (30) days after such obligation becomes due (without any necessity of Lessor to'give notice thereof to Lesses), or (il) Lessor gives
lo Lesses three (3) or more notices of Default under Paragraph 13.1 during any twelve (12) month period, whether or not the Delaults are cured, or (itiy i
Lessee commils a Breach of this Lease. :

40. Multiple Bulldings. Il the Premises are part of a group of buildings controlied by Lessor, Lesses agress that it wiI’I abide by, keep and observe'all
reasonable rules and regulations which Lessor may make from time 1o time for the management, safety, care, and cleanlinese of the grounds, the parking
and unloading of vehicles and the preservation of good order, as well as for the convenience of other occupants or tenants of such other buildings and
their invitees, and that Lesses will pay its falr share of common expenses incurred in connection therewith.

41. Security Measures. Lessae hereby acknowledges that the rental payable 1o Lessor hereunder does not include the cost of guard service or other
security measures, and that Lessor shall have no obligation whatsoever to provide same. Lessee assumes all responsibility for the protection of the
Premises. Lessee, its agents and invitees and their property trom the acts of third parties.

42. Reservations. Lessor reserves 1o itsell the right, from time to time, to grant, without the consent or joinder of Lessee. such easements, rights and
dedications that Lessor deems necessary, and to cause the recordation of parcel maps and restrictions, so long as such easements, rights, dedications,
maps and restrictions do not unreasonably interfere wilh the use of the Premises by Lessee. Lessee agrees to sign any documents reasonably requested
by Lessor to effectuate any such easement rights, dedication, map or restrictions.

43. Performance Under Protest. If at any time a dispute shall arise as to any amount or sum of money to be pald by one Party to the other under the
provisions hereof, the Party against whom the obligation to pay the money Is asserled shall have the right to make payment “under protest’ and such
payment shall not be regarded as a voluntary payment and there shall survive the right on the part of said Party to institute suit for recovery of such sum.
It it shall be adjudged that there was no legal cbligation on the part of said Party to pay such sum or any part thereol, said Party shall be entitled to
recover such sum or so much thereofl as it was not legally required to pay under the provisions of this Lease.

44, Authority. iIf elther Party hereto is a corporation. trust, or generai or limited partnership, each individual exscuting this Lease on behalf of such entity
represents and warmrants that he or she Is duly authorized to execute and deliver this Lease on its behalf. If Lesses Is a corporation, trust or partnership,
Lessee shall, within thirty (30} days after request by Lessor, dellver lo Lessor evidence satisfactory to Lessor of such authority.

45. Conilict. Any conflict between the printed provisions of this Lease and the typewritten or handwritten provisions shall be controlled by the typawritten
or handwritten provisions. ,

46. Ofter. Preparation of this Lease by Lessor or Lessor's agent and submission of same to Lessea shall not be deemed an offer 1o Iease to Lessea. This
Leasa is not intended to be binding until executed by all Parties hereto.

47. Amendments. This Lease may be modified only in writing, signed by the parties in interest at the time of the modification. The parties shall amend this
Lease from time to time to reflect any adjustments that are made to the Base Rent or other rent payable under this Lease. As long as they do not -
materially change Lessee'’s obligations hereunder, Lesses agreses o make such reasonable non-monetary modificalions to this Lease as may be reasonably

required by an institutional, insurance company, ot penslon plan Lender in conneclion with the oblaining of normal financing or refinancing of the
property of which the Premises are a part.

48. Multiple Partles. Except as otherwise expressly providad herein, if more than one person or entity is named herein as either Lessor or Lessee, the
obligations of such Multiple Parties shall be the joint and several responsibllity of all persons or enlities namad herein as such Lessor or Lessee.

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 IS EXECUTED, THE TERMS OF THIS LEASE ARE COMMERCGIALLY REASONABLE AND EFFECTUATE THE INTENT AND PURPOSE OF
LESSOR AND LESSEE WITH RESPECT TO THE PREMISES.

IF THIS LEASE HAS BEEN FILLED IN, IT HAS BEEN PREPARED FOR SUBMISSION TO YOUR ATTORNEY FOR HIS APPROVAL. FURTHER,
EXPERTS SHOULD BE CONSULTED TO EVALUATE THE CONDITION OF THE PROPERTY AS TO THE POSSIBLE PRESENCE OF ASBESTOS,
. STORAGE TANKS OR HAZARDOUS SUBSTANCES. NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE AMERICAN INDUSTRIAL
REAL ESTATE ASSOCIATION OR BY THE REAL ESTATE BROKER(S) OR THEIR AGENTS OR EMPLOYEES AS TO THE LEGAL SUFFICIENCY,
LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO WHICH IT RELATES; THE PARTIES SHALL RELY
SOLELY UPON THE ADVICE OF THEIR OWN COUNSEL AS TO THE LEGAL AND TAX CONSEQUENGCES OF THIS LEASE. IF THE SUBJECT

PROPERTY IS LOCATED [N A STATE OTHER THAN CALIFORNIA, AN ATTORNEY FROM THE STATE WHERE THE PROPERTY IS LOCATED
SHOULD BE CONSULTED.

The parties hereto have executed this Lease at the place on the dates specified above to their respeactive signatures,

Executed at SR Execuled at By A | Q TA
on 3 ~20.96 on = \8%@&9
by LESSOR: ) by LESSEE:

Sl la Y [l g olA st Codor Fpuy Svpery (o,

oy oy W oupinlnig,

- Name Printed: Name Printed: ¥ 5 \MONAD Aue
Title: R —— Title: PHesDery I@ =0
e |
By : By
Name Printad; Name Printed: .
Title: Title: ’ )
Address: ' Address: __ D00\ T wostiht ey : g"“ i f 'GA q4q¢to
Tel. No. { ) ' Fax No. ( ) Tol. No. (101 T™8-4200  raxno. (10’1 y THE-4b\ Y
GROSS c PAGE 10

NQTICE: These forms are often modified to meet changing requirements of law and Ingustry needs. Always write or call to maké sure you
are ulilizing the most current form: American Industrial Real Estate Association, 345 South Figueroa Streel. Suile M-1, Los
Angeles, CA 80071. (213) 687-8777. Fax. No. (213) 687-8616.



ADDENDU._/TO SINGLE-TENANT INDUSTRIAL L., .SE (GROSS)
' DATED A8 OF.MARCH G,1996

LESSOR: Stella Amold and Albert Musso

LESSEB: West Coast Beauty Supply Company

fra the event of any conflict between the printed portion of the Lease and this Ad

¢ontrol.

49,

50.

” 5-1:98 tnrougn 4-30-97 Base Rent willbe $3,250,00 Month1-12

dendum, this Addendum shall

Base Rent Schedule:
Base Rent shall be as follows:

5-1-97 through 5-31-37 Free Rent .00 Month 13
6-1-97 through 4-30-88 Base Rent willbe $3,250.00 Month14:24
5-1-98 through 5-31-98 Free Rent .00 Morith25
6-1-98 through 4-30-09 Base Rentwlillbe ~ $3,380.00 Month26-38
5-1-99 through 5-31-99 Free Renl - .00 Month37

8-1-99 through 4-30-2000 Base Renl wilbe  $3,510.00 Month38-48
5-1-2000 through 4-30-2001 Base Rentwliibs $3,640,00 Month49-80
Rernit for months 61-120 shall commence at 90% of the then fair market value, but in no event
less than the 60th month’s rent (83,640.00). Thereafter, rent shall escalate annually at a fixed
rate of 4% of the base rent of $3,250.00.

deienors REE owners ;
Security Deposit FeEquesT 14 } {
Security deposit to be $9,750.00. In the event Legsee is not vader default of leage, Lessee may;cle.ct
to (with sixty days written notice to Landlord) .applyl said security deposlit toward rental paymnents in

3]

year four (4) and five (5) ofssifi [ease term. w 5‘ “ B “!,';//, o o

Option to Renews; _ : AY
Lessee to have one five (5) year option to renew Lease. This option shall be valid’so fong as Lessee |
s not in default under the provisions of this Lease. Rent for the option period to be as follows:

Rent for the second five (5) year period (months 61-120) shall commence at 90% of the then Fair
Market Value. Fajr Market Value shall be mutually agreed upon between the parties ninety (90) days
before the expiration of the first five (5) year term, If the partics are unable to agree upon the 90%
of the then fair market value, then sixty (60) days before the expiration of the first five (5) year lease
term, each party shall appoint a rea) estate appraiset who Is a current member of the American
Institute of Real Estate Appraisers with at Jeast five (5) years of experionce appraising buildiog space
comparable to the Premises in the city and county where the Premises is located. If elther party fails
to appoint an appraiser, then the one selected appraiser shall select another appraiser. If the two (2)
appraisers are upable to agree on the fair market value within ten (10) days, they shall select a thixd
appraiser meeting the qualificatlons stated herein. The third appraiser, however selected, shall be a
person who has not previously acted in a capacity for either party. Within ten (10) days after
selection of the third appraiser, a majority of appraisers shall set the falr market value. 1f a majority
of the appralsers is unable to set the fair market value within the ten (10) day period, the two (2)
closest appraisals shall be added together and the totad divided by two (2). The resulting quotient shall
be the fair market value, Bach party shall be responsible for the costs, charges and fees of the
appraiser appointed by that party plus one half of the cost of the third appraiser.

Right of Flrst Refusal:

“ 1f at any time during the term hereof Lessor shall ieceive from any thicd party a bona fide offer

54,

to purchase or lease (to commience afier expiration.of this Lease) the property af a price apd an
terms acceptable to Lessor, Lessor shall give wrilten nolice of such price apd terms to Lessee,

and Lessee shall have twenty (20) days thereafter in which to execufe a written agreement with
Lessor for Lease or Purchase of the premises at such price and on such terms. If Lessor shall
notify Lessee and Lessee shall fail to execute such agreement within such twenty (20) day period,
Lessor shall thereafter be free to lease (to commence after expiration of this lease) the property to [ A
such third party, then all xights under this section shall forthwith terminate. If the property is not purchased or
leased to such third party, then Lessor shall give lessee the same right to lease the property upon

receiving any subsequent offer from any third party that {s acceptable to Lessor.

Improvements:
Lessor shall deliver the premises to Lessee in “as-is” condition. Lessor shall not be respousible for
any upgrades to the subject premises as a result of Lessee’s lupravements or change of use.

Signage;:
‘Except for the south wall facing the McDonald's parking area, Lessee may install or authorize
signage on the premises as long as it is copsistent with applicable law.

03/13/96 12:00 TX/RX NO.2555 P.002
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LANDLORD

By: Qe S\MWTPM%

Albert J. Mussd/as Trustees
Under the Declaration of Trust
Dated March 12, 1996.

By: /D \_’EO% =1
Bemnice G. Musso, as Trustees
Under the Declaration of Trust
Date:

W 4 W o T
: /Ip0 / !
Walter A. Arnold, in Trust,
As Trustee of the Stella Arnold
1987 Exempt Trust FBO Walter

A. Arnold dated April 4, 2001

) f A S
By: YR, i
Spargo,fin Trhst’
As Trustee of the Stella Arnold
1987 Exempt Trust FBO Joan
Spargo dated April 4, 2001




LEASE _ADDENDUM #2

WHEREAS Stella Arnold (now deceased) and Albert Musso, entered into a lease dated March
5, 1996, for a term commencing May 1, 1996 and ending April 30, 2008, for the space
commonly known as 450 Sixth Street, San Francisco, California, with West Coast Beauty
Supply Co. hereinafter “Lessee”, and

WHEREAS Walt Arnold and Joan Spargo are the successors in interest to Stella Arnold (Walt
Arnold, Joan Spargo and Albert Musso being referred to herein as “Lessors”).

Lessors and Lessee acknowledge that as instructed in Article 49 of the Addendum to Single-
Tenant Industrial Lease, Lessor and Lessee have met and agreed that 90% of the fair market
value for rental months 61-120 is $1.00 per square foot. Thereafter, annual increases shail be
fixed at 4% of the base rent of $4500.00. Therefore, commencing May 1, 200, the effective
rental schedule shall be as follows:

May 1, 2001 — April 30, 2002  $4,500.00
May 1, 2002 — April 30, 2003  $4,680.00
May 1, 2003 — April 30, 2004  $4,860.00
May 1, 2004 — April 30, 2005  $5,040.00
May 1, 2005 - April 30, 2006  $5,220.00

All other terms and conditions of the aforementioned Lease will remain in full force and effect.

The parties hereto have executed this Addendum on the dates specified below by their
respective signatures. ’

LESSOR: LLESSEE:
West Co@ ty Supply Co.
By: qLbel Harpow
Albert Musso W T mas Amen

Date: July9 2001

Its: President and CEQO

o WIE sy |
By: medm//w ,
Date /Q 70/




LEASE ADDENDUM #3

THIS LEASE ADDENDUM #3 is entered into as of J1dach, a2y :

2006 by and between Albert J. Musso and Bernice G. Musso, as Trustees Under the Declaration
of Trust dated March 12, 1996 and Walter A. Arnold and Joan Spargo, in Trust, as Trustee of the
Stella Arnold 1987 Exempt Trust dated May 28, 1987, (“Landlord™), and Beauty Systems Group,
Inc., a Delaware corporation, (“Tenant™).

RECITALS
WHEREAS Landlord and Tenant entered into that cgrta'm lease agreemerit dated March 6, 1996,
herein referred to as (“Lease”), relating to the premises of approximately 4,500 square feet
located at 450 Sixth Street, San Francisco, California; and
WHEREAS the Lease Term will expire on April 30, 2006; and

WHEREAS the Landlord and Ténant desire to extend the term of the Lease and amend the terms
and conditions of the Lease as hereinafter set forth.

TERMS

NOW, THEREFORE, for good and valuable consideration the sufficiency and receipt of which
are hereby acknowledged, Landlord and Tenant hereby agree as follows:

1. TERM. The Term of the Lease (“Lease Term”) is hereby extended for the period beginning
May 1, 2006 and endmg on April 30, 2011

2. RENT. Minimum Base Rent for the‘Lease Term is as follows: Annual Minimum Base Rent
shall be $89,100.00, to be paid in equal monthly installments of $7,425.00.

3. OPTION TO RENEW. Landlord grants Tenant the right, privilege and option to extend this

" Lease for one (1) successive period of five (5) years under the same terms and conditions of this

Lease in effect at the expiration of the initial term or extended term hereof except that the
Minimum Annual Rent during the option term shall be a negotiated rate between Landlord and
Tenant. Landlord and Tepant will mutually agree on the rental rate; provided however, that if the
parties cannot agree, then average of the rate reasonably determined by the parties will be
established as the negotiated rate. Tenant shall provide Landlord with a written notice of its
exercise of such option at least one hundred eighty (180) days before the expiration of the initial
term or any extended term as the case may be.

4. Lease Section 8.2, 8.4, 8.5 shall be deleted in their entirety and the following inserted:Tenant
shall, during the Lease term, maintain in full force and effect the following insurance:

(A) Comprehensive general liability insurance insuring against all claims; demands, actions, or liability
for injury to or death of any persons, and for damage to property occurring in or on the Premises. This
policy must contain coverage for Premises operations, products, and completed operations, blanket
contractual, personal injury, operations, ownership, maintenance and use of owned, non-owned, or hired
automobiles, bodily injury, and property damage. The policy must be written in an occurrence form and
shall have limits in amounts not less than $1,000,000 per occurrence and $4,000,000 in the aggregate. This
insurance must include a contractual coverage endorsement specifically insuring the performance by
Tenant of its indemnity agreement contained herein. Tenant shall name Landlord as an additional insured
on its comprehensive general liability insurance policy.
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(B) All-risk fire insurance, including, without limitation, vandalism and malicious mischief coverage,
covering Tenant's furniture, fixtures and equipment owned by Tenant to the extent of their full replacement
value. Provided, however, Tenant may, in lieu of carrying plate glass insurance, self insure or bear the risk
for such plate glass.

©) Tenant may comply with its insurance obligations hereunder by endorsement to any blanket policy
of insurance.
(D) Tenant shall provide the Landlord with a certificate of insurance providing that the policies set out

above can not be cancelled, amended or modified without at least thirty (30) days written notice to the
certificate holder. The insurance shall be effective for not less than one (1) year, and thirty (30) days prior
to the expiration of any policy of insurance; Tenant shall deliver to the Landlord a notice of any change or
cancellation or a renewal or new policy to take the place of the policy expiring.

(E)  All insurance policies required to be maintained hereunder shall be issued by an insurance
company licensed to do business within the state in which the Premises are located.

(F) Tenant shall indemnify, defend, and save harmless Landlord from any claim or loss by reason of
any accident or damage to any person or property happening in the Premises except for those claims and
losses due to the sole negligence of Landlord. Likewise, Landlord agrees to indemnify, defend and save
Tenant harmless from any claim or loss by reason of an accident or damage to any person or property
happening in any of the Common Area, (including without limitation, parking area, sidewalks, ramps and
service area) of the Shopping Center and other parts of the Shopping Center except for those claims and

losses due to Tenant's sole negligence.

4

5. Except as modified herein, all terms and conditions of the Lease remain in full force and

effect.
LANDLORD

By: &ldest) itin
Albert J. Musso, as Trustees
Under the Declaration of Trust
Dated March 12, 1996.

By: Q&v’v'MQ (.:3‘ Jﬂ‘f/agt:
Bernice G. Musso, as Trustees
Under the Declaration of Trust
Dated March 12, 1996.

By:(/ﬂw / M Titvite e

Walter A, Amnold, in Trust,

As Trustee of the Stella Arnold
1987 Exempt Trust FBO Walter
A. Arnold dated April 4, 2001

By: Qazm f/:uﬂ%o
Wan Spargoﬁn Trdst, !
As Trustee of the Stella Arnold
1987 Exempt Trust FBO Joan
Spargo dated April 4, 2001

TENANT
BEAUTY SYSTEMS GROUP, INC.

a Delaware corporation

y: L\ i
Michael Renzulli =
Its: Chairman

Date: b 24 2000




beauty systems

group
| J
April 13, 2010

VIA UPS

Mr. Walter Arnold
45475 Pueblo Road
Indian Wells, CA 92210

Re: Beauty Systems Group LLC - #8686 San Francisco/CA

Lease dated March 6, 1996 by and between Albert J. Musso and Bernice G. Musso, as
Trustee Under the Declaration of Trust dated March 12, 1996 and Walter A. Arnold and
Joan Spargo, in Trust, as Trustee of the Stella Arnold 1987 Exempt Trust dated May 28,
1987, Landlord, and Beauty Systems Group LLC, Tenant, for the premises located at 450
Sixth Street, San Francisco, California.

Dear Mr. Arnold:

The above referenced Lease expires on April 30, 2011. Pursuant to the Lease addendum
#3 dated March 24, 2006, Paragraph 3, Option to Renew, we have one (1) five (5) year
option to extend this Lease, which is to be exercised by October 30, 2010. This letter
shall serve as Tenant’s exercise of its option.

The option term will commence on May 1, 2011 and shall expire on April 30, 2016. The
Landlord and Tenant agree the Minimum Annual Base Rent for the extended term shall
be $89,100.00 payable in monthly installments of $7,425.00 commencing on May 1,
2011 and ending on April 30, 2013. The Minimum Annual Base Rent for the extended
term shall be $96,000.00 payable in monthly installments of $8,000.00 commencing on
May 1, 2013 and ending on April 30, 2016.

Please acknowledge the deliverance of this option exercise letter by signing below and
return one (1) original to Sheri Christensen for our records. Thank you for your
cooperation in this matter.

Regards,

BEAUTY SYSTEMS GROUP LLC Acknowledged this day of
\ , of 2010.

WALTER A. ARNOLD

By:
Its:

WORLDWIDE
SUPPORT CENTER
3001 Colorado Bhvd.
Denton, TX 76210-6802
phone: 940.898.7500

Beauty Systems Group LLC FOR THE BUSINESS OF BEAUTY



FOURTH AMENDMENT TO LEASE

_
THIS FOURTH AMENDMENT TO LEASE is entered into as of j ZZ&// 3
2015 by and between Albert J. Musso and Bernice G. Musso, as Trusfees )ﬁnder the Declaration
of Trust dated March 12, 1996 and Walter A. Arnold and Joan Spargo, in Trust, as Trustee of the
Stella Arnold 1987 Exempt Trust dated May 28,1987, (“Landlord”), and Beauty Systems Group,
Inc., a Delaware Corporation (“Tenant”).

RECITALS

WHEREAS Landlord and Tenant, or their predecessors in interest, entered into that certain lease
agreement dated March 6, 1996, herein referred to as (“Lease”), relating to the prémises of
4,500 square feet located at 450 Sixth Street, San Francisco, California; and

WHEREAS the Lease Term will expire on April 30, 2016; and

WHEREAS the Landlord and Tenant desire to extend the term of the Lease; and amend the
terms and conditions of the Lease as hereinafter set forth.

TERMS

NOW, THEREFORE, for good and valuable consideration the sufficiency and receipt of which
are hereby acknowledged, Landlord and Tenant hereby agree as follows:

1. TERM. The Term of the Lease is hereby extended for the period beginning May 1, 2016 and
ending on April 30, 2026.

2. RENT. Base Rent for the Extended Lease Term is as follows: Annual Base Rent shall be:

05/01/2016 - 04/30/2021: $111,000.00 to be paid in equal monthly installments of $9,250.00.
05/01/2021 - 04/30/2026: $120,000.00 to be paid in equal monthly installments of $10,000.00.

3. GRANT OF ADDITIONAL OPTION. Tenant shall be entitled to one (1) option to extend the
Term, for an additional term of sixty (60) months. All terms and conditions of the Lease shall
apply to and during additional Option Term, except for the Minimum Monthly Rent shall
increase to Eleven Thousand Two Hundred Dollars ($11,200.00) month. Tenant shall provide
landlord with written notice of its exercise of such option at least one hundred eighty (180) days
before the expiration of the initial term or any extended term.

4. Except as modified herein, all terms and conditions of the Lease remain in full force and
effect.

Signatures on next page




~ LANDLORD

By:

as Trustees
Under the Declaration of Trust
Dated March 12, 1996
Date:

By:

as Trustees
Under the Declaration of Trust
Dated March 12, 1996
Date:

s ; 7 T
By [5,/// /4/" /Z;;rﬁ/

Walter A. Arnold, ianmSt,:
As Trustee of the Stella Arnold

1987 Exempt Trust FBO Walter A.

Arnold dated April 4, 2001
Date: 5’//”} y
/

By: QL)?/M mew,ﬂ
Joari/épargo in Tn@st

As Trustee of the Stella Arnold
1987 Exempt Trust FBO Joan
Spargo dat,ed Aprl 14, 2001
Date: ,; VAT

e (i |

Arlene Ripley r

Date: 219 -20(5
By: /A/’ﬁ’ N o

Kenneth Musso
Date: ~ 2/23 /,f?/s

i [

David Musso (/

o
Date: ':’3/7/&:) — |5

TENANT
BEAUTY SYSTEMS GRQUP, INC.

a Delaware Corporation

- /’7 R
By: 5
Name: x,. A{/_\ A Valowe
Title:{ ‘/ "“ v J&U 1 Yo u T "':‘J
Date: /z, A=t =y




