STANDARD INDUSTRIAL LEASE

{ Multiple Tenant — Tenant Pays its Percentage Share of Operating Expenses,
Real Property Taxes and Insurance Costs — NO Base Year)

1. BASIC L EASE PROVYSIONS,
1.1 DaTE
1.2  LANDLORAD:
1.3  TENANT
14  PREMISES A DDRESS:
1.5  APPROXIMATE LEASABLE AREA

1.6

1.7

1.8

1.9

[4.2.2 1] [DPI Wes1 Lease (Rock2) -930 Rock Onfari, CA Lease pef] [Page 1 of 60]

September 1, 2011

PRIM Milliken Distribution Associates, LLC,
a Delaware limited liability company

DPI1 Specialty Foods, Inc.,
a Delaware corporation

Units A and B, 930 S. Rockefeller, Ontario, California

OF PREMISESS; Unit A; 94,016
(in square feet) Unit B: 72,212
Total: 166,228
Uske: Warehousing and distribution of food products and
associated office use
TERM: Five (5) years
ESTIMATED COMMENCEMENT DATE: Unit A: Upon Completion of Unit A Tenant Improvements
Unit B: December 15, 2011
See Section 3.1
MONTHLY BASE RENT:
Rental Period* Base Rent due for Base Rent due for Total Base Rent
. Unit B Unit A Due
Commencement Date — 127 $21,663.60 $28,204.80"* $49,868.40
full calendar month™**
13" — 24" month $22,530.14 $20,332.99 $51,863.13
257 35" month 523,468.90 $30,555.20 $54,024.10
37" — 48" month $24,407.66 $31,777.41 $56,185.07
49" — 60™ month $25,346.41 $32,989.62 $58,346.03

*Base Rent due for a partial month shall be prorated on a per diem basis.

**Base Rent for Unit A shall commence on the Unit A Commencement Date.

*** See section 1 of the Addendum to this Lease for abated Base Rent.

BASE RENT AND ESTIMATED OPERATING

EXPENSES PAID UPON EXECUTION:

BASE RENT:

APpLIED TO;
(insert month(s}))

OPERATING EXPENSES:

APPLIED TO:
(insert month(s))

$49,868.40

First Base Rent due under Lease

$17,453.94

First Operating Expenses due under Lease

*No Operating Expenses shall be payable with respect to Unit

A until the Unit A Commencement Date. Operating Expenses for

a portion of the Premises shall be calculated on a per square foot
basis.

"

ar Cle



2.

1.11  TeENANT'S PERCENTAGE SHARE:

1.12 SECURITY DEPOSIT:

1.13 NUMBER OF PARKING SPACES:

1.14 REAL ESTATE BROKER:

LANDLORD:

TENANT.

1.15  ExHiBITs ATTACHED TO LEASE:

1.16  ADDRESSES For NOTICES:

PREMISES.

LANDLORD:

Wity A Copy T0;

TENANT.

Wity A Copy T0O:

GUARANTOR,

See Section 6.4
$58,346.03
191

CB Richard Ellis, Inc.
CB Richard Ellis, Inc.

Exhibit A — "Premises;" Exhibit B — "Verification Letter;"

Exhibit C - "Rules and Regulations;" Exhibit D — "Form of HazMat

Certificate"; Exhibit E — “Work Letter Agreement”;
“Addendum to Lease”; Exhibit G — “Guaranty of Lease”

PRIM Milliken Distribution Associates, LLC
c/o TA Associates Realty

1301 Dove Street, Suite 860

Newport Beach, California 92660

Attention: Asset Manager/Milliken Distribution

and

PRIM Milliken Distribution Associates, LLC
c/o TA Associates Realty

28 State Street, Tenth Floor

Boston, Massachusetts 02109

Attention: Asset Manager/Milliken Distribution

Davis Partners LLC

301 East Arrow Highway, Suite 102

San Dimas, CA 91773

Attention: Asset Manager/Milliken Distribution

and

Davis Partners LLC

1420 Bristol Street North, Suite 100

Newport Beach, CA 82660

Attention: Property Manager/ Milliken Distribution

DPI Specialty Foods, Inc.
Attn: Francis Haren

601 Rockefeller Avenue
Ontario, CA 91761

Gresham Savage Nolan & Tilden, PC
Aftn: Robert Ritter, Esqg.

550 E. Hospitality Lane, Suite 300
San Bernardino, CA 92408

During the term of the Guaranty:

Irish Dairy Board Co-operative Limited
Attn: John McRedmond

Grattan House

Lower Mount Street

Dublin 2

Ireland

Exhibit F —
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2.1 AcceptancE. Landlord leases to Tenant, and Tenant leases from Landlord, the Premises, to have and to hold for
the term of this Lease, subject to the terms, covenants and conditions of this Lease. The Premises is depicted on Exhibit "A"
attached hereto. The Premises depicted on Exhibit "A® is all or a part of a building (the "Building") and may contain areas
outsidle of the Building to the extent such areas are specifically identified on Exhibit “A” as being a part of the Premises. Tenant
accepts the Premises in its condition as of the Commencement Date, subject to all applicable laws, ordinances, regulations,
covenants, conditions, restictions and easements, and except as may be otherwise expressly provided herein, Landlord shall
not be obligated to make any repairs or alterations to the Premises. Tenant acknowledges that Landlord has made no
representation or warranty as to the suitability of the Premises for the conduct of Tanant's business, and Tenant waives any
implied warranty that the Premises are suitable for Tenant's intended purposes. The number of square feet set forth in Section
1.5 is an approxination, aind the Base Rent shall not be changed if the aciual number of square feet in the Premises is difierent
than the number of square feet set forth in Section 1.5.

2.2  Cownopimion. Llandlord represents and warrants to Tenant that on the date Landiord delivers possession of the
Premises to Tenant (the *Delivery Date") the following parts of the Premises shall be in working order (a) plumbing systems,
{b) electrical systems, (¢) the roof and (d} all HVAC units (collectively, the "Building Systems”). In the event that it is
deterrnined that this warranty is untrue, Landlord shail not be in default under the Lease if after Landlord receives written notice
of the: representation or wairanty that is untrue, Landlord promptly takes the actions, at Landlord's sole expense, necessary to
put the applicable Building System in working order. The foregoing representation and warranty shall apply only to the
condition of the Building Systems as of the Delivery Date, and shall not apply to any point in time thereafter. Tenant shall notify
Landiord in writing (the "Warranty Notice") within thirty (30) days after the Delivery Date, time being of the essence, {the
"Notice Date") of each way, if any, that the forgoing representation and warranty was untrue on the Delivery Date (an "Untrue
Warranty"). The Warranty Nofice shall state the specific way in which one or more Building System was not in working order
on the Delivery Date. Landlord shall have no responsibility to repair any Building System unless Tenant notifies Landlord on or
before the Notice Date in a Warmanty Notice of the Untrue Warranty, and if Tenant notifies Landlord that a Building System was
not in working order on the Delivery Date after the Notice Date, Landlord shall have no obligation pursuant to this section to
repair the Building System that is not in working order. Notwithstanding the forgoing, Landlord shall have no obligation
pursuant to this seclion to repair a Building System if the repair is necessitated by the negligence or misuse of Tenant or by the
construction by Tenant of any Alterations (as defined below).

2.3  Common Areas. Landlord hereby grants to Tenant for the benefit of Tenant and its employees, suppliers,
shippers, customers and invitees during the term of this Lease, the nonexclusive right to use, in common with others entitled to
such use (including Landlord), the Common Areas (as hereinafter defined) as they exist from time to time, subject to all rights
reserved by Landlord hereunder and under the terms of all rules and regulations promulgated by Landiord from time to time
with respect thereto. Landlord reserves the right from time to time to (a) make changes in the Common Areas, including,
without limitation, changes in location, size, shape and number of driveways, entrances, parking spaces, parking areas, loading
and unloading areas, ingress, egress, direction of traffic, landscaped areas and walkways; (b) close temporarily any of the
Common Areas for maintenance purposes so long as reasonable access to the Premises remains available; {c) construct
additional buildings, parking areas, loading dock facilities and other improvements within the Common Areas; and (d) do and
perform such other acts and make such other changes in, to or with respect to the Common Areas as Landiord may deem
appropriate; provided, however, any such permanent changes or alterations to the layout of the Common Areas (as defined
betow) that substantially and adversely affect parking, loading or unloading or substantially and adversely interfere with
Tenant's use of the Premises or the Common Areas (as defined belfow) shall require Tenant's prior written consent. As used
herein, the term "Common Areas" means all areas and facillties outside the Premises and within the exterior boundary fines of
the land owned by Landiord that are provided and designated by Landlord as such from time to time for general nonexclusive
use of Tenant and others, including, if designated by L.andlord as Common Areas, parking areas, loading and unloading areas,
trash areas, roadways, sidewalks, walkways, parkways and landscaped areas. The Premises, the Building, the Common
Areas, the land upon which the same are Iocated, afong with all other buildings and improvements designated by Landlord, are
herein collectively referred to as the "Project.” Under no circumstances shall the right herein granted to use the Common
Areas be deemed to include the right to store any property, temporarily or permanently, in the Common Areas, including,
without limitation, the storage of trucks or other vehicles. Any such storage shall be permitted only by the prior written consent
of Landlord, which consent may be revoked at any time. In the event that any unauthorized storage shall occur then Landlord
shall have the right, without notice, in addition to such other rights and remedies that it may have, to remove the property and
charge the cost to Tenant, which cost shall be immediately payable upon demand by Landlord.

2.4 LANDLORD'S REPRESENTATIONS AND WARRANTIES. Landiord represents and warrants 1o Tenant that as of the date
set forth in Section 1.1 of this Lease (and at no other time):

(@) To Landlord's knowledge, the Building is structurally sound and water tight. For purposes of this Lease,
Landlord's knowledge shall mean the actual knowledge of Kendrick Carin on the date of this Lease without duty of
investigation.

{b) On the Unit B Commencement Date (as defined below), Unit B shall be free of all tenanis and other
occupants.

{c) On the Unit A Commencement Date {as defined below), Unit A shall be free of ali tenants and other
occupants.
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{d} On the Unit B Commencement Date, Unit B shall be in broom clean condition and free of all furniture.
{e)  Onthe Unit A Commencement Date, Unit A shall be in broom clean condition and free of all fumniture.

In the event that it is determined that any of the forgoing representations and warranties are untrue, Landlord shall not be in
default under this Lease if after Landlord receives written notice from Tenant of the untrue representation or warranty, Landlord
promptly takes the actions, at Landlord's scle expense, necessary to remedy the breach of the representation or warranty. The
foregoing representations and warranties are made as of the date set forth in Section 1.1, and shall not apply to any point in
time thereafter.

3. TERM.

3.1 TERM AND COMMENGCEMENT DATE. The initial five (5) year term of the Lease shall commence on the later of the
following dates (a) December 15, 2011 or {b} the date that Landlord has substantially completed the portion of the
Improvements (as defined in the Work Letter Agreementi) that are located within the Unit B (the “Unit B Commencement
Date”). Tenant shall lease Unit A on the date that Landlord has substantially completed the portion of the Improvements that
are located within Unit A (the "Unit A Commencement Date"}. Hf the Unit B Commencement Date does not occur on the first
day of a calendar month, the term of this Lease shall be extended by the number of days between the actual Unit B
Commencement Date and the first day of the next calendar month, it being the intention of Landlord and Tenant that the term of
the Lease end on the last day of a calendar month. When the Unit B Commencement Date and the Unit A Commencement
Date have been established by Landlord, Tenant shall, within fifteen (15) days after Landlord's written request, complete and
execute the letter attached hereto as Exhibit "B" and deliver it to Landlord. Tenant's failure to execute the letter attached hereto
as Exhibit "B" within said fifteen (15) day period shall be a default hereunder and shall constitute Tenant's acknowledgment of
the truth of the facts contained in the letter delivered by Landlord to Tenant.

3.2 DELAY IN POSSESSION

(@) Uwir B. If for any reason Landlord cannot deliver possession of Unit B to Tenant on or before the Unit B
Estimated Commencement Date (as defined in Section 1.8), Landlord shall not be subject to any liability therefor, nor shall such
failure affect the validity of this Lease or the obligations of Tenant hereunder; provided, however, in such a case, Tenant shall
not be obligated to pay rent or perform any cther obligation of Tenant under this Lease, except as may be otherwise provided in
this Lease, until possession of Unit B is tendered to Tenant as provided in section 3.4. If Landlord shall not have tendered
possession of Unit B to Tenant on or before the date that is sixty (60) days after the Unit B Estimated Commencement Date
(the “Outside Unit B Delivery Date”), Tenant may, at Tenant's option, by notice in writing to Landlord within ten (10) days after
the Outside Unit B Delivery Date, terminate this Lease. If Tenant terminates this Lease as provided in the preceding sentence,
the parties shall be discharged from all cbligations hereunder, except that Landlord shall return any money previously
deposited with Landlord by Tenant; and provided further, that if such written notice by Tenant is not received by Landlord within
said ten (10) day period, Tenant shall not have the right fo terminate this Lease as provided above. If Landlord is unable to
deliver possession of Unit B to Tenant on the Unit B Estimated Commencement Date, as the same may be adjusted in
accordance with this section 3.2 or section 3.3 or in accordance with the terms of any work letter agreement attached to this
Lease, due to a Force Majeure Event (as defined below), such Unit B Estimated Commencement Date shall be extended by the
period of the delay caused by the Force Majeure Event. A "Force Majeure Event” shall mean fire, earthquake, weather delays
or other acts of God, strikes, boycotts, war, riot, insurrection, embargoes, shoriages of equipment, labor or materials, delays in
issuance of governmental permits or approvals, or any other cause beyond the reasonable control of Landlord. Subject to the
limitations set forth below, if Landlord does not tender possession of Unit B (as defined in Section 3.4(a)) to Tenant within thirty
(30) days after the Unit B Estimated Commencement Date (the “Unit B Abatement Period Commencement Date™), Landiord
agrees to credit towards the payment of the first Base Rent payable by Tenant under the Lease, an amount equal to $722.12
for each day (the "Unit B Delay Payment”) that tender of possession of the Premises is delayed beyond the Unit B Abatement
Period Commencement Date, as such Unit B Abatement Period Commencement Date is adjusted pursuant the next sentence;
provided, howevar, that Landlord’s obligation to pay the Unit B Delay Payment shall stop on the date Tenant elects to terminate
this Lease as provided above due to Landlord’s failure to deliver possession of Unit B to Tenant on cr before the Outside Unit B
Delivery Date. For purposes of calculating the Unit B Delay Payment, the Unit B Abatement Period Commencement Date and
the Unit B Estimated Commencement Date shall be extended by the period of any delay resulting from (a) Tenant Delay (as
defined in this Lease and the Work Letter Agreement) and {b) Force Majeure Events. Landlord's sole liability to Tenant arising
out of any delay in tendering possession of Unit B to Tenant shall be the Unit B Delay Payment.

{b) Unir A. Subject to the limitations set forth below, if Landlord does not tender possession of Unit A {as defined
in Section 3.4(a)) to Tenant on or before January 15, 2012 (the “Unit A Abatement Period Commencement Date”), Landlord
agrees to credit towards the payment of the first Base Rent payable by Tenant under the l.ease, an amount equal to $940.16
for each day (the "Unit A Delay Payment") that tender of possession of Unit A is delayed beyond the Unit A Abatement Period
Commencement Date, as such Unit A Abatement Period Commencement Date is adjusted pursuant the next sentence. For
purposes of calculating the Unit A Delay Payment, the Unit A Abatement Period Commencement Date and the Unit A
Scheduled Delivery Date shall be extended by the period of any delay resulting from (a) Tenant Delay {(as defined in this Lease
and the Work Letter Agreement) and (b) Force Majeure Events. Landlord's sole liability to Tenant arising out of any delay in
tendering possession of Unit A to Tenant shall be the Unit A Delay Payment, and Tenant shall not have the right to terminate
the Lease due to any delay in delivering Unit A to Tenant.

4 of 60

me
ge

A Lezse pof] [Pa

niarka

K2} -930 Rack

E
=

[4.2.2 1] [DPI Wes1 Leate (Ro



E

3.3 Deravs Causep BY TENANT. There shall be no abatement of rent, and the sixty (60} day period specified in
section 3.2 shall be deemed extended, to the extent of any delays caused by acts or omissions of Tenant, Tenant's agents,
employees and contractors, or for Tenant delays as defined in any work letter agreement attached to this Lease, if any
(hereinafter "Tenant Delays").

b

3.4 TENDER OF FPOSSESSION.

{a) UniT B, Possession of Unit B shall be deemed tendered to Tenant when Landlord’s architect or agent has
deterrmined that (a) the Improvements (as defined in the Work Letter Agreement atiached hereto} within Unit B are substantially
compieted, and, if necessary, have been approved by the appropriate governmenial entity, {b) the Project utilities are ready for
use in Unit B, (¢} Tenant has reasonable access to Unit B, and (d) three (3} days shall have expired following advance written
notice to Tenant of the oceurrence of the matters described in (a), (b) and (¢} above. The Improvements to Unit B shall be
deemed “substantially" completed when the Improvements have been completed except for minor items or defects which can
be completed or remedied after Tenant occupies Unit B without causing substantial interference with Tenant's use of Unit B.

[(s)] Unir A, Possession of Unit A shall be deemed tendered to Tenant when Landlord's architect or agent has
deterrnined that (a} the Improvements within Unit A (the “Unit A Tenant Improvements”} are substantially completed, and, if
necessary, have been approved by the appropriate governmental entity, (b) the Project utilities are ready for use in Unit A, (c)
Tenant has reasonable ac<ess to Unit A, and (d) three (3) days shall have expired following advance written notice to Tenant of
the occurrence of the matters described in (a), {b) and (c) above. The Improvements to Unit A shall be deemed "substantially”
completed when the Improvements have been completed except for minor items or defects which can be completed or
remedied after Tenant occupies the Unit A without causing substantial interference with Tenant's use of Unit A.

3.5 EARLY POSSESSION.

{a) Uwnir B. If Tenant occupies Unit B prior to the Unit B Commencement Date, such occupancy shall be
subject to all provisions of this Lease and such occupancy shall not change the termination date. Provided that Tenant does
not interfere with or delay the completion by Landlord or its agents or contractors of the construction of any tenant
Improvements in Unit B, Tenant shall have the right to enter Unit B prior to the Unit B Commencement Date for the purpose of
installing furniture, trade fixtures, cabling, racking, power distribution, equipment, and similar items. Tenant shall be liable for
any damages or delays caused by Tenant's activities at Unit B. Provided that Tenant has not begun operating its business from
Unit B, and subject to all of the terms and conditions of the Lease, the foregoing activity shall not constitute the delivery of
possession of Unit B to Tenant and the Lease ferm shall not commence as a resuit of said activities. Prior to entering Unit B
Tenant shall obtain all insurance it is required fo obtain by the Lease and shall provide certificates of said insurance to
Landiord. Tenant shall coordinate such entry with Landlord's building manager, and such entry shall be made in compliance
with all terms and conditions of this Lease and the Rules and Regulations attached hereto.

(b) UniT A. Provided that Tenant does not interfere with or delay the completion by Landlord or its agents or
contractors of the construction of any tenant improvements in Unit A, and provided that Landlord has possession of Unit A,
Tenant shall have the right to enter Unit A prior to the Unit A Commencement Date for the purpose of installing furniture, trade
fixtures, cabling, racking, power distribution, equipment, and similar items. Tenant shall be liable for any damages or delays
caused by Tenant's activities at Unit A. Provided that Tenant has not begun operating its business from Unit A, and subject to
all of the terms and conditions of the Lease, the foregoing activity shall not constitute the delivery of possession of Unit A to
Tenant. Prior to entering Unit A Tenant shall obtain all insurance i is required to obtain by the Lease and shall provide
certificates of said insurance to Landlord. Tenant shall coordinate such entry with Landlord's building manager, and such entry
shall be made in compliance with all terms and conditions of this Lease and the Rules and Regulations attached hereto.

4, Usk.

4.1 Permittep Use. The Premises shall be used only for the purpose described in Section 1.6 and for no other
purpose. In no event shall any portion of the Premises be used for refail sales. Tenant shall not initiate, submit an application
for, or otherwise request, any land use approvals or entiltements with respect to the Premises or any other portion of the
Project, including, without limitation, any variance, conditional use permit or rezoning, without first obtaining Landlord's prior
written consent, which may be given or withheld in Landlord's sole discretion. Tenant shall not (&) permit any animals or pets to
be brought to or kept in the Premises, (b) except as provided in the Addendum to this Lease, install any antenna, dish or other
device on the roof of the Building or outside of the Premises, (c) make any penetrations into the roof of the Building, {d) place
loads upon floors, walls or ceilings in excess of the load such items were designed to carry, (e) place or store, nor permit any
other person or entity to place or store, any property, equipment, materials, supplies or other items outside of the Building in
which the Premises is located or (f) change the exterior of the Premises or the Building in which the Premises is located. In no
event shall Tenant use the Premises for the sale of medical marijuana or any use associated with the sale of medical
marijuana. Tenant acknowledges that it has satisfied itself by its own independent investigation that the Premises and the
Project are suitable for its intended use and that its use is permitted by applicable laws and regulations, and that neither
Landlord nor Landlord's agents has made any representation or warranty as to the present or future suitability of the Premises,
or the Project for the conduct of Tenant's business.

4.2 CompPLIANCE WiTH LAws. Tenant shall, at Tenant's sole expense, promptly comply with afl applicable laws,
ordinances, rules, regulations, orders, cerificates of occupancy, conditional use or other permits, variances, covenants,

5

A Lezse pof] [Pa

Znidarka

K2} -930 Rock |

E
=

[4.2.2 1] [DPI Wes1 Leate (Ro



1 H

conditions, restrictions, easements, the recommendations of Landlord's engineers or other consultants, and requirements of
any fire insurance underwriters, rating bureaus or government agencies, now in effect or which may hereafter come into effect,
whether or not they reflect a change in policy from that now existing, during the term or any part of the term hereof, relating in
any manner to the Premises or the occupation and use by Tenant of the Premises (“Legal Requirements”). Tenant shall, at
Tenant's sole expense, comply with all requirements of the Americans With Disabilities Act that relate to the Premises, and all
federal, state and local laws and regulations governing occupational safety and health. Tenant acknowledges that it will be
responsible for complying with current and future laws and regulations even though such compliance requires Tenant to make
substantial repairs or modifications (including structural modifications) to the Premises and even though the application of the
law or regulation is unrelated to Tenant's specific use of the Premises. Tenant shall not permit any objectionable or unpleasant
odors, smoke, dust, gas, noise or vibrations io emanate from the Premises, or take any other action that would constitute a
nuisarice, create a dangerous situation, or would disturb, unreasonably interfere with or endanger Landlord or any other tenants
of the Project. Tenant shall obtain, at its sole expense, any permit or other governmental authorization required to operate its
business from the Premises. Landlord shall not be liable for the failure of any other tenant or person to abide by the
requirements of this section or to otherwise comply with applicable laws and regulations, and Tenant shall not be excused from
the performance of its obligations under this Lease due to such a failure. Notwithstanding the foregoing, in no event shall
Tenani be required to make changes required by Legal Requirements to the structural components of the Premises ("Landlord
Changes"), unless such changes are required due to Tenant's negfigence or misuse of the Premises, Tenant's alteration of the
Premises or Tenant's particular use of the Premises. If the changes are required due to Tenant’s negligence or misuse of the
Premises, Tenant's alteration of the Premises or Tenant's particular use of the Premises, Landlord shall make such changes
and Tenant shall reimburse Landlord for the reasonable cost therecf. With respect to other Landlord Changes, Landiord shall
cause same to be completed, and subject 1o the other limitations contained in this Lease, the cost thereof may be included in
Operafing Expenses.

43 Intentionally deleted.

5. Base REnT. Tenant shall pay Base Rent in the amount set forth on the first page of this Lease. The first month's Base
Rent, the Security Deposit, and the first monthly installment of estimated Operating Expenses (as hereafter defined) shall be
due and payable on the date this Lease is executed by Tenant, and Tenant promises to pay to Landlord in advance, without
demand, deduction or set-off, monthly installments of Base Rent on or before the first day of each calendar month succeeding
the Commencement Date. Payments of Base Rent for any fractional calendar month shall be prorated. All payments required
o be made by Tenant to Landlord hereunder shall be payable at such address as Landlord may specify from time to time by
written notice delivered in accordance herewith. Tenant shall have no right at any time to abate, reduce, or set off any rent due
hereunder except where expressly provided in this Lease.

6. OPERATING EXPENSE PAYMENTS.

6.1 OPERATING EXPENSES. Tenant shail pay Tenant's Percentage Share (as defined below) of the Operating
Expenses for the Project. For the purposes of this Lease, the term "Operating Expenses" shall mean all expenses and
disbursements of every kind (subject to the limitations set forth below) which Landlord incurs, pays or becomes obligated to pay
in connection with the ownership, operation, and mainienance of the Project (including the associated Common Areas),
including, but not limited to, the following:

(a) wages and salaries (including management fees) of all employees, agents, consultants and other
individuals or entities engaged in the operation, repair, replacement, maintenance, and security of the Project, including taxes,
insurance and benefits relating thereto; provided, however, all wages, salaries and other compensation otherwise allowed to be
included in Operating Expenses shall also exciude any portion of such costs related to any person’s time devoted to other
efforts unrelated to the maintenance and operation of the Project;

{b) all supplies and materials used in the operation, maintenance, repair, replacement, and security of the
Project;

) annual cost of all Capital Improvements (as defined below) made to the Project which althcugh capital in
nature can reasonably be expected to reduce the normal operating costs of the Project, as well as all Capital Improvements
made in order to comply with any l[aw now or hereafter promulgated by any governmental authority, as amortized over the
useful economic life of such improvements as determined by Landlord in its reasonable discretion (without regard to the period
over which such improvements may be depreciated or amortized for federal income tax purpoeses) together with an interest
factor on the unamortized cost of such item equal to the lesser of twelve percent (12%) per annum or the maximum rate of
interest permitted by applicable law;

{d)y  cost of all utilities paid by Landiord,;

(e) cost of any insurance or insurance related expense applicable to the Project and Landlord's personal
property used in connection therewith, including, but not limited to, the insurance costs described in Section 10.2;

H cost of repairs, replacements and general maintenance of the Project {including all truck court areas,
paving and parking areas, Common Area lighting facilities, fences, gates, water lines, sewer lines, rail spur areas and any other
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item Eandlord is obligatecd to repair or maintain), other than costs necessary to assure the structural soundness of the roof,
found ation and excdterior wa lls of the Project which are payable solely by Landlord under Section 11;

{s)] cost of service or maintenance contracts with independent contractors for the operation, maintenance,
repair, replacement or security of the Project {including, without limitation, alarm service, exterior painting, trash collection,
snow.. ice, debris and wast € removal and landscape mainienance);

(h}  the cost of all accounting fees, management fees, legal fees and consuliing fees attributable to the
operation, ownership, management, maintenance or repair of the Project;

(i) paymients made by Landlord under any easement, license, operating agreement, declaration, restrictive
coverrant or other agreemesnt relating to the sharing of costs among property owners;

) reserves created by Landlord, in Landlord's reasonable discretion, for future Operating Expenses or the
future replacement of Capital Improvements;

(K the cost of all business licenses, permits or similar fees relating to the operation, ownership, repair or
maintenance of the Project;

()] the cost of all Real Propeniy Taxes; and
{m) the cost of any other item the cost of which is stated in this Lease to be an Operating Expense.

For purposss of this Lease, a "Capital Improvement” shall be an improvement to the Project that Landlord is obligated or
permitted to make pursuant to this Lease, the cost of which is not fully deductible in the year incurred in accordance with
generally accepted accounting principles; provided, however, that, at Landlord's option, the following items shall be treated as
expenses and not Capital Improvements, and the entire cost of these items may be included in Operating Expenses in the year
incurred: (i) the cost of painting all or part of the Project, (i) the cost of resurfacing and restriping roadways and parking areas,
{fii) the cost of any ilems Tenant is obligated to pay for pursuant to Section 12 that Landlord elects, in its reasonable discretion,
to include in Operating Expenses and (iv) the cost of Capital Improvements incurred in any calendar year to the extent the cost
of the Capital Improvements are less than $25,000. References to facilities, services, utilities or other items in this section shall
not impose an obligation on Landlord to have said facilities or to provide said services unless such facilities and services
already exist at the Project.

6.2  OPERATING EXPENSE EXcLUsIONS. Notwithstanding anything to the contrary contained herein, for purposes of this
Lease, the term "Operating Expenses” shall not include the following: (i) costs (including permit, license and inspection fees)
incurred for tenant improvements for other tenants within the Project; (ii) legal and auditing fees (other than those fees
reasonably incurred in connection with the maintenance and operation of all or any portion of the Project), leasing
commissions, advertising expenses and similar costs incurred in connection with the leasing of the Project; (jii) depreciation of
the Building or any other improvements situated within the Project; (iv} any items for which Landlord is entitled to be reimbursed
by insuranice or by direct reimbursement by any other tenant of the Project; (v) costs of repairs or other work necessitated by
fire, windstorm or other casualty (excluding any deductibles) and/or costs of repair or other work necessitated by the exercise of
the right of eminent domain to the extent Landlord is entitled to receive insurance proceeds or a condemnation award, as
applicable; provided, such costs of repairs or other work shall be paid by the parties in accordance with the provisions of
Sections 11 and 12, below; (vi) other than any interest charges for Capital Improvements referred to in Section 6.1(c)
hereinabove, any interest or payments on any financing for the Building or the Project and interest and penalties incurred as a
result of Landlord's late payment of any invoice; {vil) costs associated with the investigation and/or remediation of Hazardous
Materials (hereafter defined) present in, on or about any portion of the Project, unless such costs and expenses are the
responsibility of Tenant as provided in Section 27 hereof, in which event such costs and expenses shall be paid solely by
Tenant in accordance with the provisions of Section 27 hereof; {viii} overhead and profit increment paid to Landlord or to
subsidiaries or affiliates of Landlord for goods and/or services in the Project to the extent the same exceeds the costs of such
by unaffiliated third parties on a competitive basis; (i) any payments under a ground lease or master lease; and (x) except as
provided above, the cost of Capital Improvements.

6.3  PAYMENT. Tenant's Percentage Share of Operating Expenses shall be payable by Tenant within thirty (30) days
after a reasonably detailed statement of actual expenses is presented to Tenant by Landlord. At Landlord's option, however,
Landlord may, from time to time, estimate what Tenant's Percentage Share of Operating Expenses will be, and the same shall
be payable by Tenant monthly during each calendar year of the Lease term, on the same day as the Base Rent is due
hereunder. In the event that Tenant pays Landlord's estimate of Tenant's Percentage Share of Operating Expenses, Landlord
shall use its commercially reasonable efforts to deliver to Tenant within one hundred eighty (180} days after the expiration of
each calendar year a reasonably detailed statement (the "Statement”) showing Tenant's Percentage Share of the aciual
Operating Expenses incurred during such year. Landlord's failure to deliver the Statement to Tenant within said period shail not
constitute Landlord's waiver of its right to collect said amounts or otherwise prejudice Landlord's rights hereunder. If Tenant's
payments under this section during said calendar year exceed Tenant's Percentage Share as indicated on the Statement,
Tenant shall be entitied to credit the amount of such overpayment against Tenant's Percentage Share of Operating Expenses
next falling due. If Tenant's payments under this section during said calendar year were less than Tenant's Percentage Share
as indicated on the Statement, Tenant shall pay to Landlord the amount of the deficiency within thirty {30) days after delivery by
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Landlord to Tenant of the Statement. Landlord and Tenant shall forthwith adjust between them by cash payment any balance
deterrnined to exist with respect to that porion of the last calendar year for which Tenant is responsible for Operating
Expenses, notwithistanding that the Lease term may have terminated before the end of such calendar year; and this provision
shall survive the expiration or earlier termination of the Lease.

6.4  TENANT'S PERCENTAGE SHARE. "Tenant's Percentage Share" as used in this Lease shall mean the percentage of
the cost of Operating Expenses for which Tenant is obligated to reimburse Landiord pursuant to this Lease. Notwithstanding
anything to the contrary contained in Section 1.11, Landlord shall have the right to determine Tenant's Percentage Share of the
cost of Operating Expenses using any one of the following methods or any combination of the following methods, and Tenant
hereby agress ihat ihe foliowing methods of allocation are reasonable: (a) by multiplying the cost of aill Operating Expenses by
a fraction, the numerator o f which is the number of square feet of leasable space in the Premises and the denominator of which
is the number of square feet of leasable space in all buildings in the Project; or (b) with respect to an Operating Expense
attributable solely to the Building in which the Premises is located, requiring Tenant to pay that portion of the cost of the
Operating Expense that is abtained by multiplying such cost by a fraction, the numerator of which is the number of square feet
of leasable space inthe Premises and the denominator of which is the number of square feet of leasable space in the Building
in which the Premises is located or (c) by allocating an Operating Expense in any other reasonable manner, as determined by
Landlord.

6.5  Aupits. H Tenant disputes the amount set forth in the Statement, Tenant shall have the right, at Tenant's sole
expense, not later than one hundred twenty (120) days following receipt of such Statemeni, {o cause Landlord's books and
records with respect to the calendar year which is the subject of the Statement to be audited by a certified public accountant
mutually acceptable to Landlord and Tenant. The audit shall take place at the offices of Landlord where its books and records
are located at a muiually convenient time during Landlord's regular business hours. Tenant's Percentage Share of Operating
Expenses shall be appropriately adjusted based upon the results of such audit, and the results of such audit shall be final and
binding upon Landlord and Tenant. Tenant shall have no right to conduct an audit or to give Landlord notice that it desires to
conduct an audit at any time Tenant is in default under the Lease. The accountant conducting the audit shall be compensated
on an hourly basis and shall not be compensated based upon a percentage of overcharges it discovers. No subienant shall
have any right to conduct an audit, and ne assignee shall conduct an audit for any period during which such assignee was not
in possession of the Premises. Tenant's right to undertake an audit with respect to any calendar year shall expire one hundred
twenty (120) days after Tenant's receipt of the Statement for such calendar year, and such Statement shall be final and binding
upon Tenant and shall, as between the parties, be conclusively deemed correct, at the end of such one hundred twenty (120)
day period, unless prior thereto Tenant shalt have given Landlord written notice of its intention to audit Operating Expenses for
the calendar year which is the subject of the Statement. If Tenant gives Landlord notice of its intention to audit Operating
Expenses, it must commence such audit within sixty (60} days after such notice is delivered to Landlord, and the audit must be
completed within one hundred twenty (120) days after such notice is delivered to Landlord. iIf Tenant does not commence and
complete the audit within such periods, the Statement which Tenant elected to audit shall be deemed final and binding upon
Tenant and shall, as between the parties, be conclusively deemed correct. Tenant agrees that the results of any Operating
Expense audit shall be kept strictly coniidential by Tenant and shall not be disclosed to any other person or entity.

7. Secunity perosiT. Tenant shall deliver to Landlord at the time it executes this Lease the security deposit set forth in
Section 1.12 as security for Tenant's faithful performance of Tenant's obligations hereunder. If Tenant fails to pay Base Rent or
other charges due hereunder, or otherwise defaults with respect to any provision of this Lease, Landlord may use all or any
portion of said deposit for the payment of any Base Rent or other charge due hereunder, to pay any other sum to which
Landlord may become cbligated by reason of Tenant's default, or to compensate Landlord for any loss or damage which
Landlord may suffer thereby. If Landlord so uses or applies all or any portion of said deposit, Tenant shall within thirty (30)
days after written demand therefor deposit cash with Landlord in an amount sufficient to restore said deposit to its full amount.
Landlord shall not be required to keep said security deposit separate from its general accounts. If Tenant performs all of
Tenant's obligations hereunder, said deposit, or so much thereof as has not heretofore been applied by Landlord, shall be
returned, without payment of interest or other amount for its use, to Tenant (or, at Landlord's option, fo the last assignee, if any,
of Tenant's interest hereunder) at the expiration of the term hereof, and after Tenant has vacated the Premises. No trust
refationship is created herein between Landlord and Tenant with respect to said security deposit. Tenant acknowledges that
the security deposit is not an advance payment of any kind or a measure of Landlord's damages in the event of Tenant's
default. Tenant hereby waives the provisions of any law which is inconsistent with this section including, but not limited to,
Section 1950.7 of the California Civil Cede.

8. UTiLITES.

8.1 PAYMENT. Tenant shall pay for all water, gas, electricity, telephone, sewer, sprinkler services, refuse and trash
collection and other utilities and services used on the Premises, together with any taxes, penalties, surcharges or the like
pertaining thereto. Tenant shall contract directly with the applicable public utility for such services. Tenant shall pay its share
of all charges for jointly metered utilities based upon consumption, as reasonably determined by Landicrd. Tenant agrees to
limit use of water and sewer for normal restroom use, and nothing herein contained shall impose upon Landlord any duty to
provide sewer or water usage for other than normal restroom usage.

8.2  InTermrUPTIONS. Tenant agrees that Landlord shall not be liable to Tenant for its failure to fumish water, gas,

electricity, telephone, sewer, refuse and trash collection or any other utility setvices or building services when such failure is
occasioned, in whole or in part, by repairs, replacements or improvements, by any strike, lockout or cther [abor trouble, by
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inability to secure electricity, gas, water, telephone service or other utility at the Project, by any accident, casualty or event
arising from any cause whatsoever, including the negligence of Landlord, its employees, agents and contractors, by act,
negligence or default of Tenant or any other person or entity, or by any other cause, and such failures shall never be deemed to
constitute an eviction or disturbance of Tenant's use and possession of the Premises or, except as may be otherwise provided
in Section 85 below, relieve Tenant from the obfigation of paying rent or performing any of its obligations under this Lease.
Furthermore, except as may be otherwise provided in Section 8.5 below, Landlord shalt not be liable under any circumstances
for loss of property or for injury to, or interference with, Tenant's business, including, without limitation, loss of profits, however
occurring, through or in connection with or incidental to a failure to furnish any such services or utilities. Landlord may comply
with woluntary controls or guidelines promulgated by any govermnmental entity relating to the use or conservation of energy,
water, gas, light or electricity or the reduction of automobile or cther emissions without creating any liability of Landlord io
Tenant under this Lease.

8.3 Intentionally deleted.

8.4. ALTERNATIVE UTiLTy PROVIDERS. If permitted by applicable laws, Landlord shall have the right at any time and
from time to time during the term of this Lease to either contract for service from a different company or companies (each such
company referred to as an "Alternate Service Provider®) other than the company or companies presently providing electrical
service for the Project (the "Electric Service Provider") or continue to contract for service from the Electric Service Provider, at
Landlord's sole discretion, provided that the cost to Tenant of doing so is not increased. Landlord shall bear or reimburse
Tenant for any cost in excess of that which Tenant would pay had the change not been implemented. Tenant agrees to
cooperate with Landlord, the Electric Service Provider, and an Alternate Service Provider at alt fimes and, as reasonably
necessary, shall allow Landiord, the Electric Service Provider, and any Alternate Service Provider reasonable access to the
Building's electric lines, feeders, risers, wiring and any other machinery within the Premises.

8.5  ABATEMENT OF RENT. In the event that Tenant is prevented from using, and does not use, the Premises or any
portion thereof, for five (5) consecutive business days or ten (10) days in any twelve (12} month period (the "Eligibility Period")
as a result of any repair, maintenance or alteration performed by Landlord to the Premises after the Commencement Date and
required by the Lease, which substantially interferes with Tenant’s use of the Premises, or any failure to provide services or
access to the Premises due to Landlord's default, then Tenant's rent shall be abated or reduced, as the case may be, after
expiration of the Eligibility Period for such time that Tenant continues to be so prevented from using, and does not use, the
Premises or a portion thereof, in the proportion that the rentable area of the portion of the Premises that Tenant is prevented
from using, and does not use, bears to the total rentable area of the Premises. However, in the event that Tenant is prevented
from conducting, and does not conduct, its business in any portion of the Premises for a period of time in excess of the
Eligibility Period, and the remaining portion of the Premises is not sufficient to allow Tenant to effectively conduct its business
therein, and if Tenant does not conduct its business from such remaining portion, then for such time after expiration of the
Eligibility Period during which Tenant is so prevented from effectively conducting its business therein, the rent for the entire
Premises shall be abated; provided, however, if Tenant reoccupies and conducts its business from any portion of the Premises
during such period, the rent allocable to such reoccupied portion, based on the proportion that the rentable area of such
reoccupied portion of the Premises bears to the tofal rentable area of the Premises, shall be payable by Tenant from the date
such business operations commence.

9. REAL AND PERSONAL PROPERTY TAXES.
91 PAYMENT oF TAxes. Tenant shall pay Real Property Taxes as part of Operating Expenses.

9.2  DEerNiTIoN OF REAL PROPERTY TAX. As used herein, the term "Real Property Taxes" shall include any form of real
estate tax or assessment, general, special, ordinary or extraordinary, improvement bond or bonds imposed on the Project or
any portion thereof by any authority having the direct or indirect power to tax, including any city, county, state or federal
government, or any school, agricultural, sanitary, fire, streel, drainage or other improvement district thereof, as against any
legal or equitable interest of Landlord in the Project or in any portion thereof. Real Property Taxes shall not include income,
inheritance and gift taxes.

9.3  PersonaL PRoPerTy TAXEs. Tenant shall pay prior to delinquency all taxes assessed against and levied upon
trade fixtures, furnishings, equipment and all other perscnal property of Tenant contained in the Premises or related to Tenant's
use of the Premises. If any of Tenant's personal property shall be assessed with Landlord's real or personal properiy, Tenant
shall pay to Landlord the taxes attributable to Tenant within thirty (30) days after receipt of a writien statement from Landlord
setting forth the taxes applicable to Tenant's property.

9.4  ReassessMENTS. From time to time Landlord may challenge the assessed value of the Project as determined by
applicable taxing authorities and/or Landlord may attempt to cause the Real Property Taxes to be reduced on other grounds. If
Landlord is successful in causing the Real Propery Taxes to be reduced or in obtaining a refund, rebate, credit or similar
benefit (hereinafter collectively referred to as a "Reduction”), Landlord shall, to the extent practicable, credit the Reduction(s)
to Real Property Taxes for the calendar year to which a Reduction applies and recalculate the Real Property Taxes owed by
Tenant for that year based on the reduced Real Property Taxes. All costs incurred by Landlord in connection with obtaining
and/or processing the Real Property Tax reductions (e.g., consuliing fees, accounting fees etc.} may be included in Operating
Expenses or deducted from the Reduction. Landlord shall have the right to compensate a person or entity it employs to obtain
a Reduction by giving such person or entity a percentage of any Reduction cbtained.
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10. INSURANCE.
10.1  INSURANCE-TENANT.

(a) Tenant shall obtain and keep in force during the term of this Lease a commercial general liability policy of
insurance with coverages acceptable to Landlord, in Landlord's reasonable discretion, which, by way of example and not
limitation, protects Tenant and Landlord (as an additional insured) against claims for bodily injury, personal injury and property
damage based upon, involving or arising out of the ownership, use, occupancy or maintenance of the Premises and all areas
appurtenant thereio. Such insurance shall be on an occurrence basis providing coverage in an amount not less than
$2,000,000 per occurrence and not less than $3,000,000 in the aggregate with an "Additional Insured-Managers and Landlords
of Premises Endorsement” and contain the "Amendment of the Pollution Exclusion” for damage caused by heat, smoke or
fumes from a hostile fire. The policy shall not contain any intra-insured exclusions as between insured persons or
organizations, but shall include coverage for liability assumed under this Lease as an "insured contract” for the performance of
Tenant's indemnity obligations under this Lease.

(b) Tenant shall obtain and keep in force during the term of this l.ease “Causes of Loss — Special Form”
extended coverage property insurance (previously known as “all risk” property insurance) with coverages acceptable to
Landlord, in Landlord's reascnable discretion. Said insurance shall be written on a one hundred percent (100%) replacement
cost basis on Tenant's personal property, all tenant improvements installed at the Premises by Landlord or Tenant, Tenant's
trade fixtures and other property. By way of example, and not limitation, such policies shall provide protection against any peril
included within the classification "fire and extended coverage,” against vandalism and malicious mischief, theft and sprinkler
leakage. Tenant’s policy shall include endorsements to insure Tenant against losses to valuable papers, records and computer
eguipment and to compensate Tenant for the cost of recovering lost data. To the extent that Tenant’s policy covers tenant
improvements to the Premises, Landlord shall be a loss payee on such policy. Tenant shall also obtain earthquake insurance,
and if the Project is in Flood Zone A or V, Tenant shall obtain flood insurance, and the terms of such insurance policies shail be
reasonably acceptable to Landlord,

(c) Intentionally deleted.

(d) Tenant shall, at all times during the term hereof, maintain the following insurance with coverages
reasonably acceptable to Landlord: (i) workers' compensation insurance as required by applicable law, (i) employers liability
insurance with limits of at least $1,000,000 per occurrence, (iif} automobile liability insurance for owned, non-owned and hired
vehicles with limits of at least $1,000,000 per occurrence and (iv) business interruption and extra expense insurance.

10.2 INSURANCE-LANDLORD.

(a) Landlord shall obtain and keep in force a policy of general liability insurance with coverage against such
risks and in such amounts as Landlord deems advisable insuring Landlord against liability arising out of the ownership,
operation and management of the Project; provided, however, that such coverage shall be in an amount of not less than
$2,000,000 per occurrence and not less than $5,000,000 in the aggregate.

(b) Landlord shall also obtain and keep in force during the term of this Lease a policy or policies of insurance
covering loss or damage o the Project in the amount of the replacement cost thereof {excluding foundations and similar items),
as determined by Landlord from time to time. The terms and conditions of said policies, their deductibles and the perils and
risks covered thereby shall be determined by Landlord, from time to time, in Landlord's sole discretion; provided that such
policy shall, at & minimum, provide protection against any peri! included within the classification “fire and extended coverage,”
vandalism and malicious mischief, theft and sprinkler leakage. In addition, at Landlord's option, Landlord shall obtain and keep
in force, during the term of this Lease, a policy of rental interruption insurance, with loss payable to Landtord, which insurance
shall, at Landiord's option, also cover all Operating Expenses. Tenant will not be named as an additional insured in any
insurance policies carried by Landlord and shall have no right to any proceeds therefrom. The policies purchased by Landlord
shall contain such deductibles as Landlord may determine. Tenant shall pay at Tenant's sole expense any increase in the
property insurance premiums for the Project over what was payable immediately prior to the increase to the extent the increase
is specified by Landlord's insurance carrier as being caused by the nature of Tenant's occupancy or any act or omission of
Tenant.

10.3  INsuRANCE PoLicies. Tenant shall deliver to Landlord certificaies of the insurance policies required under
Section 10.1 concurrently with Tenant's execution of this Lease using an ACORD 28 form or a similar form reascnably
approved by Landlord. Tenant's insurance policies shall not be cancelable or subject to reduction of coverage or other
modification except after thirty (30) days prior written notice to Landlord. Tenant shall, at least five (5) days prior to the
expiration of such policies, furnish Landlord with renewals thereof. Tenant's primary insurance policies shall be issued by
insurance companies authorized to do business in the state in which the Project is located (provided that such requirement
shall not apply to reinsurance, excess or surplus policies), and said companies shall maintain during the policy term a "General
Policyholder's Rating” of at least A and a financial rating of at least "Class X" (or such other rating as may be required by any
lender having a lien on the Project) as set forth in the most recent edition of "Best Insurance Reports.” All insurance obtained
by Tenant shall be primary to and not contributory with any similar insurance carried by Landlord, whose insurance shall be
considered excess insurance only. Landlord, Landlord's property manager and lender(s) and their respective officers,
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shareholders, direclors, parners, members, managers, employess, successors and assigns, shall be included as additional
insureds under Tenant's commercial general liability policy, the pollution liability policy and under the Tenant's excess or
umbrella policy, if any, using 1SO additional insured endorsement CG 20 11 or a substitute providing equivalent coverage.
Tenant's insurance policies shall not include deductibles in excess of $5,000.00; provided, however, so long as DP| Specialty
Foods, Inc. is the Tenant, DPI Specialty Foods, Inc. shall have the right to have deductibles that do not exceed $250,000.00 in
amount. Tenant shall be solely responsible for contributing, at Tenant's sole expense, all deductible amounts in the event of an
insurance claim. .

10.4 Waven oF Suerocation. Landlord waives any and all rights of recovery against Tenant and Tenant’s employees
and agents for or arising out of damage to, or destruction of, the Project to the extent that Landlord’s insurance policies then in
force insure against such damage or destruction {or to the extent of what would have been covered had Landlord maintained
the insurance required to be carried under this Lease) and permit such waiver. Tenant waives any and all rights of recovery
against Landlord and Landlord's employees and agents for or arising cut of damage to, or destruction of, the Project to the
extent that Tenant's insurance policies then in force insure against such damage or destiruction (or to the extent of what would
have been covered had Tenant maintained the insurance required to be carried under this Lease} and permit such waiver.
Tenant shall cause the insurance policies it obtains in accordance with Section 10.1 relating to property damage to provide that
the insurance company waives all right of recovery by subrogation against Landlord in connection with any liability or damage
covered by Tenant's insurance paolicies.

10.5 Coverage. Landlord makes no representation to Tenant that the limits or forms of coverage specified above or
approved by Landlord are adequate to insure Tenant's property or Tenant's obligations under this Lease, and the limits of any
insurance carried by Tenant shall not limit Tenant's obligations or liability under any indemnity provision included in this |.ease
or under any other provision of this Lease.

11, LANDLORD'S REPAIRS. Landlord shall maintain, at Landlord's expense, only the structural elements of the roof of the
Buiiding (excluding the roof membrane), the structural soundness of the foundation of the Building and the structural elements
of the exterior walls of the Building. Tenant shall reimburse Landlord for the cost of any maintenance, repair or replacement of
the foregoing necessitated by Tenant's misuse, negligence, or alterations to the Premises or any breach of its obligations under
this Lease. By way of example, and not limitation, the term "exterior walls” as used in this section shall not include windows,
glass or plate glass, doors or overhead doors, special store fronts, dock bumpers, dock plates or levelers, or office entries.
Tenant shall immediately give Landiord written notice of any repair required by Landlord pursuant to this section, after which
Landlord shall have a reasonable time in which to complete the repair. Nothing contained in this section shall be construed to
obligate Landlord to seal or otherwise maintain the surface of any foundation, floor or slab. Tenant expressly waives the
benefits of any statute now or hereafier in effect which would otherwise afford Tenant the right to make repairs at Landlord's
expense or to terminate this Lease because of Landlord's failure to keep the Premises in good order, condition and repair.

12. TENANT'S REPAIRS.

12.1  OBuGATioNs OF TENANT. Subject to Section 12.2 helow, Tenant shall, at its sole cost and expense, keep and
maintain all parts of the Premises (except those listed as Landlord's responsibility in Section 11 above) in good and sanitary
condition, promptly making all necessary repairs and replacements, including but not limited to, windows, glass and plate glass,
doars, skylights, roof membranes, any special store front or office entry, walls and finish work, floors and floor coverings,
heating and air conditioning systems, dock boards, bumpers, plates, seals, levelers and lights, plumbing work and fixtures
(including periodic backflow testing), electrical systems, lighting facilities and bulbs, sprinkler systems, alarm systems, fire
detection systems, termite and pest extermination, sidewalks, landscaped areas, fencing, tenant signage and regular removal
of trash and debris. Tenant shall notify Landlord in writing prior to making any repair or performing any maintenance pursuant to
this section, and Landlord shall have the right to designate the contractor Tenant shall use to make any repair or to perform any
maintenance on the roof, heating, ventilation and air conditioning systems ("HVAC"), plumbing systems, electrical systems,
sprinkler systems, fire alarm systems or fire detection systems located at the Premises. Tenant shall not paint or otherwise
change the exterior appearance of the Premises without Landlord's prior written consent, which may be given or witbheld in
Landlord's sole discretion. The cost of maintenance and repair of any commen party wall {any wall, divider, partition or any
other structure separating the Premises from any adjacent premises occupied by other tenants) shall be shared equally by
Tenant and the tenant occupying the adjacent premises; provided, however, if Tenant damages a party wall the entire cost of
the repair shall be paid by Tenant, at Tenant's sole expense. Tenant shall not damage any party wall or disturb the integrity
and support provided by any party wall. If Tenant fails to keep the Premises in good condition and repair, Landlord may, but
shall not be obligated to, upon not less than thirty (30) days prior written notice to Tenant, make any necessary repairs. If
Landlord makes such repairs, Landlord may bill Tenant for the cost of the repairs as additional rent, and said additional rent
shall be payable by Tenant within thirty (30) days after demand by Landlord.

12.2 PERFORMANCE OF WoRk BY LANDLORD. Notwithstanding Tenant's obligation to keep the roof membranes, HVAC
units, sprinkier systems, fire alarm systems, fire detection systems and exterior walls of the Premises in good condition and
repair, Landlord shall employ contractors to perform all repairs, maintenance and replacements of the roof membranes, HVAC
units, sprinkier systems, fire alarm systems, fire detection systems and exterior walls of the Premises. The items described in
the previous sentence that Landlord will cause to be repaired, maintained and replaced are hereinafter referred to as the
‘Landlord Maintenance ltems." Tenant shalf reimburse Landlord as additicnal rent for all costs Landlord incurs in performing
the Landlord Maintenance ems within thirty (30) days after written demand by Landlord. Landlord shall determine in its
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reasonable discretion the scope and timing of the performance of such Landlord Maintenance ltems, and Tenant shall not
perform such Landlord Maintenance Items. Landlord's maintenance of the exterior walls of the Premises shall include the right,
but not the obligation, of Landlord to paint from time fo time all or some of the exterior walls, canopies, doors, windows, gutters,
handrails and other exterior parts of the Premises with colors selected by Landiord, and Tenant shall reimburse Landlord as
provicted above for all costs incurred by Landlord in painting such items. [f the Premises contains landscaped areas
("Landscaped Areas"), Landlord shall maintain the Landscaped Areas, and Tenant shall reimburse Landlord for all costs
incurred by Landlord in maintaining the Landscaped Areas within thirty (30) days after written demand by Landlord; provided,
howewver, Landlord shall have the right to estimate the monthly cost of maintaining the Landscaped Areas, and Tenant shall pay
such amount to Landlord as additional rent each month at the same time Tenant pays Base Rent. Tenant shall immediately
give Landlord written notice of any repair or maintenance required by Landlord pursuant to this section, after which Landlord
shall have a reasonable time in which to complete such repair or maintenance. Landlord shall have the right, but not the
obligation, to include the cost of Landlord Maintenance liems and the cost of the maintenance of Landscaped Areas in
Operating Expenses, and Tenant shall then pay Tenant's Percentage Share of such costs as determined by Landlord.
Landlord shall have the right at any time, and from time {o time, to elect upon written notice to Tenant to have Tenant perform
some or all of the Landlord Maintenance ltems and/or the maintenance of the Landscaped Areas, in which event Tenant shall
employ contractors designated by Landlord to perform such work and shail pay for all such work at Tenant's sole cost and
expense, allin accordance with the requirements of Section 12.1.

12.3 MaNTENANCE ContracTs. Landiord shall enter into regularly scheduled preventative maintenance/service
contracts for some or all of the following: the HVAC units servicing the Premises, the sprinkler, fire alarm and fire detection
systerns sewicing the Premises, backflow testing for the plumbing servicing the Premises and for the roof membrane of the
Premises (the "Maintenance Contracts"). The Maintenance Contracts shall include maintenance services satisfactory to
Landlord, in Landlord's sole discretion. Tenant shall reimburse Landlord for the cost of the Maintenance Contracts within thirty
(30) days after written demand by Landlord; provided, however, Landlord shall have the right {0 estimate the monthly cost of the
Maintenance Contracts, and Tenant shall pay such amount to Landlord as additional rent each month at the same time Tenant
pays Base Rent. Landlord shall have the right, but not the obligation, to include the cost of Maintenance Contracts in Operating
Expenses, and Tenant shall then pay Tenant's Percentage Share of such costs as determined by Landlord. Landlord shall
have the right at any time, and from time to time, to elect upon written notice to Tenant to have Tenant purchase some or all of
the Maintenance Contracts, in which event Tenant shall purchase such contracls from persons designated or approved by
Landlord and shall pay for such Maintenance Contracts at Tenant's sole cost and expense.

13. ALTERATIONS AND SURRENDER.

13.1 Cownsent oF Lanpiorp. Tenant shall have the right, subject to Landlord's reasonable requirements relating to
construction at the Project, upon thirty (30) days prior written notice to Landlord, to make alterations (“Permitted Alterations”)
to the inside of the Premises (e.g., paint and carpet, communication systems, telephone and computer system wiring) that do
not (i) involve the expenditure of more than $25,000, (i) affect the exterior appearance of the Building or the roof, (iii) affect the
Building's electrical, plumbing, HVAC, life, fire safety or similar Building systems or the structural elements of the Building, (iv)
affect the Common Areas or parking areas or (v) materially adversely affect any other tenant of the Project. Except with respect
to Permitted Alterations, Tenant shall not, without Landlord's prior written consent, which shall not be unreasonably denied or
delayed, make any alterations, improvements, additions, utility installations or repairs (hereinafter collectively referred to as
"Non-Permitted Alterations") in, on or about the Premises or the Project. References in this Lease to “Alterations” shall
mean both Permitted Alterations and Non-Permitted Alterations. At the expiration of the term, Landlord may require the
removal of any Alterations installed by Tenant and the restoration of the Premises and the Project to their prior condition, at
Tenant's expense if, at the time of Landlord's consent, Landlord did not agree in writing that Tenant would not be obligated to
remove the Alterations. [f, as a resuli of any Alteration made by Tenant, Landlord is obligated to comply with the Americans
With Disabilities Act or any other law or regulation, and such compliance requires Landlord to make any improvement or
Alteration to any portion of the Project, as a condition to Landlord's consent, Landlord shall have the right to require Tenant to
pay to Landlord prior to the construction of any Alteration by Tenant the entire cost of any improvement or alteration Landlord is
obligated to complete by such law or regulation. Should Landlord permit Tenant to make its own Alterations, Tenant shall use
only such architect and contractor as has been expressly approved by Landlord, such approval not to be unreasonably denied
or delayed, and Landlord may require Tenant to provide to Landlord, at Tenant's sole cost and expense, a lien and completion
bond in an amount equal to one and one-half times the estimated cost of such Alterations, to insure Landlord against any
Hability for mechanic's and materiaimen'’s liens and to insure completion of the work. In addition, Tenant shall pay to Landlord a
fee equal to three percent (3%) of the cost of the Alterations to compensate Landlord for the overhead and other costs it incurs
in reviewing the plans for the Alterations and in monitering the construction of the Alterations (the “Landlord Fee”). If Landlord
incurs architectural, engineering or other consultants fees in evaluating such Alterations, Tenant shall reimburse Landlord for
these fees in addition to the Landlord Fee. If Tenant proposes Alterations to Landlord but subsequenily etects not to construct
the Alterations, and Landlord has incurred costs in reviewing Tenant's proposed Alterations (e.g., architect's, engineer's or
property management fees), Tenant shall reimburse Landiord for the costs incurred by Landiord within ten (10) days after
written demand. Should Tenant make any Alterations without the prior approval of Landiord, or use a contractor not expressiy
approved by Landlord, Landlord may, at any time during the term of this Lease, require that Tenant remove all or part of the
Alterations and return the Premises to the condition it was in prior to the making of the Alterations. In the event Tenant makes
any Alterations, Tenant agrees to obtain or cause its coniractor to obtain, prior to the commencement of any work, "builders all
risk” insurance in an amount approved by Landlord, workers compensation insurance and any other insurance requested by
Landlord, in Landlord's reasonable discretion.
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13.2 PermiTs. Any ARterations in or about the Premises that Tenant shall desire to make shall be presented to
Landlord in written form, with plans and specifications which are sufficiently detailed to obtain a building permit. If Landlord
consents to an Alteration, the consent shall be deemed conditioned upon Tenant acquiring a building permit from the applicable
governmenial agencies, furnishing a copy thereof to Landlord prior to the commencement of the work, and compliance by
Tenant with all conditions of said permit in a prompt and expeditious manner. Tenant shall provide Landlord with as-built plans
and specifications for any Alterations made to the Premises.

13.3 MEcnHanics LIENs. Tenant shall pay, when due, all claims for labor or materials furnished or alleged to have been
furished to or for Tenant at or for use in the Premises, which claims are or may be secured by any mechanic's or
materialmen's lien against the Premises or the Project, or any interest therein. If Tenant shall, in good {aiih, contest the validily
of any such lien, Tenant shalt furnish to lLandlord a surety bond satisfactory to Landiord in an amount equal to not less than one
and one-half times the amount of such contested lien claim indemnifying Landlord against liability arising out of such lien or
claim. Such bond shall be sufficient in form and amount to free the Project from the effect of such lien. In addition, Landlord
may require Tenant to pay Landlord's reasonable attomeys' fees and costs incurred as a result of any such lien.

13.4 Norice. Tenant shall give Landlord not less than thirty {30) days' advance written notice prior to the
commencement of any work in the Premises by Tenant, and Landlord shall have the right to post notices of non-responsibility in
or on the Premises or the Project.

13.5 SURRENDER.

Subject to Landlord's right to require removal or to elect ownership as hereinafter provided, all Alterations made by
Tenant to the Premises shall be the property of Tenant, but shall be considered to be a part of the Premises. Unless Landlord
gives Tenant written notice of its election not to become the owner of the Alterations at the end of the term of this Lease, the
Alterations shall become the property of Landlord at the end of the term of this Lease. Landlord may require, on notice to
Tenant, that some or all Alterations be removed prior to the end of the term of this Lease and that any damages caused by
such removal be repaired at Tenant's sole expense. On the [ast day of the term hereof, or on any sooner termination, Tenant
shall surrender the Premises (including, but not limited to, all doors, windows, floors and floor coverings, skylights, heating and
air conditioning systems, dock boards, truck doors, dock bumpers, plumbing work and fixtures, electrical systems, lighting
facilities, sprinkler systems, fire detection systems and nonstructural elemenis of the exterior walls, foundation and roof
(collectively the "Elements of the Premises")} to Landlord in the same condition as received, ordinary wear and tear and
casualty damage excepted, clean and free of debris and Tenant's personal property, trade fixtures and equipment. Tenant's
personal property shall include all computer wiring and cabling installed by Tenant. Provided, however, if Landlord has not
elected to have Tenant remove the Alterations, Tenant shall leave the Alterations at the Premises in good condition and repair,
ordinary wear and tear excepted. Tenant shall repair any damage to the Premises occasioned by the installation or removal of
Tenant's trade fixtures, fumnishings and equipment. Damage to or deterioration of any Element of the Premises or any other
item Tenant is required to repair or maintain at the Premises shall not be deemed ordinary wear and tear if the same could
have been prevented by good maintenance practices. |f the Premises are not surrendered at the expiration of the term or
earlier termination of this Lease in accordance with the provisions of this section, at Landlord’s option, Tenant shall continue to
be responsible for the payment of Base Rent and all other amounts due under this Lease until the Premises are so surrendered
in accordance with said provisions. Tenant shall indemnify, defend and hold Landlord harmless from and against any and all
damages, expenses, costs, losses or liabilities arising from any delay by Tenant in so surrendering the Premises including,
without limitation, any damages, expenses, cosis, losses or liabilities arising from any claim against Landlord made by any
succeeding tenant or prospective tenant founded on or resulting from such delay and losses and damages suffered by Landlord
due to lost opporiunities to lease any portion of the Premises to any such succeeding tenant or prospective tenant, together
with, in each case, actual attorneys' fees and costs.

13.6 FAILURE OF TENANT TO REMOVE PROPERTY. If this Lease is terminated due to the expiration of its term or otherwise,
and Tenant fails to remove its property, in addition to any other remedies available to Landlord under this Lease, and subject to
any other right or remedy Landlord may have under applicable law, Landlord may remove any property of Tenant from the
Premises and store the same elsewhere at the expense and risk of Tenant.

14. DAMAGE AND DESTRUCTION.

141 EFFECT OF DAMAGE or DesTRUcTION. |If all or part of the Project is damaged by fire, earthquake, flood, explosion,
the elements, riot, the release or existence of Hazardous Materials {as defined below) or by any other cause whatsoever
(hereinafter collectively referred to as "Damages"), but the Damages are not material (as defined in Section 14.2 below),
Landiord shall repair the Damages to the Project as soon as is reasonably possible, and this Lease shall remain in full force
and effect. If all or part of the Project is destroyed or materially damaged (as defined in Section 14.2 below), Landlord shall
have the right, in its sole and complete discretion, to repair or to rebuild the Project or to terminate this Lease. Landlord shall
within one hundred twenty (120} days after the discovery of such material damage or destruction notify Tenant in writing of
Landlord's intention to repair or to rebuild or to terminate this Lease. Tenant shall in no event be entitled to compensation or
damages on account of annoyance or inconvenience in making any repairs, or on account of construction, or on account of
Landlord's election to terminate this Lease. Notwithstanding the foregoing, if Landlord shall elect to rebuild or repair the Project
after material damage or destruction, but in good faith determines that the Premises cannot be substantially repaired within
three hundred sixty (360) days after the date of the discovery of the material damage or destruction, without payment of
overtime or other premiums, and the damage to the Project will render the entire Premises unusable during said three hundred
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sixty {360) day period, Landiord shall notify Tenant thereof in writing at the time of Landlord's election to rebuild or repair, and
Tenart shall thereafter have a period of fifteen {15) days within which Tenant may elect to terminate this Lease, upon thirty {30)
days' advance written notice to Landlord. Tenant's termination right described in the preceding sentence shall not apply if the
damage was caused by the negligent or intentional acts of Tenant or its employees, agents, contractors or invitees. Failure of
Tenant to exercise said election within said fifteen (15) day period shall constitute Tenant's agreement to accept delivery of the
Premises under this Lease whenever tendered by Landlord, provided Landlord thereafter pursues reconstruction or restoration
diligenily to compietion, subject to delays caused by Force Majeure Events. If Landlord is unable to repair the damage to the
Premises or the Project during such three hundred sixty (360) day petiod due to Force Majeure Events, the three hundred sixty
(360) day period shall be extended by the period of delay caused by the Force Majeure Events. Subject to Section 14.3 below
providing for the abaiement of Base Rent, if Landiord or Tenant terminates this Lease in accordance with this Section 14.1,
Tenant shali continue to pay all Base Rent, Operating Expenses and other amounts due hersunder which arise prior to the date
of terrmination.

14.2  DEFINITION OF MATERIAL DAMAGE. Damage to the Project shall be deemed material if, in Landlord's reasonable
judgment, the uninsured cost of repairing the damage will exceed $25,000. If insurance proceeds are available to Landiord in
an amount which is sufficient to pay the entire cost of repairing all of the damage to the Project, the damage shall be deemed
material if the cost of repairing the damage exceeds $100,000. Damage to the Project shall also be deemed material if (a) the
Project cannot be rebuilt or repaired to substantially the same condition it was in prior to the damage due to laws or regulations
in effect at the time the repairs will be made, (b} the holder of any mortgage or deed of trust encumbering the Project requires
that insurance proceeds available to repair the damage in excess of $25,000 be applied to the repayment of the indebtedness
secured by the mortgage or the deed of trust, or (c) the damage occurs during the last twelve (12) months of the Lease term.

14.3 ABATEMENT oF RENT. in the event that Tenant is prevented from using, and does not use, the Premises or any
porticn therecf, for five {(5) consecutive business days (the “Eligibility Period") as a result of damage to the Premises, and the
damage was not caused by the negligence or intentional acts of Tenant or its employees, agents, coniractors or invitees, then
Tenant's Base Rent and Tenant's Share of Cperating Expenses shall be abated or reduced, as the case may be, after
expiration of the Eligibility Period for such time that Tenant continues to be so prevented from using, and does not use, the
Premises or a portion thereof, in the proportion that the rentable area of the portion of the Premises that Tenant is prevented
from using, and does not use, bears to the total rentable area of the Premises.

14.4 TeENANT'S AcTs. If such damage or destruction occurs as a result of the negligence or the intentional acts of
Tenant or Tenant's employees, agents, contractors or invitees, and the proceeds of insurance which are actually received by
Landlord are not sufficient to pay for the repair of all of the damage, Tenant shall pay, at Tenant's scle cost and expense, to
Landlord upen demand, the difference between the cost of repairing the damage and the insurance proceeds received by
Landlord.

14.56  TenanT's ProperTy. Landlord shall not be liable to Tenant or its employees, agents, contractors, invitees or
customers for loss or damage to merchandise, tenant improvements, fixtures, automobiles, furniture, equipment, computers,
files or other property (hereinafter collectively "Tenant's property”) located at the Project. Tenant shall repair or replace all of
Tenant's property at Tenant's sole cost and expense. Tenant acknowledges that it is Tenant's sole responsibility to obtain
adequate insurance coverage to compensate Tenant for damage to Tenant's property.

14.6 Waiver. Landlord and Tenant hereby waive the provisions of any present or future statutes which relate to the
termination of leases when leased property is damaged or destroyed and agree that such event shall be governed by the terms
of this Lease.

15. ConpemnATION. If any portion of the Premises or the Project are taken under the power of eminent domain, or sold under
the threat of the exercise of said power (all of which are herein called 'condemnation”), this Lease shall terminate as to the
part so taken as of the date the condemning authority takes title or possession, whichever first occurs; provided that if so much
of the Premises or Project are taken by such condemnation as would substantially and adversely affect the operation and
profitability of Tenant's business conducted from the Premises, and said taking lasts for ninety (90) days or more, Tenant shall
have the option, to be exercised only in writing within thirty (30) days after Landlord shall have given Tenant written notice of
such taking (or in the absence of such notice, within thirty (30} days after the condemning authority shall have taken
possession), to terminate this Lease as of the date the condemning authority takes such possession. If a taking lasts for less
than ninety (90} days, Tenant's rent shall be abated during said period but Tenant shall not have the right to terminate this
Lease. If Tenant does not terminate this Lease in accordance with the foregoing, this Lease 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 proporiion that the usable floor
area of the Premises taken bears to the total usable floor area of the Premises. Common Areas taken shall be excluded from
the Common Areas usable by Tenant and no reduction of rent shall occur with respect thereto or by reason thereof. Landlord
shall have the option in its sole discretion to terminate this Lease as of the taking of possession by the condemning authority,
by giving written notice to Tenant of such election within thirty (30) days after receipt of notice of a taking by condemnation of
any part of the Premises or the Project. Any award for the taking of all or any part of the Premises or the Project under the
power of eminent domain or any payment made under threat of the exercise of such power shall be the property of Landlord,
whether such award shall be made as compensation for diminution in value of the leasehold, for good will, for the taking of the
fee, as severance damages, or as damages for tenant improvements; provided, howsver, that Tenant shall be entitled to any
separate award for loss of or damage to Tenant's removable personal property and for moving expenses. In the event that this
Lease is not terminated by reason of such condemnation, anrd subject to the requirements of any lender that has made a loan
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to Landiord encumbeting the Project, Landtord shall to the extent of severance damages received by Landlord in connection
with such condemnation, repair any damage to the Project caused by such condemnation except to the extent that Tenant has
been reimbursed therefor by the condemning authority. This section, not general principles of law or California Code of Civil
Procedure Sections 1230.010 gt seq., shall govern the rights and obligations of Landlord and Tenant with respect to the
condemnation of all or any portion of the Project.

16. ASSIGNMENT AND SUBLETTING.

16.1 LANDLORD'S CONSENT REQUIRED. Except as otherwise provide in Section 16.9 below, Tenant shall not voluntarily
or by operalion of law assign, transfer, hypothecate, morigage, sublet, or otherwise transfer or encumber all or any pari of
Tenant's interest in this Lease or in the Premises (hereinafter collectively a "Transfer"), without Landlord's prior written consent,
which shall not be unreasonably withheld. Landlord shall respond to Tenant's written request for consent hereunder within
thirty (30) days after Landlord's receipt of the written request from Tenant. Any attempted Transfer without such consent shall
be void and shall constitute a default and breach of this Lease. Tenant's written request for Landlord's consent shall include,
and Landlord's thirty (30) day response period referred to above shall not commence, unless and until Landlord has received
from Tenant, all of the following information: (a) financial statements for the proposed assignee or subtenant prepared in
accordance with generally accepted accounting principles for the lesser of (i) the past three (3) years or (ji) the fime period the
assignee or subtenant has been in existence, (b) federal tax returns for the proposed assignee or subtenant for the lesser of (i)
the past three (3) years or (i} the time period the assignee or subtenant has been in existence, (c) a TRW credit report or
similar report on the proposed assignee or subtenant, (d) a detailed description of the business the assignee or subtenant
intends o operate at the Premises, (e) the proposed effective date of the assignment or sublease, (f) a copy of the proposed
sublease or assignment agreement which includes all of the terms and conditions of the proposed assignment or sublease, (g)
& detailed description of any ownership or commercial relationship between Tenant and the proposed assignee or subtenant,
{(h) a detailed description of any Alterations the proposed assignee or subtenant desires to make to the Premises, and (i) a
Hazardous Materials Disclosure Certificate substantially in the form of Exhibit D attached hereto (the "Transferee HazMat
Certificate"). If the obligations of the proposed assignee or subtenant will be guaranteed by any person or entity, Tenant's
written request shall not be considered complete until the information described in (a), (b) and (¢} of the previous sentence has
been provided with respect to each proposed guarantor. "Transfer” shall also include the transfer (&) if Tenant is a corporation,
and Tenant's stock is not publicly traded over a recognized securities exchange, of more than fifty percent (50%) of the voting
stock of such corporation during the term of this Lease (whether or not in one or more transfers) or the dissolution, merger or
liquidation of the corporation, or (b} if Tenant is a partnership, limited liability company, limited liability partnership or other
entity, of more than fifty percent (50%)} of the profit and loss participation in such parinership or entity during the term of this
Lease (whether or not in one or more transfers) or the dissolution, merger or liquidation of the partnership, limited liability
company, limited liability partnership or other entity. Tenant's sole remedy in the event that Landlord shall wrongfully withhold
consent to or disapprove any assignment or sublease shall be to obtain an order by a court of competent jurisdiction that
Landlord grant such consent; in no event shall Landlord be liable for damages with respect to its granting or withholding
consent to any proposed assignment or sublease. If Landlord shall exercise any option to recapture the Premises, or shall
deny a request for consent to a proposed assignment or sublease, Tenant shall indemnify, defend and hold Landlord harmless
from and against any and ail losses, liabilities, damages, costs and claims that may be made against Landlord by the proposed
assignee or subtenant, or by any brokers or other persons claiming a commission or similar compensation in connection with
the proposed assignment or sublease.

16.2 Intentionally deleted.

16.3 STANDARD For APpRovAL. Landlord shall not unreasonably withhold its consent to a Transfer provided that
Tenant has complied with each and every requirement, term and condition of this Section 16. Tenant acknowledges and
agrees that each requirement, term and condition in this Section 16 is a reasonable reguirement, term or condition. It shall be
deemed reasonable for Landlord to withhold its consent to a Transfer if any requirement, term or condition of this Section 16 is
not complied with or: (a) the Transfer would cause Landlord to be in violation of its obligations under another lease or
agreement to which Landlord is a party; (b) in Landlord's reasonable judgment, a proposed assignee or subtenant has a
smaller net worth than Tenant had on the date this Lease was entered into with Tenant or is less able financially to pay the
rents due under this Lease as and when they are due and payable; (¢} a proposed assignee's or subtenant's business will
impose a burden on the Project's parking facilities, Common Areas or utilities that is greater than the burden imposed by
Tenant, in Landiord's reasonable judgment; (d} the terms of a proposed assignment or subletting will allow the proposed
assignee or subtenant to exercise a right of renewal, right of expansion, right of first offer, right of first refusal or similar right
held by Tenant; (e) a proposed assignee or subtenant refuses to enter into a written assignment agreement or sublease,
reasonably satisfactory to Landlord, which provides that it will abide by and assume all of the terms and conditions of this Lease
for the term of any assignment or sublease and containing such cther terms and conditions as Landlord reasonably deems
necessary; (f) the use of the Premises by the proposed assignee or subtenant is not permitied by this Lease; (g) any
guarantor of this Lease refuses to consent to the Transfer or to execute a written agreement reaffirming the guaranty; (h)
Tenant is in default as defined in Section 17, beyond any applicable notice and cure period, at the time of the request; (i) if
requested by Landlord, the assignee or subienant refuses to sign a non-disturbance and attornment agreement in favor of
Landlord's lender; (j} Landlord has sued or been sued by the proposed assignee or subtenant or has otherwise been involved in
a legal dispute with the proposed assignee or subtenani; (k) the assignee or subtenant is involved in a business which is not in
keeping with the then-current standards of the Project; (I) the proposed assignee or subtenant is an existing tenant of the
Project or is a person or entity then negotiating with Landlord for the lease of space in the Project; (m) the assignment or
sublease will result in there being more than one subtenant of the Premises; (n) the assignee or subtenant is a governmental or
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quasi-govemmental entity or an agency, department or instrumentality of a governmental or quasi-governmental agency; (o)
the assignee or subtenant will use, store or handle Hazardous Materials in or about the Premises of a type, nature, guantity not
acceptable to Landlord, in Landlord's sole discretion or (p} the assignee or subtenant is a person or entity to whom Landlord
has agreed not to lease space in the Project pursuant to a lease with another tenant.

16.4 AbDImMoNAL TERMS AND ConpiTions. The following terms and conditions shall be applicable to any Transfer:

(a) Regardless of Landlord's consent, no Transfer shall release Tenant from Tenant's obligations hereunder
or alter the primary liability of Tenant to pay the rent and other sums due Landlord hereunder and to perform all other
obligations to be performed by Tenant hereunder or reiease any guaranior from iis obligations under iis guaranty.

{b} Landlord may accept rent from any person other than Tenant pending approval or disapproval of an
assignment or subletting.

(©) Neither a delay in the approval or disapproval of a Transfer, nor the acceptance of rent, shall constitute a
waiver or estoppel of Landlord's right to exercise its rights and remedies for the breach of any of the terms or conditions of this
Section 16.

(d)  The consent by Landlord to any Transfer shall not constitute a consent to any subsequent Transfer by
Tenant or o any subsequent or successive Transfer by an assignee or subtenant. However, Landlord may consent to
subsequent Transfers or any amendments or modifications thereto without notifying Tenant or anyone else liable on the Lease
and without obtaining their consent, and such action shail not relieve such persons from liability under this Lease.

(e) In the event of any default under this Lease, Landlord may proceed directly against Tenant, any
guarantors or anyone else responsible for the performance of this Lease, including any subtenant or assignes, without first
exhausting Landlord's remedies against any other person or entity responsible therefor to Landlord, or any security held by
Landlord.

H Landlord's written consent to any Transfer by Tenant shall not constitute an acknowledgment that no
default then exists under this Leaseé nor shali such consent be deemed a waiver of any then-existing default.

(g)  The discovery of the fact that any financiai statement relied upon by Landlord in giving its consent o an
assignmenit or subletting was materially false shall, at Landlord's election, render Landlord's consent nulf and void.

(h} Landlord shall not be liable under this Lease or under any sublease to any subtenant.
(i No assignment or sublease may be modified or amended without Landlord's prior written consent.

)] The occurrence of a transaction described in Section 16.2 shall give Landliord the right (but not the
obligation) 1o require that Tenant immediately provide Landlord with an additional security deposit equal to three (3) times the
moenthly Base Rent payable under the Lease, and Landlord may make its receipt of such amount a condition to Landlord's
consent to such transaction.

{K) Any assignee of, or subtenant under, this Lease shall, by reason of accepting such assignment or
entering into such sublease, be deemed, for the benefit of Landiord, to have assumed and agreed to conform and comply with
each and every term, covenant, condition and obligation herein to be observed or performed by Tenant during the term of said
assignment or sublease, other than such obligations as are contrary or inconsistent with provisions of an assignment or
sublease to which Landlord has specifically consented in wiiting.

(1] At Landlord's request, Tenant shall deliver to Landlord, Landlord's standard consent to assignment or
consent to sublease agreement, as applicable, executed by Tenant, the assignee and the subtenant, as applicable.

16.5 ADDITIONAL TERMS AND CONDITIONS APPLICABLE TO SUBLETTING. The following terms and conditions shall apply to
any subletting by Tenant of all or any part of the Premises and shall be deemed included in all subleases under this Lease
whether or not expressly incorporated therein:

(a) Tenant hereby absolutely and unconditionally assigns and transfers to Landiord all of Tenant's interest in
all rentals and income arising from any sublease entered into by Tenant, and Landlord may collect such rent and income and
apply same toward Tenant's obligations under this Lease; provided, however, that until a defauit shall occur in the performance
of Tenant's obligations under this Lease, Tenant may receive, collect and enjoy the rents accruing under such sublease.
Landlord shall not, by reason of this or any other assignment of such rents to Landlord nor by reason of the collection of the
rents from a subtenant, be deemed to have assumed or recognized any sublease or to be liable to the subtenant for any failure
of Tenant to perform and comply with any of Tenant's obligations to such subtenant under such sublease, including, but not
limited to, Tenant's obligation to return any security deposit. Tenant hereby irrevocably authorizes and directs any such
subtenant, upon receipt of a written notice from Landlerd stating that a default exists in the performance of Tenant's obligations
under this Lease, to pay to Landiord the rents due as they become due under the sublease. Tenant agrees that such
subtenant shall have the right to rely upon any such statement and request from Landlord, and that such subtenant shall pay
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such rents to Landiord with-out any obligation or right to inquire as to whether such default exists and notwithstanding any notice
or claim from Tenant to the contrary.

(b} in the event Tenant shall default in the performance of its obligations under this Lease, Landlord, at its
option and without any obligation to do so, may require any subtenant to attorn to Landlord, in which event Landtord shall
undertake the obligations of Tenant under such sublease from the time of the exercise of said option to the termination of such
sublease; provided, however, Landlord shall not be liable for any prepaid rents or security deposit paid by such subtenant to
Tenant or for any other prior defaults of Tenant under such sublease.

16.8 TRANSFER PREWIUN FROM ASSIGNMENT Or SuaLeTring. Landlord shall be entitled to receive from Tenant (as and
when received by Tenant) as an itemn of additional rent one-half of all amounts received by Tenant from the subtenant or
assignee in excess of the amounts payable by Tenant to Landlord hereunder (the “Transfer Premium”). The Transfer
Premium shall be reduced by the reasonable brokerage commissions, tenant improvement costs and legal fees actually paid by
Tenant in order to assign the Lease or to sublet all or a portion of the Premises. "Transfer Premium" shall mean all Base
Rent, additional rent or other consideration of any type whatsoever payable by the assignee or subtenant in excess of the Base
Rent and additional rent payable by Tenant under this Lease. If less than all of the Premises is subleased, for purposes of
calcutating the Transfer Premium, the Base Rent and the additional rent due under this Lease shall be allocated to the
subleased premises on a per-leasable-square-foot basis (e.g., if one-half of the Premises is subleased, for purposes of
determining the amiount of the Transfer Premium, one-half of the Base Rent and additional rent due under this Lease would be
allocated to the subleased premises, and this amount would be subtracted from the base rent, additional rent and other monies
payable to Tenant under the sublease). "Transfer Premium" shall also include, but not be limited to, key money and bonus
money paid by the assignee or subtenant to Tenant in connection with such Transfer, and any payment in excess of fair-market
value for services rendered by Tenant to the assignee or subtenant or for assets, fixiures, inventory, equipment or furniture
transferred by Tenant to the assignee or subtenant in connection with such Transfer. Landlord and Tenant agree that the
foregoing Transfer Premium is reasonable.

16.7 Intentionally deleted.

16.8 LanDLoRD's EXPENSES. In the event Tenant shall assign this Lease or sublet the Premises or request the consent
of Landiord to any Transfer, then Tenant shall pay (a) $500 to Landlord to compensate Landlord for its internal administrative
costs in processing the request plus (b) Landlord's reasonable out-of-pocket costs and expenses incurred in connection
therewith, including, but not limited to, attorneys', architects', accountants', engineers’ or other consultants' fees.

16.9 ASSIGNMENT AND SUBLEASING — AFFILIATED ENTITY. Notwithstanding anything to the contrary contained in this
Section 16, an assignment of the Lease or sublease of all or any portion of the Premises to any entity which controls or is
controlled by Tenant or which acquires all or substantially all of the assets of Tenant or which is the surviving entity resulting
from a merger or censolidation of Tenant (in each such case, an "Affiliate”), shall not require Landlord's consent under Section
16.1, provided that at least thirty (30) days prior to such assignment or sublease (i) Tenant provides Landlord with reasonable
evidence that any such entity maintains annual revenues sufficient to meet the financlal obligations hereunder; (i) Tenant
notifies Landlord in writing of any such assignment or sublease and provides Landlord with evidence that such assignment or
sublease is a Transfer permitted by this section; (jii) prior to the date an assignment or sublease will take effect, the assignee or
sublessee and Tenant shall enter into Landlord's standard consent to sublease agreement or consent to assignment
agreement (the "Transfer Agreements"), and {iv) subject to the limitation set forth in Section 16.8 of the Lease, Tenant shall
pay the reasonable costs and expenses (including legal fees} incurred by Landlord in confirming that the assignment or
sublease meets the requirements of this section and in preparing any Transfer Agreement. Whether or not an assignment or
sublease to an Affiliate is made pursuant to the terms of this section, Tenant shall not be relieved of its obligations under this
Lease. Sections 16.6 and 16.7 of the Lease shall not apply to assignmenits or subleases to Affiliates.

17. DEFAULT; REMEDIES.

17.1  DerauLtT By TENANT. Landiord and Tenant hereby agree that the occurrence of any one or more of the following
events is a default by Tenant under this Lease and that said default shall give Landlord the rights described in Section 17.2.
Landlord or Landiord's authorized agent shall have the right to execute and to deliver any notice of default, notice to pay rent or
quit or any other notice Landlord gives Tenant.

(a) Tenant's failure fo make any payment of Base Rent, Tenant's Percentage Share of Operating Expenses
or any other payment required to be made by Tenant hereunder, as and when due, where such failure shall continue for a
period of three (3} days after written notice thereof from Landlord to Tenant. In the event that Landlord serves Tenant with a
notice to pay rent or quit pursuant to applicable unlawful detainer statutes, such notice shall also constitute the notice required
by this Section 17.1(a).

{b) The abandonment of the Premises by Tenant coupled with the nonpayment of rent, in which event
Landlord shall not be obligated to give any notice of defauit to Tenant.

(© The failure of Tenant to comply with any of its obligations under Sections 25 and 26 where Tenant fails to
comply with its obligations or fails to cure any earlier breach of such obligation within ten {10) days following written notice from
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Landlord to Tenant. In the event Landlord serves Tenant with a notice to quit or any other notice pursuant to applicable
urlawful detainer statutes, said notice shall also constitute the notice required by this Section 17.1(c).

{h The failure by Tenant to observe or perform any of the covenants, conditions or provisions of this Lease to
be observed or performed by Tenant (other than those referenced in Sections 17.1(a), (b) and (¢), above), where such failure
shall continue for a period of ten (10) days after written notice thereof from Landlord to Tenant; provided, however, that if the
nature of Tenant's nonperformance is such that mere than ten (10) days are reasonably required for its cure, then Tenant shall
not be deemed to be in default if Tenant commences such cure within said ten (10) day period and thereafter diligently pursues
such cure to completion. In the event that Landlord serves Tenant with a notice to quit or any other notice pursuant o
applicable unlawfui detainer statutes, said notice shall also constitute the notice required by this Section 17.1(a).

{e) (i) The making by Tenant or any guarantor of Tenant's obligations hereunder of any general arrangement
or general assignment for the benefit of creditors; (i) Tenant or any guarantor becoming a "debtor" as defined in 11 U.S.C. 101
or any successor statute thereto (unless, in the case of a petition filed against Tenant or guarantor, the same is dismissed
within sixty (60) days); (iii) the appointment of a trustee or receiver to take possession of substantially all of Tenant's assets
located at the Premises or of Tenant's interest in this Lease, where possession is not restored to Tenant within thirty (30) days;
{iv) the attachment, execution or other judicial seizure of substantially all of Tenant's assets located at the Premises or of
Tenant's interest in this Lease, where such seizure is not discharged within thirty (30) days; or (v} the insolvency of Tenant. In
the event that any provision of this Section 17.1(e) is unenforceable under applicable law, such provision shall be of no force or
effect.

{f) The discovery by Landlord that any financial statement, representation or warranty given to Landlord by
Tenant, or by any guarantor of Tenant's obligations hersunder, was materially false at the time given., Tenant acknowledges
that Landlord has entered into this Lease in material reliance on such information.

(@) If Tenant is a corporation, partnership, limited liability company or similar entity, the dissolution or
liquidation of Tenant.

(h) If Tenant's obligations under this Lease are guaranteed: (i) the death of a guarantor, (ji) the termination of
a guarantor's liability with respect to this Lease other than in accordance with the terms of such guaranty, (i) a guarantor's
becoming insolvent or the subject of a bankruptey filing, (iv) a guarantor's refusal to honor the guaranty, (v} a guarantor's
breach of its guaranty obligation on an anticipatory breach basis or {vi) if the guarantor is a corporation, limited liability company
or partnership, the dissolution of the guarantor or the termination of the guarantor's existence.

17.2 REMEDIES.

(a) In the event of any default or breach of this Lease by Tenant, Landlord may, at any time thereafter, with or
without notice or demand, and without limiting Landlord in the exercise of any right or remedy which Landlord may have by
reason of such default:

(i) terminate Tenant's right to possession of the Premises by any lawful means, in which case this
Lease and the term hereof shall terminate and Tenant shall immediately surrender possession of the Premises to Landiord. [f
Landlord terminates this Lease, Landlord may recover from Tenant (A) the worth at the time of award of the unpaid rent which
had been earned at the time of termination; (B) 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 Tenant proves
could have been reasonably avoided; (C) 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 exceeds the amount of such rental loss that Tenant proves could have been reasonably
avoided; and (D) any other amount necessary to compensate Landlord for all detriment proximately caused by Tenant's failure
to perform its obligations under the Lease or which in the ordinary course of things would be likely to resuli therefrom, including,
but not limited to, the cost of recovering possession of the Premises, expenses of releasing, including necessary renovation
and alteration of the Premises, reasonable attorneys' fees, any real estate commissions actually paid by Landlord and the
unamortized value of any free rent, reduced rent, tenant improvement allowance or other economic concessions provided by
Landiord. The "worth at time of award" of the amounts referred to in Section 17.2(a}(i}(A)} and (B) shall be computed by
allowing interest at the lesser of ten percent (10%)} per annum or the maximum interest rate permitied by applicable law. The
worth at the time of award of the amount referred to in Section 17.2(a)(i)(C) shall be computed by discounting such amount at
the discount rate of the Federal Reserve Bank of San Francisco at the time of award plus one percent (1%). For purposes of
this Section 17.2(a)(i), "rent" shall be deemed to be all monetary obligations required to be paid by Tenant pursuant to the
terms of this Lease.

{ii) maintain Tenant's right of possession, in which event Landlord shall have the remedy described in
California Civil Code Section 1951.4 which permits Landlord to continue this Lease in effect after Tenant's breach and
abandonment and recover rent as it becomes due. In the event Landlord elects to continue this Lease in effect, Tenant shall
have the right to sublet the Premises or assign Tenant's interest in the Lease subject to the reasonable requirements contained
in Section 16 of this Lease and provided further that Landlord shall not require compliance with any standard or condition
contained in Section 16 that has become unreasonable at the time Tenant seeks to sublet or assign the Premises pursuant to
this Section 17.2(a)(ii).
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(iiiy  collect sublease rents (or appoint a receiver to collect such rent} and ctherwise perform Tenant's
obligations at the Premises, it being agreed, however, that the appointment of a receiver for Tenant shall not constitute an
election by Landlord to terminate this Lease.

(iv)  pursue any other remedy now or hereafier available to Landlord under the laws or judicial
decisions of the state in which the Premises are located.

(b} No remedy or election hereunder shall be deemed exclusive, but shall, wherever possible, be cumulative
with all other remedies at law or in equity. The expiration or termination of this Lease and/or the termination of Tenant's right to
possession of the Premises shall not relieve Tenani of Habilily under any indemnily provisions of ihis Lease as io atiers
occurring or accruing during the term of the Lease or by reason of Tenant's occupancy of the Premises.

{c) If Tenant abandons the Premises, Landlord may re-enter the Premises, and such re-entry shall not be
deemed to constitute Landlord's election to accept a surrender of the Premises or to otherwise relieve Tenant from liability for
its breach of this L.ease. No surrender of the Premises shall be effective against Landlord unless Landlord has entered into a
written agreement with Tenant in which Landlord expressly agrees to (i) accept a surrender of the Premises and (i) relieve
Tenant of liability under the Lease. The delivery by Tenant to Landlord of possession of the Premises shall not constitute the
termination of the Lease or the surrender of the Premises.

(d) Notwithstanding anything herein to the contrary, Landlord hereby waives its right to recover consequential
damages {including, but not limited to, lost profits) or punitive damages from Tenant; provided, however, this waiver shall not in
any way limit or apply to Landlord's right fo recover damages from Tenant {including consequential damages) under Sections
1951.2 and 1951.4 of the California Civil Code or under Sections 19 or 33.

17.3 DeraurT By LAanpLorp, Landlord shall not be in default under this Lease unless Landlord fails to perform
" obligations required of Landlord within thirty (30) days after written notice by Tenant to Landlord and to the holder of any
mortgage or deed of trust encumbering the Project whose name and address shall have theretofore been furnished to Tenant in
wiiting, specifying wherein Landlord has failed to perform such obligation; provided, however, that if the nature of Landlord's
obligation is such that more than thirty (30) days are required for its cure, then Landlord shall not be in default if Landlord
commences performance within such thirty (30) day period and thereafier diligently pursues the same to completion. In no
event shall Tenant have the right to terminate this Lease as a result of Landlord's default, and Tenant's remedies shall be
limited to damages and/or an injunction. Tenant hereby waives its right to recover consequential damages (inciuding, but not
limited to, lost profits) or punitive damages arising out of a Landlord default. This Lease and the obligations of Tenant
hereunder shall not be affected or impaired because Landlord is unable to fulfill any of its obligations hereunder or is delayed in
doing so, if such inability or delay is caused by reason of a Force Majeure Event, and the time for Landlord's performance shall
be extended for the period of any such delay.

17.4 LATE CHARGES. Tenant hereby acknowledges that late payment by Tenant to Landlord of Base Rent, Tenant's
Percentage Share of Operating Expenses or other sums due hereunder will cause Landlord to incur costs not contemplated by
this Lease, the exact amount of which will be extremely difficult to ascertain. Such costs include, but are not limited to,
processing and accounting charges and late charges which may be imposed on Landlord by the terms of any mortgage or trust
deed encumbering the Project. Accordingly, if any instaliment of Base Rent, Tenant's Percentage Share of Operating
Expenses or any other sum due from Tenant shall not be received by Landlord when such amount shall be due, then, without
any requirement for notice or demand to Tenant, Tenant shall inmediately pay to Landlord a late charge equal to five percent
{5%) of such overdue amount. The parties hereby agree that such [ate charge represents a fair and reasonable estimate of the
costs Landlord will incur by reason of late payment by Tenant. Acceptance of such late charge by Landlord shall in no event
congtitute a waiver of Tenant's default with respect to such overdue amount, nor prevent Landlord from exercising any of the
other rights and remedies granted hereunder, including the assessment of interest under Section 17.5.

17.5 INTEREST ON PAST-DUE OBLIGATIONS. Except as expressly herein provided, any amount due to Landlord that is not
paid when due shall bear interest at the lesser of ten percent (10%) per annum or the maximum rate permitted by applicable
law. Payment of such interest shall not excuse or cure any default by Tenant under this Lease; provided, however, that interest
shall not be payable on late charges incurred by Tenant nor on any amounts upon which late charges are paid by Tenant.

17.6  PAYMENT OF RENT AND SECURITY DEPOSIT AFTER DEFAULT. If Tenant fails 1o pay Base Rent, Tenant's Percentage
Share of Operating Expenses, parking charges or any other monetary obligation due hersunder on the date it is due, after
Tenant's third failure to pay any monetary obligation on the date it is due, at Landlord's option, all monetary obligations of
Tenant hereunder shall thereafter be paid by cashier's check, and Tenant shall, upon demand, provide Landlord with an
additional security deposit equal to three (3) months' Base Rent. If Landiord has required Tenant to make said payments by
cashier's check or to provide an additional security deposit, Tenant's failure to make a payment by cashier's check or to provide
the additional security deposit shall be a default hereunder.

17.7  FAILURE OF LANDLORD TO MAKE REPAIR.
{a) Notwithstanding anything to the contrary contained in the Lease, if Tenant provides writien notice to

Landlord that an event or circumstance has occurred which requires Landiord to complete a repair at the Premises, and
Landlord fails to begin taking the actions necessary to complete such repair within thirty (30) days after the receipt of such
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notice in the event of a non-emergency repair, and within one (1) business day aiter the receipt of such notice in the event of an
Emergency Repair (as defined below), and to thereafter diligently proceed to complete such repair, then, Tenant shall have the
right to give to Landlord a second written notice (the “Second Notice”). The Second Notice shall (a) describe the repair
Landlord is obligated to complete and (b} state that Landlord’s failure to begin taking the actions necessary to complete such
repair within ten (10) days after Landiord’s receipt of the Second Notice in the event of a non-emergency repair, and within one
{1) business day after receipt of such notice in the event of an Emergency Repair, shall entitte Tenant to make the repair
pursuant to this seclion of the Lease. If Landlord does not begin taking the actions necessary to complete such repair within
the applicable time period after the receipt of the Second Notice, subject to the terms and conditions set forth below, Tenant
may proceed o make the repair, and if such repair was required under the terms of the Lease to be made by Landlord, then
Tenant shall be entitled to reimbursement by Landlord of Tenant's reasonable costs and expenses in making such repair. An
“Emergency Repair’ shall mean a repair that must be made immediately to prevent substantial damage to property or injury to
persons. If Landlord was obligated to perform such repair, Landlord shall reimburse Tenant for the reascnable cost of the
repair within thirty (30} days after receiving reasonable evidence of the repair made, its cost and mechanics lien releases from
all contractors making the repair. If Tenant makes a repair, and such repair will affect the Building’s life/safety system, HVAC
systern, elevator system, electrical system, plumbing system, or the structural integrity of the Building, Tenant shall utilize the
services of the contractors used by Landlord to pravide such services or, if Tenant is unable to determine which contractors
Landlord uses to provide such services after diligent inquiry, a qualified, experienced and solvent coniractor that regularly
performs similar work in similar buildings in the area in which the Building is located. Nothing contained herein shall be
deemed to give Tenant the right to take any action or to make any repair in any Common Area or the right to modify the
struciure, layout or design of the Building. [n addition, Tenant shall not have the right to make any repair pursuant to this
section, unless such repair is necessary to remedy a problem which substantially and adversely effects Tenant's use of the
Premises. All repairs made by Tenant shall be made in accordance with all applicable laws, and Landlord shall not be
responsible for any defective work performed by Tenant or contractors hired by Tenant. Tenant shall pay all costs incurred with
respect to any actions or repairs made by Tenant and shall pay all claims for labor and materials furnished to Tenant as and
when due.

(b) In the event Landlord disputes whether Tenant is entitled to reimbursement under Section 17.7(a),
Landlord or Tenant shall have the right to commence a reference proceeding as provided below. If it is determined pursuant to
such proceeding that Tenant is entitled to reimbursement under Section 17.7(a), then Landlord shall within ten (10) days
following such determination, reimburse Tenant for the reasonable cost of such repair as determined pursuant to such action,
plus interest thereon at ten percent (10%) per annum from the date of Tenant's expenditure until Landlord's reimbursement.
The reference shall take place before a referee pursuant to the provisions of California Code of Civil Procedure Section 638 et
seq., and the determination to be made shall be binding upon the parties as if tried before a court or jury. The parties agree
specifically as to the following:

(i Within five (5) business days after service of a demand by a party hereto, the parties shall
agree upon a single referee who shall determine if Tenant is entitled to reimbursement under Section 17.7(a} for a repair, and
then report a finding or judgment thereon. If the parties are unable to agree upon a referee either party may seek o have one
appointed, pursuant to California Code of Civil Procedure Section 640, by the presiding judge of the San Bernardino County
Superior Court.

(ii) The compensation of the referee shall be such charge as is customarily charged by the
referee for like services. The cost of such proceedings shall initially be borne equally by the parties. However, the prevailing
party in such proceedings shall be entilled, in addition to all other costs, to recover its contribution for the cost of the reference
as an item of damages and/or recoverable costs.

i) If a reporter is requested by either party, then a reporter shall be present at all proceedings,
and the fees of such reporter shall be borne by the party requesting such reporter. Such fees shall be an item of recoverable
costs. Only a party shall be authorized to request a reporter.

(iv) The referee shall apply all California Rules of Procedure and Evidence and shall apply the
substantive law of California in deciding the issues to be heard. Notice of any motions before the referee shall be given, and all
matters shall be set at the convenience of the referee,

{v) The referee's decision under California Code of Civil Procedure Section 644, shall stand as
ihe judgment of the court, subject to appellate review as provided by the laws of the State of California.

{vi) The parties agree that they shall in good faith endeavor to cause any such dispute to be
decided within four {4} months. The date of hearing for any proceeding shall be determined by agreement of the parties and
the referee, or if the parties cannot agree, then by the referee.

(vii) This Section 17.7(b) shall only apply to the resolution of a dispute concerning Tenant’s right
to reimbursement under Section 17.7(a), and shall not apply to any other dispute between Landlord and Tenant.

18.  LANDLORD'S RIGHT T0 CURE DEFAULT; PAYMENTS BY TENANT. All covenanis and agreements to be kept or performed by
Tenant under this Lease shall be performed by Tenant at Tenant's sole cost and expense and without any reduction of rent. If
Tenant shall fail to perform any of its obligations under this Lease, Landlord may, but shall not be obligated to, after three (3)
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days' prior written notice to Tenant, make any such payment or perform any such act on Tenant's behalf without waiving its
rights based upon any default of Tenant and without releasing Tenant from any obligations hereunder. Tenant shall pay to
Landlord, within thity (30) days after delivery by Landlord to Tenant of statements therefore, an amount equal to the
expenditures reasonably made by Landlord in connection with the remedying by Landlord of Tenant's defaults pursuant to the
provisions of this section.

19, InpEMNITY. Tenant hereby agrees to indemnify, defend and hold harmless Landlord and its employees, partners, agents,
property managers, contractors, ienders and ground lessors (said persons and entities are hereinafter collectively referred to as
the "Indemnified Parties” or “Landlord Parties") from and against any and all liability, loss, cost, damage, claims, loss of
rents, liens, judgments, penaliles, fines, settlement costs, investigation costs, cost of consultants and experts, attorneys fees,
court costs and other legal expenses, effects of environmental contamination, cost of environmental testing, removal,
remediation and/or abatement of Hazardous Materials (as said term are defined below), insurance policy deductibles and other
expenses (hereinafter collectively referred fo as "Damages®) arising out of or related to an Indemnified Matter (as defined
below). For purposes of this section, an *Indemnified Matter" shall mean any matter for which one or more of the Indemnified
Parties incurs fiability or Damages if the liability or Damages arise out of or involve, directly or indirectly, (a) Tenant's or its
employees', agents', contractors® or invitees' (all of said persons or entities are hereinafter collectively referred to as "Tenant
Parties”) use or occupancy of the Premises or the Project, (b) any act, omission or neglect of a Tenant Party, (¢) Tenant's
failure to perform any of its obligations under the Lease, (d) the existence, use or disposal of any Hazardous Materials (as
defined below) brought on to the project by a Tenant Party or (e} any other matters for which Tenant has agreed to indemnify
Landlord pursuant to any other provision of this Lease. Tenant's obligations hereunder shall include, but shall not be limited to
{f} compensating the Indemnified Parties for Damages arising out of Indemnified Matters within thirty (30) days after written
demand from an Indemnified Party and (g) providing a defense, with counsel reasonably satisfactory to the Indemnified Party,
at Tenant's sole expense, within twenty (20) days after written demand from the Indemnified Party, of any claims, action or
proceeding arising out of or relating to an Indemnified Matter whether or not litigated or reduced to judgment and whether or not
well founded. If Tenant is obligated to compensate an Indemnified Party for Damages arising out of an Indemnified Matter,
Landlord shall have the right, but not the obligation, upon not less than ten (10) days notice to Tenant, to pay the damages, and
Tenant shall, upon thirty (30) days' advance written notice from Landlord, reimburse Landlord for the costs incurred by
Landlord. The Indemnified Parties need not first pay any Damages to be indemnified hereunder. This indemnity is intended to
apply to the fullest extent permitted by applicable law. Tenant's obligations under this section shall survive the expiration or
termination of this Lease unless specifically waived in writing by Landlord after said expiration or termination, Notwithstanding
anything to the contrary contained in this section, Tenant shall not be obligated to indemnify an indemnified Party from liability
to the extent such liability arises out of the Indemnified Party's negligence.

20. EXEMPTION OF LANDLORD FROM LiABILITY. Tenant hereby agrees that Landlord and its property manager and their
respective officers, directors, employees, representatives and agents (collectively, “Landlord Parties”) shall not be liable for
injury to Tenant's business or any loss of income therefrom or for loss of or damage to the merchandise, tenant improvements,
fixtures, furniture, equipment, computers, files, automobiles, or other property of Tenant, Tenant's employees, agenis,
contractors or invitees, or any other person in or about the Project, nor shall Landlord Parties be liable for injury to the person of
Tenant, Tenant's employees, agents, contractors or invitees, whether such damage or injury is caused by or results from any
cause whatsoever including, but not limited to, theft, criminal activity at the Project, negligent security measures, bombings or
bomb scares, acts of terrorism, Hazardous Substances (as defined above), fire, steam, electricity, gas, water or rain, flooding,
breakage of pipes, sprinklers, plumbing, air conditioning or lighting fixtures, or from any other cause, whether said damage or
injury results from conditions arising upon the Premises or upon ether portions of the Project, or from other sources or places,
or from new construction or the repair, alteration or Iimprovement of any part of the Project, and regardless of whether the cause
of the damage or injury arises out of the active negligence, passive negligence or intentional acts of Landlord Parties. Landlord
Parties shall not be liable for any damages arising from any act or neglect of any employees, agents, contractors or invitees of
any other tenant, accupant or user of the Project, nor from the failure of Landlord Parties to enforce the provisions of the lease
of any other tenant of the Project. Tenant, as a material part of the consideration to Landlord hereunder, hereby assumes all
risk of damage to Tenant's property or business or injury to persons, in, upon or about the Project arising from any cause,
including the active or passive negligence of Landlord Parties, and Tenant hereby waives all claims in respect thereof against
Landlord Parties. Except fo the extent covered by Tenant’s insurance and waiver of subrogation provided in the Lease, the
limitations on Landlord's liability contained in this Section 20 shall not apply to injury or damage which results from the gross
negligence or willful misconduct of Landlord, its agents, employees, contractors, subcontractors or assigns; provided, however,
in no event shall Landlord be liable to Tenant for consequential damages (including, but not limited to, lost profits).

21, LanDLORD's LIaBILITY. Tenant acknowledges that Landiord shall have the right to transfer all or any poriion of its interest
in the Project and to assign this Lease to the transferee. Tenant agrees that in the event of such a transfer Landlord shall
automatically be released from all liability under this Lease; and Tenant hereby agrees to look solely to Landlord's transferee for
the performance of Landlord's obligations hereunder after the date of the transfer. Upon such a transfer, Landlord shall, at its
option, return Tenant's security deposit to Tenant or transfer Tenant's security deposit to Landlord's transferee and, in either
event, Landlord shall have no further liability to Tenant for the return of its security deposit. Subject to the rights of any lender
holding a mortgage or deed of trust encumbering all or part of the Project, Tenant agrees to look solely to Landlord’s equity
interest in the Project for the collection of any judgment requiring the payment of money by Landlord arising out of (a)
Landlord's failure to perform its obligations under this Lease or (b) the negligence or willful misconduct of Landiord, its partners,
employees and agents. No other property or assets of Landlord shall be subject to levy, execution or other enforcement
procedure for the satisfaction of any judgment or writ obtained by Tenant against Landlord.” No partner, employee or agent of
Landlord shall be personally liable for the performance of Landlord's obligations hereunder or be named as a party in any
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lawsuit arising out of or related to, directiy or indirectly, this Lease and the obligations of Landlord hereunder. The obligations
under this Lease do not constitute personal obligations of the individual partners of Landlord, if any, and Tenant shall not seek
recourse against the individual partners of Landlord or their assets.

22. Siagns. Tenant shall not make any changes to the exterior of the Premises, install any exterior lights, decorations,
balloons, flags, pennants, banners or painting, or erect or install any signs, windows or door lettering, ptacards, decorations or
advertising media of any type which can be viewed from the exterior of the Premises, without Landlord's prior written consent,
which may be given or withheld in Landlord's sole discretion. Upon vacation of the Premises, Tenant shall remove all signs and
repair, paint and/or replace the building facia surface to which its signs are attached. Tenant shall obtain all applicable
governmental permits and approvals for signs and exterior treatments. All signs, decorations, advertising media, blinds,
draperies and other window treatment or bars or other security installations visible from outside the Premises shall be subject to
Landiord's approval and conform in all respects to Landlord’s requirements.

23. PaRrking. During the term and subject to the rules and regutations attached hereto as Exhibit "C,” as modified by
Landlord from time to time {the "Rules”), Tenant shall be entitled o use the number of parking spaces set forth in Section 1.13
in the Common Area parking lot of the Project. Tenant's parking rights are in common with the parking rights of any other
tenants of the Project, and all of Tenant's parking spaces are unreserved parking spaces. Landlord reserves the right at any
time to designate areas in the Common Areas where Tenant may or may not park. If Tenant commiis or allows in the parking
lot any of the activities prohibited by the Lease or the Rules, then Landlord shall have the right, without notice, in addition to
such other rights and remedies that it may have, to remove or tow away the vehicle involved and charge the cost to Tenant,
which cost shall be immediately payable by Tenant upon demand by Landlord. Tenant's parking rights are the personal rights
of Tenant, and Tenant shall not transfer, assign or otherwise convey its parking rights separate and apart from this Lease. All
parking spaces may only be used for parking vehicles no larger than full-size passenger automobiles or pick-up trucks.
Landlord, in addition to its other remedies, shall have the right to remove or fow away any other vehicles. Landlord shall not be
respensible for enforcing Tenant's parking rights against any third parties. Tenant shail not permit or allow any vehicles that
belong to or are controlled by Tenant or Tenant's employees, suppliers, shippers, customers or invitees to be loaded, unloaded
or parked in areas other than those designated by Landlord for such activities.

24.  BRoker's FEe. Tenant and Landlord each represent and warrant to the other that neither has had any dealings or
entered into any agreements with any person, entity, broker or finder other than the persons, if any, listed in Section 1.14, in
connection with the negotiation of this Lease, and no other broker, person, or entity is entitled to any commission or finder's fee
in connection with the negotiation of this Lease, and Tenant and Landlord each agree to indemnify, defend and hold the other
harmless from and against any claims, damages, costs, expenses, attomeys' fees or liability for compensation or charges
which may be claimed by any such unnamed broker, finder or other similar party by reason of any dealings, actions or
agreements of the indemnifying party. The commission payable to Landlord's broker with respect to this Lease shall be
pursuant to the terms of the separate commission agreement in effect between Landlord and Landlord’s broker. Landlord's
broker shall pay a portion of its commission to Tenant's broker, if so provided in any agreement between Landlord's broker and
Tenant's broker. Nothing in this Lease shall impose any obligation on Landlord to pay a commission or fee to any party other
than Landlord's broker.

25. EsTOPPEL CERTIFICATE.

25.1 DELIVERY OF CERTIFICATE. Tenant shall from time to time, upon not less than fifteen (15) days' prior written notice
from LLandlord, execute, acknowledge and deliver to Landlord a statement in writing certifying such information as Landlord may
reasonably request including, but not limited to, the following: (a) that this Lease is unmodified and in full force and effect (or, if
modified, stating the nature of such medification and cerifying that this Lease, as so modified, is in full force and effect), (b) the
date to which the Base Rent and other charges are paid in advance and the amounts so payable, (c) that there are not, to
Tenant's knowledge, any uncured defaults or unfulfilled obligations on the part of Landlord, or specifying such defaults or
unfulfilled obligations, if any are claimed, (d) that all tenant improvements to be constructed by Landlord, if any, have been
completed in accordance with Landlord's obligations, and (e) that Tenant has taken possession of the Premises. Any such
statement may be conclusively relied upon by any prospective purchaser or encumbrancer of the Project.

25.2 FaiLure 1o DELIVER CERTIFICATE, At Landlord's option, the failure of Tenant to deliver such statement within such
time shalt constitute a default of Tenant hereunder, or it shall be conclusive upon Tenant that (a) this Lease is in full force and
effect, without modification except as may be represented by Landlord, (b) there are no uncured defaults in Landlord's
performance, (¢) not more than one month's Base Rent has been paid in advance, (d) all tenant improvements to be
constructed by Landlord, if any, have been completed in accordance with Landlord's obligations, and (e) Tenant has taken
possession of the Premises.

26.  FINANCIAL INFORMATION. So long as the following two conditions are satisfied, Tenant shall have no obligation to provide
Landlord with financial statements or other information pursuant to this section: {a) Irish Dairy Board (as defined in the
Addendum to this Lease)} is the guarantor of Tenant’s obligations under this Lease and (b) Irish Dairy Board provides financial
statements to Landlord pursuant to the Guaranty of Lease attached hereto, or such financial statements are publically available
at www.idb.ie, or such other successor website. Except as otherwise provided above, from time to time, at Landlord's request,
but not more often than once in any calendar year, Tenant shall cause the following financial information to be delivered to
Landlord, at Tenant's sole cost and expense, upon not iess than ten (10} days' advance written notice from Landlord: (a) a
current financial statement for Tenant and Tenant's financial statements for the previous two accounting years, (b} a current
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financial statement for any guarantor{s) of this Lease and the guarantor'(s) financial statements for the previous two accounting
years and (¢} such other financial information pertaining to Tenant or any guarantor as Landlord or any lender or purchaser of
Landlord may reasonably request. Notwithstanding the forgoing limitation, Landlord shall have the right at any time to receive
the forgoing information if Landlord requests the information in connection with the financing or sale of the Project. All financial
statements shall be prepared in accordance with generally accepted accounting principles consistently applied and, if such is
the normal practice of Tenant, shall be audited by an independent certified public accountant. Tenant hereby authorizes
Landlord, from time to time, without notice to Tenant, to obtain a credit report or credit history on Tenant from any credit
reporting company.

27. ENVIRONMENTAL MATTERS/HAZARDOUS MATERIALS,

27.1  HAzarpous MATERIALS DiscLOSURE CERTIFICATE. Prior 1o executing this Lease, Tenant has delivered to Landlord
Tenant's executed initial Hazardous Materials Disclosure Certificate (the "Initial HazMat Certificate"), a copy of which is
attached hereto as Exhibit D. Tenant covenants, represents and warrants to Landlord that the information in the Initial HazMat
Certificate is true and correct and accurately describes the use(s) of Hazardous Materials which will be made and/or used on
the Premises by Tenant. Tenant shall, commencing with the date which is one year from the Commencement Date and
continuing every year thereafter, deliver to Landlord an executed Hazardous Materials Disclosure Certificate (the "HazMat
Certificate") describing Tenant's then-present use of Hazardous Materials on the Premises, and any other reasonably
necessary documemnts and information as requested by Landlord. The HazMat Certificates required hereunder shall be in
substantially the form attached hereto as Exhibit D.

27.2 DEFINITION OF HAzARDOUS MATERIALS. As used in this Lease, the term Hazardous Materials shall mean and
include (a) any hazardous or toxic wastes, materials or substances, and other pollutants or contaminants, which are or become
regulated by any Environmental Laws {defined below); (b) petroleum, petroleum by-products, gasoline, diesel fuel, crude cil or
any fraction thereof, (c) asbestos and asbestos-containing material, in- any form, whether friable or non-friable; (d)
polychlorinated biphenyls; (e) radioactive materials; (f) lead and lead-containing materials; {g) any other material, waste or
substance displaying toxic, reactive, ignitable or corrosive characteristics, as all such terms are used in their broadest sense,
and are defined or become defined by any Environmental Law; or (h) any materials which cause or threatens to cause a
nuisance upon or waste to any portion of the Project or any surrounding property; or poses or threatens to pose a hazard to the
health and safety of persons on the Premises, any cther portion of the Project or any surrounding property. For purposes of
this Lease, the term "Hazardous Materials” shall not include nominal amounts of ordinary household cleaners, office supplies
and janitorial supplies and other materials customarily used by operators of businesses similar to that to Tenant's, so fong as
the same are properly labeled and stored in conformance with applicable laws.

27.3 ProHiBiTioN; ENVIRONMENTAL LAWS. Tenant shall not be entitled to use or store any Hazardous Materials on, in,
or about any portion of the Premises and the Project without, in each instance, obtaining Landlord's prior written consent
thereto. If Landlord, in its sole discretion, consents to any such usage or storage, then Tenant shall be permitted to use and/or
store only those Hazardous Materials that are necessary for Tenant's business and fo the extent disclosed in the HazMat
Certificate and as expressly approved by Landlord in writing. Any such usage and storage may only be to the extent of the
quantities of Hazardous Materials as specified in the then-applicable HazMat Certificate as expressly approved by Landlord. In
all events such usage and storage must at all times be in full compliance with any and ali local, state and federal environmental,
health and/or safety-related laws, statutes, orders, standards, courts' decisions, ordinances, rules and regulations (as
interpreted by judicial and administrative decisions), decrees, directives, guidelines, permits or permit conditions, currently
existing and as amended, enacted, issued or adopted in the future which are or become applicable to Tenant or all or any
portion of the Premises (collectively, the *Environmental Laws"} and in compliance with the recommendations of Landlord's
consuitants. Tenant agrees that any changes to the type and/or quantities of Hazardous Materials specified in the most recent
HazMat Ceriificate may be implemented only with the prior written consent of Landlord, which consent may be given or withheld
in Landlord's sole discretion. Tenant shall not be entitfed nor permitted to install any tanks under, on or about the Premises for
the storage of Hazardous Materials without the express written consent of Landlord, which may be given or withheld in
Landlord's sole discretion. Landlord shall have the right, in Landlord’s sole discretion, at all times during the Term of this Lease
to (i) inspect the Premises, (i) conduct tests and investigations to determine whether Tenant is in compliance with the
provisions of this Section 27 or to determine if Hazardous Materials are present in, on or about the Project, (iii) request lists of
all Hazardous Materials used, stored or otherwise located on, under or about any portion of the Premises and/or the Common
Areas, and (iv) to require Tenant to complete a survey of its use, storage and handling of Hazardous Materials in the Premises,
using a form and following procedures designated by Landlord, in Landlord's reasonable discretion (the "Survey"). In the event
that the Survey discloses that Tenant is storing Hazardous Materials in violation of law, or has caused any material release of
hazardous materials, Tenant shall reimburse Landlord for the cost of all such inspections, tests and investigations, and all costs
associated with any Survey. If as a result of an inspection, test or Survey Landiord determines, in Landlord's reascnable
discretion, that Tenant should implement or perform safety, security or compliance measures, Tenant shall within thirty (30)
days after written request by Landlord perform such measures, at Tenant's sole cost and expense. The aforementioned rights
granted herein to Landlord and its representatives shall not create (a) a duty on Landlord's part to inspect, test, investigate,
monitor or otherwise observe the Premises or the activities of Tenant and Tenant Parties with respect to Hazardous Materials,
including without limitation, Tenant's operation, use and any remediation relating thereto, or (b} liability on the part of Landlord
and its representatives for Tenant's use, storage, disposal or remediation of Hazardous Materials, it being understood that
Tenant shall be solely responsible for all liability in connection therewith.
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27.4 TENANT'S ENVIRONMENTAL OBLIGATIONS. Tenant shall give to Landlord immediate verbal and follow-up written
notice of any spills, releases, discharges, disposals, emissions, migrations, removals or transportation of Hazardous Materials
on, under or about any portion of the Premises or in any Common Areas; provided that Tenant has actual, implied or
constructive knowiedge of such eveni(s). Tenant, at its sole cost and expense, covenants and warrants fo promptly investigate,
clean up, remove, restore and otherwise remediate (including, without limitation, preparation of any feasibility studies or reports
and the performance of any and all closures) any spill, release, discharge, disposal, emission, migration or transportation of
Hazardous Materials arising from or related to the intentional or negligent acts or omissions of Tenant or Tenant Parties such
that the affected portions of the Project and any adjacent property are returned to the condition existing prior to the appearance
of such Mazardous Materials. Any such investigation, clean up, removal, restoration and oiher remediation shall only be
performed after Tenant has obtained Landlord's prior written consent, which consent shall not be unreasonably withheld so long
as such actions would not potentially have a material adverse long-term or short-term effect on any portion of the Project.
Notwithstanding the foregoing, Tenant shall be entitled to respond immediately fo an emergency without first obtaining
Landlord's prior written consent. Tenant, at its sole cost and expense, shall conduct and perform, or cause to be conducted
and performed, all closures as required by any Environmental Laws or any agencies or other governmental authorities having
jurisdiction thereof. If Tenant fails to so promptly investigate, clean up, remove, restore, provide closure or otherwise so
remediate, Landlord may, but without obligation to do so, take any and all steps necessary to rectify the same, and Tenant shall
promptly reimburse Landlord, upon demand, for all costs and expenses to Landlord of performing investigation, cleanup,
removal, restoration, closure and remediation work. Al such work undertaken by Tenant, as required herein, shall be
performed in such a manner so as to enable Landlord to make full economic use of the Premises and other portions of the
Project after the satisfactory completion of such work.

27.5 ENVIRONMENTAL INDEMNITY. In addition to Tenant's other indemnity obligations under this Lease, Tenant agrees
to, and shall, protect, indemnify, defend (with counsel acceptable to Landlord) and hold Landlord and the other Landlord Parties
harmless from and against any and all foss, cost, damage, liability or expense (including, without limitation, diminution in value
of any portion of the Premises or the Project, damages for the loss of or restriction on the use of rentable or usable space, and
from any adverse impact of Landlord's marketing of any space within the Project) arising at any time during or after the term of
this Lease in connection with or related to, directly or indirectly, the use, presence, transportation, storage, disposal, migration,
removal, spill, release or discharge of Hazardous Materials on, in or about any portion of the Project as a result (directly or
indirectly) of the intentional or negligent acts or omissions of Tenant or Tenant Parties. Neither the written consent of Landlord
to the presence, use or storage of Hazardous Materials in, on, under or about any portion of the Project nor the strict
compliance by Tenant with all Environmental Laws shall excuse Tenant from its obligations of indemnification pursuant hereto.
Tenant shall not be relieved of its indemnification obligations under the provisions of this Section 27.5 due to Landlord’s status
as either an "owner" or "operator® under any Environmental Laws.

2786 SurvivaL. Tenant's obligations and liabilities pursuant to the provisions of this Section 27 shall survive the
expiration or earlier termination of this Lease. If it is determined by Landlord that the condition of all or any portion of the
Project is not in compliance with the provisions of this Lease with respect to Hazardous Materials, including without limitation,
all Environmental Laws at the expiration or earlier termination of this Lease, then Landlord may require Tenant to hold over
possession of the Premises until Tenant can surrender the Premises to Landlord in the condition in which the Premises existed
as of the Commencement Date and prior to the appearance of such Hazardous Materials except for reasonable wear and tear,
including without limitation, the conduct or performance of any closures as required by any Environmental Laws. The burden of
proof hereunder shall be upon Tenant. For purposes hereof, the term "reasonable wear and tear" shall not include any
deterioration in the condition or diminution of the value of any portion of the Project in any manner whatsoever related to,
direcily or indirectly, Hazardous Materials. Any such holdover by Tenant will be with Landlord's consent, will not be terminable
by Tenant in any event or circumstance and will otherwise be subject to the provisions of Section 33 of this L.ease.

27.7 No LiaBiLiy ForR AcTs oF OTHERS. Notwithstanding anything to the contrary confained in this Lease, Tenant shall
only be liable pursuant to this Section 27 for the acts of Tenant and Tenant Parties, and Tenant shall not be liable for the acts of
persons or entities other than Tenant and Tenant Parties nor shall Tenant be responsible or liable for contamination that existed
at the Premises on the Commencement Date or for contamination emanating from neighboring land.

28. SUBORDINATION,

28.1 EFFECT OF SUBORDINATION. This Lease, and any Option (as defined below) granted hereby, upon Landlord's
written election, shall be subject and subordinate to any ground lease, mortgage, deed of trust or any other hypothecation or
security now or hereafter placed upen the Project and to any and all advances made on the security thereof and to all renewals,
madifications, consolidations, replacements and extensions thereof. Notwithstanding such subordination, Tenant's right to
guiet possession of the Premises shall not be disturbed if Tenant is not in default and so long as Tenant shall pay the rent and
observe and perform all of the provisions of this Lease, unless this Lease is otherwise terminated pursuant to its terms. At the
request of any morigagee, trustee or ground lessor, Tenant shall attorn to such person or entity. If any mortgagee, trustee or
ground lessor shall elect to have this Lease and any Options granted hereby prior to the lien of its mortgage, deed of trust or
ground lease, and shall give written notice thereof to Tenant, this Lease and such Options shall be deemed prior to such
rmortgage, deed of trust or ground lease, whether this Lease or such Options are dated prior or subsequent to the date of said
mortgage, deed of trust or ground lease or the date of recording thereof. In the event of the foreclosure of a security device,
the new owner shall not (a) be liable for any act or omission of any prior landlord or with respect to events occurring prior to its
acquisition of title, (b) be liable for the breach of this Lease by any prior landlord, (¢) be subject to any offsets or defenses which
Tenant may have against the prior landlord or (d) be liable to Tenant for the return of its security deposit.
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28.2 EXxecution oF Documents. Tenant agrees to execute and acknowledge any documents Landlord reasonably
requests that Tenant execute to effectuate an attornment, a subordination, or to make this Lease or any Option granted herein
prior to the lien of any mortgage, deed of trust or ground lease, as the case may be. Tenant's failure to execute such
documents within twenty (20) days after written demand shall constitute a default by Tenant hereunder,

29. OPTIONS,

29.1  Dermvition. As used in this Lease, the word *Option" has the following meaning: (1) the right or option to extend
the ierm of this Lease or io renew this Lease, (2) the option or right of first refusal to lease the Prernises or the right of first offer
to lease the Premises or the right of first refusal to lease other space within the Project or the right of first offer to lease other
space within the Project, and (3) the right or option to terminate this Lease prior to its expiration date or to reduce the size of the
Premises. Any Option granted to Tenant by Landlord must be evidenced by a written option agreement attached to this Lease
as a rider or addendum or said option shall be of no force or effect. For purposes of this section, an Option shall also include
any Option contained in any subsequent amendment to this Lease.

29.2 OPTiONs PERSONAL. Each Option granted to Tenant in this Lease, if any, is personal to the original Tenant and
may be exercised only by the original Tenant while occupying the entire Premises and may not be exercised or be assigned,
voluntarily or involuntarily, by or to any person or entity other than Tenant, including, without limitation, any permitted transferee
as defined in Section 16. The Options, if any, herein granted to Tenant are not assignable separate and apart from this Lease,
nor may any Option be separated from this Lease in any manner, either by reservation or ctherwise. If at any time an Option is
exercisable by Tenant, the Lease has been assigned or a sublease exists as to any portion of the Premises, the Option shall be
deemed null and vold and neither Tenant nor any assignee or subtenant shall have the right to exercise the Option.

29.3 MuLTipLE OPTIONS. In the event that Tenant has multiple Options to extend or renew this Lease, a later Option
cannot be exercised unless the prior Option to extend or renew this Lease has been so exercised.

29.4  EFFeCT OF DEFAULT ON OPTIONS. Tenant shall have no right to exercise an Option if Tenant is in default of any of
the terms, covenants or conditions of this Lease beyond any applicable notice and cure period. The period of time within which
an Option may be exercised shall not be extended or enlarged by reason of Tenant's inability to exercise an Option because of
the provisions of this section.

29.5 LmrATioNs on OPTIONs. Notwithstanding anything to the contrary contained in any rider or addendum to this
Lease, any options, rights of first refusal or rights of first offer granted hereunder shalt be subject and secondary to Landlord's
right to first offer and lease any such space to any tenant who is then occupying or leasing such space at the time the space
becomes available for leasing and shall be subject and subordinated to any other options, rights of first refusal or rights of first
offer previously given to any other person or entity. :

29.6 GuARANTEES. Notwithstanding anything to the contrary contained in any rider or addendum to this Lease,
Tenant's right to exercise and the effectiveness of an Option is conditioned upen Landlord's receipt from any prior tenant that
has not been expressly released from liability under this Lease, and any guarantor of any obligation of Tenant under this Lease,
of a written agreement satisfactory to Landlord, in Landiord's sole discretion, reaffirming such person's obligations under this
Lease or the guaranty, as modified by Tenant's exercise of the Option.

29.7  NoTicE oF EXERCISE oF OpTioN. Notwithstanding anything to the contrary contained in Section 43, Tenant shall
give written notice exercising the Option using certified mail return receipt requested or some other method where the person
delivering the package containing the notice obtains a signature of the person accepting the package containing the notice
(e.g.. by FedEx with the requirement that the FedEx delivery person obtain a signature from the person accepting the package).
It shall be the obligation of Tenant to prove that Landlord received the notice exercising the Option in a timely manner.

30.  LanpLorp Reservamions. Landlord shall have the right: (a) to change the name and address of the Project or Building
upon not less than ninety (90) days prior written notice, provided that Landiord reimburses Tenant for the reasonable costs
incurred by Tenant for revised letterhead, billhead and web page modifications; (b) to permit any tenant the exclusive right to
conduct any business as long as such exclusive right does not conflict with any rights expressly given herein; and (c) to place
signs, notices or displays upon the roof, interior or exterior of the Building or Common Areas of the Project. Landiord reserves
the right to use the exterior walls of the Premises, and the area beneath, adjacent to and above the Premises together with the
right to install, use, maintain and replace equipment, machinery, pipes, conduits and wiring through the Premises, which serve
other paris of the Project provided that Landlord's use does not unreasonably interfere with Tenant's use of the Premises.

31.  CHANGES T0 ProJecy. Landlord shall have the right, in Landlord's sole discretion, from time to time, to make changes to
the size, shape, location, number and extent of the improvements comprising the Project (hereinafter referred to as "Changes”)
including, but not limited to, the interior and exterior of buildings, the Common Areas, HVAC, electrical systems, communication
systems, fire protection and detection systems, plumbing systems, security systems, parking control systems, driveways,
entrances, parking spaces, parking areas and landscaped areas; provided, however, that Landtord shall not materially and
permanently change the location of the exterior walls of the Building or materially change the location of the Common Areas in
a way that would materially and adversely affect Tenant's use of the Premises without the prior written consent of Tenant. In
connection with the Changes, Landlord may, among other things, erect scaffolding or other necessary structures at the Project,
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limit or eliminate access to portions of the Project, including portions of the Common Areas, or perform work in the Building,
which work may create noise, dust or leave debris in the Building. Tenant hereby agrees that such Changes and Landlord's
actions in connection with such Changes shall in no way constitute a constructive eviction of Tenant or entitle Tenant to any
abaternent of rent. Landlord shall have no responsibility or for any reason be liable to Tenant for any direct or indirect injury to
or interference with Tenant's business arising from the Changes, nor shall Tenant be entitled to any compensation or damages
from Landlord for any inconvenience or annoyance occasioned by such Changes or Landlord's actions in connection with such
Changes. Landlord shall use commercially reasonable efforts to minimize disruption to Tenant's business operations caused
by Changes.

32. Intentionally deleted.

33. Hoipive OVER. If Tenant remains in possession of the Premises or any part thereof after the expiration or earlier
termination of the term hereof with Landlord's consent, such occupancy shail be a tenancy from month to month upeon all the
terms and conditions of this Lease pertaining to the obligations of Tenant, except that the Base Rent payable shall be the
greater of (a) one hundred fifty percent (150%) of the Base Rent payable immediately preceding the termination date of this
Lease or (b) one hundred twenty-five percent {125%) of the fair market Base Rent for the Premises as of the date Tenant holds
over, and all Options, if any, shall be deemed terminated and be of no further effect. If Tenant remains in possession of the
Premises or any part thereof, after the expiration of the term hereof without Landiord's consent, Tenant shall, at Landlord's
option, be treated as a tenant at sufferance or a frespasser. Nothing contained herein shall be construed to constifute
Landlord's consent to Tenant holding over at the expiration or earlier termination of the Lease term or o give Tenant the right to
hold over after the expiration or earlier termination of the Lease term. Tenant hereby agrees to indemnify, hold harmless and
defend Landlord from any cost, loss, ¢laim or liability (including attorneys' fees} Landlord may incur as a result of Tenant's
failure to surrender possession of the Premises to Landlord upon the termination of this Lease.

34, LANDLORD'S ACCESS.

34.1 Access. Landlord and Landlord’s agents, contractors and employees shall have the right to enter the Premises
at reasonable times upon not less than twenty-four (24) hours advance telephonic netice to Tenant (except in the case of any
emergency, where only such advance nctice as may be reasonable under the circumstances shall be required) for the purpose
of inspecting the Premises, performing any services required of Landlord, showing the Premises to prospective purchasers,
lenders or tenants, undertaking safety measures and making alterations, repairs, improvements or additions to the Premises or
to the Project; provided, however, that Landlord shall only have the right to show the Premises to prospective tenants during the
last one hundred eighty (180) days of the term of this Lease. In the event of an emergency, Landlord may gain access to the
Premises by any reasonable means, and Landlord shall not be liable to Tenant for damage to the Premises or to Tenant's
property resulting from such access. Landlord may at any time place on or about the Building or the Project for sale or for
lease signs. Landlord shall use commercially reasonable efforis to schedule entries into the Premises under this Section 34
with Tenant so that Tenant, at Tenant’s option, may provide a representative to accompany Landlord.

34.2 Intentionally deleted.

35. Security MEAsURes. Tenant hereby acknowledges that Landlord shall have no obligation whatsoever to provide guard
service or other security measures for the benefit of the Premises or the Project, and Landlord shail have no liability to Tenant
due to its failure to provide such services. Tenant assumes all responsibility for the protection of Tenant, its agents,
employees, contractors and invitees and the property of Tenant and of Tenant's agents, employees, contractors and invitees
from acts of third parties. Nothing herein contained shall prevent Landlord, at Landlord's sole option, from implementing
security measures for the Project or any part thereof, in which event Tenant shall participate in such security measures and the
cost thereof shall be included within the definition of Operating Expenses, and Landlord shall have no liability to Tenant and its
agents, employees, contractors and invitees arising out of Landlord's negligent provision of security measures. Landlord shall
have the right, but not the obligation, to require all persons entering or leaving the Project o identify themselves to a security
guard and to reasonably establish that such person should be permitted access to the Project. In no event shall Tenant or its
employees, agents or contractors bring firearms or other weapons to the Project or the Premises, and Tenant shall not have the
right to employ armed security guards.

36. EAsEMENTs. Landlord reserves to itself the right, from time to time, to grant such easements, rights and dedications that
Landlord deems necessary or desirable, and to cause the recordation of parcel maps and restrictions, so long as such
easements, rights, dedications, maps and restrictions do not unreasonably interfere with the use of the Premises by Tenant.
Tenant shall sign any of the aforementioned documents within thirty (30) days after Landlord's request, and Tenant's failure to
do so shall constitute a default by Tenant. The obstruction of Tenant's view, air or light by any structure erected in the vicinity of
the Project, whether by Landlord or third parties, shall in no way affect this Lease or impose any liability upon Landlord.

37. TRANSPORTATION MANAGEMENT. Tenant shall fully comply at its sole expense with all present or fulure programs
implemented or required by any governmental or quasi-governmental entity or Landlord to manage parking, transportation, air
pollution or traffic in and around the Project or the metropolitan area in which the Project is located.

38.  SeverasiLiTy. The invalidity of any provision of this Lease as determined by a court of competent jurisdiction shall in no
way affect the validity of any other provision hereof.
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39, Time oF ESSENCE. Time is of the essence with respect to each of the obligations to be performed by Tenant and
Landlerd under this Lease.

40. DEeFiNITION OF ADDITIONAL RENT. All monetary obligations of Tenant to Landlord under the terms of this Lease, including,
but not limited to, Base Rent, Tenant's Percentage Share of Operating Expenses and late charges shall be deemed to be rent.

41, INCORPORATION OF PRIOR AGREEMENTS. This Lease and the attachments listed in Section 1.15 contain all agreements of
the parties with respect to the lease of the Premises and any other matter mentioned herein. No prior or contemporaneous
agreement or understanding pertaining to any such matter shall be effective. Except as otherwise stated in this Lease, Tenant
hereby acknowiedges that no real estate hroker nor Landlord nor any employee or agents of any of said persons has made any
oral or written warranties or representations to Tenant conceming the condition or use by Tenant of the Premises or the Project
or concerning any other matter addressed by this Lease.

42, AMENDMENTS. This Lease may be modified in writing only, signed by the parties in interest at the time of the
modification.

43, Nomces. All notices required or permitted by this Lease shall be in writing and may be delivered (a) in person (by hand,
by messenger or by courier service providing proof of delivery) or (b) by U.S. Postal Service Express Mail, Federal Express ar
other overnight courier. The addresses set forth in Section 1.16 of this Lease shall be the address of each party for notice
purposes. Landlord or Tenant may by written notice to the other specify a different address for notice purposes. A copy of all
notices required or permitted to be given to Landlord hereunder shall be concurrently transmitted to such party or parties at
such addresses as Landlord may from time to time hereinafter designate by written notice to Tenant. Notices delivered by U.S.
Express Mail, Federal Express or other courier shall be deemed given on the date delivered by the carrier to the appropriate
party's address for notice purposes or on the date a party refuses acceptance of the notice. If notice is received on Saturday,
Sunday or a legal holiday, it shall be deemed received on the next business day. Nothing contained herein shail be construed
to limit Landiord's right to serve any notice to pay rent or quit or similar notice by any method permitted by applicable law, and
any such notice shall be effective if served in accordance with any method permitted by applicable law whether or not the
requirements of this section have been met.

44, Waivers. No waiver by Landlord or Tenant of any provision hereof shall be deemed a waiver of any other provision
hereof or of any subsequent breach by Landlord or Tenant of the same or any other provision. Landlord's consent to, or
approval of, any act shall not be deemed to render unnecessary the obtaining of Landlord's consent to or approval of any
subsequent act by Tenant. The acceptance of rent hereunder by Landiord shall not be a waiver of any preceding breach by
Tenant of any provision hereof, other than the failure of Tenant to pay the particular rent so accepted, regardless of Landlord's
knowledge of such preceding breach at the time of acceptance of such rent. No acceptance by Landlord of partial payment of
any sum due from Tenant shall be deemed a waiver by Landlord of its right to receive the full amount due, nor shall any
endorsement or statement on any check or accompanying letter from Tenant be deemed an accord and satisfaction. Tenant
hereby waives California Code of Civii Procedure Section 1179 and Civil Code section 3275 which allow tenants to obtain relief
from the forfeiture of a lease. Tenant hereby waives for Tenant and all those claiming under Tenant all rights now or hereafter
existing to redeem by order or judgment of any court or by legal process or writ Tenant's right of occupancy of the Premises
after any termination of this Lease.

45, Intentionally deleted.

46.  BINDING EFFECT; CHOICE OF Law. Subject to any provision hereof restricting assignment or subletting by Tenant, this
Lease shall bind the parties, their heirs, personal representatives, successors and assigns. This Lease shall be govemed by
the laws of the state in which the Project is located, and any litigation concerning this Lease between the parties hereto shall be
inifiated in the county in which the Project is located.

47.  Arromneys' Fees. |If Landlord or Tenant brings an action to enforce the terms hereof or declare rights hereunder, the
prevailing parly in any such action, or appeal thereon, shall be entitled to its reasonable attorneys' fees and court costs to be
paid by the losing party as fixed by the court in the same or separate suit, and whether or not such action is pursued to decision
or judgment. The attorneys' fee award shall not be computed in accordance with any court fee schedule, but shall be such as
to fully reimburse all attorneys' fees and court costs reasonably incurred in good faith. Landlord shall be entitied to reasonable
attomeys' fees and all other costs and expenses incurred in the preparation and service of notices of default and consultations
in connection therewith, whether or not a legal action is subsequently commenced in connection with such default. Landlord
and Tenant agree that aftorneys' fees incurred with respect to defaults and bankruptcy are actual pecuniary losses within the
meaning of Section 365(b)({1)(B) of the Bankruptey Code or any successor statute.

48.  Aucrions. Tenant shall not conduct, nor permit to be conducted, either voluntarily or involuntarily, any auction or going-
out-of-business sale upon the Premises or the Common Areas.

49.  MEeRGeR. The voluntary or other surrender of this Lease by Tenant, or a mutual cancellation thereof, or a termination by
Landlord, shall not result in the merger of Landlord's and Tenant's estates and shall, at the option of Landlord, terminate all or
any existing subtenancies or may, at the option of Landlord, operate as an assignment to Landlord of any or all of such
subtenancies.
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50. QuIeT Possession. Subject to the other terms and conditions of this Lease, and the rights of any lender, and provided
Tenant is not in default hereunder, Tenant shall have quiet possession of the Premises for the entire term hereof subject to alt
of the provisions of this Lease.

51.  AutHoriTy. If Tenant is a corporation, trust, limited liability company, limited liability partnership or general or limited
partnership, Tenant, and each individual executing this Lease on behalf of such entity, represents and warrants that such
individual ts duly authorized to execute and deliver this Lease on behalf of said entity, that said entity is duly authorized to enter
into this Lease, and that this Lease is enforceable against said entity in accordance with its terms. If Tenant is a corporation,
trust, limited liability company, limited liability partnership or other partnership, Tenant shall deliver to Landlord upon demand
evidence of such authority satisfactory to Landlord.

52, Conrrict. Any conflict between the type written provisions of this Lease and handwritten provisions, if any, shall be
controlled by the handwritten provisions; provided, however, handwritten provisions shall have no force or effect unless
separately initialed by both Landlord and Tenant.

53.  MuLTIPLE PARTIES. If more than one person or entity is named as Tenant herein, the obligations of Tenant shall be the
joint and several responsibility of all persons or entities named herein as Tenant. Service of a notice in accordance with
Section 43 on one Tenant shall be deemed service of notice on all Tenants.

54. INTERPRETATION. This Lease shall be interpreted as if it was prepared by both parties, and ambiguities shall not be
resolved in favor of Tenant because all or a portion of this Lease was prepared by Landlord. The captions contained in this
Lease are for convenience only and shall not be deemed 1o limit or alter the meaning of this Lease. As used in this Lease, the
words tenant and landlord include the plural as well as the singular. Words used in the neuter gender include the masculine
and feminine gender.

5. ProHiBiTion AGAINST RECORDING. Neither this Lease, nor any memorandum, affidavit or other writing with respect
thereto, shall be recorded by Tenant or by anyone acting through, under or on behalf of Tenant. Landlord shall have the right to
record a memorandum of this Lease, and Tenant shall execute, acknowledge and deliver to Landlord for recording any
memorandum prepared by Landlord.

56.  REeLAmonsHiP oF PARTIES., Nothing contained in this Lease shall be deemed or construed by the parties hereto or by any
third party to create the refationship of principal and agent, partnership, joint venturer or any association between Landiord and
Tenant.

57. RULES AND REGULATIONS. Tenant agrees to abide by and conform to the Rules and to cause its employees, suppliers,
customers and invitees to so abide and conform. Landlord shall have the right, from time to time, to modify, amend and
enforce the Rules in a nondiscriminatory manner so long as such rules and regulations (i} will not unreasonably interfere with
Tenant’s permitted use of the Premises, and (ii) Landlord provides written notice of the new rules and regulations to Tenant at
least ten (10) days prior to the date the new rules and regulations will take effect. Landlord shall not be responsible to Tenant
for the failure of other persons, including, but not limited to, other tenants, their agents, employees and invitees, to comply with
the Rules.

58.  RiGHTTO LEASE. Landlord reserves the absolute right to effect such other tenancies in the Project as Landlord in its sole
discretion shall determine, and Tenant is not relying on any representation that any specific tenant or number of tenants wil!
occupy the Project.

59. PATRIOT ACT. Tenant represents to Landlord that, (i) neither Tenant nor any person or entity that directly owns a 10% or
greater equity interest in it nor any of its officers, directors or managing members is a person or entity {each, a "Prohibited
Person”) with whom U.S. persons or entities are restricted from doing business under regutations of the Office of Foreign Asset
Control (“OFAC”) of the Department of the Treasury (including those named on OFAC's Specially Designated and Blocked
Persons List) or under Executive Order 13224 (the “Executive Order”) signed on September 24, 2001, and entitled “Blocking
Property and Prohibiting Transactions with Persons Who Commit, Threaten to Commit, or Support Terrorism,” or other
governmental action, (i) Tenant's activities do not violate the International Money Laundering Abatement and Financial Anti-
Terrorism Act of 2001 or the regulations or orders promulgated thereunder (as amended from time to time, the “Money
Laundering Act”) and (jii) throughout the term of this Lease, Tenant shall comply with the Executive Order and with the Money
Laundering Act.

60. ConFipenTiaLITy. Tenant acknowledges and agrees that the terms of this Lease are confidential and constitute
proprietary information of Landlord. Disclosure of the terms hereof could adversely affect the ability of Landlord to negotiate
other leases with respect to the Project and may impair Landlord's relationship with other tenants of the Project. Tenant agrees
that it and its partners, officers, directors, employees, brokers, and attomeys, if any, shall not disclose the terms and conditions
of this Lease to any other person or entity without the prior written consent of Landiord, which may be given or withheld by
Landlord, in Landlord's sole discretion. It is understood and agreed that damages alone would be an inadequate remedy for
the breach of this provision by Tenant, and Landlord shall also have the right to seek specific performance of this provision and
to seek injunctive relief to prevent its breach or continued breach.
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61. Waiver oF Jury TriaL. TO THE EXTENT PERMITTED BY APPLICABLE LAW, LANDLORD AND TENANT HEREBY
WAIVE THEIR RESPECTIVE RIGHT TO TRIAL BY JURY OF ANY CAUSE OF ACTION, CLAIM, COUNTERCLAIM OR
CROSS-COMPLAINT IN ANY ACTION, PROCEEDING AND/OR HEARING BROUGHT BY EITHER LANDLORD AGAINST
TENANT OR TENANT AGAINST LANDLORD ON ANY MATTER WHATSOEVER ARISING OUT OF, OR IN ANY WAY
CONNECTED WITH, THIS LEASE, THE RELATIONSHIP OF LANDLORD AND TENANT, TENANT'S USE OR OCCUPANCY
OF THE PREMISES, OR ANY CLAIM OF INJURY OR DAMAGE, OR THE ENFORCEMENT OF ANY REMEDY UNDER ANY
LAW, STATUTE, OR REGULATION, EMERGENCY OR OTHERWISE, NOW OR HEREAFTER IN EFFECT.

LANDLORD AND TENANT ACKNOWLEDGE THAT THEY HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND
EACH TERM AND PROVISION CONTAINED HEREIN AND, BY EXECUTION OF THIS LEASE, SHOW THEIR INFCRMED
AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY AGREE THAT, AT THE TIME THIS LEASE IS
EXECUTED, THE TERMS OF THIS LEASE ARE COMMERCIALLY REASONABLE AND EFFECTUATE THE INTENT AND
PURPOSE OF LANDLORD AND TENANT WITH RESPECT TC THE PREMISES. TENANT ACKNOWLEDGES THAT IT HAS
BEEN GIVEN THE OPPORTUNITY TO HAVE THIS LEASE REVIEWED BY ITS LEGAL COUNSEL PRIOR TO ITS
EXECUTION. PREPARATION OF THIS LEASE BY LANDLORD OR LANDLORD'S AGENT AND SUBMISSION OF SAME TO
TENANT SHALL NOT BE DEEMED AN OFFER BY LANDLORD TO LEASE THE PREMISES TO TENANT OR THE GRANT
OF AN OPTION TO TENANT TO LEASE THE PREMISES. THIS LEASE SHALL BECOME BINDING UPON LANDLORD
ONLY WHEN FULLY EXECUTED BY BOTH PARTIES AND WHEN LANDLORD HAS DELIVERED A FULLY EXECUTED
ORIGINAL OF THIS LEASE TO TENANT. THE DELIVERY OF A DRAFT OF THIS LEASE TO TENANT SHALL NOT
CONSTITUTE AN AGREEMENT BY LANDLORD TO NEGOTIATE IN GOOD FAITH, AND LANDLORD EXPRESSLY
DISCLAIMS ANY LEGAL OBLIGATION TO NEGOTIATE IN GOOQD FAITH.

LANDLORD:
PRIM Milliken Distribution Associates, LLC, a Delaware limited liability company
By:  TA Realty LLC, a Massachusetts limited ligbility company, Manager

By:  Realty Associates Advisors LLC, a Delaware limited
liability company, Manager

By:  Real iates Advisors Trust,_a Massgchusetits business trust,
Margger
By:
Scott W. Amling
TENANT*: Regional Director

DPI Specialty Foods, Inc.,

a Delaware (gﬁm

By: 7 inen ¢L
FRAw D (AR GAS

{print name)

ts  _Chied Ogrdeing s
(print titie} <)

By:

0

L. Clen
{print name) .
Its: (\\'\\G’p ﬁn«;m\q( Om@(‘

T (print title)

*It Tenant is a corporation, the authorized officers must sign on behalf of the corporation and indicate the capacity in which they are signing.
The Lease must be executed by the president or vice president and the secretary or assistant secretary, unless the bylaws or a resolution of the
board of directors shall otherwise provide, in which event, the bylaws or a certified copy of the resolution, as the case may be, must be attached
to this Lease.
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EXHIBIT A

PREMISES
Exhibit A is intended only to show the general layout of the Premises, and shall not be interpreted to increase or decrease the
size of the Premises beyond the number of leasable square feet set forth in Section 1.5. Exhibit A is not to be scaled and any
measurements or distances shown on Exhibit A are approximates only.

[to be attached}
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EXHIBITB
VERIFICATION LETTER
DPI Specialty Foods, Inc., a Delaware corporation ("Tenant"), hereby certifies that it has entered into a lease with PRIM

Milliken Distribution Associates, LLC, a Delaware limited liability company ("Landlord"), and verifies the following information as
of the _ day of , 20 :

Address of Premises:

Leasable Area of Premises:

Commencement Date: Unit A:
Unit B:

Lease Termination Date:

Initial Base Rent:

Billing Address for Tenant:

Attention:

Telephone Number:

Federal Tax [D No.:

Tenant acknowledges and agrees that all tenant improvements Landlord is obligated to make to the Premises, if any,
have been completed to Tenant's satisfaction, that Tenant has accepted possession of the Premises, and that as of the date
hereof there exist no offsets or defenses to the obligations of Tenant under the Lease.

TENANT:

DPI Specialty Foods, Inc.,
a Delaware corporation

By:

(print name)
Its:

(print title)
By:

{print name}
Its:

(print title)
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EXHIBIT C
RULES AND REGULATIONS

GENERAL RULES

Tenant shall faithfully observe and comply with the following Rules and Regulations:

1 Tenant shall not alter any locks or install any new or additionai locks or boits on any doors or windows of the Premises

without oblaining Landlord's prior written consent. Tenant shall bear the cost of any lock changes or repairs required by
Tenant.

2. Access to the Project may be refused uniess the person seeking access has proper identification or has a previously
received authorization for access to the Project. Landlord and its agents shall in no case be liable for damages for any error
with regarding to the admission to or exclusion from the Project of any person. In case of invasion, mob, riot, public excitement
or other commotion, Landlord reserves the right to prevent access to the Project during the continuance thereof by any means
it deemns appropriate for the safety and protection of life and property.

3. No cooking shall be done or permitted on the Premises, nor shall the Premises be used for any improper,
objectionable or immoral purposes. Notwithstanding the foregoing, Underwriters' Laboratory-approved equipment and
microwave ovens may be used in the Premises for heating food and brewing coifee, tea, hot chocofate and similar beverages
for employees and visitors of Tenant, provided that such use is in accordance with all applicable federal, state and city laws,

codes, ordinances, rules and regulations; and provided further that such cooking does not result in odors escaping from the
Premises.

4. No boring or cutting for wires shall be allowed without the consent of Landlord. Tenant shall not install any radio or
television antenna, satellite dish (except as provided in the Addendum to this Lease), loudspeaker or other device on the roof or
exterior walls of the Building. Tenant shall not interfere with broadcasting or reception from or in the Project or elsewhere.

5. Landlord reserves the right to exclude or expel from the Project any person who, in the judgment of Landlord, is
Intoxicated or under the influence of liquor or drugs, or who shall in any manner do any act in violation of any of these Rules
and Regulations.

6. Tenant shall store all its trash and garbage within the interior of the Premises or in other locations approved by
Landlord, in Landlord's reasonable discretion. No material shall be placed in the trash boxes or receptacles if such material is
of such nature that it may not be disposed of in the ordinary and customary manner of removing and disposing of trash in the
vicinity of the Project without violation of any law or ordinance govemning such disposal,

7. Tenant shall comply with all safety, fire protection and evacuation procedures and regulations established by Landlord
or any governmental agency,

PARKING RULES

1. Tenant shall not permit or allow any vehicles that belong to or are controlled by Tenant or Tenant's employees,
suppliers, shippers, customers or invitees to be loaded, unloaded or parked in areas other than those designated by Landlord
for such activities and at times approved by Landlord. Users of the parking area will obey all posted signs and park only in the
areas designated for vehicle parking. Tenant and its customers, employees, shippers and invitees shall comply with all rules
and regulations adopted by Landiord from time to time relating to truck parking and/or truck loading and unloading.

2. Intentionally deleted.

3. Landlord will not be responsible for any damage to vehicles, injury to persons or loss of property, all of which risks are
assumed by the party using the parking area.

4, The maintenance, washing, waxing or cleaning of vehicles in the parking area or Common Areas is prohibited.

5. Tenant shall be responsible for seeing that all of its employees, agents, contractors and invitees comply with the

applicable parking rules, regulations, laws and agreements.
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EXHIBIT B

Form of HazMat Cerlificate

General Information
Nalneofﬁespon(ﬁng Company: DPI_ Specialty Foods .

Malling Address: 230 8. Rockefeller Ave; Ontario, California; 91761

Signature: - yd

1 4
THe:Assistant General Manager Phona: 909-975-1019

Date: September 6, 2011 age of Fachiy: —— e length of Occupancy:

Maor produits manufaciured and/or activities canducted on the properiy: Wholesale Food Distribution

Type of Business Attivityfies); ' Hazardous Malerials Activillas:
(check al that apply) (check all that apply}
machine shop —degreasing — chiorinaled solverd? __Y__N i
light assembly chemical/etching/miliing K
research and developmert — wastowater treatment ; :
. product sarvica or repalr painling
* — photo processing siriping
automolive sefvice and repalr - claaning :
. manufacturing : printing. Waterbased? VN
X warghouse analytical lab j :
: integralad/ptinted cirouit - plating .
— . chemicaliphamaceutical product chamicalimissing/synthy
sillkscreen
' latha/milll machining
deionizer water product
photo masking
wave solder
metal finishing

- HAZARDOUS MATERIALS/WASTE HANDLING AND STORAGE

A Ara hazardous materials handled on any of your shipping and recelving docks in 6omzﬂnei' quanifties greater than one

galon? __ Yes X _No
B. L Hazardous‘maiaﬁa!s or wasle are stored on the premises, please check off the nature of the slvmgs and typa{s) of
materials below: ) —
‘ . Types of Storage Contalier Type of Hazardous Materials andfor Waste Storad e
(@st above-ground storage only} : =]
. . ]
. 1gallonor 3 llerbottles/cans acld i
.. 510 30 gallon carboys phenol R
' 85 gallon drums causiic/aikaline cleans m
tanis cyanide . L,
e photo resist stripper =
—_— pain’! |'_'h
flammable solvent ';:'
gasofing/diesel fuet i
- chiorinated solvent i
~__citfeuting Ruid —
. x
4]
. o
m
=
33 [
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i
i_;j
'\..!
-
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m
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Are the hazardous materials being used/mixed on siie or just storedt for distribulion? N/A -

Ifdrums er fanks are used specify whal materials are storsd In the 55-gaflen drums or tanks None

It chlorina%d solvents are used please spedfy which chiorinated solvents are- used, how they are used and in what
volumes N/A

C. Po you acumulate haramous waste onsite? Yes X No
I ves, how is it baing handled?

on-site Ireatment o recovery

— dischargad {o sewer
hauled offsite if hauled ofisite, by whom
neineration
D. Indieats your hazardous waste storage status:
gengratar LOG
interim stalus facility
.. pemitted TSPF
X nonacfthe above )
WASTEWATER T REATMENT/DISCHARGE
A Do yourdischarge Industrial wastewater 0;
sewer
storm drin
surdaco water -
X noindustial dischargs
B. Is your indusiriad wastewater treated bafore discharge? Yas No
If yeé. what iype of realment is being conducted?
neutralzation
metal hydrodde formation -
closedHoop treatment
— ... Gyanida destrugt
: HF freatment
her
c.. Do'you have n ollwater separator or elarifier? Yes No Y
k=
. SUBSURFACE CONTAINMENT OF HAZARDOUS MATERIALS/WASTES ._a-r.
ili
A, Are burled tanks/simps being used for any of te following: m
=8
hazanfous waste storage -
. chemical storage T
———— gasoline/dlesel fuel storage o
. Vaste trestment o
. wastewater nautralization m
e INCUSIAERl WaASIEWRLET treatment ]
- LB Nofte of the above x
Lo
[=
m
=
[ ]
. 34 p
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]
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o
w
m
o
-
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B, i buried tarks are located onsile, indicate thelr constuction:

stegt foarglass — . Concrote
Insige open vaulf double walled

C Are hazardous materials or untreated industral wastewaler transporied via buried piping 2o tanks, process areas or
Irealment areas? ____ Yes _X_ No

D, Do yous have wetfloors in your process areas? Yes _X No

If yas, name processes:

E Are abandoned underground tanks or surmps located on the property? Yes X, No

H. QLIS MATERIALS SPILES

A Have hazardous materials ever spifled to:

the sewer

the stom drain

onto the propany

X __. nospills have oceurned

Hava you exparianced any leaking underground fanks orsumps? Yes X o

o, i spllls have occured, wers they reported® —_ Yos

No
Chack which the govermment agendles ihat yau contacted fegarding the spill(s):
. Department of Health Services
- Degartment of Fish and Game

Emdronmersal Protection Agency
Regional Water Quallly Controf Soard
Fire Department

=X Have you been cortacted by a government agency regarding sofl or groundwater contamination on yourr site?

Yos X _bo

Bo you have exploratary or manitoring wells onsite? Yes X _ Mo
. fiyes, indicate the following:

Number of wells: . Approximate depth of wellsr : Well diametons;

PLEASE ATTACH ENVIRONMENTAL REGULATORY PERMITS, AGENCY REPORTS THAT APFLY TO YOUR OPERATION
AND HAZARDOUS WASTE MANIFESTS,

Chedlcoff those enclosed:

Hazardoys Matetials Invanipry Statemont, HMIS
Hazardous Materials Management Plan, HNAP
Reguiatory Agency , Faclllly Inspection Repont
Underground Tank Raglstrations
Industrial Wastowater Discharge Pormit
Hazardons Wasta Mantest

a5
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Exhibit E

WORK LETTER AGREEMENT
(Improvement Allowance)

This Work Letter Agreement ("Agreement") is attached to a Standard Industrial Lease (the "Lease") covering certain
premises (the "Premises") more particularly described in Exhibit "A* attached to the Lease. In consideration of the mutual
covenants hereina fer contained, Landlord and Tenant hereby agree as follows:

1. TENANT IMPFOVEMENT COORDINATOR. Within three (3) days after the Lease is executed by Landlord and Tenant, Landlord
and Tenant shal! esach designate in writing the name of one person who shail be that party's tenant improvement
representative. All communication concerning the tenant improvements shall be directed to the appropriate party's tenant
improvement representative. Tenant shall not have the right or authority to instruct Landlord's contractor to take any action.
Any action Tenant desires Landiord's contractor to take shall be communicated by Tenant to Landlord's tenant improvement
representative, and Landlord's tenant improvement representative shall give the necessary instructions to the contractor.

2. Base BuiLpsng. Landlord has previously completed all base building work at the Premises and the Building. The cost of
all additional improvements to the Premises shall be funded from the Improvement Allowance (as defined below) or shall be
paid for by Tenant, at Tenant's sole expense. Except for the funding of the Improvement Allowance, Landlord shall have no
obligation to make additional improvements to the Premises at Landlord's expense.

3. PLANS AND SPECIFICATIONS.

3.1 SPACE PLAN & SCHEDULE. Altached hereto as Exhibit 1 is a space plan which has been approved by Landlord
and Tenant (the “Space Plan”).

3.2 PLans. Based on the approved Space Plan, Tenant shalt cause to be prepared and to be submitted to Landlord
for approval detailed plans, specifications and working drawings ("Plans") for the construction of Tenant's leasehold
improvements to the Premises ("Improvements”). Landlord reserves the right require Tenant to use Landlord's space planner,
architect and/or engineer. As used herein, the term “Improvements” shall include alt work to be done in the Premises pursuant
to the Plans, including, but not limited to: demolition work, partitioning, doors, ceiling, floor coverings, wall finishes (including
paint and wallcoverings), window coverings, electrical (including lighting, switching, telephones, outlets, computer and special
electrical equipment, etc.), plumbing, heating, ventilating and air conditioning, fire protection, sprinklers, alarms, cabinets and
other millwork. If Tenant has leased an entire floor, the Improvements shall include finished toilet rooms, corridors and elevator
vestibules. Tenant shall submit the Plans to Landlord for approval within fourteen (14) days following the mutual execution and
delivery of this Lease. Within a reasonable period after receipt by Landlord of the Pians, Landlord (i) shall give its written
approval with respect thereto, or (if) shall notify Tenant in writing of its disapproval and state with specificity the grounds for
such disapproval and the revisions or modifications necessary in order for Landlord to give its approval. By way of example
and not limitation, Tenant hereby acknowledges and agrees that Landlord shall have the right to require that the Improvements
described on the Plans comply with applicable governmental laws and regulations, even if this necessitates a deviation from
the specifications of the Space Plan. Within five (5) days foliowing Tenant's receipt of Landlord's disapproval, Tenant shall
submit to Landlord for approval the requested revisions or modifications. Within a reasonable period following receipt by
Landlord of such revisions or moditfications, Landiord shall give its written approval with respect thereto or shall request other
revisions or modifications therein (but relating only to the extent Tenant has failed to comply with Landlord's earlier requests),
and any time delay incurred in the approval of the Plans from the date of this second notice of disapproval shall constitute
Tenant Delay. The preceding sentence shall be implemented repeatedly until Landlord gives its approval to Tenant's Plans.
After approval of the Plans by Landlord, no further changes to the Plans shall be made without the prior written approval of
Landlord and only after Tenant agreeing that any delays in design andfor construction resulting from such change shall
constitute a Tenant Delay. Tenant acknowledges that Landlord's review and approval of the Plans is not conducted for the
purpose of determining the accuracy and complateness of the Plans, their compliance with applicable codes and governmental
regulations or their sufficiency for purposes of obtaining a building permit, all of which shall remain the responsibility of Tenant
and Tenant's architect. Accordingly, Landlord shall not be responsible for any delays in obtaining the building permit due to the
insufficiency of the Plans or any delays due to changes in the Plans required by the applicable governmental regulatory
agencies reviewing the Plans, which delays shall constitute Tenant Delay.

4, SPECIFICATIONS FOR BUILDING STANDARD IMPROVEMENTS. Specifications and details for building standard improvements
("Standards") are available upon request. Except as specified in Section 5 below, the Space Plan and Plans shall be

consistent with the Standards, and no deviations shall be permitted from the Standards without Landlord's consent as set forth
in Section 5 below.

5. GRrounps For DisappRovAL. Tenant may request deviations from the Standards for Improvements provided that the
deviations ("Non-Standards") shall not be of lesser quality than the Standards. Landlord shall not be required to approve any
Non-Standards that are not acceptable to Landlord, in Landlord’s sole and absolute discretion.
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6. IMPROVEMENT COST AND ALLOWANCE.

6.1 CosT BREAKDOWN. Within a reasonable period following approval of the Plans, Landlord shall provide Tenant
with a breakdown of the estimated total cost of the Improvements ("Cost Breakdown"), including, without limitation:
construction cost of the Improvements; if Tenant has employed Landlord's architect and/or engineers, the architectural and
engineering fees relating to the preparation and review of the Space Plan and the Plans {inclusive of all design work above and

below the ceiling); governmental agency plan check, permit and other fees; sales and use taxes; testing and inspection costs;’

and construction fees (including general contractor's overhead and supervision fees and the construction supervisory fee
referred to in Section 7.3 hereof). Within five (58) days after receipt by Tenant of the Cost Breakdown, Tenant shall either
approve ihe same in wriiing or shall provide Landiord with a detailed iisi of revisions fo the approved Plans. If Tenani
disapproves the Cost Breakdown, any time delay incurred as a result thereof {e.g., time delays due to revisions to the Plans
and/or obtaining additional bids) shall constitute Tenant Delay. The Cost Breakdown shall not include the cost of computer or
telephone wiring or any cost associated with the design, purchasing or installation of furniture, fixtures or equipment
(collectively, "FF&E"), and all such costs shall be paid by Tenant, at Tenant's sole expense. References to or depictions of
FF&E on the Space Plan or the Plans shall not be interpreted to entitle Tenant to use any portion of the Improvement
Allowance to pay costs or expenses associated with the purchase or installation of FF&E.

6.2 IwPrROVEMENT ALLowaANcE. |.andlord hereby grants to Tenant an “Improvement Allowance" of $350,000.00,
which Improvement Allowance shall be used only for the items specified in the Cost Breakdown (excluding FF&E). In the event
that the Cost Breakdown exceeds the Improvement Allowance, Tenant shall pay to Landlord the sum in excess of the
improvement Allowance by cashier's check, which payment shall be made within five (5) days of Landlord's notice to Tenant
that Landlord is prepared to commence construction.

6.3 RIGHT TO INCREASE ALLOWANCE AND BASE RENT. Tenant shall have the right, at any time pricr to commencement
of the construction of the Improvements, upon written notice to Landlord, to irrevocably elect to increase the Improvement
Aflowance by an additional amount not to exceed $150,000.00. If Tenant elects to increase the Improvement Allowance as
provided above, the increased amount of the Improvement Allowance shall be repaid to Landiord by Tenant with eight percent
(8%) annual interest in egual monthly installments over the initial sixty (60) month Lease term (the “Additional Tenant
Improvement Rent”). The additional amount payable hy Tenant each month shall be added to the Base Rent described in
Section 1.9 of the Lease and shall be treated as additional Base Rent for all purposes. For example, if Tenant elects io
increase the Improvement Allowance by $100,000.00, the Base Rent would be increased during each month of the initial sixty
(60) month Lease term by $2,027.64. Notwithstanding anything to the contrary contained in the Lease including, but not limited
to, Section 1 of the Addendum to this Lease, the Additional Tenant Improvement Rent shall not be abated or conditionally
waived.

6.4 Cosrt INcreASES. In the event that the cost of the Improvements increases subsequent to Tenant's approval
of the Cost Breakdown due to the requirements of any governmental agency imposed with respect io the construction of the
Improvements or due to any other circumstances, Tenant shall pay to Landlord the amount of such increase within five (5) days
of Landlord's written notice; provided, however, that Landlord shall first apply toward such increase any remaining balance in
the improvement Allowance.

8.5 CHANGE IN PLANS. In the event that Tenant requests a change in the Plans subsequent to approvat of the
Cost Breakdown, Landlord shall advise Tenant of Landlord's estimate of any increases in the cost of the Improvements and any
delay such change would cause in the construction of the Improvements (the "Estimate”), which delay shall constitute Tenant
Defay. Tenant shall approve or disapprove such change within five (5) days after receiving Landlord's Estimate. In the event
that Tenant approves such change, Tenant shall accompany its approval with payment in the amount of any cost increase
resulting from such change; provided, however, that Landlord shall first apply toward such increase any remaining balance in
the Improvement Allowance. Landlord shall have the right to decline Tenant's request for a change in the approved Plans if the
change is inconsistent with the Space Plan or Sections 3, 4 or 5 above, or if the change would, in Landlord's sole opinion, delay
construction of the Improvements. All delays in the completion of the Improvements caused by changes requested by Tenant
shall constitute Tenant Delay.

6.6 No Rerunp. If the actual cost of the Improvements does not exceed the Improvement Allowance, the unused
portion of the Improvement Allowance shall not be paid or refunded to Tenant or be available to Tenant as a credit against any
obligations of Tenant under the Lease. Any portion of the Improvement Allowance not expended prior to the date that is one (1)
year after the date of the Lease shall be retained by Landlord, and Tenant shalt have no further right to the use of such unused
portion of the Improvement Allowance.

7. CONSTRUCTION OF IMPROVEMENTS.

7.1 Construction. Within five (5} days after approval of the Cost Breakdown by Tenant, and after payment of
any sum required by Section 6.2 above, Landlord shall instruct its contractor to commence construction of the Improvements.

7.2 CompLeTion. Landlord shall endeavor to cause the contractor to substantially complete construction of the
Improvements in a diligent manner, but Landiord shall not be liabie for any loss or damage as a result of delays in construction
of the Improvements or delivery of possession of the Premises.
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7.3 ConsTRuCTION SUPERVISORY FEE. The cost of the Improvements shall include a construction supervisory fee
payable to Landlord equal to three percent (3%) of the total cost of constructing the Improvements.

8. CommencemenT DATE. The Commencement Date under the Lease shall be governed by Section 3 of the Lease. Any
delay in completing the construction of the Improvements resulting from any of the following shall constitute "Tenant Delay":

8.1 Tenant's failure to submit or revise the Space Plan within the time limits provided herein;

8.2 Tanant's failure to submit or revise the Plans within the time limits provided herein;

8.3 Tenant's failure to approve the Cost Breakdown or to pay the sum specified in Section 6.2 above within the

time limits provided herein;

8.4 Tenant's request for Non-Standards, whether as to materials or instailation, that extend the time it takes to
obtain necessary building permits or other governmental authorizations or to complete the construction of the Improvements;

8.5 Insufficiency of the Plans that extend the time it takes to obfain necessary building permits or other

governmental authorizations ot changes in the Plans required by the applicable govemmental regulatory agencies reviewing
the Plans;

8.6 Tenant's changes in the Plans after the approval of the Plans by Landlord;
8.7 Any act or omission of Tenant constituting a Tenant Delay under the terms of this Agreement or the Lease; or
8.8 Any other acts or omissions of Tenant, Tenant's agents, employees and contractors that delays the

completion of the Improvements.

9. DAmAGES FOR TENANT DELAY. Tenant shall pay to Landlord an amount equal to $722.12 for each day of Tenant Delay
that defays the Unit B Commencement Date and $940.16 for each day of Tenant Delay that delays the Unit A Commencement
Date. Landlord and Tenant agree that the foregoing payment constitutes a fair and reasonable estimate of the damages
Landlord will incur as the resuit of a Tenant Delay. Within thirty (30) days after Landiord tenders possession of Unit B and Unit
A, as applicable, to Tenant, Landlord shall notify Tenant of Landlord's reasonable estimate of the date Landlord could have
delivered possession of the applicable Unit but for the Tenant Delays. After delivery of said notice, Tenant shall immediately
pay to Landlord the amount described above for the period of Tenant Delay.

10. IncorporaTioN. This Agresment is and shall be incorporated by reference in the Lease, and all of the terms and
conditions of the Lease are and shall be incorporated herain by this reference.
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Exhibit 1 to Work Letter Agreement

(Space Plan)
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Exhibit F

Addendum to Standard industrial Lease (the "Lease")
dated the 1% day of September, 2011 Between
PRIM Milliken Distribution Associates, LLC ("Landlord") and
DPl Specialty Foods, Inc. ("Tenant")

It is hereby agreed by Landlord and Tenant that the provisions of this Addendum are a part of the Lease. If there is a
conflict between the terms and conditions of this Addendum and the terms and conditions of the Lease, the terms and
conditions of this Addendum shall control. Capitalized terms in this Addendum shall have the same meaning as capitalized
terms in the Lease.

1. Abatement of Rent. Landlord hereby agrees to conditionally waive the Base Rent due for the two full calendar
months immediately following the later to occur of the Unit B Commencement Date and the Unit A Commencement Date;
provided, however, that there shall be no abatement of the Additional Tenant Improvement Rent (as defined in the Work Letter
Agreement). No amounts due to Landlord under the Lease other than the Base Rent referred to above shall be conditionally
waived. In the event Tenant commits a default as defined in the Lease beyond any applicable notice and cure period, Base
Rent coming due thereafter shall not be waived, and all Base Rent that Landlord conditionally waived in the past shall be
immediately due and payable by Tenant to Landlord without notice or demand from Landlord. If the Lease expires in
accordance with its terms, and does not terminate as a result of a default by Tenant, Landlord agrees to permanently waive the
Base Rent it has conditionally waived.

2. Option to Extend. Landlord hereby grants to Tenant the option to extend the term of the Lease for one (1) three
(3)-year period {the "Extension Option") commencing when the initial lease term expires upon each and all of the following
terms and conditions:

(a) On a date which is prior to the date that the option period would commence (if exercised) by at least one
hundred eighty (180) days and not more than two hundred seventy (270} days, Landlord shall have received from Tenant a
written notice of the exercise of the option to extend the Lease for said additional term {an “Exercise Notice”}, time being of the
essence. If the Exercise Notice is not so given and received, the Extension Option shall automatically expire, Tenant shall no
longer have the right to give an Exercise Notice and this section shall be of no further force or effect. Tenant shaii give the
Exercise Notice using cerified mail return receipt requested or some other method where the person delivering the package
containing the Exercise Notice obtains a signature of the person accepting the package containing the Exercise Notice (e.g., by
FedEx with the requirement that the FedEx delivery person obtain a signature from the person accepting the package). It shall
be the obligation of Tenant to prove that Landlord received the Exercise Notice in a timely manner.

(b)  Allof the terms and conditions of the Lease except where specifically modified by this section shall apply.

(c) The monthly Base Rent payable during the option term shall be the Market Rate on the date the option
term commences; provided, however, that at no time during the term of the Extension Option shall the Base Rent be less than
the Base Rent due immediately preceding the commencement of the term of the Extension Option.

{d) The term "Market Rate® shall mean the annual amount per rentable square foot that a willing, comparable
renewal tenant would pay and a willing, comparable landlord of g similar office building would accept at arm's length for similar
space, giving appropriate consideration to the following matters: (i) annual rental rates per rentable square foot; (i) the type of
escalation clauses (including, but without limitation, operating expense, real estate taxes, and CPI) and the extent of liability
under the escalation clauses (i.e., whether determined on a "net lease” basis or by increases over a particular base year or
base dollar amount); (ili) rent abatement provisions reflecting free rent and/or no rent during the lease term; (iv) length of lease
term; (v) size and location of premises being leased; and {vi} other generally applicable terms and conditions of tenancy for
similar space; provided, however, Tenant shall not be entitled to any tenant improvement allowance. If renewal tenanis
exercising similar market rate extension options are receiving a tenant improvement allowance, this fact shall be taken into
consideration in determining the Market Rate. The Market Rate may also designate periodic rental increases and similar
economic adjustments.

(e) If Tenant exercises the Extension Option, Landlord shall determine the Market Rate by using its goed faith
judgment. Landlord shall provide Tenant with written notice of such amount on or before the date that is ninety (90} days prior
to the date that the term of the Extension Option will commence. Tenant shall have fifteen (15) days ("Tenant's Review
Period") after receipt of Landlord's notice of the new rental within which to accept such rental. In the event Tenant fails to
accept in writing such rental proposal by LLandlord, then such proposal shall be deemed rejected, and Landlord and Tenant
shall attempt to agree upon such Market Rate, using their best good faith efforts. If Landlord and Tenant fail to reach
agreement within fiteen (15) days following Tenant's Review Period ("Outside Agreement Date"), then each party shall place
in a separate sealed envelope their final proposal as to the Market Rate, and such determination shall be submitted to
arbitration in accordance with subsections (i} through (v) below.
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(i} Landlord and Tenant shall meet with each other within five (5) business days after the Outside
Agreement Date and exchange their sealed envelopes and then open such envelopes in each other's presence. |If Landlord
and Tenant do not mutually agree upon the Market Rate within one (1) business day of the exchange and opening of
envelopes, then, within ten (10) business days of the exchange and opening of envelopes, Landlord and Tenant shall agree
upen and jointly appoint a single arbitrator who shall by profession be a real estate broker or agent who shall have been active
over the five (5) year period ending on the date of such appointment in the leasing of similar buildings in the geographical area
of the Premises. Neither Landlord nor Tenant shall consult with such broker or agent as to his or her opinion as to the Market
Rate prior to the appointment. The determination of the arbitrator shall be limited solely to the issue of whether Landlord's or
Tenant's submitted Market Rate for the Premises is the closest to the actual Market Rate for the Premises as determined by the
arbitrator, taking into account the requirements for determining Market Rate set forth herein. Such arbitrator may hold such
hearings and require such briefs as the arbitrator, in his or her sole discretion, determines is necessary. In addition, Landlord
or Tenant may submit to the arbitrator with a copy to the other party within five (5) business days after the appointment of the
arbitrator any market data and additional information such party deems relevant to the determination of the Market Rate ("MR
Data"), and the other party may submit a reply in writing within five (8} business days after receipt of such MR Daia.

{ii) The arbitrator shall, within thirty (30) days of his or her appointment, reach a decision as to
whether the parties shall use Landlord's or Tenant's submitted Market Rate and shall notify Landlord and Tenant of such
determination.

(i)  The decision of the arbitrator shall be final and binding upon Landlord and Tenant.

{iv) If Landlord and Tenant fail to agree upon and appoint an arbitrator, then the appointment of the
arbitrator shall be made by the presiding judge of the Superior Court for the county in which the Premises is located, or, if he or
she refuses to act, by any judge having jurisdiction over the parties.

(v) The cost of the arbitration shall be paid by Landlord and Tenant equally.

(vi} Landlord shall have the right to require Tenant to execute and to deliver to Landlord an
amendment to the Lease that accurately sets forth the extended term of the Lease and the new Base Rent and other economic
terms, if any. Within thirty {30) days aiter Landlord provides the amendment to Tenant, Tenant shall execute the amendment
and deliver the amendment to Landlord. Landlord's election not to require Tenant to execute an amendment shall not
invalidate Tenant's exercise of the Extension Option.

3. Signage. Subject to the following terms and conditions, Landlord shall permit Tenant to install, at Tenant's sole
cost and expense, one (1) exterior building sign (the "Building Sign") containing Tenant's name on the Building:

{a)  The Building Sign shall be consistent with the specifications designated on Exhibit 1 attached hereto and
incorporated herein by reference;

{(b) The cost of designing, fabricating, installing and obtaining governmental approvals for the Building Sign
shall be paid by Tenant, at Tenant’s sole cost and expense. Landlord shall have the right to approve the contractor that installs
the Building Sign and the contractor shall comply with all of Landlord’s policies and procedures relating to construction
performed at the Project {e.q., insurance, safety etc.);

(c) Tenant shall maintain the Building Sign in good order and repair, at Tenant's sole cost and expense;

{s)] Tenant's right to install the Building Sign is subject to Tenant obtaining all required governmental
approvals and permits for the installation of the Building Sign, and Tenant's compliance with the terms and conditions of any
covenants, conditions or restrictions applicable to the Building Sign. Landlord makes no representation or warranty that Tenant
wilt be able o obtain the required approvals and permits for the installation of the Building Sign, and Tenant's obligations under
this LLease are not conditioned upon Tenant's ability to obtain the approvals and permits or upon Tenant's ability to install the
Building Sign or any other sign;

(e)  Any modification of the Building Sign shall be considered {o be an "Alteration” within the meaning of
Section 13 of the Lease, and shall be governed by the provisions thereof. Notwithstanding anything to the contrary contained in
Section 13, any modification or alteration of the Building Sign shall require Landlord's prior approval, which may be given or
withheld by Landlord in Landlord's sole discretion. Notwithstanding the foregoing, if Tenant assigns the Lease, Landlord shall
not unreasonably withhold its consent to the modification of the Building Sign to state the name of the person or entity to whom
the Lease is assigned provided that the size of area covered by the new Building Sign is not greater than Tenant's Building Sign
and provided further that the assignee obtain all required approvals and permits. It shall be reasonable for Landiord to
disapprove the meodification of the Building Sign to state the name of the assignee if in Landlord's reasonable business
judgment the name or business of the assignee is controversial or would violate the terms and conditions of another tenant’s
lease. By way of example and not limitation, controversial business include persons or entities involved in the following types of
activities: pornography, gambling, political parlies or political issues, abortion, foreign countries and religions;

] The Building Sign shall be considered a use of the Premises pursuant to Section 19 of the Lease, and
Tenant shall defend and indemnify Landlord to the extent provided in Section 19;
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(9) Tenant shall remove the Building Sign and repair any damage to the Project, at Tenant's sole cost and
expense, upon the termination or expiration of the Lease term,

)] The insurance purchased by Tenant pursuant to Section 10.1 of the Lease shall apply to the Building
Sign;

) Should the Building Sign be electrically illuminated, Tenant shall pay for all electricity used by the Building
Sign;

(i) if at any time Tenant has assigned this Lease or has subleased more than twenty five percent (25%) of
the usable square feet in the Premises, Landlord shall have the right, at Landlord's option, at any time, upon not less than
ninety (90) days advance written notice to Tenant, to require Tenant fo permanently remove the Building Sign and to repair any
damage to the Building caused by such removal, at Tenant's sole cost and expense. From and after the date of such removal,
Tenant shall no longer have the right to place the Building Sign on the Building, and except for Tenant's obligation fo remove
the Building Sign and to repair any damage to the Building, this Section shall be of no further force or effect;

(k) Landlord shall continue to have the right to install one or more additional signs on the exterior of the
Building, and no exclusive sign rights have been granted hereunder.

4, Access to Premises. Subject to the other terms and conditions of the Lease, Landlord shall use reasonable
efforts to provide Tenant with access to the Premises twenty-four (24) hours a day, three hundred sixty-five (365) days per year.
Notwithstanding the foregoing, Tenant acknowledges and agrees that repairs, hazardous conditions and circumstances beyond
Landlord's control may prevent access to the Premises from fime to time.

5. Antenna Agreement. Concurrently with the execution of this Lease, Landlord and Tenant shall execute the
License Agreement attached hereto as Exhibit 2.

6. Restoration of Existing Office Area. Attached hereto as Exhibit 3 is a plan showing the configuration of the
office area of the Premises prior 1o the construction of the Improvements (as defined in the Work Letter Agreement) (the
“Existing Office Area”). The Improvements provide for the significant expansion and modification of the Existing Office Area,
and the new and modified office area is hereinafter referred to as the “New Office Area”. When the term of the Lease ends
Landlord shall have the right, in its sole discretion, to require Tenant, at Tenant's sole cost and expense, to modify the New
Office Area so it is of the same size and configuration as the Existing Office Area. If Landlord requires Tenant to restore the
Existing Office Area when the term of the Lease ends, Tenant shall complete the restoration pricr to the end of the Lease term
in compliance with the requirements of Section 13.1 of the Lease.

7. Guaranty of Lease. Tenant shall use commercially reasonable efforts to cause this Lease to be guaranteed
by Irish Dairy Board Co-cperative Limited, an Irish industrial society limited by share capital (“irish Dairy Board”) utilizing the
form of Guaranty attached as Exhibit G. Tenant's failure to do so, however, shall not be a default under this Lease.

8. Use of Warehouse Area. Tenant has requested that it be permitted to use portions of the warehouse area of
Units A and B {the “Warehouse Area”) to store and ship inventory it owns and that will be used in the operation of its business
(the “Inventory”) between the date that this Lease is mutually executed and delivered by Landlord and Tenant and the
Commencement Date. Landlord has agreed to permit Tenant to store and ship Inventory in the Warehouse Area on the
following terms and conditions all of which are agreed to by Tenant:

(a) Tenant shall not have the right to store any inventory in Unit A until Landlord obtains possession of
Unit A from the tenant now occupying Unit A.

{b) Tenant shall not have the right to move any Inventory info the Warshouse Area until Tenant has (a)
paid to Landlord the amounts described in Sections 1.10 and 1.12 and {b) delivered to Landlord the insurance certificates
required by Section 10.3.

(c) Except for the office area depicted on Exhibit 4 aftached hereto, Tenant shall not have the right to
use the any of the existing office area in the Premises or the office area to be built in the Premises as part of the
Improvements. Tenant shall move the Inventory into the Warehouse Area at Tenant’s sole cost and expense and in a way that
does not interfere with Landlord’s construction of the Improvements.

(d) From time fo time upon Landlord's request Tenant shall move the Inventory within the Warehouse
Area to accommodate the completion of the Improvements, at Tenant's sole cost and expense. Tenant acknowledges and
agrees that Landlord has only agreed to permit Tenant to store the Inventory in the Warehouse Area based on Tenant’s
assurance that Tenant will move the Inventory from time to time in a timely manner so as not to disrupt, delay or increase the
cost of the Improvements. To the extent the that the existence of the Inventory increases the cost of completing the
Improvements, Tenant shall reimburse Landlord for the increased costs. Tenant shall pay to Landlord an amount equal to
$722.12 for each day that Tenant delays the Unit B Commencement Date due to its use of the Warehouse Area in Unit B and
Tenant shall pay to Landlord an amount equal to $340.16 for each day that Tenant delays the Unit A Commencement Date due
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1o its use of the Warehouse Area in Unit A, and Tenant acknowledges that such delay shall constitute Tenant Delay {as defined
in the Work Letter Agreement).

() Tenant is authorized to provide its own security for the warehouse portions of the Premises at its sole cost
and expense. Tenant acknowledges and agrees that Landlord will provide no security for the Premises during the construction
of the Improvements, and that, subject to Tenant's own security procedures, provided that Tenant's security procedures shall
not interfere with Landlord's construction of the Improvements, contractors and other persons will be able to freely enter and
leave the Premises and that Landlord will not control whether persons entering the Premises steal, damage or destroy some or
all of the Inventory. Tenant acknowledges and agrees that it is storing the Inventory in the Premises at its sole risk and that
Landlord shall have no liability to Tenant if some or all of the Inventory is stolen, misplaced, damaged or destroyed for any
reason including, but not limited to, the negligence of Landlord, its employees, agents and contractors. Tenant hereby releases
Landlord from any liability arising out of the damage or destruction of the Inventory for any reason.

(f) If Tenant occupies and/or uses all or part of the Warehouse Area pursuant to this Section prior to
the Commencement Date , (a) Tenant shall be obligated to pay menthly rental in the amount of $.41 multiplied by the number of
leasable square feet of Warehouse Area in Unit A and/or Unit B, as applicable (the “Pre-Commencement Date Rent"), (b) on
the day Tenant first begins using ail or part of the Warehouse Area in Unit A or Unit B, Tenant shall place all utilities (e.g.,
electricity etc.) for the Unit it begins using in Tenant's name and Tenant shall thereafter pay all utilities for that Unit at its sole
cost and expense, (¢} notwithstanding Tenant's use of the Warehouse Area prior to the Unit B Commencement Date, the term
of the Lease shall commence on the Unit B Commencement Date, and (d) except as expressly provided above to the contrary,
all of the terms and conditions of the Lease shall apply to Tenant’s use of the Warehouse Area prior to the Unit B
Commencement Date and the Unit A Commencement Date including, but not limited to Sections 10, 19 and 20. Tenant shall
be deemed to be occupying and/or using Warehouse Area on the first to occur of (a) the date that is three (3) days after Tenant
first moves any merchandise into a Warehouse Area or (b) the date Tenant begins shipping any quantity of merchandise from a
Warehouse Area. If Tenant uses any Warehouse Area in Unit A prior to the Unit A Commencement Date, Tenant shall pay
Pre-Commencement Date Rent on all of the Warehouse Area in Unit A, and if Tenant uses any Warehouse Area in Unit B prior
to the Unit B Commencement Date, Tenant shall pay Pre-Commencement Date Rent on all of the Warehouse Area in Unit B.
Landlord and Tenant agree that the Warehouse Area in Unit A is 84,116 square feet and the Warehouse Area in Unit B is
59,051 square feet. Tenant acknowledges that based on the formula set forth above, it may be paying Pre-Commencement
Date Rent on Warehouse Areas in Unit A and/or Unit B that it is not using. For example, if Tenant begins using 5,000 square
feet of the Warehouse Area in Unit A twenty (20) days prior to the Unit A Commencement Date, Tenant would pay $22,991.71
of Pre-Commencement Date Rent for its use of Unit A (i.e., $.41 multiplied by 84,116 divided by 30 and multiplied by 20).
Notwithstanding Tenant's use of the Warehouse Area in Unit A andfor Unit B, Tenant shall not be obligated to pay any
Operating Expenses attributable to Unit A or Unit B prior to the Unit A Commencement Date and the Unit B Commencement
Date, respectively, it being the agreement of Landlord and Tenant that the Pre-Commencement Date Rent compensates
Landlord for such costs.

9. Landlord Repairs. Landlord shall complete the repairs to the Premises described on Exhibit 5 attached hereto
at Landlord’s sole cost and expense (the “Landlord Repairs”), and the cost of the Landiord Repairs shall not be included in
Operating Expenses. Landlord shall use commercially reasonable efforts to complete the Landlord Repairs prior to the Unit B
Commencement Date.

[Remainder of page left intentionally blank.]
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IN WITNESS WHEREOF, the parties hereto have respectively executed this Addendum.
LANDLORD:

PRIM Millikken Distribution Associates, LLC, a Delaware limited liability company

By:  TA Realty LLC, a Massachusetts limited liability company, Manager

By:  Realty Associates Advisors LLC, a Delaware limited
liability company, Manager

By:  Realty Ociates Advisors Trust, 2 achusetis business trust,

Scott W. Amling

TENANT* Regional Director

DPI Specialty Foods, Inc.,

a Delaware c;a%n
By: Freene, L
/‘ L7
Rencls [4AREAS
{print name)

Its: C,lme,Q ODQ/‘JCM\%:) Og:?(c,_,—

(print title) 1

S WSR2

“Tprint nan'l'e) \_)
Its: lép ‘:,\Y\rﬂc Lal O’FK‘LC‘_QC

(print title)

*If Tenant is a corporation, the authorized officers must sign an behalf of the corporation and indicate the capacity in which they are signing.
The Lease must be executed by the president or vice president and the secretary or assistant secretary, unless the bylaws or a resolution of the
board of directors shall otherwise provide, in which event, the bylaws or a certified copy of the resolution, as the case may be, must be attached

to this Lease.
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Exhibit 1 to Addendum to Lease

(Sign Specifications)
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Exhibit 2 to Addendum to Lease

LICENSE AGREEMENT — SATELLITE DISH

THIS LICENSE AGREEMENT (the "Agreement") is entered into as of this day of , 2011, by and between
PRIM Milliken Distribution Associates, LLC, a Delaware limited liabitity company (the "Licensor"), and DPI Specialty Foods,
Inc., a Defaware corporation (the "Licensee").

RECITALS

A Licensee has entered into that certain Standard Industrial Lease ("Lease") with Licensor for the lease of Units A
and B (the "Premises”) in the building located at 930 S. Rockefeller, Ontario, California (the "Building”}).

B. Licensee desires to obtain the nonexclusive license to use a portion of the roof of the Building (the "Roof") to
install an antenna to transmit and to receive radio transmissions. Licensor is willing to permit Licensee to place a antenna on
the Roof on the terms and conditions set forth below.

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

1. Satellite Antenna. Except as otherwise provided herein, Licensee shall have the nonexclusive right to install,
operate and maintain on the Roof, at Licensee's sole cost and expense, a antenna and associated cabling (collectively, the
"Antenna") complying with all of the specifications described on Exhibit "A" attached hereto and incorporated herein by this
reference (the "Specifications"). The Antenna shall not require a source of electricity or other power on the Roof for its
operation. The right granted to Licensee hereunder is a nonexclusive license and is not a lease. Licensor make no
representation or warranty to Licensee that it will be able to obtain the permits and govemmental approvals required in order to
install and operate the Antenna, and Licensee’s obligations under the Lease are not conditioned or contingent on its ability to
install and operate the Antenna.

2. Term. Licensee's right to operate and maintain the Antenna shall automatically expire and terminate on the date
that the term of the Lease expires or is otherwise terminated.

3. Use. Licensee shall only use the Antenna to transmit and to receive radio transmissions for Licensee's use in
the Premises. No person or entity other than Licensee shall have the right to send or receive transmissions using the Antenna.

4. Location. The Antenna shall be installed at‘a location on the Roof approved by Licensor, in Licensor's
reasonable discretion.

5. Licensor's Approval. Prior to installing the Antenna, Licensee shall submit to Licensor plans and specifications
for the installation of the Antenna that are reasonably satisfactory to Licensor (the "Plans”). The Plans shall be consistent with
the Specifications and shall show the location of the Antenna on the Roof, the location and type of alt cabling, the way the
Antenna will be placed on the Roof and any other information requested by Licensor, in Licensor's reasonable discretion.
Licensor shall have the right to require that the Antenna not be visible from any location on the ground and/or that the Antenna
be screened in a manner satisfactory to Licensor, in Licensor's reasonable discretion. Licensor shall have the right 1o employ
an engineer or other consultant to review the Plans and the reasonable cost of such engineer or consultant shall be paid by
Licensee to Licensor within ten (10} days after demand. After Licensor has approved the Plans and prior to installing the
Antenna and any cabling, Licensee shall obtain and provide to Licensor: (a) all required governmental and quasi-governmental
permits, licenses, special zoning variances and authorizations, all of which Licensee shall obtain at its own cost and expense;

~and (b} a policy or certificate of insurance evidencing such insurance coverage as may be required by Licensor as hereinafter
provided. Any alteration or modification of the Antenna or any associated cabling after the Plans have been approved shall
require Licensor's prior written approval, not to be unreasonably denied.

6. Installation.

{a) instaflation and maintenance of the Antenna shall be performed solely by contractors approved by
Licensor, in its reasonable discretion. Licensee shall not have the right to penetrate the Roof for any purpose including, but not
limited to, the installation of the Antenna. The Antenna shall be installed in a manner that will not damage the Roof. Licensor
may require anyone going on the Roof to execute in advance a liability waiver satisfactory to Licensor, in Licensor's sole
discretion.

() Licensee shall bear all costs and expenses incurred in connection with the installation, operation and
maintenance of the Antenna. In addition, Licensee shall reimburse Licensor for all of its out-of-pocket costs incurred in
reviewing Licensee’s Plans and monitoring the installation, maintenance and removal of the Antenna. Licensee shall pay,
when dus, all claims for labor or materials furnished or alleged to have been fumished to or for Licensee which claims are or
may be secured by any mechanic's or materialmen's lien against the Building, or any interest therein.
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7. Roof Repairs. Licensee acknowledges that Licensor may decide, in its sole discretion, from time to time, to
repair or replace the Roof (hereinafter “Roof Repairs”). If Licensor elects to make Roof Repairs, Licensee shall, upon
Licensor's request, temporarily remove the Antenna so that the Roof Repairs may be completed. The cost of removing and
reinstalling the Antenna shall be paid by Licensee, at Licensee's sole cost and expense. Licensor shall not be liable to
Licensee for any damages, lost profits or other costs or expenses incurred by Licensee as the result of the Roof Repairs.

8. Removal of the Antenna. On the termination of this Agreement, Licensee shall remove the Antenna and all
associated cabling and repair any damages caused thereby, at Licensee's sole cost and expense. If Licensee does not remove
the Antenna on or before the date this Agreement terminates, Licensee hereby authorizes Licensor to remove and dispose of
the Antenna and assoclated cabling, and Licensee shall immediately reimburse Licensor for the costs and expenses it incurs in
removing the Antenna and associated cabling and repairing any damages caused thereby. Licensee agrees that Licensor may
dispose of the Antenna and any associated cabling, in any manner selected by Licensor.

9. [nsurance. The Antenna and all equipment used in connection with the Antenna shall be considered to be a part
of the Premises for purposes of Section 10 of the Lease.

10.  Indemnity and ticensor Liability. The Antenna and all equipment used in connection with the Antenna shall be
considered to be a part of the Premises for purposes of Sections 19 and 20 of the Lease.

11. Liability Under Lease. Licensee’s liability under the Lease is not contingent or conditioned upon its ability to use
the Antenna and Licensee shali continue to be obligated to perform all of its obligations under the Lease if Licensee is unable
to use the Antenna for reasons other than Licensor's default under this Agreement.

12, Transfer of License. This Agreement and the license granted hereunder may not be transferred or assigned by
Licensee and any such transfer or assignment shail be void.

13. Default by Licensee. The failure by Licensee to observe or perform any of the covenants, conditions or
provisions of this Agreement to be observed or performed by Licensee, where such failure shall continue for a period of ten (10)
days after written notice thereof from Licensor to Licensee; provided, however, that if the nature of Licensee's nonperformance
is such that more than ten (10) days are reasonably required for its cure, then Licensee shall not be deemed 1o be in default if
Licensee commences such cure within said ten (10) day period and thereafter diligently pursues such cure to completion. Any
default by Licensee under this Agreement shall also constitute a default by Licensee under the Lease.

14. Default by Licengor. Licensor shall not be in default under this Agreement unless Licensor fails to perform
obligations required of Licensor within thirty (30) days after written notice by Licensee to Licensor, specifying wherein Licensor
has fafled to perform such obligation; provided, however, that if the nature of Licensor's obligation is such that more than thirty
(30) days are required for its cure, then Licensor shall not be in default i Licensor commences performance within such thirty
(30) day period and thereafter diligently pursues the same to completion. Licensee hereby waives its right to recover
consequential damages (including, but not limited to, lost profits) or punitive damages arising out of a Licensor default.

15. Estoppel Certificate. Licensee shall from time to time upon not less than ten (10) days' prior written notice from
Licensor execute, acknowiedge and deliver to Licensor a statement in writing certifying such information as Licensor may
reasonably request.

186. General Terms. Time shall be of the essence with respect to Licensee's obligations hereunder. This Agreement
contains the entire agreement between Licensor and Licensee with respect to the Antenna. Subject to the limitations contained
in Section 12 above, the obligations of this Agreement shall bind and inure to the beneiit of the parties hereto and their
respective successors and permitted assigns. All notices Licensor or Licensee desires to give based on this Agreement shall
be given at the addresses and in accordance with the requirements of the Lease. This Agreement shall be construed and
enforced in accordance with the laws of the state in which the Building is located. This Agreement shall not be recorded. The
invalidity of any provision of this Agreement as determined by a court of competent jurisdiction shall in no way affect the validity
of any other provision hereof. This Agreement may be modified in writing only, signed by the parties in interest at the time of
the modification. No waiver by Licensor or Licensee of any provision hereof shall be deemed a waiver of any other provision
hereof or of any subsequent breach by Licensor or Licensee of the same or any other provision. Licensor's consent to, or
approval of, any act shall not be deemed to render unnecessary the obtaining of Licensor's consent to or approval of any
subsequent act by Licensee. If Licensor or Licensee brings an action to enforce the terms hereof or declare rights hereunder,
the prevailing party in any such action, or appeal thereon, shall be entitled to its reasonable attorneys' fees and court costs to
be paid by the losing party as fixed by the court in the same or separate suit, and whether or not such action is pursued to
decision or judgment. [f Licensee is a corporation, trust, limited liability company, limited liability partnership or general or
limited partnership, Licensee, and each individual executing this Agreement on behalf of such entity, represents and warrants
that such individual is duly authorized to execute and deliver this Agreement on behalf of said entity, that said entity is duly
authorized to enter into this Agreement, and that this Agreement is enforceable against said entity in accordance with its terms,
if Licensee is a corporation, trust, limited liability company, limited liability partnership or other parinership, Licensee shall
deliver to Licensor upon demand evidence of such authority satisfactory to Licensor. This Agreement shail be interpreted as if
it was prepared by both parties and ambiguities shall not be resolved in favor of Licensee because all or a portion of this
Agreement was prepared by Licensor.
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IN WITNESS WHEREOF, Licensor and Licensee have duly executed this Agreement as of the day and year first above

written.

LICENSOR:

PRIM Milliken Distribution Associates, LLC, a Delaware limited liability company
By:  TA Really LL.C, a Massachusetts limited liability company, Manager

By:  Realty Associates Advisors LLC, a Delaware limited
liability company, Manager

By:  Really
Manager

es Advisors Trust, a

By:
Officer

LICENSEE*: Regxonal Dlrecmr
DP| Specialty Foods lnc
a Delaware cyom /

{print name)
Its: Chuf‘: Ovaroé‘/\a D%C«/’

{print tltle)
By: D\

Cla

(print name
Its: CX«\\Q'F3 FMﬂQ ial Dﬁp(am

(print title}

*If Licensee is a corporation, the authorized officers must sign on behalf of the corporation and indicate the capacity in which
they are signing. This Agreement must be executed by the president or vice president and the secretary or assistant secretary,
unless the bylaws or a resolution of the board of directors shall otherwise provide, in which event, the bylaws or a certified copy

of the resolution, as the case may be, must be attached to this Agreement.
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Exhibit A to License Agreement

(Specifications)

Vvectus

integrated Soiutions

August 24, 2011

Mr. James Lee

DPI Specialty Foods

601 S Rockefeller Avenue
Ontario, CA 91761

Dear Jarnes,

Thank you for the opportunity to propose the installation of a 1.250Gbps wireless bridge between your
facilities. T believe that Vectus-and its partners are uniquely qualified to provide a complete, economical,
turn-key system engineered to provide years of reliable service.

Scope of Work

Vectus proposes to engineer, install, test and commission a 60GHz Wireless encrypted data bridge between

your existing facility at 601 S Rockefeller Avenue (near side) and your new offices down the street (far side).

Details are as follows:
Near side installation:
e Engineer, instali, test and commission a Bridgewave ARG0-AES radio.

+ A 12 foot, non penetrating tripod mount with 144 inch mast will be installed and ballasted with
cinder blocks. A typical installation illustrated in Appendix A, Figure 3. Tripod will support a 4.5”
galvanized pipe for mounting the radio. Alternatively, the Radio will be mounted to a new 4.5 inch
galvanized pipe in turn mounted to new Unistrut bolted to the outside concrete wall.

» A4 strand Multimode fiber optic cable and a low voltage DC power cable will be run from the radio to
your computer room using customer supplied conduit. The fiber optic cable will have one spare pair
of strands.

» The radio’s DC power supply will be located in the computer room and connected to an existing UPS,

* A DC power protection device will be located as close a physically practical to the building conduit
entrance and properly grounded.

Far side installation:
+ Engineer, install, test and commission a Bridgewave ARG0-AES radio.

+ A 12 foot, non penetrating tripod mount with 144 inch mast wil! be installed and ballasted with
cinder blocks. Location is illustrated in Appendix A, Figure 2. Tripod will support a 4.5" galvanized
pipe for mounting the radio. Alternatively, the Radio will be mounted te a 4.5 inch galvanized pipe in
turn mounted to new Unistrut bolted to the outside concrete wall,

= A 4 strand Multimode fiber optic cable and a low voltage DC power cable will be run from the radio to
your computer room using existing roof entry. Fiber optic run will have one spare pair of strands.

e The radio’s DC power supply will be located in the computer room and connected to an existing UPS.

Vectus, Inc CONFIDENTIAL Varsion: Auqust 24, 2011
18685 Man Strest 131 PME 00 opyright 2011
Huntigton Beach, CA 92648 Page 1 of 4 5 Reserved
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A DC power protection device will be located as close a physicaily practical to the building conduit
entrance and properly grounded.

Exclusions

The following items are not included:

Plans, permits, fees or inspections if required
Networking hardware outside of hardware explicitly quoted except for commissioning / testing.
Conduit runs as required.

UPS hardware / additional networking hardware not specified.

Pricing

Please see attached work order.

Terms and Qualifications

This proposal, including the representations contained herein, is valid for a period of 30 days from
the proposal date.

Payment in full for hardware required with purchase order.
Payment for labor is due upon successful demonstration of data transport.

David, I trust this proposal is in line with our discussions, as well as your expectations. Please feel free to

contact me with any questions. In the meantime, I look forward to working with you to provide a complete,

turn-key installation that exceeds everyone’s expectations.

Best regards,

LLO8 L

David D. Sayior
President / CTC

Vectus Inc.

Vectus, Inc. CONFIDENTIAL Version: August 24, 201!
18685 Main Street, 101 PMB 360 Copyright @ 2011,
Huntington Beach, CA 92648 Page 2 of 4 All Rights Reserved
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Figure 1.

Proposed installation
pcints for the near
side radio. A 4.5"
galvanized pipe will
be clamped to the
wall as shown. The
overall height will be
about 9 feet above
the edge of the wall.

Figure 2.

Proposed installation
points for the far
side radio. A 4.5
pipe mount will be
located on the wall
near the center of
this photo. The
overall height will be
about 8 feet above
the wall.

CONFIDENTIAL

18685 Main Street, 101 PMB 360

Huntington Beach, CA 92648 Page 3 of 4

Version: August 24, 2011

Copyright © 2011,

All Rights Reserved
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Vectus, Inc.
18685 Main Street, 101 PMB 360
Huntington Beach, CA 92648

CONFIDENTIAL

Page 4 of 4

Figure 3.

Typical 4.5” non-
penetration mount.
Rubber mats will be
used to protect the
roof surface {not
shown here).

Version: August 24, 2011
Copyright ©® 2011,
All Rights Reserved
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Exhibit 3 to Addendum to Lease

{Existing Office Configuration}
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Exhibit 4 to Addendum to Lease

{Depiction of Office Area Tenant May Use During Construction of Improvements)
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Exhibit G
GUARANTY OF LEASE

This Guaranty ©f Lease (the "Guaranty’) is dated as of September 1, 2011 and is given by Irish Dairy Board Co-
operative Limtited, an Irish industrial society limited by share capital ("Guarantor”}, to PRIM Milliken Distribution Associates,
LLC, a Delaware limited liability company {"Landlord"), in order to guaranty the performance of all obligations of DPI Specialty
Foods, Inc., a Delaware corporation ("Tenant"}, under that certain Standard Industrial Lease (the "Lease"} entered into by
Landiord and Tenant for the lease of the real property commonly known as Units A and B, 930 S. Rockefelier, Ontario,
Caiifornia (‘P remises™. Guarantor's address is irish Dairy Board Co-operative Limited, Atin: Francis Haren, 601 Rockefeller
Avenue, Onaiio, CA 91761.

As amaterial inducement to and in consideration of Landlord's entering into the Lease, and for other good and valuable
consideration, the receipt and sufficiency of which is hereby acknowledged, Guaranior hereby covenants and agrees with
Landlord as folows:

1. SCOPE OF GUARANTY. Guarantor hereby unconditionally and irrevocably guarantees all of Tenant's obligations
under the Lease (the "Obligations”) including but not limited to: (a} Tenant's payment of all rent, monies and charges payable
under the Lease at the times and in the manner specified thereunder; (b) Tenant's performance when due of each of the
covenants contained in the Lease to be kept, performed or observed by Tenant; and {¢) Tenanf's payment of all damages
owing to Landlord following a default by Tenant under the Lease. Guarantor acknowledges that this is a guaranty of payment
and performarce of all Obligations and not merely a guaranty of collectibility.

2. TERM OF GUARANTY. This Guaranty and the obligations of Guarantor hereunder shall be continuing and
irrevocable until Tenant has performed all of fis Obligations under the Lease, including those which survive the expiration or
earlier termination of the Lease. If all or any portion of the Obligations are paid or perfiormed, Guarantor's obligations
hereunder shall continue and remain in full force and effect in the event that all or any part of such payment or performance is
avoided or recovered directly or indirectly from Landlord as a preference, fraudulent transfer or otherwise. This Guaranty and
the obligations of Guarantor hereunder shall continue during any option period, extended term or renewal period.

3. WaiveErs. Guarantor hereby waives its right to assert any defense to its liability under this Guaranty based on (a)
Guarantor's right to require Landlord to proceed against Tenant or a co-guarantor or to proceed against or exhaust any security
held by Landlord at any time; (b} the expiration of any statute of limitations in any action hereunder or in any action for the
performance of any Obligation; (¢} any defense that may arise by reason of the incapacity, lack of authority, death or disability
of any other person or persons or the failure of Landlord to file or enforce a claim against the estate (in administration,
bankruptcy or any other proceeding) of any other person or persons; {d} Landlord's failure to make any demand for
performance or to give anotice of nonperformance to Tenant; (e) any defense based upon an election of remedies by Landlord,
including any election which destroys or impairs any right of subrogation, reimbursement or contribution which Guarantor may
have; {f) any duty on the part of Landlord to disclose to Guarantor any facts Landlord may now or hereafter know about Tenant,
it being understood and agreed that Guarantor is fully responsible for becoming and remaining informed of the financial
condition of Tenant and of any and alt circumstances bearing on the risk of nonperformance of any Obligation; (g) any rights or
benefits in favor of Guarantor under California Civil Code Sections 2787 to 2855, inclusive, 2898 and 3433 or under 11 U.S.C.
Sections 364 or 1111(b), or any amendment to any of the forgoing statutes; {h} any transfer of Landlord's interest in the
Premises or the assignment of Landlord's interest in the Lease; (i) any transfer of Tenant's interest as tenant under the Lease
or any portion thereof or any sublease or assignment by Tenant; (j) any merger or consolidation of Tenant or sale of all or a
substantial portion of Tenant's assets; (k) any sale of all or any portion of any capital stock of Tenant or partnership interest in
Tenant owned by Guarantor; or (1) any prior or concurrent representation, understanding, promise or condition concerning the
subject matter hereof which is not expressed herein. Guarantor hereby waives all presentments, protests, notices of protest,
notices of dishoner and notices of acceptance of this Guaranty by Landlord, and this Guaranty shall be binding upon Guarantor
immediately upon its delivery to Landlord.

4, No DiscHARGE OF GUARANTOR. Guarantor's liability under this Guaranty shall not be deemed to have been
waived, released, discharged, limited, impaired or affected by reason of (a) the expiration or termination of the Lease; (b) the
release or discharge of Tenant in any recelivership, bankruptcy or other creditors' proceedings or the rejection, disaffirmance or
disclaimer of the Lease by any party in any such proceeding; (c) the repossession of the Premises; (d) any amendment,
extension, renewal or modification of the terms of the Lease without Guarantor's consent; or (g} any waiver by Landlord of any
provisions of the Lease or any failure by Landlord to enforce the provisions thereof. Guarantor hereby assigns to Landlord any
rights Guarantor may have to file a claim and proof of claim in any bankrupicy or similar proceeding of Tenant and any awards
or payments thereon to which Guarantor would ctherwise be entitled, to the extent of any unsatisfied Obligation.

5. CuMuLATIVE RiGHTS. The amount of Guarantor's liability and all rights, powers and remedies of Landlord
hereunder shail be cumulative and not alternative and such rights, powers and remedies shall be in addition to all rights,
powers and remedies available to Landlord at law or in equity. In the event of any default hereunder, a separaie action or
actions may be brought and prosecuted against Guarantor, whether or not Tenant is joined in the action and whether or not a
separate action is brought against Tenant. Landlord may maintain successive actions for other defaults.
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EXHIBIT B
VERIFICATION LETTER

DP! Specialty Foods, Inc._ ("Tenant’), hereby certifies that it has entered into a lease with PRIM Milliken Distribution
Associates, LLC, a Delaware limited liability company ("Landlord"), and verifies the following information as of the day

of , 20

Address of Premises:

Leasable Area of Premises:

Commencement Daie:

Lease Termination Date:
Initial Base Rent:

Bilting Address for Tenant;

Attention:
Telephone Number:

Federal Tax ID No.:

Tenant acknowledges and agrees that all tenant improvements Landlord is obligated to make to the Premises, if any,
have been completed to Tenant's satisfaction, that Tenant has accepted possession of the Premises, and that as of the date

930 S. Rockefeller Ave., Suitles A and B

Ontario, CA 91761

Approximately 166,228 sq. fi.

Unit A: January 4, 2012

Unit B: January 4, 2012

January 31, 2017

$49,868.40

601 Rockefeller Ave.

Ontario, CA 91761

Attn: Francis Haren

hereof there exist no offsets or defenses to the obligations of Tenant under the Lease.

TENANT:

DPI1 Specialty Foods, Inc.,

A Delaware corporati .
AR “rences Heren
v L (Fens )
O_r_&..h%; PL_Soecolds Fould, Frc |
{print name)
. . - N
Its: Clme/@ wac/(‘m\) g g‘@,lﬁ.f"

(print title) t

By:

(print name)

Its:

(print title)
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DAVISPARTNERS

January 5, 2012

DPI Specialty Foods, Inc.
ATTN: Mr. Francis Haren

601 South Rockefeller Avenue
Ontario, CA 91761

Re:  Lease dated September 1, 2011 by and between
PRIM Milliken Distribution Associates, LLC (“Landlord”) and
DP! Specialty Foods, Inc. (“Tenant”) for the premises located at
930 South Rockefeller Avenue, Units A & B, Ontario, California

Dear Francis:

It has been a pleasure working with DPI Specialty Foods, Inc. on the build out of its new facility at Milliken
Distribution Center. Please be advised that the Tenant Improvements outlined in the above captioned Lease were
substantially completed on January 4, 2012.

Based upon the above information and as required by Section 3.1 of the Lease, we are including herewith (3}
copies of the Verification Letter in the form of Exhibit B for execution and subsequent attachment to the Lease.
Please return two (2} executed originals to our office attn: Cathi Jerrold within fifteen (15) days of receipt.

Should you have any guestions, please do not hesitate to contact me at 909.348.5900.
Very truly yours,
Davis Partners, LLC
%;\W—‘*—-—-—‘u
Tina R. Minook, RPA, FMA
Regional Property Manager, Lic. #01729973

enclosure

3191 TEMPLE AVENUE, SUITE #185, POMONA. CA 91768 | OFFICE 209.348.5200 FAX 909.348.5904

>
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6. SUBORDINATION OF RiGHTS. Guarantor hereby subordinates any and all claims it may have against Tenant to
Landlord's claims under the Lease. So long as Tenant is not in default under the Lease, however, there shall be no restriction
on Guarantor’s ability to accept intercompany transfers from Tenant.

7. ATTORNEYS' FEES AND EXPENSES. Guarantor shall pay to Landiord, upon demand, reasonable attorneys' fees and
all costs and other expenses which Landlord expends or incurs in enforcing this Guaranty, or in connection with any insolvency,
bankruplcy, reorganization, arrangement or other similar proceedings involving Tenant, Guarantor, or either of them.

8. INTEREST. Any amounts payable by Guarantor hersunder that are not paid when due shall bear interest at the
lesser of {a) ten percent (10%) per annum or (b} the maximum amount permitted by applicable law.

9. Severagitity. Should any provision of this Guaranty be determined to be illegal or unenforceable by a court of
competentjurisdiction, all other provisions hereof shall nevertheless be deemed effective.

10. TIME oF THE Essence. Time is of the essence with respect to the periormance of Guarantor’s obligations
hereunder.

11.  MobtAcaTIoN. No provision of this Guaranty or right of Landlord hereunder may be modified or waived, nor shall
Guarantor be released from performance of Guarantor's obligations hereunder, except by a writing duly executed by Landlord.

12.  ASSIGNMENT AND INTERPRETATION. This Guaranty shall inure to the benefit of and bind the heirs, legal
representativess, administrators, executors, successors and assigns of Guarantor and of Landlord. The assignment of the
Guaranty by Landlord shall not extinguish or diminish Guarantor's liability hereunder. The use of the word Guarantor shall
include the plural as well as the singular. Words used in the neuter gender shall include the masculine and feminine gender.

13.  EFFECT OF GUARANTOR'S PERFORMANCE OF OBLIGATIONS. The acceptance by Landlord of the performance of any
of the Obligations under the Lease by Guarantor, including, without limitation, the acceptance of rent payments, shall constitute
neither an assignment of the Lease to Guarantor nor Landlord's consent to such an assignment.

14.  EsToPPer CERTIFICATE. Guarantor, from time to time within thirty (30) days following Landlord's request, shall
execute and deliver to Landiord an estoppel certificate containing such truthful information as Landlord may reasonably
request, and such further instruments or documentation as may reasonably be requested by Landlord to ratify and confirm this
Guaranly and the continuing liability of Guarantor hereunder. In addition, at Landlord's request, from time to time, Guarantor
shall fumish to Landlord or make publically available (at www.idb.ie, or such other successor website) its most recent financial
staterment.

15.  GOVERNING LAw AND VENUE. This Guaranty shall be governed by and construed in accordance with the laws of
the State of California (without regard to California's conflicts of law rules). The parties hereby consent to jurisdiction and venue
in any California court of competent jurisdiction or the United States District Court for the county and federal judicial district,
respectively, in which the Premises are located, and agree that such courts shall constitute the exclusive venue for any dispute
arising hereunder.

16.  ENTIRE AGREEMENT. This Guaranty containg all of the agreements of Landlord and Guarantor conceming the
guaranty of the Lease and no prior or contemporaneous agreement or understanding pertaining to any such matter shall be
effective.

17.  Nomces. Any notice given hereunder shall be in writing and may be given by certified mail, return receipt
requested, personal delivery, Federal Express or other delivery service. If notice is given by certiied mail, return receipt
requested, notice shall be deemed given three (3) days after the notice has been deposited in the U.S. mail, postage pre-paid,
addressed to Guarantor at the address set forth in the first paragraph of this Guaranty and addressed to Landlord at the
addresss for notices for Landlord set forth in the Lease. If notice Is given by personal delivery, Federal Express or other delivery
service, notice shall be deemed given on the date the notice is actually received or refused by Landlord or Guarantor. Either
party may, by writien notice to the other party, specify a different address for notice purposes.

18.  AutHomiTy. If Guaranior is a corporation, trust, or general or limited partnership, Guarantor, and each individual
executing this Guaranty on behalf of such entity, represents and warrants that such individual is duly authorized to execuie and
deliver this Guaranty on behalf of said entity, that said entity is duly authorized to enter into this Guaranty, and that this
Guaranty is enforceable against said entity in accordance with its terms. If Guarantor is a corporation, trust or partnership,
Guarantor shalt deliver to Landlord upon demand evidence of such authority satisfactory to Landlord.

10, JOINT AND SEVERAL LiagiLiTy. |f more than one person or entity executes this Guaranty, the obligations of each
person or entity executing this Guaranty shall be joint and several, and references in this Guaranty to “Guarantor” shall mean alt
persons and/or entities executing this Guaranty.

20. Wawver oF Jury TaiaL. TO THE EXTENT PEBMITTED BY APPLICABLE LAW, LANDLORD AND GUARANTOR
HEREBY WAIVE THEIR RESPECTIVE RIGHT TO TRIAL BY JURY OF ANY CAUSE OF ACTION, CLAIM, COUNTERCLAIM
OR CROSS-COMPLAINT IN ANY ACTION, PROCEEDING AND/OR HEARING BROUGHT BY EITHER LANDLORD AGAINST

54

D4E9-00-1 - T1T700.1

58 of 60]

pa] [Page

30 Rock Ontaro, CA Lea

=L

gage |[Rockz) -9

4.2.2.1] [DPI West Le



¢

GUARANTOR OR GUARANTOR AGAINST LANDLORD ON ANY MATTER WHATSOEVER ARISING OUT OF, OR IN ANY
WAY GCONNECTED WITH, THIS GUARANTY, THE LEASE, THE RELATIONSHIP OF LANDLORD AND GUAHANTOR
TENANT'S USE OR OCCUPANCY OF THE PREMISES, OR ANY CLAIM OF INJURY OR DAMAGE, OR THE

ENFORCEMENT OF ANY REMEDY UNDER ANY LAW, STATUTE, OR REGULATION, EMERGENCY OR OTHERWISE,
NOW OR HEREAFTER IN EFFECT.

GUARANTOR ACKNOWLEDGES THAT IT WAS AFFORDED THE OPPORTUNITY TO READ THIS GUARANTY AND
TO REVIEW IT WITH AN ATTORNEY OF ITS CHOICE. GUARANTOR ACKNOWLEDGES HAVING READ AND
UNDERSTOOD THIS GUARANTY AND THE LEASE BEFORE SIGNING THIS GUARANTY.

IN WITNESS WHEREOQF, Guarantor has executed this Guaranty as of the date written below.
GUARANTOR:

Irish Dairy Beawd Co-operative Limited,
an Irish industrial society limited by share capital

By:

(print name)
its:

{print title)
By:

{print name)
fts:

{print title)
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Document type : Dishursement Check

01/19/2012 3:48 PM

[o [o]]DPI Specialty Foods Bank of America
8125 E 88" Ave. i
Henderson, CO 80640 Check NO.‘
Phane: (303) 301-1226 64-1278/611 Date:
Sep 7, 2011

PAY: One Hundred Twenty-Five Thousand Six Hundred Seventy-Eight Dollars And Thirty-Seven Cenptgttr+!=sttrtrttnsmrsatimis

3052201
Amount:

125,678.37

DPI Specialty Foods

TO THE PRIM MILLIKEN DIST. ASSO., LLC @‘éz -y

ORDER C/OTA ASSOCIATES REALTY &&_

OF 1301 DOVE ST., SUITE 860 .

NEWPORT BEACH,CA 92660
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Tag Note [tem Date Account Number Amount
Serial Number  Payee Name Volume ID
No No 0011412011 33593205680 125678.37
3052201 11100250002701

Bank of America Merrill Lynch
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