LEASE AGREEMENT

BETWEEN

THE REALTY ASSOCIATES FUND XI PORTFOLIO, L.P.,
a Delaware limited partnership

AS LANDLORD, AND
MULTI PACKAGING SOLUTIONS DALILAS, INC,,
a Delaware corporation

AS TENANT

MILLER PARK
2745 - 2975 MILLER PARK NORTH
GARLAND, TEXAS 75042

* ok ok ok ok koK

The mailing, delivery or negotiation of this Lease by Landlord or Tenant or their respective agents
or attorneys will not be deemed an offer by Landlord or Tenant to enter into this Lease or to enter
into any other relationship with each other, whether on the terms contained herein or on any other
terms. This Lease will not be binding upon Landlord or Tenant, and neither Landlord nor Tenant
will have any obligations or liabilities hereunder, unless and uniil Landlord and Tenant have
executed and delivered this Lease to each other. Until such execution and delivery of this Lease,
Landlord and Tenant may terminate all negotiation and discussion of the subject matter hereof,

without cause and for any reason, without recourse or liability.

* ok ok ok ok ok ok ok
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Lease Date:
Landlord:
Tenapt:

Premises:

Premises RST:

Building:

Building RS¥:

Term:

Commencement
Date:

Base Rent:

Basc Rent
Abatement:

Security Deposit:

Permitied Use:

Tenant’s

Propertionate
Share:

Additional Rent:

Initial Estimate of

Additional Rent;

BASIC LIEASE INFORMATION

October 22, 2018
THE REALTY ASSOCIATES FUND XI PORTFOLIO, L.P., a Delawarc limited partnership
MULTI PACKAGING SOLUTIONS DALLAS, INC., a Delaware corporation

A portion of the Building (as hercinafter defined) located at 2745 Miller Park Road as outlined in the plan
attached to this Lease as Exhibit A,

69,000

The development commonly known as Miller Park which is comprised of 4 separate buildings having a street
address of 2745 - 2975 Miller Park North, Garland, Texas 75042,

281,643

37 full calendar monihs, plus any pastial month from the Commencement Date to the end of the month ig which
the Commencemen Date falls, starting on the Commencement Date and ending at 11:59 p.m. local time on the
last day of the 374h full calendar month following the Commencement Date (the “Expiration Date”), subject
to adjustment and eazlier termination as provided in this Lease.

December I, 2018

Base Rent will be the following amounts for the following periods of time:

Period/Lease Month Premises RSF | Annuat Per RSF Monthly
12/1418 - 12/31/19 65,000 5395 $21,562.50
1/1/20 - 12/31/20 69,000 $3.86 $22,195.00
171721 - 12/31/21 69,000 $3.98 $22,885.00

Base Rent is conditionally abated for the first full month of the Term (the “Base Rent Abatement”).
Notwithstanding the Base Rent Abatement (a) all other sums due under this Lease, including Additional Rent,
are payable as provided in this Lease, and (b) any increases in Base Rent set forth in this Lease will oceur on
the dates scheduled therefor. The Base Rent Abatement is conditioned upon Tenant’s full and timely
performance of all of its oblgations under this Lease. IF ot any time during the Term an Event of Default by
Tenant ocours, then the Base Rent Abatement will immediately become void, and Tenant must promptly pay
to Landlord, in addition to ali other amounts due to Landiord under this Lease, the full amount of all Base Rent
herein abated

$0.00

Warchousing, light menufacturing and distribution and associated office nses, including, but not limited ta, the
watehousing and distribution of Tepant’s products, subject to Section 7(g) of this Lease.

24.50%, which is the percentage obtained by dividing (a) the number of RSF (s hereinafter defined) in the
Premises by (b) the number of RSF in the Building,

‘Tenant is responsible for paying Tenant’s Proportionate Share of Operating Costs and Taxes on a net basis.

The firsl moathly instaliment of Additional Rent is payable contemporaneously with the execution of this
Lease.

$1.26 per RSF in the Premises per annum ($7,245.00 per month).
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‘Fenant’s Notice

Address:
1000 Abernathy Road NE
Atlanta, Georgia 30328
Attention: General Counsel
Landlord’s
Notice
Address: c/o TA Realty, LLC
28 State Street, 10th Floor
Boston, Massachusetis 02109
Attention: Asset Manager/Miller Park
with a copy to:
cf/o Holt Lunsford Commercial
5055 Keller Springs Road, Suite 300
Addison, TX 75001
Attention: Property Manager/Miller Park
Landlord’s
Payment
Address: To be provided by Landlord.
Landlord’s
Broker: Holt Lunsford Commercial
Tenant’s
Broker: CBRE

Payking Spaces:

Type of Number of Monthly
Parldng Space Parking Spaces Parking Charge
Unreserved Surface | In common with other tenants of the Project, not to $0.00 and shall
exceed Tenants Proportionafe Share of such parking | remain at $0.00 for
spaces the entire Term

The foregoing Basie Lease Information is incorporated into and made a part of this Lease identified above, If any conflict exists
between any Basic Lease Information and this Lease, then this Lease contzols.
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LEASE AGREEMENT

This Lease Agreement (this “Lease™) is entered into as of the date set forth in the Basic Lease Information, between
Landlord and Tenant.

1. Definitions. The definitions and basic provisions set forth in the Basic Lease Information (the “Basic Lease
Information™) ate incorporated herein by reference for all purposes. Additionally, the following terms and any capitalized
derivations thereof have the foHowing meanings when used in this Lease:

(a) " <A ffiliate” means an entily (i) which directly or indirectly Controls the subject entity, (ii) which is
under the ditect or indirect Control of the subject entity, (iii) which is under common direct or indirect Control with the subject
entity, (iv) with which the subject entity is merged or consolidated, or (v) which acquires all or substantially all of the subject
entity’s assets or other ownership interests,

(b) “Beneficiary” is the intended recipient of another party’s Indemnity, Waiver, or obligation to
Defend.
{© “Bujlding_Structure” means the Building's exterior walls, voof, elevator shafts, footings,

foundations, struetural portions of load-bearing walls, structural floors and subfloors, and structural columns and beams,

(d) “Building Systems” means the Building’s mechanical, electrical, plumbing, HVAC (heating,
ventilating and air conditioning), sprinkler, life safety, security and other similar systems serving the Buiiding or other portions of
the Project in general, and excluding any systems or components of systems located within or exclusively servicing any leasable
space in the Building and also excluding any systems or components of systems for which Tenant is responsible for maintaining
and repairing under this Lease,

(e) “Business Days” or “business days” means Monday through Friday, excluding Holidays.
() “Chilled Seyver Rooms” means rooms for servers or other computer equipment that are air

conditioned with a separate air conditioning unit(s).

® “Clatms” means all liabilities, claims, damages (including consequential damages und punitive
damages), losses, penalties, litigation, demands, causes of action (whether in tort or conract, in law or in equity, or otherwise),
suits, proceedings, judgments, dishursements, charges, assessments, and expenses (including attorneys’ and experts’ fees and
expenses ineurred in investigating, defending, or prosecuting any litigation, claim, or proceeding).

¢h) “Common Areas” means all aveas, improvements and facilities within or serving the Project {other
than space leased or available for [ease to tenants) made available by Landlord from time 10 time for the general use in common of
ali tenants of the Project or specific tenants located on a specific floor within the Project.

(i) “Comparablg Buildings” menns other comparable class buildings (taking info account age, size,
location and other relevant factors) in the sub-market of the Building.

) “Control” means ownership of 31% or more of the voting securities or rights of the controlled entity.

(k) “Defend” means to defend with counsel reasonably acceptable to the indemnified party at no cost to
that party.

{n “Environmental Claim(s)” means any and all administrative, regulatory or judicial actions, suits,

demands, demand letters, claims, liens, notices of non-compliance or violation, investigations, proceedings, consent orders or
consent agreements relating in any way fo any Environmental Law or any Environmental Permit, including without limitation (A)
any and all Environmental Claims by governmental or regulatory authorities for enforcement, cleanup, removal, response, remedial
or other actions or damages pursuant to any applicable Environmental Law and (B) any and all Environmental Ciaims by any third
party seeking damages, contribution, indemnification, cost recovery, compensation or injunctive relief resulting from Hazardous
Materials or ariging from alleged injury or threat of injury to health, safety or the environment.

(m) “Environmental Law(s)” means any federal, state or locai statute, faw, rule, regulation, ordinance,
code, or rule of common law now or hereafier in effect during the ferm of this Lease and in each case as amended, relating to the
environment, occupational health and safety or Hazardous Materials, including without [imitation, the Comprehensive
Environmental Response, Compensation, and Liability Act of 1980, 42 U.S.C, §§ 9601 et seq.; the Resource Conservation and
Recovery Act, 42 U.S.C. §§ 6901 et seq.; the Hazardous Materials Transportation Act, 49 U.S.C. §§ 1801 et seq.; the Clean Water
Act, 33 US.C. §§ 1251 et seq.; the Toxic Substances Control Act, 15 U.5.C. §§ 2601 et seq.; the Clean Air Act, 42 U.8.C. §§ 7401
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ot seq.; the Safe Drinking Water Act, 42 U.8.C. §§ 300f ef seq.; the Federal Insecticide, Fungicide and Rodenticide Act, 7 U.S.C.
§8 136 et seq.; the Occupational Safely and Health Act, 29 U.5.C. §§ 651 et seq.

() “Envivonmental Permits” means sll permits, approvals, identification numbers, licenses and other
authorizations required under any applicable Environmental Law,

(0) “Excess Computers” means high volume copiers or printers whose electrical energy consumption
exceeds usage of desktop computers and printers,

P “Fyent of Default Damages” means costs incurred by Landlord (including court costs and
reasonable attorneys® fees and expenses) in (i) obtaining possession of the Premises, (ii) removing and storing Tenant’s or any
other acoupant’s property, (ifi) repairing, restoring, altering, remodeling, or otherwise putting the Premises into condition
acceptable to a new tenant, (iv) if Tenant Is dispossessed of the Premises and this Lease is not terminated, reletting all or any part
of the Premises {including brokerage commissions, cost of tenant finish work, and ather costs incidental to such reletting), (v}
performing Tenant's obligations which Tenant failed to perform, and {vi) enforcing, or advising Landlord of, its rights, remedies,
and recourses arising out of the Event of Default,

(q) “Hazardous Materials” means (i) petroleum or petroleum products, natural or synthetic gas,
ashestos in any form that is or could become friable, urea formaldehyde foam: insulation, and radon gas; and (if) any substance,
waste, pollutent, or contaminant defined as or included in the definition of “hazardous substances,” “hazardous wastes,” “hazardous
materials,” “extremely hazardous wastes,” “restricted hazardous wastes,” “toxic substances,” “toxic pollutants,” “contaminants” or
“pollutants,” or words of similar import, under any applicable Environmental Law.

{r) “Holidays” means New Year's Day, Independence Day, Labor Day, Memorial Day, Thanksgiving
Day, the Friday immediately subsequent to Thanksgiving Day, Christmas Day and, at Landlord’s diseretion, ofher locally or
nationally recogaized holidays which are observed by Comparable Buildings.

(s} “including” means including, without limitation.
3] “Indemmify” means to indemnify, and hold free and harmless from and against.
(w) “Injury” means (i) harm to or impairment or loss of property or its use, (if) harm to or death of a

person, or (iii) “personal and advertising injury” as defined in the form of liability insurance Tenant is required to maintain,
(v} “initial Term® means the initial Term only, and not any period thereafier.

w) “Land” collectively refers to the land on which the Building is located and all Iand (or righis to any
land) currently and hereafter acquired by Landlord which is associated with the Building,

x) “Landlord Parties” mean, collectively, Landlord, Landlord’s property management company or
agent, Landlord’s property leasing company or agent, Landiord’s contractors, any Landlord’s Mortgagee (as herejnafter defined)
or lender, and any of their respective officers, directors, emplayees, members, shareholders, partners, contractors, Affiliates,
licensees, guests and agents (and any of the foregoing is individually a “Landlord Party”).

» “Faws” means applicable federal, state, and local laws, ordinances, rules and regulations, all court
orders, governmental directives, and governmental orders and all interpretations of the foregoing, and all restrictive covenants
(including, without limitation, the approval of any property owner associations) and ather matters affecting the Project (and any of
the foregoing is individually a “Law™).

(=) “Lease Month” means each calendar month during the Term (and if the Commencement Date does
not acour on the first day of & calendar month, the period from the Commencement Date to the first day of the next calendar month
will be included in the first Lease Month for purposes of determining the duration of the Term and the monthly Base Rent rate
applicable for such partial month).

(aa) “Lonse Termination Damages” means (i) all Rent accrued hereunder through the date of
termination, and (i) an amount equal fo (A) the total Rent that Tenant would have been required to pay for the remainder of the
Term discounted to present value at a per annum rate equal to the “Prime Rate” as published on the date this Lease is terminated
by The Wall Street Journal, Southwest Edition, in its listing of “Money Rates” minus 1%, minus (B) the then present fair rental
value of the Premises for such period, similarly disecounted, Tenant must pay fo Landlord a reasonable estimate (as determined by
Landlord)} of the Lease Termination Damages (“Estimated Lease Termination Damages™) within 30 days after Landlord’s written
estimate thereof} provided, if it is later determined by Landlord or a final and non-appealable judicial judgment from a court with
competent jurisdiction that (1) Lease Termination Damages exceed Estimated Lease Termination Damages, thea Tenant must pay
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te Landlord such excess; or (2} Estimated Lease Termination Damages exceed Lease Termination Damages, then Landlord must
pay to Tenant such excess after first applying such excess to any other amounts owed by Tenant to Landlord under the Lease.

{bb) “Net Worth” means the excess of total assets over total linbilities, in each case as determined in
accordance with generally accepted accounting principles consistently applied (“GAAP™), excluding, however, from the
determination of total assets a!l assats which would be classified as intangible assets under GAAP including goodwill, licenses,
patents, trademarks, trade names, copyrights, and franchises.

(cc) “Normal Business Hours” means 7:00 a.m. and 6:00 p.m. on weekdays and between 8:00 a.m. and
1:00 p.m, on Saturday (in each case other than Holidays).

(dd) “Possession Termination Damages” means: (i) all Rent and other amounts accrued hereunder to the
date of termination of possession, and (ii) all Rent and other net sums required hereunder to be paid by Tenant during the remainder
of the Term, diminished by any net sums thereafier received by Landlord through reletting the Premises during such peried, after
deducting all costs incurred by Landlord in reletting the Premises. Landlord may (A) bring an action from time to' time against
Terant to collect such amaunts due by Tenant, without the necessity of Landlord’s waiting until the expiration of the Term, (B)
allow such amounts due by Tenant to aceumulate and to bring an action on several or all of the acerued amounts at one time, or (C)
accelerate the Possession Termination Damaggs, in which case Tenant must pay to Landlord a reasonable estimate (as determined
by Landlord) of Possession Termination Damages {“Estimated Accelerated Possession T ermination Damages”) within 30 days
after Landlord’s written estimate thereofs provided, if it is determined by Landlord or a final and non-appeaiable judicial judgment
from a couzt with competent jurisdiction at the expiration of the then-current Term that (1) the Estimated Accelerated Possession
Termination Damages exceed the Possession Termination Damages, then Landtord must pay to Tenant the amount of such excess
within 30 days after such determination afier first applying such excess fo any other amounts owed by Tenant to Landlord under
the Lease; or (2) the Possession Termination Pamages exceed the Estimated Accelerated Possession Termination Damages, Tenant
must pay to Landlord the amount of such excess within 30 days after such determination.

(ce) “Project” collectively rafers to the Building, the Land, the Common Areas (as hereinafter defined),
and upon Laadlord’s election, other building(s) located on the Laand,

(11) “REF” means rentable square feet.
(gg) “Tenant Parties” means, collectively, Tenant, any assignees, subtenants, licensees, or other

transferees claiming by, through, or under Tenant, and any of their respective officers, directors, employees, members, shareholders,
partners, contractors, Affiliates, licensees, invitees, guests and agents (and any of the foregoing is individually a “Tenant Party™).

(hih) “YWaive” or any derivative thereof means to knowingly and voluntarily relinquish a right or release
another party from liability for a Claim,

2. Lease Grant.
(a) Premises.
(0 AS 1S, Subject to the terms of this Lease and except as otherwise expressly provided in

this Lease, Landlord leases to Tenant, and Tenant leases from Landlord, the Premises in its “AS IS* condifion and “WITH ALL
FAULTS.” Such “AS IS” clause is a material part of the consideration for Landlord entering into the Lease. Except to the extent
that Landlord is obligaicd to construct improvements in the Premises, as expressly provided in this Lease, Tenant acknowledges
end agroes that: (i) it has had an opportunity to inspect the Premises and relies solely on its inspection of the Premises; (ii) Tenant
is familiar with the type of transaction contemplated by the Lease, and (iii} Landlord makes no statement of fact of any kind,
expressed or implied, with respect to the condition of the Premises (including habitability, suitability, or itness for particular
purpose of the Premises), layout, footage, expenses, operation, ot any other matters affecting or relating to the Premises or this
Lease. TO THE MAXIMUM EXTENT PERMITTED BY APPLICABLE LAW, LANDLORD HEREBY DISCLAIMS,
AND TENANT WAIVES THE BENEFIT OF, ANY AND ALL IMPLIED WARRANTIES, INCLUDING IMPLIED
WARRANTIES OF HABITABILITY AND FITNESS OR SUITABILITY FOR A PARTICULAR PURPOSE.

(2} RSF of the Premises and the Building, Landlord and Tenant stipulate to the RSF of the
Premises and the Building (and/or the Project, if applicable) set forth in the Basic Lease Information. Landlord does not state thet
the stipulated RSF of the Premises and/or the Building (and/or the Project, if applicable) is accurate or that it conforms to any
industry standard measurement methedslogy. Tenant has made its own independent investigation of the RSF of the Premises and
the Building (and/or the Project, if applicable) and has not relied on any statement by Landlord concerning the accuracy of these
measurements,
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3) Delivery, Landlord and Tenaut presently enticipate that possession of the Premises will be
tendered o Tenant in the condition required by this Lease on or about the Commencement Date.

{4) Acceptance, By ocoupying the Premises, Tenant will be deemed to have accepted the
Premises in their condition as of the date of such occupancy, subjecl to the performance of punch-list items that remain to be
performed by Landlord, if any, Prior to oceupying the Premises, Tenant must deliver to Landlord a certificate of ocenpancy from
the municipality in which the Premises are located, which gives Tenant the legal right to cccupy and conduct business at the
Premises.

(%) Confirmation of Commencement Date. Within 5 days of Landlord’s request, Tenant
must execute and deliver to Landiord a letter (“Confirmation of Commencement Dafe’) substantially in the form of Exhibit D
attached to this Lease confirming (i) the Commencement Date and the Expiration Date, (i) that Tenant has accepted the Premises,
and {iii) that Landlord has performed all of its obligations with tespect to the Premises {except for punch-list ifems specified in
such letter); however, the failure of the parties to execute such letter will not defer the Commencement Date or otherwise invalidate
this Lease.

(b) Common Areas. Subject to the terms of this Lease, Landlord grants to Tenant the non-exclusive
right to use the Common Areas. Tenant can only use the Common Areas for their intended purposes as may be preseribed by
Landlord from time fo time. Landlord reserves the right from time to time to (i) make changes in the Common Areas, including,
without limitation, changes in location, size, shape and aumber of driveways, entrances, parking spaces, parking areas, loading and
unloading aress, ingress, egress, direction of traffic, landscaped areas and walkways; (if) close temporarily any of the Common
Aseas for aintenance purposes so long as reasonable access to the Premises remains available; (iii) construct additional buildings,
parking areas, loading dock facilitics and other improvements within the Common Areas; and (iv) do and perform such other acts
and make such other changes in, to or with respect to the Common Areas as Landlord may, in the exercise of sound business
judgment, deem appropriate.

{c) Parvking.

(1) Number and Type of Parking Spaces. Provided no Event of Default exists, and subject
1o the terms of this Seetion, during the Term Tenant will be permitted to use the parking spaces (the “Parking Spaces”) described
in the table {the “Parking Table) contained in the Basic Lease Information in the respective parking facilities associated with the
Building as specified by Landlord from time to time (collcotively, the “Parking Arens”) subject to such lerms, conditions and
regulations as are from time to time applicable to patrons of the Parking Areas, Except with respect to any reserved Parking Spaces
described in the Parking Table, all Tenant parking in the Parking Areas will be on an unreserved, first-come, first-served basis.

2) Parking Rules and Repulations. All Tenant Parties must at all times comply with all Laws
and rules and regulations promulgated hy Landlord and/or the operator of the Parking Areas from time to time respecting the use
of the Parking Areas. Landiord on behalf of ifsslf and any third party operator reserves the right to adopt, modify, and enforce
reasonable rules and regulations governing the use of the Parking Areas from time to time including any Access Cards, key-card,
sticker, or other identification or entrance systems and hours of operations. Landlord may refuse to permit any person wio violates
such reles and regulations to park in the Parking Areas, and any violation of the rules and regulations will subject the car to removal
from the Parking Aveas. The faikure to timely pay the Parking Charge, or to comply with the rules and regulations governing the
use of the Parking Areas, inclading but not limited to the rules establighing time limits on the use of the Parking Spaces, will entitle
Landlord, in addition to any other remedies provided hereunder, to terminate Tenant’s right to use the Parking Spaces, to confiscate
the Access Cards and tow any vehicles which are in viclation of said rules and regulations from the Parking Areas at the sole cost
and expense of Tenant and without liability for damages resulting therefrom.

[€)] Miscellaneous. Landiord will not be in default if for any reason parking spaces are not
available for usc by Tenant Parties, including, without limitation, interruptions from maintenance, casualty, emergency and the
like. Landlord reserves the right to change the parking system for the Parking Areas to provide special requirements for weekend,
holiday or after hours usage and to temporarily clese the Parking Areas, or portions thercof to make such repairs or alterations as
Landlord may deeen reasonably appropriate, In the event Landlord clects to implement a validation system, Tenant may validate
visitor parking by such method or methods as Landlord may approve, at the validation rate from time to fime generally applicable
to visitor parking, Tenant acknowledges that Landlord has arranged or may arrange for the Parking Areas to be operated by an
independent contractor, not affiliated with Landlord. In the event of a holdover by Tenant, Fandlord reserves the right to revoke
Tenant’s tight o use the Parking Spaces and to confiscate any or all of Tenant's Access Cards.

) No Liability. All motor vehicles {including all contents thereof) will be patked in the
Parking Areas at the sole risk of Tenant and each other Tenant Party, it being expressly agreed and undesstoud Landlord has no
duty to insure any of said motor vehicles (including the contents thereof), and Landlord is not responsible for the prolection and
security of such vehicles, NOTWITHSTANDING ANYTHING TO THE CONTRARY CONTAINED IN THIS LEASE,
LANDLORD HAS NO LIABILITY WHATSOEVIR TO TENANT FOR ANY PROPERTY DAMAGE OR LOSS OR
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PERSONAL INJURIES WHICH MIGHT OCCUR WITHIN THE PARKING AREAS OR AS A RESULT OF OR IN
CONNECTION WITH THE PARKING OF MOTOR VEHICLES IN ANY OF THE PARKING SPACES, EXCEPT TO
THE EXTENT ANY SUCH DAMAGE OR LOSS IS CAUSED BY LANDLORD*S GROSS NEGLIGENCE OR WILLFUL
MISCONDUCT, Landlord is not responsible for eaforcing Tenant’s patking rights against any third parties.

(5) Parldng Charges. In consideration therefor, during the initiai Term of this Lease, Tenant
will pay to Landlord as Rent and with each installment of Base Rent due under this Lease, the parking charges described in the
Parking Table plus any epplicable sales tax assessed on the Parking Charge {collectively, the “Parking Charge”). Default in the
payment of the Parking Charge will be deemed to be an Event of Default in the payment of Rent. Threughout the Term, Tenant
must pay the Parking Charge for all the Parking Space regardless of whether Tenant actually utilizes the Parking Spaces,

(6) Access Cards. Where and when applicable, Landlord will issuc access cards (the “Access
Cards”), to facilitate access to the Parking Areas, The Access Cards will remain the property of Landlord. Prior to issuing the
Access Cards, Tenant must deliver to Landlord a list of automobile makes and models, automobite license plate numbers and names
of tho Tenant Parties who will be using the Parking Spaces, together with payment of Landlord’s then current charge per Access
Card, Landlord will have the right to charge a fee for the issuance of replacement or duplicate Access Card issued by Landlord.
Tenant must provide Landlord with prior written notice of any desired change in persons or automobiles using the Parking Spaces.
Landlord may elect to establish parking zones in the Parking Areas and if Landlord so elects, the Access Cards may be issued to
specifically identitied vehicles and the Parking Charge may relate to specified zone(s) as determined by Landlord. If Landlord
implements a system whereby only specifically identificd vehicles are granted Access Cards, other vehicles will not be permitted
to use the Parking Areas without the Landlord’s prior written consent.

Q) Additional Parking Spaces. In the event that Tenant desires to lease Parking Spaces in
addition to the Parking Spaces described in the Parking Table (the “Additional Parking Sp aces™), Tenant may provide to Landlord
a written request for said Additional Parking Spaces. In the event that Landlord determines, in Landlord’s sole discretion, that all
or a portion of the requested Additional Parking Spaces are available, Landlord may provide a writlen response to Tenani’s
aforementioned request, whereupon Tenant must pay for (at Landlord’s then current rate) said Additional Parking Spaces on a
month-to-month basis terminable by either party upon 30 days’ wriiten notice to the other party.

(d) Certain Rights Reserved by Landlord, Provided that the exercise of such rights does not
unreasonably interfere with Tenant’s occupancy of the Premises and subject at all times to Section 15(g) below, Landlord will have
the following rights:

{n Building Operations. To decorate and fo make inspections, repairs, alterations, additions,
changes, or improvements, whether structural or otherwise, in and about the Project, or any patt thereof} to enter upon the Premises
{after giving Tenant reasonable notice thereof, which may be oral notice, except in cases of real or apparent emergency, in which
case no notice witl be required) and, during the continvance of any such work, to temporarily close doors, entryways, public space,
and corridors in the Building; to interrupt or tempormily suspend Building services and facitities; to change the name of the
Building; and to change fhe arrangement and location of entrances or passageways, doors, and doorways, corridors, elevators,
stairs, restrcoms, or other public parts of the Building. Tenant agrees that Landlord will not be required to perform any such work
after Normal Business Hours. Furthermore, Landiord wifl not be liable to Tenant in any manner for any such interference, nor will
the same: (i} entitle Tenant to any abatement or reduction of Rent; (ii) affect, impair, reduce, or excuse the performance of Tenant’s
obligations under this Lease during any such interference; (iif) constitute an acfual or constructive eviction of Tenant, in whole or
in part; or {iv) entitle Tenant to terminate this Lease,

2y Security. To take such reasonable measures as Landlord deems advisable for the security
of the Building and its occupants; evacuating the Building for cause, suspected cause, or for drill purposes; temporarily denying
access to the Building; and closing the Building after Normal Business Hours and on Sundays and Holidays, subject, however, to
Tenant’s right to enter when the Building is closed aficr Normal Business Houts under such reasanable regulations as Landlord
may prescribe from time to time.

3 Prospective Purchasers and Lenders. Upon reasonable prior notice to Tenant {which
notice may be verbal), to enter the Premises at all reasonable hours to show the Premises to prospective purchasers or lenders,

(4) Prospective Tenants. At any time during the fast 12 months of the Term (or carlier if
Tenant has notificd Landlord in writing that it does not desire fo renew the Term) or at any time following the occurrence of an
Fvent of Default, to enter the Premises at all reasonable hours to show the Premises to prospective tenants,

(c) Intentionally Omitfed,
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(§] Loading Docl. Tenant will have an exclusive [icense to use and occupy the Joading docks, if any,
altached to and exclusively serving the Premises (collectively, the “Loading Doel™). Subject to the provisions of this Lease
applicable to the Premises and the Rules and Regulations, Tenant may use the Loading Deck for loading and access to and from
the Premises for the Permitted Use, Tenant must comply with alf Laws in connection with its use of the Loading Dock, Tenant
must canse its personnel and visitors to remove their vehicles from the Loading Dock at the end of each Business Day.
Notwithstanding the foregaing, Tenant will not be required to remove any delivery tracks and trailers from Tenant’s Loading Dacks
unless such trucks and irailers impede the access of other tenants to their premises or loading docks. Tenant must, at Tenant's sole
cost and expense, maintain and repair the Loading Dock (o the same extent that Tenant is required to maintaia and repair the
Premises under this Lease, Further, Tenant will Indemnify and Defend the Landlord Parties in connection with the Loading Dock
to the same extent that Tenant is required to Indemnify and Pefend the Lundlord Parties with respect to the Premises pursuant to
this Lease.

3 Rent.
(a) Payment. Tenant must timely pay to Landlotd Rent (as hereinafter defined), without notice, demand,

ahatemnent, deduction or sef ofT (except as otherwise expressly provided herein), by goed and sufficient check drawn on a national
banking nssociation {or by Electronic Funds Transfer of immediately available federal funds to an account designated by Landlord)
at Landlord’s Payment Address provided for in this Lease or as otherwise specified by Landlord and must be accompanied by all
applicable state and local sales or use taxes. No payment by Tenauf or acceptance by Landlord of an amount less than the full Rent
due hereunder will be deemed a Waiver by Landlord of the fill amount of Rent due herounder, No partial payment or endorsement
on any check or any leter accompanying any payment of Rent will be deemed an accord and satisfaction, but Landlord may aceept
such payment without prejudice to Landlord’s right to collect the balance of any Rent due hereunder or any Late Charge assessed
against Tenant hereunder. The obligations of Tenant to pay Rent and the obligations of Landlord under this Lease are independent
obligations.

(b} Base Rent, Base Rent, adjusted as herein provided, is payable monthly in advance, The first monthly
instaliment of non-abated Base Rent is payable contemporaneously with the execution of this Lease; thereafter, the monthly
installments of Base Rent is payable on or before the first day of each month of the Term. The monthly Base Rent for any partial
month at the beginning of the Term will be prorated based on the number of days in such month. Payments of Base Rent for any
fractional ealendar month at the end of the Term will be similarly prorated.

() Additional Rent. “Additional Rent” means Operating Cost Share Rent and Tax Share Rent. Tenant
must pay Additional Rent at the same time and in the same mauner as Base Rent.

(1) Operating Costs.

(i) Operating Cost Share Rent. Tenant must pay to Landlord Tenant’s
Proportionate Share of Operating Costs for each year and partial year falling within the Term (“Operating Cost Share Rent”).
Landlord may make a good faith estimate of the Operating Cost Share Rent to be due by Tenant for any calendar year or part
thereof during the Term, During each calendar year or partial calendar year of the Term, Tenant must pay to Landlord, in advance
concurrently with each monthly installment of Base Rent, an amount equal to the estimated Operating Cost Share Rent for such
calendar year or part thereof divided by the number of months therein. From time to time prior to, during, or after the expiration
or earliet termination of the Term, Landlord may estimate and re-estimate the Operating Cost Share Rent due (or to be due) by
Tenant and deliver a copy of the estimate or re-estimate to Tenant. ‘Fhereafter, (i) Tenant must immediately pay to Landlord any
amounts indicated on the estimate or re-estimate resulting from an estimated underpayment of Operating Cost Share Rent, and/or
(ii) tho monthly instaliments of Operating Cost Share Rent payable by Tenant will be appropriately adjusted in accordance with
the estimations so that, by the end of the calendar year in question, Tenant will have paid all of the Operating Cost Share Rent as
estimated by Landlord, Any amounts paid based on such an estimate will be subject to adjustment as herein provided when actual
Operating Costs are available for cach calendar year. Should the Torm commence or terminate as o any portion of the Premises
at any time other than the 1% day of a calendar year, Tenant’s Proportionate Share of Operating Costs will be prorated accordingly.

(i) Operating Costs Inclusions. “Operating Costs” means all costs, expenses and
disbursements that are incurred by or on behalf of Landlord in connection with the ownership, operation, management, repair and
meintenance of the Project, determined in accordance with sound accounting principles consistently applied, including, but not
limited to, the following: (i) wages, salaries and benefits of all on-site employees engaged exclusively in the supervision,
management, operation, maintenance, repair, seourity or access control of the Project (together with Landlord’s reasonable
allocation of wages, salaries and benefits of off-site employees who perform all or a portion of their services in connection with
the supervision, management, operation, maintenance, repair, security or access control of the Project), including taxes, insurance
and benefits relating thereto; (ii) the cost of afl suppiies, tools, equipment, replacoment parts, components and materials used
exclusively in the operation, management, supervision, repair, security and maintenance of the Project; (iif) the cost of all utilijies;
(iv) the cost of all maintenance and service agreements for the Project and the equipment therein; (v) the cost of all insurance
relating to the Project including, but not limited to, the cost of commercial general liabifity, automobile lisbility, property, workers
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compensation, employers liability, rental loss and business interruption insurance; (vi) the cost of repalrs and general mainfenance
of the Project; (vii) Landlord’s accounting cosis attributable to the Project; (viii) Included Capital Items (as hereinafter defined);
(viii) reasonable and customary management fees (which management fees may be paid to Landlord if Landlord manages the
Project); (ix) costs resulting from any association or similar entity, any charges assessed against the Project pursuant fo any
contiactual covenants or recorded declarations or covenants, conditfons and restrictions, if any, affecting the Project; and (x) costs
atiributable fo any Parking Areas.

(i) Operating Costs Exclusions. “Operating Costs” does not include costs for (i)
leasing commissions, attorneys’ fees, costs, and other expensss incurred in connection with leasing space in the Project; (if)
advertising and promotional expenditures for leasing and marketing the Project; (iii) costs incurred by Landlord in the discharge of
its obligations for tenant improvements, if any, (iv) costs (including, witheut limitation, permit, license, and inspection fees)
incurred in renovating or otherwise improving or decorating, painting, or redecorating vacant space or space for tenants or
prospective tenanis of the Project, provided, however, the exclusion described in this subsection is not applicable o the Building
or Common Areas; {v) auy cost or expense to the extent that Landlord is entitled to payment or reimbursement from any tenant
(including Tenant), insuror, govermnmental or quasi-governmental authority, or other person (other than through payment of its
proportionate share of Operating Costs) or for which any tenant or other party {including Tenant) pays third persons; (vi) any
depreciation and amortization on the Building except as permitted for Included Capital Items; {vii) Capitel Items (as hereinafter
defined) that are not Included Capiial Items; (viii) debt service on any mortgages or other deb, or rent on any ground or underlying
lease, or debt service on any other manner of financing; (ix) costs, fees, fines, attorney’s fees and disbursements, judgments, or any
other sums at any time incurred or arising due to the violation by Landlord of Laws or the tetms and conditions of any lease,
occupancy agreement, or any other agreement at any time pertaining to the Project; (x) costs of Landlord’s general corporate
overhead and general administrative expenses, provided, however, the exclusion deseribed in this subsection is not applicable to
the management fee; (xi) interest, fees, fines, attorney’s fees and disbursements, costs, penalties or any other sums at any time
incurred or avising from or due to Landlord’s grossly negligent late payment of taxes, utilities, or any other costs or assessments;
(xif) Taxes; (xiii) legal expenses for services, other than those that benefit the Project tenants generally (e.g., tax disputes and
enforcing Rules and Regulations); and {xiv) testing, investigation, management, maintenance, remediation, or removal of
Hazardous Materials introduced to the Project by Tenant in violation of applicable Laws.

{iv) Capital Ttems; Inclnded Capital Items. As used herein, “Capital Items”
means improvements, repairs, or replacements that Landlord is obligated or permitted to make pursuant to this Lease, the cost of

which is not fuily deductible in the year incurred in accordance with GAAP. As used herein, “Included Capital Items” means
Capital Items: (A) which although capital in nature can reasonably be expected to reduce the normal operating costs of the Project
or otherwise improve the operating efficiency of the Project, (B) made in order to improve safety, (C) that are necessary in order
to operate the Project at the same quality level, (D) made in order to comply with any Laws that are amended, become effective,
ate first enforced, or are interpreted or enforced differently after the Lease Date, (E) made in order to comply with a requirement
of Landlord’s insurance carrier, and (F) which are properly included in Operating Costs in accordance with GAAP. Inchuded
Capital Items will be amortized over the useful life of such items as determined by GAAP,

(v) Cap on Contrpllable Operating Costs. As of January 1 of the year following
the year in which the Commencement Date occurs (the “Cap Start Date”; the period between the Cap Start Date and the expiration
of the initial Term being referred to herein as the “Cap Term™), Operating Costs shall be comprised of “Controllable Operating
Costs” and “Non-Controllable Operating Costs.” Conirollable Operating Costs are those components of Operating Costs that
are within the reasonable control of Landlord; thus, excluding taxes, insurance, utilities, snow removal costs and other
weather-related costs (including landscape maintenance costs, such as those resulting from infestation, storms, drought and other
severs weather), costs incurred to comply with governmental requirements, increased costs due to union or other collective
bargaining negotiations, costs resulting from acts of Force Majeure, and other costs beyond the reasonable control of Landlord.
Non-Confrollable Operating Costs are those components of Operating Costs that are not Conirollable Operating Cosfs.
Notwithstanding the foregoing, for the purpose of calculating Tenant’s Proportionate Share of Operating Costs each year during
the Caap Term, the items of Controllable Operating Costs shall be deemed not to increase more than 8% (the “Cap Percentage”)
per calendar year on a cumulative and compounding basis throughout the Cap Term commencing on the Cap Start Date, For
example, if the Cap Percentage is 8%, then the maximum amount of Controlable Operating Expenses that may be inciuded in the
caleulation of Tenant's Propurtionate Share of Operating Costs for each calendar year during the Cap Term shall equal the product
of the Controllable Operating Costs during the year prior to the Cap Start Date and the following percentages for the following
calendar years: 108% for the first calendar year of the Cap Term; 116.64% for the second calendar year of the Cap Tevmn; 125.97%
for the third calendar year of the Cap Term, ete, However, any increases in Operating Costs not recovered by Landlord due to the
foregoing limilation shall be carried forward into succeeding calendar years during the Term (subject to the foregoing limitation)
to the extent nocessary until fully reconped by Landlord,

(2) Taxes.
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0] Tax Share Rent. Tenant must also pay Tenant’s Proportionate Share of Taxes
for each year and partial year falling within the Term in excess of Taxes for the Base Yeat, if any (“Tax Share Rent”). Tenant
must pay Tax Share Rent in the same manner as provided above for Operating Cost Share Rent.

(ii) "Paxes Inclusions. “Taxes” means all taxes, assessments, levies, impositions,
todls, excises, tariffs, charges or fees imposed, levied, assessed against, or arising in connection with, the ownership, management,
use, occupancy, tental, leasing, control, operation or possession of the Project (including the improvements, personal property,
fixtures, machinery, equipment, systems, and apparatus used in connection therewith), including, without limitation, (i) real estate
taxes, (ii) ad valorem taxes, (iii) personal propetty taxes, (iv} gross receipts taxes, (v} rent taxes, (vi) margin taxes, {vii) sewer rents,
(viii) water rents, (ix) special or general assessments (including assessments under any covenants, conditions, restrictions or other
private sgreement affecting the Project), (x) transit taxes, {xi) improvement bonds, (xii} assessments for special improvement
districts and building improvement districts, (xiii) governmental charges, fees and assessments for schools, hospitals, police, fire,
traffic mitigation or other governmental service, (xiv) ail taxes attributable to taxable margin allocated fo the Project levied pursuant
to Chapter 171 of the Texas Tax Code or any amendmen, adjustment or replacement thereof (“Margin Taxes™), (xv) Landlord’s
costs incurred to comply with, review, dispute, profest and appeal Taxes (including, without limitation, attorneys’ fees and
consultants’ fees), (xvi) any taxes, assessments, levies, impositions, tolls, excises, tariffs, charges or fees imposed, levied or
assessed in lieu of or in substitution, addition or supptementation of other Taxes, (xvii) any taxes, assessments, fevies, impositions,
tolls, excises, tariffs, charges or fees imposed, levied or assessed by reason of events occurring, or changes in Laws taking effect,
during the Term of this Lease, including but not limited to a change in the ownership of the Project (or any portion thereof) or in
the improvements thereon, the execution of this Lease, or any modification, amendment or transfer thereof, and whether or not
contemplated by the parties, and (xviii) income taxes which are limited te income from real property.

{iii) Taxes Exclusions. “Taxes” excludes the following unless specifieally described
i the definition of “Taxes” above ot unless Landlord determines that they are imposed, levied or assessed in lieu of or in
substitution, addition or supplementation of other Taxes (i) penalties and interest on Taxes due to Landlord’s failure to timely pay
Taxes, (i) inheritance taxes, (jif) gift taxes, (iv) franchise taxes, {v) federal and state taxes on income, (vi} transfer taxes, (vii)
excise taxes, (viii) capital stock taxes, (ix) estate taxes, and (x) succession taxes.

(iv) Waiver of Right to Protest, Tenant hereby Waives any and all rights under
Section 41.413 and 42,015 of the Texas Tax Code granting to Tenant the right to contest appraised values, or te receive
notice of reappraised values, on all or any portion of the Project irrespective of whether Landlord has elected to contest
same. To the extent such Waiver is prohibited by applicable law, Tenant hereby appoints Landlord as Tenani’s attorney in fact,
coupled with an interest, to appear and take all actions on bebalf of Tenant which Tenant may have under said Section of the Code
with respect to the Project, but not with respect to Tenant’s personal property Joeated within the Premises.

) Taxes on Tenant’s Property, Tenant is liable for all taxes levied or assessed
against leasehold improvements and personal property, furniture, or fixtures placed by Tenant in the Premises or in or on the
Building or Project. If any taxes for which Tenant is liable are levied or assessed against Landlord or Landlord’s property and
Landlord elects 1o pay the same, or if the assessed value of Landiord’s property is increased by inclusion of such leasehold
improvements or personal property, furniture or fixtures and Landlord elects to pay the taxes based on such inerease, then Tenant
must pay to Landlord, within 30 days following written request therefor, the part of such taxes for which Tenant is primarity liable
hereunder: however, Landlord will not pay such amount if Tenant notifies Landlord that it will contest the validity or amount of
such taxes before Landlotd makes such payment, and thereafter diligently proceeds with such contest in accordance with Law and
if the non-payment thereof does not pose a threat of Joss or seizure of the Project or interest of Landlord therein or impose any fee
or penalty against Landlord.

3) Intentionally Omitted,
{4 Statement, Within 120 days after the end of each calendar year, or as soon thereafter as

practicable, Landlord will furnish to Tenant a stafement of Additional Rent for the previous year (the “Statement™). If Tenant’s
estimated payments of Additional Rent for the year covered by the Statement exceed Tenant’s Proportionate Share of such items
as indicated in the Statement, then Landlord must promptly credit or reimburse Tenant for such excess; [ikewise, if Tenant’s
estimated payments of Additional Rent for such year are less than Tenant’s Proportionate Share of such items as indicated in the
Statement, then Tenant must promptly pay Landlord such deficiency. If within 20 days of receiving the Statement Tenant does not
give Landlord written notice stating in reasonable detail any objection to the Statement, Tenant will be deemed to have approved
such Statement in all respects and Tenant will have no right to challenge the statement or seek any modifications o the Statement
ot any Additional Rent paid by Tenant refating fo such Statement, This provision will survive termination or expiration of this
Lease,

(3) Gross Up. With respeet to any period of time in which the Building (and/or Project, as
applicable) is not occupied Lo the extent of 95% of the rentable arca therefore or Landlord is not supplying Services to 95% of the
rentable area thereof, the components of Additional Rent for such period of time which vary with the occupancy of the Building
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(andfor Project, as applicable) will, for the purposes hereof, be increased fo the amount which would have been incusred had the
Building (and/or Project, as applicable) been oceupied to the extent of 95% of the rentable area thereof and Landlord had been
supplying Services to 95% of the rentable area thereof.,

6) Additional Rent Pools. If the Project consists of more than one building or is pait of a
multi-building complex, Additional Rent for the Project may be prorated among any of the buildings of the Project, as reasonably
determined by Landlord. Additionally, if the Building or Project is benetited or serviced by facilities or improvements located at
another building or on other land owned by Landlord (or an affiliate of Landlord) or on other land withir the Project, Additional
Rent associated with such facilities or improvements may be prorated among any of the buildings of the Project or among the
buildings so benefited or serviced, as reasonably determined by Landlord.

(d) Rent, “Rent” means Base Reni, Additional Rent, Late Charges and all other sums that Tenant may
owe to Landlord or otherwise be required to pay under this Lease.

{e) Tenant’s Proportionate Share.

(1) For the Building, Tenant’s Proportionate Share for the Building fs a percentage equal to
the RSF of the Premises divided by the RSF of the Building.

) For the Project, If applicable, Tenant's Proportionate Share for the Project is a percentage
equal to the RSF of the Premises divided by the RST of the Project.

[&))] Multiple Buildings. If the Project ever consists of more than one building, Landlord may
from time 1o time (i) create separate Additional Rent pools for certain buildings, (i) combine two or more buildings into a single
Additional Rent pool, (ifi) create separate Additional Rent pools for certain buildings and combine Additional Rent pools for other
buildings, and (iv) create an Additional Rent poot for the Project as a whole.

{4y Change in BST, Tf thete is a change in the RSF of the Premiscs, the Building, any other
buildings within the Project and/or the Project as a whols, Landlord may fiom time to time recalculate Tenant’s Proportionate
Share(s) to account for such change(s).

{5 Reasonable Recaleulations. Landlord may from time to time recalculate Tenant’s
Propottionate Share(s) in any other reasonable manner consistent with the calculations at Comparable Buildings.

(6} As of Lease Date. Subject to the other provisions of this subsection, and subject to any
imathematical errors in the caleulations (which errors will be distegarded and automatically corrected without the need for any
notice or documentation thereof), as of the Lease Date the parties anticipate that Tenant's Proportionate Share(s) isfare the
percentage(s) set forth in the Basic Lease Information.

n Interest on Past Due Rent. All past due Rent will bear interest from the date due until paid al the
lesser of 18% per annum or the maximum lawful rate of interest (such lesser amount s referred to herein as the “Default Rate™).

(g) Late Charge on Past Due Rent, 1f Tenant fails to pay any Rent when due, Tenant must immediately
pay to Landlord a fee equal to 5% of the delinquent Rent (“Late Charge”) payment to reimburse Landlord for the cost and
inconvenience incurred as a consequence of Tenant’s failure to pay such Rent when due.

() Petermination of Charges. Landiord and Tenant are knowledgeable and experienced in commercial
transactions and agree that the provisions set forth in this Lease for determining rent and other charges and amounts payable by
Tenant are commercially reasonable and valid even though such methods may not state a precise mathematical formula for
determining such charges, Accordingly, Tenant hereby voluntarily and knowingly Waives all rights and benefits of Tenant
under Section 93.012 of the Texas Praperty Code, as such section now exists or as may be hereafter amended or sueceeded,

4. Seeurity Deposit,

{a) Delivery. Contemporaneously with the execution of this Lease, Tenant must pay to Landlord the
Security Dieposit, if any, which will be held by Landjord to secure Tenant’s performance of its obligations under this Lease.

(b Application. Landlord may, from time fo fime and without projudice to any other remedy, use alt or
a part of the Security Deposit to perform any obligation Tenant fails to perform hereunder, Following any such application of the
Security Deposit, Tenant must pay to Landlord on demand the amount so applied in order 1o restore the Security Deposit to its
otiginal amount,
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fc) Waiver. Notwithstanding anything in this Lease to the contrary, Tenant hereby expressly Waives the
requirements and applicabifity of Section 93.005 - 93.011 of the Texas Property Code.

(d) Return, Landlord agrees to return to Tenant the balance of the Security Deposit not applied to satisfy
Tenant’s obligations within a reasonable time after afl of the following have occurred (i) the Term ends, (i) Tenant’s swrrender of
the Premises in compliance with the provisions of this Lease, (iii) Tenant's performance of all of its obligations under this Lease,
(iv) if the Tenant’s notice address is the Premises, Tenant providing Landlord a new notice address in accordance with the
requirements of this Lease, and (v} the Statement relating to the calendar year in which the Term ends has been delivered fo Tenant,
For the avoidanee of doubt, Landlord will not be required to return the Security Deposit in the event Landlord terminates the Lease
or Tenant’s possession of the Premises pursuant o this Lease wntil the foregoing conditions have been met, in Landlord’s sole
diseretion,

{e) Teansfer. I Landlord {ransfers its interest in the Premises and the transferee assumes Landlord’s
obligations under this Lease, then Landiord may assign the Seourity Deposit to the transferee and Landlord thereafter will have no
further Hability for the return of the Security Deposit.

[63] Miscellaneous. The Security Deposit is not an advance payment of Rent or a measure or limit of
Landlord’s damages upen an Event of Default (as defined herein). The Security Deposit may be commingted with other funds,
and no interest will be paid thereon, The rights and obligations of Landtord and Tenant under this Seetion are subject to any other
requirements and conditions imposed by Laws applicable to the Security Deposit.

5. Services and Utilities,

(a) Services. Other than Landlord’s maintenance obligations expressly set forth in this Lease, Landlord
is not obligated to provide any services to Tenant.

{b) Utilities. Tenant must obtain and pay for all water, sewer, electricity, gas, refuse and trash collection,
telephone and other utilities for the Premises. If necessary, Tenant must perform and pay for all work required to supply separately
metered utilities to the Premises. Notwithstanding the foregoing, Landlord may elect to furnish water and sewer setvice to the
Building, Except to the extent caused by Landlord’s negligence or wiliful misconduet, Landlord will not be liable for any
interruption whatsoever, nor witl Tenant be entitled to an abatement or reduction of Rent on account of any interruption in utility
services. Tenant must not install any equipment which exceeds or overloads the capacity of the utility facilities serving the Premises
or the Building,

(c} Secuyity Service. Tenant acknowledges and agrees that Landlord is not providing any security
services with respoct fo the Premises and that Landlord will not be liable to Tenant for, and Tenant Waives any claim against
Landlord with respect to, any loss by thefl or any other injury (including death) or damage suffered ot incurred by Tenant or ifs
employees or agents in connection with any unauthorized entry into the Premises or any other breach of security with respect to
the Premises.

6. Alterations; Maintenance and Repgirs.
(a) Alterations,

{1) Landlord Consent, No allerations, addifions, or improvements (collectively
“Alterations”) in or to the Premises may be made without Landlord’s prior writlen congent, which consent wiil not be unreasonably
withheld or delayed by Landlord; provided, however, Landlord may withhold its consent to any Alteration that would adversely
affect (in the reasonable discretion of Landlord) the (i) the Building Structure or the Building Systems (including the Building’s
restrooms or mechanical rooms), (ii) exterior appearance of the Building, (ili) appearance of the Building or Common Areas, of
(iv) provision of setvices to other occupants of the Building. Alterations inchude painting, lighting, decorations, signs, window ot
door lettering, or advertising media of any [ype visible from the exterior of the Premises, Landloxd approval of any Alierations (or
the plans therefor) will not constitute a statement or acknowledgment by Landlord, nor Landlord’s acceptance, that the same comply
with sound architectural and/or engineering practices or with Laws, and Tenant will be solely responsible for ensuring all such
compliance.

) Performance of Alterations. Tenant must perform Alterations in a good and workmanlike
manxer, in compliance with all Laws and at Tenant’s sole cost and expense, At Landlord’s election (but without obligation), all or
any portion of the Alterations may be performed by Landlord for Tenant’s account and at Tenant’s expense,

(3) Ownership. All such Alterations will remain the property of Tenant until the expiration or
earlier termination of this Lease, at whick time they will be and become the property of Landlord, subject to any scparate removal
and/or restoration obligations contained in the Lease.
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0] Taxes on Alterations. In addition to and wholly apart from Tenant’s obligation to pay
Additional Rent, Tenant will be responsible for and must pay prior to delinquency any taxes or governmental service fees,
possessory interest taxes, fees or charges in liev of any such taxes, capital levies, or other charges imposed upon, levied with respect
fo or assessed against ils fixtures or parsonal propetty, on the valug of Alterations within the Premises, and on Tenant’s interest
pursuant to this Lease, or any iicrease in any of the foregoing based on such Alferations. To the extent that any such taxes are not
separately assessed or billed lo Tenani, Tenant must pay the amount thereof as invoiced to Tenant by Landlord.

(5) Reimbursement of Costs. Within 30 days of Landlord’s request from time to time, Tenant
shalf reimburse Landlord for all actual third-party costs incurred by Landlord relating to Alterations, including, without limitation,
(1) third-party engineering and architectural costs ineurred by Landlord relating to Landiord’s review of plans for Alterations ot the
review of the performance of Alterations, (if) construction oversight fees payable by Landlord to a third-party (e.g., Landlord’s
property manager) for such party’s oversight of the A lterations, (jii) attorneys® fees incurred In connection with Landlord’s approval
of the Alierations and the drafting and negotiation of any documents memorializing such approval, (iv) performance of the
Alterations (if Landlord elects to perform any of the Alterations), and (v} removal of the Alterations. Notwithstanding the
foregoing, upen Landlord’s election Tenant will be required to pre-pay all or a portion of the estimated third-party costs prior to
commencing the performance of Alterations.

) Maintenance apd Repairs.

(1) Tenant’s Maintenance and Repairs.

(i) General Obligations, Subject to Section 6(b}2) below, Tenant must, at
Tenant's sole cost and expense, maintain and repair (and if necessary, replace) in a good, clean, safe, and operable condition, all
portions of the Premises, including, without limitation, the following: (i) all equipment, fixtures, trade fixtures, alterations,
improvements, and property located inside {he Premises, (ii) Tenant's equipment, fixtures, trade fixdures, alterations, improvements,
and property located outside the Premises (“Lenant’s Off-Premises Lquipment™), (iii} any systems, equipment, fixtures, trade
fixtures, alterations or improvements exclusively serving the Premises {e.g., HYAC systems), (iv) any branch lines of the Building
Systems exclusively serving the Preinises, and (v) any doors (including entry doors and overhead doors), special store fronts, dock
bumpers, dock plates or levelers, entries, windows, glass or plate glass {except to the extent such windows, glass or plate glass are
part of the Building Structure). Fuithermore, Tenant must repair, at Tenant’s sole cost and expense, all damage to any portion of
the Project caused by any Tenant Party. Tenant must perform its obligations under this Section: (A) in compiiance with all Laws,
(B} in accordance with equipment manufacturer’s suggested serviee programs, and (C) using only contraciors approved in writing
in advance by Landlord.

(ii) Landlord’s Option to Perform. Landlord may at any time assume all or any
portion of Tenant's obligations set forth in this Section. Further, Landlord may elect fo perform any of the obligations under this
Section: {§) upon Tenant’s request for specific maintenance or repairs of the type that Landford performs for other tenants of the
Building, or {ii) if Tenant fails to perform any of the obligations under this Section, Landlord™s cost thereof (plus a 5% markup in
the event of the foregoing (i) or (if)), at Landlord’s election, will be: {A) paid by Tenant to Landlord within 30 days afler Landlord
has invoiced Tenant therefor, andfor (B} included in Operating Costs notwithstanding anything in this Lease o the contrary
(including any Operating Costs exclusion contained in this Lease).

(i) Water or Mold Notification. Tenant shall implement the following measures
within the Premises, including, but not limited to, the following: (i) maintaining the cleanliness of the Premises; (jii} removing
visible moisture acournulations on windoes, window sills, walls, floors, ceilings and other surfaces as soon as reasonably possible;
and (iv) not blocking or covering any HVAC ducts within the Premises. Tenant must promptly report to Landlord any evidence of
mold or of a water leak or excessive moisture within the Premises or the Project.

(iv) Maintenance Service Contracts. Tenant, at its own cost and expense and
subject to Landlord’s prior right fo contract for such services, must enter info and at ail times maintain one or more maintenance
gervice coniracts with a contractor(s) for hot water, heating and air conditioning, and other mechanical systems and equipment
within or serving the Premises, which contract (i) must be approved in advance by Landlord, {ii) must be with a licensed third-
party conteactor, {iif) must provide for routine maintenance (no less than quarterly) and repairs to such equipment, (iv) must include
all services recommended by the equipment manufacturer within the operation/maintenance manual, and (v) must become effective
¢and a copy of such contract or contracts delivered to Landlord by Tenant) within 30 days following the date Tenant takes possession
of the Premises. Tenant must immediately furnish to Landlord copies of any inspection, test, maintenance and repair reports upon
Landiord’s request,

¥ Air Temperature, Tenant must maintain the air temperature in the Premises
warm enough fo prevent freezing of the plumbing and sprinkler systems, i any.

LEASE AGREEMENT - PAGE 19 OF 59

GAYVTT A2 AZB-1787 {Muhi Packaping Solutions, Ine JUImAsE case Agreement-industrial-Miller Park-TX (Mulli Packeging Solutions, Ine.} v16,docx




{2) Landlord’s Maintenance and Repairs. Landlord must maintain and make necessary
repairs to the Building Structure, the Building Systems and the Comrmon Areas it the same condition as maintained in Comparable
Buildings, subject to reimbursement therefor to the extent constituting Operating Costs; provided, however, Landlord will not be
obligated to maintain or repair any items for which Tenant is responsible for maintaining and repairing purseant to this Lease,
Tenant must promptly notify Landlord of the need for any such maintenance or Tepairs,

© Performance of Worle. All work deseribed in this Section will be performed only by Landlord or
by contractors and subcontractors approved in writing by Landlord. Prior to ‘Tenant’s execution of confract with contractors or
subcontractors for the performance of any work, Tenant must submit the contract to Landlord for its approval, which approval will
not be unreasonably withheld or delayed. Tenant and atl contractors and subcontractors must abide by all rules made by Landlord’s
Building manager with respect to the performance of any work, including, without limitation, rules regarding the use of freight,
loading dock and service elevators, any required shutdown of utilities (including lifo-safety systems), storage of materials,
coordination of work with the contractors of other tenants, and the construction of any work, Tenant must cause all contractors
and subcontractors to procure and maintain insurance coverage naming Landlord, Landlord’s property management company and
Landlord’s asset management comparny as additional insureds against such risks, in such amounts, and with such companies as
Landlord may reasenably require {including, if required by Landlord, builder’s risk insurance). Tenant must pravide Landlord
with the identities, mailing addresses and telephone numbers of all persons performing work or supplying materials prior to
beginning such construction and Landlord may post on and about the Premises notices of non-responsibility pursuant to applicable
Laws. All such work must be performed in aceordance with all Laws and in a good and workmanlike manner 50 as not to damage
the Building (including the Premises, the Building Structure and the Building Systems). All such work which may affect the
Building Structure or the Building Systems must be approved by the Building’s architect and engineer of record, at Tenant’s
expense and, at Landlord's election, must be performed by Landlord’s usual contracior for such work. All work affecting the roof
of the Building must be porformed by Landlord’s roofing contracter and no such work will be permitted if it would void or reduce
the warsanty on the roof, Landlord will have the right to inspect any work atall times, provided however, that Landlord’s inspection
of any work will not constitute Landlord’s appraval of the work, Shouid Landiord reasonably disapprove any portion of the work,
Landlord will notify Tenant in writing of such disapproval and will speeify the items disapproved. Any defects in the work must
be cectified by Tenant at no expense to Landlord. At the conclusion of construction of any work, (1) Tenant must cause the architect
and contractor {A) to update the plans and specification as necessary to reflect all changes made to the final plans and specifications
during the course of construction, (B) to certify to the best of their knowledge that the “record-set” of as-built drawings are tiue
and correct and (C) to deliver to Landlord 2 sets of copies of such record set of drawings, and (ii) Tenant must deliver to Landlord
a capy of all warranties, guaranties, and operating manuals and information relating to the improvements, equipment, and systems
in the Premises.

(@) Meghanic’s Liens. All work performed, materials furnished, or cbligations incurred by or at the
request of a Tenant Party will be deemed authotized and ordered by Tenant only, and Tenant must not permit any mechanic’s liens
to be filed against the Premises or the Project in connection therewith, Upon completion of any such work, Tenant must deliver fo
Landlord final lien waivers from all contractors, subeontractors and materinfmen who performed such work. If such a lien is filed,
then Tenant must, within 10 days after Landlord has delivered notice of the filing thereof to Tenant {or such earfier time period as
may be necessary to prevent the forfeiture of the Premises, the Project or any interest of Landlord therein or the imposition of 2
¢ivil ot criminal fine with respect thereta), either (i) pay the amount of the lien and cause the lien to be released of record, or (if)
diligently contest such lien and deliver fo Landlord a bond or other security reasonably satisfactory to Landlord. If Tenant fails fo
timely take either such action, then Landlord may pay the lien claim, and any amounts 50 paid, including expenses and interest,
must be paid by Tenant to Landlord within 10 days after Landlord has invoiced Tenant therefor. Landlord and Tenant acknowledge
and agree that their relationship is and will be solely that of “landlord-tenant” (thereby excluding a relationship of
“owner-contractor,” “owner-agent™ or other similar relationships). Accordingly, all materialmen, contractors, artisans, mechanics,
laborers and any other persons now or hereafter contracting with Tenant, any contractor or subcontractor of Tenant or any other
Tenant Party for the farnishing of any labos, services, materials, supplies or equipment with xespect to any portion of the Premises,
at any time from the date hereof until the end of the Term, ave hereby charged with notlee that they look exclusively to Tenant to
obtain payment for same. Nothing herein will be deemed a consent by Landlord to any Hens being placed upon the Premises, the
Project or Landlord’s interest therein due to any work performed by or for Tenant or desmed to give any contractor or subcontractor
or materialman any right or interest in any funds held by Landlord to reimburse Tenant for any portion of the cost of such work.

(e) Vigible Premises. Notwithstanding any other provision in this Lease to the contrary, with respect to
any portion of the Premises visible from any Common Aseas inside or outside of the Building (the “Visible Premiges”), Tenant
must (i) maintain such Visible Premises and furniture, fixtures and equipment located therein in a neat and first-class condition
throughout the Term and any extension thereof, (i) not use the Visible Premises for storage, and (ifi) obtain Landlord’s prior written
consent as to the interior paint color, signage, carpeting, furniture and equipment contained in the Visible Premises.

() Telecommunications. Tenant and its telecommunications companies, including local exchange
telecommunications companies and alternative access vendor services companies, will heve no right of access to and within the
Building, for the instalfation and operation of telecommunications systems, including voice, video, data, Internet, and any other
services provided over wire, fiber optie, microwave, wireless, and any other transmission systems (“Telecommunications
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Services™), for part or all of Fenant’s telecommunications within the Building and from the Building to any other location without
Landlord’s prior wriiten consent. All providers of Telecommunications Services will be required to comply with the Rules and
Regulations, applicable Laws and Landlord’s policies and practices for the Building, T'enant acknowledges that Landlord will not
be required to provide or arrange for any Telecommunications Services and that Landlord will have no liability to any Tenant Party
in connection with the instatlation, operation or maintenance of Telecommunications Services or any equipment or facilities relating
thereto. Tenant, at its cost and for its own account, will be solely responsible for obtaining all Telecommunications Services.

7. Use.

{(a) Permitted Use. Tenant must occupy and use the Premises only for the Permitted Use. The Premises
must not be used for any other purpose without the prior consent of Landlord.

(b) Permits and Licenses. Tenant must, at its sole cost and expense, obtain and maintain in effect at all
times all federal, state and local permits and licenses, necessary for the operation of Tenant’s business, and must deliver (o Landlord
reasonable evidence of such valid permits and licenses upen Landlord’s request therefor.

(c) Compliance with Layys. Tenant must, at its sole cost and expense, (i) comply with all Laws relating
to the use, condition, access to, and occupancy of the Premises, and (if) within 5 business days of Landlosd’s request from time to
time, furnish to Landlord written evidence of Tenant’s compliance with all Laws to the extent such evidence exists (e.g., & permit
for Alterations requiring a municipal permit). Tenant acknowledges that Landiord is not stating that eny use by Tenant of the
Premises is permitted under applicable Laws., Notwithstanding anything in this Lease o the contrary, Landlord and Tenant
acknowiedge that, in accordance with the provisions of the Americans with Disabilitics Act of 1990 (the “ADA”) and the Texas
Accessibility Standards (“TAS™), responsibility for compliance with the terms and conditions of Title 11T of the ADA and TAS,
each as amended from time to tme, and all regnlations and guidelines issued by authorized agencies with respect thereto
(collectively, the “Disabilities Laws™), may be allocated as between Landlord and Tenant. Notwithstanding anything fo the
conrary contained in this Lease, Landiord and Tenant agree that the responsibility for compiiance with Laws (including Disabilities
Laws) will be allocated as foHows: (i) Tenant will be responsible for compliance with the provisions of the Laws with respect to
the Premises and access to the Premises (including ramps), including restrooms, if any, located within the Premises if applicable
due to Tenant's speeific use or occupancy thereof {i.e. not applicable due to the general use or occupancy of the Premises by any
tenant), and (3i) Landlord will be responsible for compliance with the provisions of the Laws (except to the extent Tenant isrequired
1o reimburse Landlord therefor through Operating Costs) with respeet to the Building Structure, the Building Systems, and the
Common Areas, other than compliance that is necessitated by the specific use of the Premises by Tenant or necessitated by
instaltations or Alterations made by Tenant (which risk, expense and responsibility will be borne by Tenent). The allocation of
responsibility for complisnce with the Laws between Landlord and Tenant, and the obligations of Landlord and Tenant established by
such allocations, supersedes any other provisions of this Lease that may contradict or otherwise differ from the requirements of this
Section,

() Prohibited Uses.

(6 General Prohibited Uses, Tenant must not commit or suffer the cornmission ofany waste,
overload the Building Structure or the Building Systems or subject the Premises to use that would damage the Premises, Tenant
must not permit any odors, smoke, dust, gas, substances, noise or vibrations to emanate from the Premises or from any portion of
the Common Aress as & resulf of Tenant’s or any Tenant’s Party’s use thereof in such quanfities as to constitute 2 nuisance or 4
material disturbance. Tenant must conduct its business and control each other Tenant Party so as not fo create any nuisance or
unreasonably imterfere with other tenants or Landlord in its management of the Building. The Premises must not be used for any
use which is disteputable, creates extraordinary fire hazards, or resulfs in an increased rate of insurance on the Building or its
contents, or for the storage of any Hazardous Materials (except as expressly permitted in this Lease). If any invalidation of covernge
or increase in the rate of fire insurance or other insurance occurs by any insarance company due to activity conducted from the
Premises, or any act or omission by any Tenant Party, such statement or threat will be conclusive evidence that the increase in such
rate is due to such act of Tenant or the contents or equipment in or about the Premises, and, as a resuit thereof, Tenant wiil be liable
for such increase and such increase will be considered Additional Rent payable with the next monthly installment of Base Rent due
under this Lease, and Landlord’s accepfance of such amount wil not waive any of Landlord’s other rights. Tenant must not atlow
ar give notice of any sale by auction upon the Premises, or place any loads upon the floors, walls or ceilings which could endaiger
the struetare, or place any substances prohibited by Laws in the drainage system of the Building or Project. Outside storage,
including without limitation, long-term storage of trucks and other vehicles, is prohibited without Landlord’s prior written consent,
Waste, materials or refuse tnust not be dumped upen or permitted fo remain outside the Premises, Tenant’s use of the Premisas is
subject to the exclusive use rights, if any, granted to other tenants of the Project, and Tenant must not use the Premises in violation
of such rights. No use may be made of the Premises that would constitute the Premises as a place of public accommodation under
the Disabilities Laws or similar state statutes or local ordinances or any regulations promulgated thereunder, ail as may be amended
from time fo time,

(2) Intentionally Omitted.
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(e) Occupant Density. Tenant must maintain a ratio of not more than ene Occupant (as defined below)
for cach 250 RSF in the Premises (hereinafter, the “Qeeupant Density™). 1fandlord has a reasonable basis to believe that Tenant
is exceeding the Oceupant Density, upon request by Landiord, Tenant must maintain on a daily basis an accurate record of the
number of employees, temporary workers, visitors, contractors and other people that visit the Premises (collectively "Occupants™).
Landlord will have the right to audit Tenant's Oecupant record and, at Landlord’s eption, Landlord will have the right to
periodically visit the Premises without advance notice to Tenant in order to track the number of Occupants working at the Premises.
For purposes of this Section, "Occupanis” does not inchide people not employed by Tenant that deliver or pick up mail or other
packages at the Premises, employees of Landlord or employees of Landlord's agents or contractors. Tenant acknowledges that
increased numbers of Occupants causes additional wear and tear on the Prenises and the Common Areas, additional use of HVAC,
electricity, water and other utilities, and additional demand for other Building services, Tenant’s failute to comply with the
requirements of this Seetion will constitute an Event of Default and Landlord will have the right, in addition to any other remedies
it may have at law or in equity, to specifically enforee Tenant’s obligations under this Section. Nothing contained in this Section
will be interpreted to entitfe Tenant to use more parking spaces than the number permitted by this Lease. If Tenant’s actual
Occupant Density exceeds one Occupant for each 250 RSF in the Premises, and if Landlord incurs more costs to provide Building
setvices or to manage, operate, maintain and/or repair the Building than it would have incurred but for such excess Occupant
Deensity (e.g., additional janitorial supplies), then in such event Tenant must reimburse Landlord for any such excess costs (in
pmounts reasonably determined by Landtord) within 30 days of Landlord’s demand from time to time.

(H Rules_and Regulations. Tenant must comply with the rules and regulations (“Rules and
Regulations™} of the Project. The Rules and Regulations in effect as of the Lease Date are attached to this Lease as Exhibit B.
Landlord may, from time to time, make reasonable changes to the Rules and Regulations, provided {hat such changes are applicable
to all tenants of the Project and will not unreasonably interfere with Tenant's Permitted Use of the Premises. Tenant will be
responsible for the compliance with the Rules and Regulations by each Tenant Party. In the event of any express conflict between
the express terms of this Lease and the terms of the Rules and Regulations (as they may be amended), the express terms of this
Lease will govern. Landlord will use commercially reasonable efforts to enforce the Rules and Regulations uniformly.

(g) Hazardous Materials,

(1} Environmental Laws_snd Environmental Permits. Tenant must comply with all
Fnvironmental Laws and Environmental Permits applicable to the operation or use of the Premises, will cause all other persons
retained by or through Tenant whe are occupying or using the Premises to comply with all such Environmental Laws and
Environmental Permits, will pay or cause to be paid all costs and expenses incurred by reason of such compliance, and will obtain
and renew all Environmental Permits required for Tenant’s operation or use of the Premises.

{2) Use of Hazardeus Materials, Tenant must not generate, use, treat, store, handle, release
or dispose of, or permit the generation, use, treatment, storage, handling, release or disposal of Hazardous Matetials on the Premises
or the Project without Landlord’s prior written consent, which consent shatl not be unreasonably delayed, conditioned or withheld,
except for limited quantities of household cleaning produets, office supplies and other maferials used or stored at the Premises to
the extent required in connection with the routine operation and maintenance of the Premises, and used and stored in compliance
with all applicable Environmental Laws and Environmental Permits.

(3) Environmental Site Assessment Report. Upon reasonable prior notice to Tenant and
during normal business hours, during the Term, Landlord may no more than annuaily perform an environmental site assessment
report concerning the Premises, prepared by any envitonmental consulting firm chosen by Landlord, to evaluate Tenant’s
compliance with the requirements of this Section 7(g) of the Lease. Tenant will grant and hereby prants to Landlord and its agents
access to the Premises to undertake such an assessment upon prior notice to Tenant and during normat business hours accordance
with the terms and conditions set forth hetein. 1f such assessment report indicates that Tenant is in violation of this Section 7(g) of
the Lease, then Landlord shall notify Tenant of the same and include in such notice a detailed explanation of the alleged violation,
Tenaitt shall have five (5} business days to object to the findings of any assessment report. If Tenant does not deliver a timely
objection to Landlord, such environmental assessment report will be at Tenant’s sole cost and expense, and the reasonable, direct
cost of such assessment will be due and payable to Landlord within 30 days of receipt of an invoice therefor.

4 Notice of Environmnental Conditions, Tenant will promptly advise Landlord in writing
of any of the following actually known to Tenant: (i) any pending or overily threatened Environmental Claim against Tenant
relating fo the Premises or the Project; (ii} any condition or occurrence on the Premises or the Project that (A) results in
noncomplianee by Tenant with any applicable Environmental Law, or (B) results in an Environmental Claim against Tenant or
Landlord or the Premises; (iii) any condition or occurrence on the Premises or any property adjoining the Premises that resuits in
any Testrictions on the ownership, oceupancy, use or transferabillty of the Premises under any Environmental Law; and (iv) the
actual or anticipated taking of any removal ot remedial action by Tenant in response to the actual or alleged presence of any
Hazardous Material on the Premises or the Project. All such notices must describe in reasonable detail the nature of the claim,
investigation, condition, occurrence or removal or remedial action and Tenant’s response thereto. In addition, Tenant will provide
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Landlord with coples of all communications regarding the Premises with any governmental agency relating fo any violations of
Environmental Laws, all such communications with any person relating to Eavironmental Clalms (other then communications
covered by an applicable legal privilege available to Tenant or any Tenant entities), and such detailed reports of any such
Environmental Claim as may reasonably be requested by Landlord {other than repoits covered by an applicable legal privilege
available to Tenart or any Tenant entities).

5 Refueling.

(i) Gengrally, If Tenant desives to refuel generators, forklifts, trucks or other
vehicles or equipment at the Premises, then prior to the commencement of any such refueling, Tenant must comply with the
provisions set forth in this subsection, In no event may any refucling ocour outside and/or upen the Premises without Landlord’s
prior written consent, which consent may be withheld in Landlord’s reasonable discretion, except for request for use of propane by
Tenant for refueling of forkiifts, which is approved by Landlord so long as such use is in compliance with epplicable Environmenial
Laws. Tenant hereby covenants and egrees that it must at all times comply with all applicable Environmental Laws pertaining to
secondary containment for fuel storage, distribution or transfer facilities (including without limitation the refiseling of vehicles,
equipment, generators, or other portable refueling operations), including but not limited to the Spill Prevention, Control, and
Countermeasure Plan requirements contained in 40 C.F.R. Part 112 (“SPCC™) as applicable,

(i) Spill Management Plan, If Tenant desires to refuel generators, forklifis, trucks
or other vehicles or equipment at the Premises with oil or petroleum based fuels other than propane, then Tenant must provide
Landlord with a formal Spill Management Plan (the “SMP”) for Landlord’s review and written approval. Such SMP must include
at a minimum: (i) the types and amounts of fuel that will be used and/for stored at the Premises; (if) the types and number of
equipment and/or vehicles that will be refueled; (iif) the name(s) of the contractor(s) which will be conducting the tefueling and a
copy of the contract with such contractors(s); an insurance certificate evidencing that each such contractor maintains, in addition
to the coverages required of contractors in this Lease, Contractors Poliution Liability insurance on an occurrence basis, in amounts
of no less than $2,000,000.00 per occurrence, naming Tenant and Landlord Parties as additional insureds; (iv) the days and times
when such refueling will oceur, and the location within the Premises designated for refueling activities; (v) a list of the containment
supplies that Tenant will have on-hand at aH times; and (vi) a contingeney plan for spilts, No fueling activities requiring an SMP
will oceur untif Landlord has approved Tenant’s SMP in writing. Landlord’s approval of the SMP will not be a representation or
warranty of Landlord that the SMP is adequate for any use or complies with the SPCC or any other Law, but will metely be the
consent of Landlord thereto, Tenant must comply with, and must cause each of its contractors to comply with, the final SMP that
has been approved by Landlord, Tenant must immediately notify Landlord in writing in the event of any spill at the Premises or
Project related to the fueling activities of Tenant or its contractors,

{iii) Run-Off, Fueling with oil ot petroleum based fuels other than propane will oceur
only over diesel resistive substrate (such as concrete) with methods of confrolling run-off in place should a release oceur, such
control being in accordance with the SPCC and no less than the Landlord-approved SMP. If refueling at the Premises could
jeopardize or potentially invalidate a stormwater permit for the Premises or Project, Tenant must perform such work as may be
required (including without limitation instailing curbing around fueling operations at Tenant’s cost, in a location and in accordance
with plans approved in advance in writing by Landlord), such that there is no adverse effect to such permit and said permit remains
valid and in good standing,

(6) HazMat Certificate. Prior to 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 G, 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, including the uses and storage of Tenant's products. At Landlord’s request but no more frequently than annually, Tenant
must 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 documents and information as
requested by Lendlord. The HazMat Certificates required hereunder must be in substantially the form attached hercto as Hxhibit G.

)] Phase I Environmental Report. Tenant has requested that Landlord provide Tenant with
a copy of that certain Phase I Environmental Site Assessment (the “Repor(”), dated September 13, 2017, prepared by ATC Group
Services LLC, related to the Project. Landlord has agreed to let Tenant review a copy of the Report, provided that Tenant agrees
to the following: (a) Tenani agrees to hold the Report and all attachments thereto in confidence and not to show the Report to any
third party, other than to Tenant’s employees o its environmental consultants or attorneys, without Landlord’s prior written
consent, which consent shall not be unreasenably withheld, conditioned or delayed, (b) Tenant agrees that the Report shall not be
photocepied or otherwise repreduced in anyway, (c) that Landlord makes no representations or warranties as 1o the accuracy of the
Repost, and () the Report is provided to Tenant as a convenience for general informational purposes only and reliance thereto shall
be at Tenant’s sole risk and detormination,
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(8 Landlord's Environmental Representation. Landlord represents to Tenant that, to the
best of Landlord’s actual knowledge, except as set forth in the Reporl, Landlord has not received written notice from any
govemmental agency that the Premises, in the state existing on the Lease Date, violate any Environmental Laws. Landlord’s actuat
knowledge shall mean and be limited to the actual knowledge of the person who is the Project owner’s asset manager (not the
Project’s property manager) on the Lease Date, without duty of investigation, and such asset manager shall have no personal
liability if such representation or warranty is untiue.

&) Landlord’s Envirenmeniat Indemnity. Landlord will Indemnify and Defend Tenant
and its employees, successors and affiliates from and against any and all third-party Claims which arise before, during or after the
Term which are brought or recoverable against, or suffered or incurred by Tenant or its employees, successors and affiliates, as »
result of Landlord (but not any tenants, occupants ot third parties) intentionally or negligently introducing Hazardous Materials
onto the Project in vicfation of any Environmental Laws. The provisions of this Section 7(g)(9) shall survive the expiration or
earlier termination of this Lease.

() Asbesios Disclosure. Tenant agrees that alk construction and maintenance activities performed by
Tenant or its employees, agents or contractors that invoive the disturbance of asbestos in the Building must be coordinated through
the manager of tie Building and only trained and licensed personuel will be allowed access to the service areas of the Building to
petform any asbestos demaolition or renovation work. Tenant further acknowledges and agrees that in the event Tenant or its agents,
emnployees or contractors come into contact with asbestos in connection with Tenant’s construction and/or installation of any
alterations, additions or improvements to the Premises hereunder, Tenant is and will be responsible for the proper management of
the same as may be necessary by virtue of such contact. In no cvent will Landlord be liable for any increase in the cost of such
alterations, additions or improvements which may result by virtue of the existence of such asbestos-containing materials and the
necessary handling and treatment of same.

(i) Anjmals. Tenant must not bring or allow animals of any kind onto the Project; provided, however,
Tenant may bring onto the Project a dog that is individually trained to do work or perform tasks directly related to the individval’s
disability for the benefit of such individual with a disebility (“Seryice Animal™ to the extent expressly permitted by the ADA or
other applicable law. For the avoidance of doubt, animals whose presence deter crime andfer provide emotional support, well-
being, comfort, or companionship do not constitute a Service Animat and are expressty prohibited on the Project. Tenant must (i)
keep the Service Animal on 4 leash and under control at all times; (i) repair and replace any damage caused by the Service Animal;
(iify cause the Service Animal to use outdoor facilities to relieve itself and immediately clean up the Service Animal’s waste
wherever oceurting on the Project; (iv) use all efforts to prevent the Service Animal from barking or disturbing other tenants in any
way; and (v) cause the Service Animal to wear identification {e.g., a vest or coltar) indicating its Service Animal status.
Natwithstanding the foregoing, if Tenant violates the provisions of this subsection three times, then Landlord may permanently
prohibit Tenant's use of Service Animals at the Project.

8. Assignment, Subletting and Transfers.
(a) Transfers. Tenant must not, without the prior written consent of Landlord, (i) assign, transfer, or

encumber this Lease ot any estate or interest herein, whether directly or by operation of law, (ii) permit any other entity to become
Tenant hereunder by merger, consolidation, or other reerganization, (iif) if Tenant is an entity other than a corporation whose stock
ig publicly traded, permit the transfer of an ownership interest in Tenant so as to result in a change in the current Conirol of Tenant,
{iv) sublet any portion of the Premises, (v) grant any license, concession, or other right of occupancy of any portion of the Premises,
{vi) permit the use of any portion of the Premises by any parties other than Tenant, or (vii) enter into any transaction or series of
transactions which results or will result in a reduction of the Net Worth of Tenant by an amount equal to or greater than 25% of such
Net Worth of Tenant as it exists immediately prior to said transaction or transactions constituting such reduction (any of the events
listed in this subsection being a “Transfer™. Any Trensfer (other than an assignment or sublease to a Permitted Transferee, as
defined below) which is made without the prior written consent of Landlord wilk be an Event of Default (defined below}, and
Landlord may, at the sole discretion of Landford, deem such transfer null and void and of no force and effect.

{b) Consent Standards, Landlord may not unreasonably withhold its consent to any assignment or
subletting of the Premises, provided that same wili not result in, either by the assignment or subletting or any consideration payable
to Landlord in conneclion therewith, an adverse effect on any real estate investment trust (or pension fund or other ownership
vehiele) qualification tests applicable to Landlord or any of its Affiliates, and the proposed transferce (i) is creditworthy, (ii) has a
good reputation in the business community, (iii) will use the Premises for the Permitted Use (thus, excluding, without limitation,
uses for credit processing and telemarketing) and will not use the Premises in any manner that would conflict with any exclusive
use agreement or other similar agreement entered into by Landlord with any other tenant of the Building or Project, (iv) will not
use the Premises, Building or Project in 2 manner that would materially increase the pedestrian or vehicular traffic to the Premises,
Building or Projeet, (v) is not a governmental entity, or subdivision or agency therecf, {vi} is not another occupant of the Building
or Project, (vif) is not a person or entity with whom Landlord is ther, or has been within the 6-month period prior to the time Tenant
seeks to enter into such assignment or subletting, negotiating to lease space in the Building or Project or any Affiliate of any such
person or entity, {viii) is not entitled, directly or indirectly, to diplomatic or sovereign immunity, and (ix) is subject to the service
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of process in, and the jurisdiction of, the courts of the State ot Commonwealth in which the Project is located; otherwise, Landlord
may withihold its consent in its sole diseretion, Additionally, Landlord may withhold its consent in its sole diseretion to any
proposed Transfer if any Event of Default by Tenant then exists.

(c} Regquest for Consent. If Tenant requests Landford’s consent to a Transfer, then, at least 60 days
prior to the effective date of the proposed Transter, Tenant must provide Landlord with a written description of all terms and
conditions of the proposed Transfer, copies of the proposed documentation, and the following information about the proposed
transferee: name and address of the proposed transferee and any entities and persons who own, Conirol or direct the proposed
transferee; reasonably satisfactory information about its business and business history, its proposed use of the Premises; banking,
financial, and other credit information; and general references sufficient to enable Landlord to determine the proposed hransferee’s
creditworthiness and character (collectively, a “Transfer Notice™),

)] Conditiens to Consent. If Landlord consents to a proposed Transfor, then the proposed transferce
must deliver to Landlord a written. agreement whereby it expressly assumes Tenant’s obligations hereunder; however, any
fransferee of [ess than all of the space in the Premises will be liable only for obligations under this Lease that are properly allocable
to the space subject to the Transfer for the period of the Transfer. No Transfer will release Tenant from its obligations under this
Lease, but rather Tenant and its transferee will be jointly and severafly liahle thezefor. Landlord’s consent to any Transfer will not
Waive Landlord’s rights as to any subsequent Transfers. If an Event of Default ocours while the Premises or any part thereof are
subject to a Transfer, then Landlord, in addition to its other remedies, may collect directly from such transferee all rents becoming
due to Tenant and apply such rents against Rent. Tenant euthorizes its fransforees to make payments of rant directly to Landbord
upon receipt of notice from Landlord to do so foliowing the occurrence of an Event of Default hereunder. Tenant must pay for the
cost of any demising walls or other improvements necessitated by a proposed subletting or assignment (provided that the foregoing
will not waive any approval right that Landlord may have with respect to such improvetents parsuant to another provision of this
Lease).

(e) Attornment by Subtenants, Each sublease by Tenant hereunder will be subject and subordinate 1o
this Lease and to the matters to which this Lease is or will be subordinate, and each subtenant by entering into a sublease is deemed
1o have agreed that in the event of termination, re-entry or dispossession by Landlord under this Lease, Landlord may, at its option,
take over all of the right, title and interest of Tenant, as sublandlord, under such sublease, and such subtenant will, at Landlord’s
option, attorn to Landlord parsuant to the then executory provisions of such sublease, except that Landiord will not be (i} liable for
any previous act or omission of Tenant under such sublease, (if) subject o any counterclaim, offset or defense that such subtenant
might have against Tenan, {iii} bound by any previous modifieation of such sublease not approved by Landlord in writing or by
any rent or additional rent or advance rent which such subtenant might have paid for more than the current month fo Tenant, and
all such rent will remain due and owing, notwithstanding such advance payment, (iv) bound by any security or advance rental
deposit made by such subtenant which is not delivered or paid over to Landlord and with respect to which such subtenant will look
solely to Tenant for refund or reimbursement, or {v) obligated to perform any work in the subleased space or to prepare it for
occupancy, and in cornection with such attornment, the subtenant must execute and deliver to Landlord any instruments Landlord
may reasonably request to evidence and confirm such attornment. Each sublenant or licensee of Teaant will be deemed,
automatically upon and as a condition of its occupying or using the Premises or any part thereof, to have agreed to be bound by the
terms and conditions sef forth in this subsection. The provisions of this subsection will be self-operative, and no further instrument
will be required to give effect to this provision.

Cancellation, If Landlosd receives a Transfer Notice for a Transfer consisting of (i) an assignment
of this Lease or (i) a subletting of the entire Premises {or substantiaily the entire Premises) for the remaitder of the Term (or
substantially the remainder of the Term), Landlord may cancel this Lease as to the portion of the Premises proposed to be
Transferred, To excrcise such cancellation right, Landlord must give Tenant written notice of cancellation {the “Canceflation
Notice™) within 30 days of Landlord’s receipt of a Transfer Notice. If Landlord cancels this Lease as to any portion of the Premises,
then this Lease will cease for such portion of the Premises as of the 30" day following the date on which Tenant has received the
Cancellation Notice (the “Cancellation Date”) and Tenant must pay to Landlord all Rent accrued through the Cancellation Date
relating to the portion of the Premises covered by the proposed Trensfer. Thereafter, Landlord may lease such portion of the
Premises to the prospective transferee (or to any other person} without liability to Tenant.

(® Addifional Compensation. Tenant must pay to Landlord, immediately upon receipt thereof, 56% of
the excass of (i) all compensation received by Tenant for 8 Transfer less the actual out-of-pocket costs reasonably incurred by
Tenant with vnaffiliated third partics (i.c., brokerage commissions and tenant finish work) in connection with such Transfer {such
costs will be amottized on a steaight-line basis over the term of the Transfer in question) over (if) the Rent allocable to the portion
of the Premises covered thereby,

(h) Permitted Transfers. Notwithstanding anything to the confrary set forth herein, Tenant may assign
this Lease, or sublet all or a portion of the Premises (a “Bermitted Transfer™), to an Affiliate of the original Tenant named in this
Lease (a “Permitted Transferee”) without the prior consent of Landlord, if all of the following conditions are first satisfied: (i)
Tenant has given Landlord at feast 30 days prior written notice of such Permitted Transfer (“Pevmitted Transfer Notice™); (ii) no
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Event of Default (or event which, with notice or lapse of time or both, would censtitute an Event of Default) has ocourred and is
continuing under this Lease; (ifi) a Fully executed copy of the Permitted Transter documents (e.g., assignment or sublease) and such
other information regarding the Permitted Transfer as Landlord may reasonably request, has been delivered to Landlord; (iv) the
Premises wilt continue to be operated solely for the Permitted Use; (v) 'Tenant has paid the Transfer Fees (as hereinafler defined);
(vi) the Permitted Transferee will remain an Affiliate of Tenant during the Term of this F.ease; (vif) the Net Worth of the Permitted
Transferee at the time of such Permitted Transfer is equal fo or greater than the Net Worth of Tenant at the time of said Permitted
Transfer and Tenant has delivered to Landlord true and correct financial statements of Tenant and the Permitted Transferee meeting
the requirements of this Section and cvidencing that the Net Worth of Tenant and the Permitted Transferee at the time of said
Permitied Transfer; and (viii) Tenant has given Landlord evidence of insurance as required under this Lease with respect to the
Permitted Transferee prior to the closing of the Permitted Transfer. Tenant scknowledges and agrees (and agrees at the time of
such Permitted Teransfer to confirm) that in each instance deseribed above, Tenant will remain liable for the performance of the
terms and conditions of this Lease despite such Permitted Transfer.

(i) Liability, No Transfer by Tenant, permitted or otherwise, will relicve Tenant of any obligation under
this Lease or any gnarantor of this Lease of any liability under its guaranty or alter the primery liability of the Tenant named herein
for the payment of Rent or for the performance af any other obligations to be performed by Tenant, ineluding obligations contained
in this Lease with respect to any assignee or subfenant. Landlord may collect rent or other amounts or any portion thereof fiom
any assignes, subtenant, or other ocoupant of the Premises, permitted or otherwise, and apply the net rent collected to the Rent
payable hereunder, but ao such eollection will be deemed to he a waiver of this Section, or the acceptance of the assighee, subtenant
or cooupant as fenant, ot a release of Tenant from the further performance by Tenant of the obligations of Tenant under this Lease
or of any guarantor, Any Transfer which conflicts with the provisions hereof will be void.

)] Transfer Fees. If Tenant requests Landlord’s consent to a Transfer, or if Tenant delivers a Transfer
Notice or a Permitted Transfer Natice, then upon Landlord’s request Tenant must pay Landlord (the “Transfer Fees”) (i) an
administrative fee in the amount of $1,000.00, and (ii) an amount sufficient to teimburse Landlord for all out-of-pocket costs
payable to third parties and incurred and/or expected to be incurred in connection with the Transfer or Permitted Transfer, including
reasonable attorneys’, engineers® or architects’ fees. Landlord will have no obligation (o consent to any Transfer (or consider any
request for consent to a Transfer) until the Transfer Fees have been paid to Landlord. Tenant's payment of the Transfer Fees in no
way entitles Tenant to Landlord’s consent but is merely reimbursement for Landlord’s time and resources expended in considering
such request. Notwithstanding the foregoing, Landlord may (A) waive the provisions of this Section, and/er (B) require Tenant to
pay Landlord different amounts as may be required by another provision of this Lease.

1 Landloyd Transfer. Landlord may transfer or assign any portion of the Project and any of its rights
under this Lease, and upon such transfer o assipnment Landlord will be released from any obligations or liabilities under this Lease
to the extent that the transferee or assignee assumes such obligations or liabilities.

9. Insurance; Indemnity; Waivers; Scope of Indemnities and Waivers; Landlord’s Reliance,
(a) Insurance.
4} Tenant Insuranee.
6] Specific Insurance Requirements, Effective as of the earlier of (i) the date

Tenant enters or occupies the Premises, or (ii) the Commencement Date, and continuing throughout the Term, Tenant must, at its
sole expense, procure and maintain the following insurance policies:

INSURANCE COVERAGES OTHER REQUIREMENTS
Worker’s Compensation Statutory Limits (if state has no | 1. No “alternative” forms of coverage will be
statutory Hmit, $1,000,000) permitted.

$1,000,000 each accident for bodily
injury by accident $1,000,000 each
employee for bodily injury by
digease

Employer’s Liability

Commercial General Liability | $1,000,000 per occurrence | 2, Separation of insured language will not be modified.
(Occurrence Basis) $2,000,000 general aggregate 3. Designated Location(s) General Aggregate Limit
$2,000,000 product-completed | Endorsement .

operations aggregate limit 4, The confractual liabilily exclusion with respect to
$1,000,000 personal and | personal injury will be deleted and the definition of
advertising injury limit “insured contraet” must not be modified to delete the

$50,000 damage to premises rented
to you limit
$5,000 medical expenss [imit

sole negligence of Landlord,
5, Contractual liability under Coverage A to respond
to a broad form indemnity.
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6. Defense will be provided as an additional benefit
and not included within the limit of liability.

8. Landlord Parties to be named as Additional Insured
, and the “Designation of Premises (Part Leased to
You)” section of such endorsement must be completed
with the following language: “All ateas and spaces You
are entitled to use or occupy pursuant to the lease with
the additional insured.”

9. Tf aleohol is served or allowed to be served at the
Premises, lquor liability endorsement(s) that temove
the Hquor liability exclusions or limitations.

10. Bodily injury caused by dogs must be covered (and
not excluded} by the policy.

$2,000,000 combined single limit 1. Includes liability arising out of the operation of
owned, hired and ron-owned vehieles.

Business
Automobile Liability
(Occurrence Basis)

1. Written on an umbrella basis in excess over and no
less broad than the liability coverages referenced
above.

2, Tnception and expiration dates will be the same as
commercial general liability insurance.

3. Must contain follow form language.

4, Apgrogate limit per Iocation endorsement.

5.  Coverage must “drop down™ for exbausted
aggregale limits under commercial general liability

Umbrella Liability Insurance $5,000,000

{Oceurrence Basis)

Insurance

fixtures and equipment and any
non-Building  Standard leasehold

insurance.
Causes of Loss-Special Form 100% replacement eost, as medified | 1. Most current edition of ISO form CP 10 30, or its
(formerly “alk risk”} Property below, of all of Tenant's furniture, | equivalent.,

2. Landlord to be named Building Owner Loss Payable
on most current edition of ISO forma CP 12 I8, or its

improvements equivalent,

3

4, Wame Landlord as “loss payee as its interest may
appear”.

5. Contain only standard printed exclusions,

6. Ordinance or law coverage endorsement,

7. Equipient floater to cover Tenant’s equipment,

No less than 6 months of income | 1.  Endorsement to cover losses arising from
and ongoing expenses interruption of utilitles outside the Premises (most
curtent edition of ISO form CP 15 45, or equivalent).
2, Landlord to be named as loss payee as its interest
may appear ot most current edition of ISO form CP 15
03, or its equivalent),

Business Income and Extra
Expense Coverage

$2,000,000 per occurrence 1, Required only if Hazardous Materials will be
present on the Premises, except for Hmited quantities
of household cleaning products and office supplies.

Pollution  Liability Insurance
(Occurrence Basis)

(i) General Insurance Requirements,

] (A) Policies. All policies must (i) be issued by carriers having a Best’s
Rating of A or better, and a Best’s Financial Size Category of VIIL, or better, and/or Standard & Poor Insurance Solvency Review
A-, or better, and admitted to engage in the business of insurance in the State in which the Building is located; (if) be endorsed to
be primary with the policies of Landlord being excess, secondary and noncontributing; (iii) to the extent not specifically provided
for in this Section, be endorsed to provide a waiver of subrogation in favor of Landlord, {iv) with respect to all liability policies
except workers” compensation/employers liability, be endorsed to include Landlord, Landlord’s property management company
and Landlord’s asset management company as “additional insureds™; and (v) Should any of the insurance policies required herein
be cancelled prior to the expiration date thercof, notice will be delivered to Landlord in accordance with policy provisions.

B) Limits, Deductibles and Retentions, In the event the limits of
insurance actually maintained by Tenant ate in excess of the minimum limiis required by this Lease, the minimum [imits required
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by this Loase will be automatieally increased to equal the actual limits of fnsurance maintained by Tenant from time to time. No
policy may include an endorsement restricting, fimiting or excluding coverage in any manner without the prior written approval of
Landlord.

()] Intentionally Omitted,

oy Lvidence of Insurance. Insurance must be evidenced as foliows: (i}
ACORD Form 25 Certificates of Liability Insurance for linbility coverages; (ify ACORD Form 28 Evidence of Property Insurance
for property coverages, or equivalent; (iif) Evidence to be delivered to Landlord prior to commencing operations at the Property ;
and (iv) ACORD forms must (A) show the Landlord, Landlord’s property management company and Landlord*s asset management
comapany es "additional insureds" (with Landlord’s mailing address) for liability coverages and “lass payee as their inferest may
appear” (with Landlord's mailing address) for property coverages; (B) show Tenant as the "Named Insured;" {C) show the insurance
companies producing each coverage and the policy number and policy date of each coverage; (D) name the producer of the
certificate (with correct address and telephone number) and have the signature of the authorized representative of the producer; (E)
specify the additional insured status and/or waivers of subrogation; (G) show the primary status and aggregaie limit per project
where required; and (H) Should any of the insurance policies required herein be cancelied prior to the expiration date thercof,
notice will be delivered to Landlord in accordance with policy provisions.

(E} Intentionally Omitted.

(M Misceflaneous, The failure of Landtord to demand full compliance by
Tenant with respect to the minimum coverages outlined in this Section will not constifute a Waiver by Landford with respect fo
Tenant’s obligation to maintain such coverages. Tenant will purchase such other insurance policies and/or endorsements or increase
the policy limits of any policy set forth in this Section, if required by Landlord's Morigagee (defined below). If Tenant fatls to
comply with the forepoing insurance requirements or to deliver to Landlord the certificates or evidence of coverage required herein,
Landlord, in addition fo any other remedy available pursuant to this Lease or otherwise, may, but will not be obligated to, obtain
such insurance and Tenant must pay to Landlord on demand the premium costs thereof, plus an administrative fee of 15% of such
cost, For the purpose of any additional insured endorsement required to be provided by Tenant under this Lease, the terms
“Dgsignation of Premises {Part Leased to You)™ and “real property” mus include all areas and spaces that Tenant is entitled to use
or occupy under this Lease, including the Premises, the Common Areas and Parking Arcas.

(2) Landlord Insurance. Throughout the Term of this Lease, Landlord must maintain, at a
minimum, the following insurance policies: () property insurance for the Building’s replacement value {excluding property
required to be insuted by Tenant), less a commercially-reasonable deductible if Landlord so chooses, and (if) commercial general
Hability insurance. Landlord may, but is not obligated to, mainiain such other insurance and additional coverage as it may deem
necessary. The cost of all insurance carried by Landlord with respect to the Project will be included in Operating Costs. The
foregoing insurance policics and any other insurance carried by Landlord are for the sole benefit of Landlord and under Landlord’s
sole control, and Tenant will have no right or Claim to any procesds thereof or any other rights thereunder, 1f, because of'a Tenant
Party’s acts or because Tenant vacates the Premises, the rate of insurance on the Building or its contents increases, then such acts
will be an Event of Default, Tenant must pay to Landlord the amount of such inerease on demand, and acceptance of such payment
will not Waive any of Landlord’s other rights,

()] Indemnity.

) Tenant Indemaity. To the fullest extent permitted by Law but subject to the limitations of
‘Tenant’s liability contained in this Lease, Tenant will Indemnify and Defend the Landlord Parties from and against all Claims, (i}
arising out of any occutrence in the Premises, (ii) arising out of any oceurrence in the Project caused by any act, omission, misuse,
neglect, negligence, gross negligence or willful miscorduct of any Tenant Party, (iii) arising out of any oceurrence related to the
instaflation, operation, maintenance, repair or removal of any property of any Tenant Party located in or about the Project, including
Tenant’s Off-Premises Equipment, (iv) resulting from any failure, breach, default or misrepresentation by any Tenant Party of any
term, obligation, provision, statement, representation or warranty contained in this Lease, (v) relating to any Alterations performed
by Tenant or any lien relating thereto, that is asserted or filed against the Premises, the Project or Landlord’s interest therein; (vi)
the operation of Tenant’s business; (vii) arising or resulting from the actual or alleged presence of Hazardous Materinls on the
Proiect which is caused or permitted by Tenant or a Tenant Party; (vil) arising or resulting from any Environmental Claim (as
hereinafter defined) relating in any way to Tenant’s operation or use of the Premises; (ix) arising from ot relating to the failure by
any Tenant Party to pay for any work performed, materials furnished, or obligations incurred by or at the request of a Tenant Party;
(x) arising from Tenant’s failure to procure and/or maintain the insurance coverages required by this Lease; (i) resulting from any
Holdover {as hereinafier defined) (including any Claims made by any succeeding tenant founded upon such Holdover) andfor (xii)
arising out of any oceurrence related to bringing or keeping a Service Animal on the Projeet.

@ Landlord Indemnity, To the fullest extent permitted by Law but subject to the limitations
of Landlord’s Hability contained in this Fease, Landlord will Indemnify and Defend Tenant and its agents from and against all
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Claims arising from any occurrence {n or on the Commaon Areas to the extent (i} caused by the negligence or willful misconduct of
Landlord and (ii} it is not covered under the insurance Tenant mainfaing or is required to maintain under this Lease, but Landlord
wilt have no obligation to Indemnify or Defend Tenant from any Claim for which any Landlord Party is to be Indemnified under
this Lease. :

{c) Waivers.

(1) : Tenant Waivers, TO THE FULLEST EXTENT PERMITTED BY LAW AND THI§
LEASE, TENANT WAIVES ALL CLAIMS AGAINST LANDLORD PARTIES ACTUALLY OR ALLEGEDLY
ARISING FROM {(“Tenant’s Insurable Injuries”): (i) ANY INJURY WHICH IS REQUIRED TO BE INSURED BY
TENANT UNDER THIS LEASE, (i) ANY INJURY WHICH IS OR COULD HAVE BEEN INSURED BY TENANT; AND
(iif) ANY BUSINESS INTERRUPTION OR TENANT'S LOSS OF USE OF THE PREMISES.

2) Landlord Waivers. TO THE FULLEST EXTENT PERMITTED BY LAW AND
THIS LEASE, LANDLORD WAIVES ALL CLAIMS AGAINST TENANT PARTIES ACTUALLY OR ALLEGEDLY
ARISING FROM DAMAGE OR LOSS OF LANDLORD'S TANGIBLE PROPERTY WHICH IS REQUIRED TO BE
INSURED BY LANDLORD UNDER THIS LEASE.

3} Subrogation. LANDLORD AND TENANT HEREBY RELEASE EACH OTHER
AND EACH PARTY'S OFFICERS, DIRECTORS, EMPLOYEES AND AGENTS FROM LIABILITY OR
RESPONSIBILITY FOR ANY LOSS OR DAMAGE TO THEIR RESPECTIVE PROPERTY COVERED BY
INSURANCE POLICIES, OR WHICH WOULD HAVE BEEN COVERED BY INSURANCE IF THE PARTY HAD
COMPLIED WITH THE TERMS AND PROVISIONS OF THE LEASE. THIS RELEASE WILL APPLY TO
LANDLORD AND TENANT AND ANYONE CLAIMING THROUGH OR UNDER LANDLORD OR TENANT, BY
WAY OF SUBROGATION OR OTHERWISE, EVEN IF THE OCCURRENCE WAS CAUSLED BY DEFAULT OR
NEGLIGENCE OF LANDLORD OR TENANT OR ANYONE UNDER THEIR CONTROL. EACH OF LANDLORD
AND TENANT WILL CAUSE ANY PROPERTY DAMAGE INSURANCE WHICH IT MAINTAINS IN RESFECT OF
THE PREMISES AND/OR THE BUILDING TO CONTAIN A PROVISION WHEREBY THE INSURER WAIVES ANY
RIGHTS OF SUBROGATION AGAINST THE OTHER PARTY.

) Waiver of Consumer Rights, Tenant hereby Waives ali its rights under the Texas
Deceptive Trade Practices - Consumer Protection Act, Scction 17.41 et, seq. of the Texas Business and Commerce Code, a
law that gives consumers speeial rights and protections, After consultation with an attorney of Tenant’s own selection,
Tenant voluntarily consents to this Waiver.

{5) Waiver of Lien. Terant Waives alt Hen rights under Scetion 91.004 of the Texas
Property Code, as well as any successor statute granling Tenant a lien in Landlord’s praperty.

(6) Waiver of Jury Trial. TO THE MAXIMUM EXTENT PERMITTED BY LAW,
LANDLORD AND TENANT EACH WAIVE ANY RIGHT TO TRIAL BY JURY IN ANY LITIGATION OR TO HAVE
A JURY PARTICIPATE IN RESOLVING ANY DISPUTE ARISING OUT OF OR WITH RESPECT TO THIS LEASE
OR ANY OTHER INSTRUMENT, DOCUMENT OR AGREEMENT EXECUFED OR DELIVERED IN CONNECTION
HEREWITH OR THE TRANSACTIONS RELATED IIERETO,

{d) Scope of Indemnities and Waivers. ALL INDEMNITIES, WAIVERS, AND OBLIGATIONS
TO DEFEND IN THIS LEASE: () WILL BE ENFORCED TO THE FULLEST EXTENT PERMITTED BY LAW FOR
THE BENEFIT OF THE BENEFICIARY, REGARDLESS OF ANY EXTRAORDINARY SHIFTING OF RISK, AND
EVEN IF THE CLAIM IS CAUSED BY THE ACTIVE OR PASSIVE, SOLE, JOINT, CONCURRENT, OR
COMPARATIVE NEGLIGENCE OR TORT OF THE BENEFICIARY, OR LIABILITY WITHOUT FAULT OR
STRICT LIABILITY IS IMPOSED ON, OR ALLEGED AGAINST, THAT BENEFICIARY, BUT NOT TO THE
EXTENT THAT A COURT OF COMPETENT JURISDICTION’S FINAL AND UNAPPEALABLE YUDGMENT FINDS
THAT THAT BENEFICIARY’S GROSS NEGLIGENCE OR WILLFUL MISCONDUCT CAUSED THE CLAIM, {ji)
ARE INDEPENDENT OF, AND WILL NOT BE LIMITED BY, EACH OTHER OR ANY INSURANCE OBLIGATIONS
IN THIS LEASE (WHETHER OR NOT COMPLIED WITH); AND (i) WILL SURVIVE THE EXPIRATION OR
TERMINATION OF THIS LEASE UNTIL ALL CLAIMS AGAINST THE BENEFICIARY ARFE TIME BARRED
UNDER APPLICABLE LAW., NOTWITHSTANDING ANY EXTRAORDINARY SHIFTING OF RISK, LANDLORD
AND TENANT EACH EXECUTED THIS LEASE IN MATERIAL RELIANCE ON THE INCLUSION OF EACH
INDEMNITY AND WAIVER IN THIS LEASE.

(e) Landlbrd’s Reliance. In reliance on Tenant’s Indermnities and Waivers in this Lease, and on
Tenant’s agreement to obtain and maintain in force the insurance coverages required by this Lease, Landlord will not carry primary
insurance for Tenant’s Insurable Injuries. Tenant acknowledges that: (i) if Landlord had been required to carry primary insurance
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for the risks allocated to Tenant, the Base Rent would have been higher; (i) Tenant is nof relying upon Landford or Landlord’s
insurance, but is instead relying on: (A) Tenant's insurance policies and any additional insurance Tenant may elect to canry for
Claims covered by Tenant's insurance, (B) Tenant’s own funds for any deductibles, selfinsured retentions, or Josses exceeding
Tenant’s insurance coverages; and (C) third parties — other than Landlord Parties — for any Claims arising from acts or omissions
of third parties except to the extent covered by Landlord’s Indemnity. Tenant’s fuiture to self-insure (if permitted by Landlord) or
to take out or maintain any insurance policy or coverage required under this Lease will be a defense to any Claim asserted by any
Tenant Party against Landlord by reason of any loss sustained by that Tenant Party that would have been covered by any such
required policy.

10. Subordination: A ttorement; Nofice to Landlord’s Moripagee: Successor Profection Provisions,

(a) Suberdination. Subject to Sections 10(b) and [0(c} below, this Lease wilt be subordinate to any
deed of trust, mortgage, or other security instrument (including, without litnitation, all increases, renewals, modifications,
consolidations, replacements and extensions of any mortgages) (each, a “Mortzage”), or any ground lease, master lease, primary
lease or other instrument (including, without limitation, all leases, restrictions, easements and encumnbrances recorded in the Real
Property Records of the County in which the Project is located) (each, a “Erimary Lense”), that now or hereafter covers all or any
part of the Premises (the mortgagee under any such Mortgage, beneficiary under any such deed of trust, or the lessor under any
such Primary Lease is referred to herein as a “Landlord's Mortgagee™). Any Landlord’s Morigagee may elect, af any time,
unilaterally, to make this Lease superior fo its Motigage, Primary Lease, or other interest in the Premises by so notifying Tenant in
writing, The provisions of this Section will be self-operative and no further instrument of subordination will be required; however,
in confirmation of such subordination, Tenant must execute and return to Landlord (or such other party designated by Landlord)
within 30 days after written request therefor such documentation, in recordable form if required, as a Landlord’s Mortgagee may
reasonably request to evidence the subordination of this Lease to such Landlord’s Mortgagee’s Mortgage or Primary Lease
(including & subordination, non-disturbance and atfornment agreement) oz, if the Landlord’s Mortgagee so elects, the subordination
of such Landlord’s Mortgagee’s Mortgage or Primary Lease to this Lease.

(b) Attornment, I Landlord’s Mortgagee, or any of its successors and assigns, or any purchaser at
foreclosure or any iransferee of a deed in lieu of foreclosure or any subsequent transferee (a “Successor™) succeeds to the inferest
of Landlord under this Lease andfor acquires title to the Land, the Building and/or the Project pursuant fo foreclosure or other
action taken under any Mortgage or Primary Lease or pursuant to any subscquent transfer (s “Successor Acqguisition™), then, at
the election of the Successor (which election may be given either before or after the Suecessor’s Acqu isition Date, as hereinafler
defined), from and after the date on which the Successor Acquisition occurs (the “Suecessor’s Acquisition Date™), Tenant must,
subject to the provisions set forth in this Section, attorn fo and be bound to such Successor under all the terms of this Lease, with
the same force and effect as if this Lease had been re-executed by Tenant and the Successor.

(c) Notice te Landlord's Mortgagee, Tenant must not seek fo enforce any remedy it may have for any
default on the part of Landlord without first giving writien notice by certified mail, return receipt requested, specifying the default
in reasonable detail, to any Landlord’s Morigagee whose address has been given to Tenant, and affording such Landlord’s
Mortgagee a reasonable opporfunity fo perform Landlord’s obligations hereunder.

(d) Successor Protection Provistens. Notwithstanding anything herein to the contrary, in the eventofa
Successor Acquisition, the liability of the Successor under this Lense will be limited as follows: (i) the Successor will be relieved
from responsibility from any liabilities of any lessor that had accrued under this Loase prior to the Successor’s Acquisition Dae,
(ii) the Successor will have no obligation to cure any default by any lessor that existed prior o the Successor’s Acquisition Date
other than a non-monetary default of a continuing nature with respect to which the Successor has received written notice and with
respect to which the Tenant has afforded Successor a reasonabie cure period, following such notice, provided that such default is
capable of being cured by (he Successor and is not personal to the prior lessor (jii) the Successor will be relieved fram any obligation
to return any secirity deposit made by Tenant hereunder to the extent not actually received as an identifiable security deposit (and
not as funds received as payments of debt service or other amounts due under the Landlord’s loan documents) by Successor from
any previous lessor, (iv) the Successor will not be bound by any rent or additional rent paid by Tenant more than ane month in
advanes, (v) the Successor will not be bound by any modification, extension or termination of this Lease or the grant of any other
tights or options such as a purchase option, or right of first refusal and any other action taken by the Landlord in exercising its
rights under this Lease, unless such actions are in compliance with the terms of foan documentation executed in connection with
the Morigage or the lease documents executed in connection with the Primary Lease, and Tenant agrees not to enter into any
modification, extension or termination of this Lease except in accordance with Landlord’s loan documents, {vi) subject to the
defenses which Tenant might have against any prior lessor (including Landlord); and (vii) subjeot to the offsets which Tenant might
have against any prior lessor (including Landlord) except for those offset rights which (A) are expressty provided in this Lease,
and (B) relate to acts or omissions occurting after the Suecessor Acquisition Date. Further upon the Successor’s Acquisition Date
(o1, in the case of the succeeding clause (3), upon receipt of notice from Landlord’s Mortgagee), Tenant will be subject to the
foliowing covenants and conditions: (1) Tenant must provide the Successor with notice af any default by the lessor under this Lease
and a reasonable opportunity to cure such default before exercising any right to terminate this Lease, (2) Tenant must repair any
damages incidental to the removal of its frade fixtures, office furniture or office equipment owned by Tenant upon the termination
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or expiration of this Lease and (3) the Tenant will be authorized to pay all Rent to Successor upon notice from Successor that the
Landlord named hereunder no longer has any rights to collect rents under {he loan documentation evidencing the Mortgage or the
lease documents evidencing the Primary Lease, All of the foregoing provisions wilk be effective and self-operative, without the
execution of any further instrument, immediately upon the Successor’s Acquisition Date. At the request of the Successor, Tenant
must enter into a new lease with the Successor conlaining identical terms of this Lease, The Successor will have no liability or
responsibility under or pursuant to the terms of this Lease or otherwise after it ceases to own an inferest in the Project.

(&) SNDA. from Fuiure Mortgagee. In the event Landiord encurnbers the Project with a Morigage at
any time after the date hereof, this Lease shatl not be subordinate to such Mortgage unless such Mortgagee and Tenant enfer info a
subordination, non-disturbance and attornment agreement {(an “SNDA™). Tenant agrees to execute and deliver an SNDA on a
commercially reasonable form (at no cost to Landtord) within 10 days of Landlord’s request, and if Tenant fails to execute and
deliver the SNDA within such 10-day period time being of the essence with respect thereto, then the Lease shall be subordinate to
any such Mortgage. An SNDA shall be desmed to be on a commercially reasonable form (regardless of whether it is in fact
commercially reasonable) if either (i) its on a form substantialty similar to a form previously executed by Tenant for the Project, or
(i) its on another form that has substantially the same provisions as any prior form previously executed by Tenant.

11. Condemnation.

(a) Total Taking. If the entire Building or Premises are taken by right of eminent domain or conveyed
in lieu thereof (a “Taking™), this Lease will terminate as of the date of the Taking.

(h) Partial Taking - Tenant's Rights, If any part of the Building becomes subject to a Taking and such
Taking will prevent Tenant fiom conducting on a permanent basis its business in the Premises in a manner reasonably comparable
to that conducted smmediately before such Taking, then Tenant may terminate this Lease as of the date of such Taking by giving
written notice to Landlord within 30 days after the Taking, and Base Rent and Additienal Rent will be apportioned as of the date
of such Taking. If Tenant does nof terminate this Lease, then Rent will be abated on 2 reasonable basis as to that portion of the
Premises rendered untenantable by the Taking.

(c) Partial Taking - Landlord’s Rights. If any material portion, but less than all, of the Building
becomes subject to a Taking, or if Landlord is required to pay any of the praceeds arising from a Taking to a Landlord’s Mortpagee,
then Landlord mey terminate this Lease by delivering written notice thereof to Tenant within 30 days afier such Taking, and Base
Rent and Additional Rent will be apportioned as of the date of such Taking, If Landlord does not so terminate this Lease, then this
Lease will continue, but if any portion of the Premises has been taken, Rent will abate as provided in the last sentence of Section
).

() Tempovary Taking, If all or any portion of the Premises becomes subject o a Taking for a fimited
period of time, this Lease will remain in full force and effect and Tenant must continue to perforin all of the terms, conditions and
covenants of this Lease, including the payment of Base Rent and all other amounts required hereunder. If any such temporary
Taking terminates prior 1o the expiration of the Term, Tenant must restore the Premises as nearly as possible to the condition prior
to such temporaty Taking, at Tenant’s sole cost and expense. Landlord will be entitled to receive the entire award for any such
temporary Taking, except that Tenant will be entitled to receive the portion of such award which (i) compensates Tenent for its
loss of use of the Premises within the Term and (ii) reimburses Tenant for the reasonable out-of-pocket costs actually ineurred by
Tenant to restore the Premises as required by this Section.

(c) Award, If any Taking oceurs, then Landlord will receive the entire award or other compensation for
the Land, the Building, and other improvements taken; however, Tenant may separately pursue a claim (to the extent it will not
reduce Landiord’s award) against the condemner for the value of Tenant’s personal property which Tenant is entitled to remove
under this Lease and for relocation costs.

12, Fire or Other Casualty.

() Repair Estimate. If the Premises or the Bullding are damaged by fire or other casualty (a
“Casualty”), Landlord must, within 90 days after such Casualty, deliver to Tenant a good faith estimate (the “Damage Notice”)
of the time needed to repair the damage caused by such Casualty.

) Tenani's Rights. If a material portion of the Premises is damaged by Casualty such that Tenant is
prevented from conducting its business in the Premises in a manner reasonably comparable to that conducted immediately before
such Casualty and Landlord estimates that the damage caused thereby cannot be repaised within 360 days afier the commencement
of repairs (the “Repair Peripd™), then Tenant may terminate this Lense by delivering written notice to Landiord of its election to
ferminate within 30 days after the Damage Notice has been delivered o Tenant.
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(v) Landlord’s Rights. 1f a Casualty damages the Premises or a material portion of the Building and (i)
Landlord estimates that the damage to the Premises cannot he repaired within the Repair Period, (i) the damage to the Premises
exceeds 50% of the replacement cost thereof (excluding foundations and footings), as estimated by Landlord, and such damage
oecurs during the last 2 years of the Term, (iif) regardless of the extent of damage to the Premises, the damage is not fully covered
by Landlord®s insurance policies or Landlord mekes a good faith determination that restoring the Building would be uneconomical,
or (iv) Landlord is required to pay any insurance proceeds arising out of the Casualty to a Landlord’s Mortgagee, then Landiord
may terminate this Lease by giving written notice of its election to terminate within 30 days after the Damage Notice has been
delivered to Tenant, :

(d) Repair Obligation. i neither party eleets to terminate this Lease following a Casualty, then Landlord
will, within a reasonable time after siich Casualty, begin to repair the Premises and proceed with reasonable ditigence to restore the
Premises to substantially the same condition as they existed immediately before such Casualty, however, Landlotd will not be
requited to repair or replace any alferations or betterments within the Premises (which must be promptly and with due diligence
repaired and restored by Tenant at Tenant’s sole cost and expense) or any furniture, equipment, trade fixtures or personal property
of Tenant or others in the Premises or the Building, and Landlord’s obligation to repair or restore the Premises will be limited to
the extent of the insurance proceeds.actually received by Landlord for the Casualty in question. If this Lease is terminated under
the provisions of this Section, Landlord will be entitled to the full proceeds of the insurance policies providing coverage for all
Alterations, improvements and betterments in the Premises (and, if Tenant has failed to maintain insurance en such items as required
by this Lease, Tenant must pay Landlord an amount equal to the proceeds Landlord would have received had Tehant maintained
insurance on such items as required by this Lease).

(e) Abatement of Rent, If the Premises are damaged by Casualty, Rent for the portion of the Premises
rendered untenantable by the damage will be abated on a reasonable basis from the date of damage until the completion of
Landlord’s repairs (or until the date of termination of this Lease by Landiord or Tenant as pravided above, as the case may be),
unless a Tenant Patty caused such damage, in which case, Tenant must continue fo pay Rent without abaterent.

) Tenant's Fault. Notwithstanding anything herein to the contrary, if the Premises or any other portion
of the Building are damaged by Casualty caused by a Tenant Party, Tenant will be liable to Landlord for the cost and expense of
the repair and restoration of the Building caused thereby to the extent such cost and expense is not covered by insurance proceeds,

13, Defanlt and Remedies.

{a) Events of Default. Each of the following ocomrences will be an “Event of Defaplt™;
(O Payment Default, Tenant’s failure to pay Rent where and when due; but the first 2 such

failures during any 12 consecutive month period will not constitute an Event of Default if Tenant pays the delinquent amount, plus
any applicable Late Charge, within 5 days of Landlord’s delivery of written notice to Tenant,

)] Abandonment. Tenant abandons, deserts or vacates the Premises or any substantial
portion thereof more than 5 days in advance of the cxpiration of the Term; Tenant will be conclusively presumed fo have abandoned
the Premises when Tenant, or any person acting on its behalf, has removed, is removing, or is preparing o remove (other than in
the normal course of business) substantial amounis of goods, equipment, fixtures, or other property fiom the Premises without
Landlord’s prior written consent, and this presumption will supersede Section 93,002 of the Texas Property Code to the extent of
any conflict.

(3) Estoppel_and Financials. Tenant fails to provide any estoppel certificate or financial
statement after Landlord®s written request therefor pursnant to this Lease and such failure continues for 5 days after Landlord’s
second written notice thereof to Tenant,

(4) Insurance. Tenant fails fo procure, maintein and deliver fo Landlord evidence of the
insurance policies and coverage as required under this Lease.

(3} Mechanic’s Liens. Tenant fails to pay and release of record, or diligently contest and bond
around, any mechanic’s lien filed against the Premises or the Project for any work performed, materials furnished, or obligation
incurred by or at the request of Tenant, within the time and in the manner required by this Lease.

{6) Other Defaults, Tenant’s failure to perform, comply with, or observe any other agreement
or obligation of Tenant under this Leasc and the continuance of such failure for a period of more than 10 days after Landlord has
defivered to Tenant written notice thereof (or if such failure cannot be reasonably cured within such 10-day period, such extended
period as is reasonably necessary to eure such failure [not to exceed 3¢ days] provided that Tenant commences the performance of
such eure obligation within the 10-day period and thereafler difigently pursues completion of the cure obligation); provided,
however, if Tenant fails to perform, comply with, or observe any other specific agreement or obligation of Tenant undet this Lease
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{e.z., nsage by Tenant of more parking spaces permitted to be used by Tenant under this Lease), and if Landlord has previousty
notified Tenant of such specific violation within the preceding 12 months, then upon the occurrence of such failure an Event of
Default will astomatically oceur and Tenant will not be entitled to auy notice or any opportunity to cure.

(7) Insolvency. Tenant becomes insolvent or unable to timely meet its obligations under this
Lease, or the filing of a petition by or against Fenant {the term “Tenant” includes, for the purpose of this Section, any guarantor
of Tenant’s obligations hereunder) (i) in any bankruptey or other insolvency proceeding; (i) seeking any relief under any stafe or
federal debtor relief law; (iii) for the appointment of a liquidator or receiver for all or substantially all of Tenant’s property or for
Tenant’s interest in this Lease; (iv) for the reorganization or modification of Tenant's capital structure; or (v) in any assignment for
the benefit of creditors proceeding; however, if such a petition is filed against Tenant, then such filing will not be an Event of
Default unless Tenant fails 1o have the proceedings initiated by such petition dismissed within 90 days afler the filing thereof.

(8) Cease fo Exist. Tenant, if a natural person, dies or becomes incapacitated or, if Tenant is
not a natural person, Tenant is dissolved, liquidated, forfeits the right to do business or ceases to exist,

9 Other Agreement. An “Bvent of Default” or default occurs under any other agreement
relating to the Project (ineluding, without limitation, any sublease agreement) to which Tenant (or any Affiliate of Tenant) isa

party.
o Holdover, A Holdover occurs,

(1D Anticipatory Breach, An anticipatory breach of this Lease occurs by Tenant,

b Remedies. Upon any Event of Defauli, Landlord may, in addition to all other rights and remedies
afforded Landlord hercunder or by law or equity, take eny one or more of the following actions:

(1) Terminatien ef Lease. Terminate this Lease and retake possession of the Premises, and
Tenant musi pay to Landlord all Event of Default Damages plus the Lease Termination Damages; provided, however, at Landlord’s
election, in liew of Lease Termination Damages, Tenant must pay Landiord damages in an amount equal to the Possession
Termination Damages that would have been owed by Tenant if Landlord terminated Tenant’s right to possession of the Premises
(without terminating the Lease); provided further, however, should a final and non-appealable judicial judgment from a court with
competent jurisdiction be rendered that provides that the damages based on Possession Termination Damages are not recoverable
by Landlord, then Landlord will be deemed to have retroactively elected to terminate Tenant’s right to possession (without
terminating the Lease) and will be entitled to Possession Termination Damages.

(2} Termination of Possession. Terminate Tenant’s right to possession of the Premises
{without terminating this Lease) and retake possession of the Premises, in which event Tenant must pay te Landlord the Possession
Termination Damages and all Event of Default Damages, Unless Landlosd delivers written notice to Tenant expressly stating that
it has elected to terminate this Lease, all actions taken by Landlord to retake possession of the Prenises (or dispossess or exciude
Tenant from the Premises) will be deemed fo be taken under this subsection. If Landlord elects to proceed under this subsection,
it may at any time elect to terminate this Lease as provided in this Lease above.

(3) Perform Acts on Behalf of Tenant. Perform any act Tenant is obligated to perform under
the terms of this Lease (and enter upon the Premises in connection therewith if necessary) in Tenant’s name and on Tenant’s behalf,
without being linble for any Claims therefor, and Tenant must reimburse Landlord on demand for any expenses which Landlord
may incur in thus effecting compliancs with Tenant’s obligations under this Lease (including, but not limited to, collection costs
and reasonable legal expenses), plus interest thereon at the Default Rate,

(C)) Suspension of Services. Suspend any services required to be provided by Landlord
hereunder without being liable for any Claims therefor.

(5) Alteration of Logcks. Additionally, with or without notice, Landlord may changs, pick,
alter or modify locks, access cards, elevators or other security or access control devices at the Premises and take any other self-help
to deprive the Tenant Pasties and patrons of access thereto (“Lock Out™), and Landlord will not be (i) liable for damages in
connection therewith, or (i) required to provide a new key or right of access to Tenant, Tenant hereby voluntarily and knowingly
Waives all benefits of Tenant under Section 93.002(c), 93.002(f) and 93.002(g) of the Texas Property Code and the
requirements and applicability thereof, as such sections now exists or as may be heveafter amended or succeeded. Tonani
agrees that this provision of this Lease will override and control any conflicting provisions of Sections 93.002 and 93.003 of the
Texas Property Code, as well as any successor statute governing the right of a landlord to change the door Jocks of & commercial
tenant. For the avoidance of doubt, Tenant acknowledges and agrees that a Lock Out may be excrcised independently or
concurrently with any other Landlord remedies. Upon a Lock Out, Landlord will not be obligated to re-admit Tenant to the Premises
under any circumstances; provided, Landlord may, at its election, re-admit Tenaut to the Premises if Tenant has paid all Rent in
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arrears and otherwise cured all Events of Default to Landlord’s satisfaction, and has presented Landlord with evidence satisfactory
to Landlord of Tenant’s ability to satisfy its remaining obligations under the Lease,

(c) Payment by Tenant: No-Waiver; Cumulative Remedies; Tenant Waiver: Relefting,

(1) Payment by Tenant, Upon any Event of Defanit and in addition to any applicable Lease
Termination Damages or Possession Termination Damages, Tenant must pay to Landlord all Event of Default Damages. Tenant
must pay upon demand all of Landlord's costs and expenses incuired in enforcing Tenant’s obligations under this Lease (e.g.,
preparing default notices), including the rensonable attorneys’ fees and expenses, irrespective of whether or not an action is
instituted against Tenant or whether or not an Event of Default oceurs.

2) Ne Waiver. If an Event of Default oceurs, Landlord will have the continuing right at any
time foilowing such Event of Default to exercise any one or more remedies available to Landlord on account of such Event of
Default, even if the Event of Default is subsequently cured, unless Landlord expressly agrees ina signed writing to Waive its rights
and remedies on account of such cured Event of Default, Furthermore, Landlord’s acceptance of Rent following an Event of
Defanlt will not Waive Landlord’s tights regarding such Event of Default, No Waiver by Landlord of any violation or breach of
any of the terms confained herein will Waive Landlord’s rights regarding any future violation of such term.

{3} Cumulative Remedies. Any and all remedies set forth in this Lease: (i) will be in addition
to any and all other remedies Landlord may have at law or in equity, (i) will be cumulative, and (iii} may be pursued successively
or concurrently as Landlord may elect. The exercise of any remedy by Landiord will not be deemed an election of remedies or
preciude Landlord from exercising any other remedies in the future,

Y] Tenant Waiver. Tenant hereby expressly Waives any and all rights of redemption granted
to Tenant by or under any present or fiture Laws in the event Tenaut is evicted or dispossessed of its possession of the Premises.

(5) Reletting. If Landlord elects to pursue Possession Termination Damages, Landiord will
use reasonable efforls to relet the Premises on such terms as Landlord in ifs sole discretion may determine (including a term different
from the Term, rental concessions, and alterations to, and improvement of, the Premises); however, Landlord will not be obligated
te (i) relet the Premises before leasing other portions of the Building or Project; or (if) relet the Premaises (A) at a rental rate or
otherwise on terms below market, s then determined by Landlord in its sole discretion; (B) to any entity nof satisfying Landlord’s
then standard financial credit risk eriteria; (C) for & use (1) not consistent with the Permitted Use; (2) which would violate then
applicable law or any resirictive covenant or other lease affecting the Building or Project; (3) which would impose & greater burden
upon the Building’s facilities; or (4) which would involve any use of Hazardous Materials; or (iif) make any alterations to the
Premises or the Building or otherwise incur any eosts in connection with any such reletting, unless Tenant wnconditionally delivers
to Fandlord, in good and sufficient funds, the full amount thereof in advance. Landiord wilt not be lable for, nor will Tenani’s
obligations hereunder be diminished because of, Landlord’s failure to relet the Premises or fo collect rent due for such reletting. If
there is a reletting, all of the rentals and other ¢harges received by Landlord from such reletting will be applied in the following
order: (i} to the payment of any indebtedness other than Rent due hereunder from Tenant to Landlord; (ii) to the payment of any
and all Event of Default Damages; (i) to the payment of all losses and expenses incurred by Landlord as a result of Tenant’s
default (including losses and expenses resulting from the adverse reactions of mostgagees or other tenants or potential tenants); (iv)
ta the payment of Rent due and unpaid under this Lease; and (v) the residue, if any, will be held by Landlord and applied in payment
of fisture rent as same may become due and payable hereunder. Tenant will not be entitled to the excess of any consideration
obtained by reletting over the Rent due hereunder. Reentry by Landlord in the Premises will not affect Tenant’s obligations
hereunder for the unexpired Term.

(6) Tengnt's Liability for Consequential Damages. Notwithstanding anything in this Lease
to the contrary, other than (a) intentionally omitted, (b) consequential damages to a third-party for which Tenant is ablipated to
indemnify Landlord pursuant to this Lease, (c) consequential damages relating to holding over of possession of the Premises,
including under Section 14(f) of this Lease, (d) consequential damages relating to violation of Laws by eny Tenant Partics or any
covenants or obligations pertaining to Hazardous Materials, (¢) consequential damages relating to any breach of any provision of
this Lease by any Tenant Parties, and (£) any consequential damages covered by insurance maintained or required to be maintained
by Tenant under this Lease, Tenant shall not be Hable to Landlord for consequential damages incurred by Landlord relating to this
Lease if such damages are covered by Landlord’s insurance then maintained or required by this Lease to be tnaintained. Nothing
in this subsection shall affect or limit Landlord’s rights to file legal actions to recover possession of the Premises, or for injunctive
relief against Tenant, or any other non-monetary relief as provided in this Lease,

{d) Landlord's Default; Landlord’s Liability.

(N Landlord’s Default. All obligations of Landlord hereunder will be construed as covenants
and not conditions, and Tenant’s obligation to perform under this Lease will not be conditioned on Landlord’s performance under
this Lease. Landiord will not be in defauft hereunder and Tenant will not have any remedy or cause of action unless Landlord fails
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to perform any of its obligations hereunder within 30 days after written notice from Tenant specitying such failure (umless such
performance will, due to the nature of the obligation, require a period of time in excess of 30 days, then afier such period of time
as is reasenably necessary). If Landlord is in default hereunder, Tenant’s exclusive remedy will be either (i) an action for damages,
and Tenant’s damages will be limited to Tenant’s actual direot (excluding indirect, special, incidental, consequential or punitive
damages) damages therefor or (ii) a suit for specific performance.

%) Landlord’s Liability. The liability of Landlord (and its parimers, shareholders or
members) and any Successor (including, without limitation, Landlord’s Mortgagee or its nominee) to Tenant (or any person or
entity claiming by, through or under Tenant) for any default by Landlord or such Successor under the terms of this Lease or any
matter relating o or arising out of the Lease or the occupancy or use of the Project will be limited to Tenant’s actual direct, but not
consequential, damages therefor and will be recoverable only from the inferest of Landlord or such Successor in the Building, and
neither Landlord (and its partners, shareholders or members) nor any Successor will be personafly liable for any deficiency.
Furthermore, notwithstanding any other provision in this Lease to the conirary, neither the Landlord Parties nor any Successor will
be liable to any Tenant Party for any of the following categories of loss, damages, costs, losses or expenses (whether by application
of any provision of this Lease or otherwise under any theory of recovery whatsoever, including by reason of tort, condract,
subrogation, contribution, indemnity, breach of or default in any provision of this Lease, breach of any warranty made in or in
furtherance of this Lease} and Tenant hereby Waives and releases the Landlord Parties and any Successor from any Hability
therefor: (i) loss of profit, loss of revenue, loss of goodwill, loss of use, loss of oppertunity, down time costs, the costs of obtaining
or maintaining financing (in all cases, whetler direct, indirect, special, incidental or consequential); or (i) any other indirect,
special, incidental, consequential or punitive damages, costs, losses or expenses of whatever nature. ‘This provision will survive
the expiration or termination of the Lease.

14. Surrender of Premises; Holding Over,

{n) No Deemed Surrender. No act by Landlord will be deemed an acceptance of a surrender of the
Premises, and no agreement to accept a surrender of the Premises will be valid unless i is in writing and signed by Landlord.

) Delivery of Premises to Landlord. Prior to the expiration or termination of this Lease or Tenant’s
right to possession of the Premises, Tenant must deliver to Landlord the Premises (including all keys and access cards) in the
condition required to be maintained by Tenant under this Lease, ordinary wear and tear excepted {bul although ordinary wear and
tear is excepted Tenant will nevertheless be required to keep and maintein the Premises in accordance with the provisions of this
Leanse, and Tenant wilf not be permitted to avoid maintaining any item of the Premises simply because ordinary wear and tear has
ocourred over time), and if Tenant fails to do so, Landlord will have the right, without notice, to enter upon and take possession of
the Premises and to expel and remove Tenant (and any other occupant of the Premises) and all propetty therefiom without being
Hable for prosecution or any Claim therefor.

{c) Mandatory Removal of Tenant's Personal Property, Prior to the expiration or termination of this
Lease or Tenant’s right to possession of the Premises, Tenant must remove all furniture, trade fixtures, equipment (including Off-
Premises Equipment) and personal propetly placed in the Premises or elsewhere in the Building by or on behalf of Tenant Parties
and that is not owned by Landlord {“Tenant’s Personal Property™), provided, however, () without Landlord’s written consent,
Tenant must not remove Tenant’s Personal Property prior to 30 days before the expiration of the Term, and (ii) without Landlord’s
written consent, Tenant must not remove Tenant’s Personal Property (A) ifthe Lease or Tenant’s right to possession of the Premises
is terminated on account of an Event of Default unfess Landlord provides notice otherwise, in which case Tenant must remove all
items of Tenant’s Personal Property specified by Landlord within 30 days after Landlord’s notice; or (B) at any time in which an
Event of Default exisfs.

(d) Mandatory Removal of Alterations. Nofwithsianding anything in this Lease to the contrary, at
Landlord’s election (which election may be given prior to, during or within 60 days after the expiration of the Term), prior to the
expiration or termination of this Lease or Tenant’s right to possession of the Premises, Tenant must remove such Alierations
(including wiring, conduits, cabling} as Landtord may request in its election (which may inciude those constructed or installed by
or on behalf of Tenant or any predecessor-in-interest to Tenant prior to the Lease Date) and, at Land!ord’s option, either (1) restore
the Premises to their condition existing prior to the construction or installation of same, or (2) replace the removed Alferations with
an equivalent “Buildinp-standard® Alterations; provided, however, (i) Tenant will not be required to remove any specific Alteration
if Landlord has speeifically agreed in writing that the specific Alieration need not be removed, (if) Tenant will have a minimum of
10 days following Landlord’s clection to perform its removal and restoration obligations hereunder, and (iii} all such removals and
restoration will be timely accomplished by Tenant in a first-class and good and workmanlike manner so as not to cause any damage
to the Premises or Project whatsoever.

() Deemed Abandonment; Survival, At Landlord’s election, all items that are required to be removed
by Tenant under this Lease (but that are not timely removed), will be deemed to have been abandoned by Tenant and may be, at
Tenant’s sole cost and expense, appropriated, sold, stored, destroyed, removed, or otherwise disposed of by Landlord without notice
to Tenant and without any obligation to account for such items and without becoming liable for any loss or damage which may be
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oceasioned thereby; any such disposition will not be considered a strict foxcelosure or other exercise of Landlord's rights in respect
of the security interest granted under this Lease. Tenant must pay {o Landlord the actual cost of any and all damage to the Premises
resulting from or caused by such removal, and such amount may be deducted from the Security Deposit or any other sums or
amounts held by Landiord under this Lease, Furthermore, if all or a majority of the floor area of the Premises are vacated or
abandoned (other than a temporary vacation caused by Casualty), Landlord may, with or without notice (o Tenant, enter upon the
Premises, by picking or changing the locks if necessary, and take possession of the Premises and all or any part of the personal
property located therein, without liability for trespass or conversion, and following such entry and possession Tenant must perform
all obligations under the Lease that do not require possession of the Premises by Tenant, including the payment of Rent, regsrdless
of whether Landlord re-leases the Premises to a third-party for any portion of {he remainder of the Term. The provisions of this
Section will survive the end of the Term.

(6] Holding Over. If Tenant holds over or continues to occupy the Premises or any part thereof after the
expiration of the Term or the earlier termination of this Lease or of Tenant’s right to possession of the Premises ("Holdover”),
Tenant will (i} do $o as a tenant-at-sufferance, (ii) pay an amount (on a per month basis without reduction for partial months during
Holdover) equal to the greater of (A) 200% of the Rent that otherwise would have accrued during the Holdover, or (B) 150% of
the rate Landford is then asking for other vacant space in the Building, (ifi) be liable and obligated to perform all of Tenant’s
obligations under this Lease, and {iv) be liable for all Landlord’s damages (including special, incidental, and consequential
damages) tesulting from any Holdover (regardiess of whether the tenancy is a tenancy-at-will or a tenancy-at-sufferance).

15, Miscellaneous.
(a) Force Majeure. Other than for Fenant's obligations under this Lease that can be performed by the

payment of money {e.g., payment of Rent and mainfenance of insurance}, whenever a period of time is herein prescribed for action
to be taken by eifher party hereto, sueh party will not be liable or responsible for, and there will be excluded from the computation
of any such period of time, any delays due to strikes, tiots, acts of God, shortages of labor or materials, war, terrorist acts or
activities, governmental laws, regulations, or restrictions, or any other causes of any kind whatsoever which are beyond the control

of such party (“Force Majeure™).

(1)) Brokerage. Neither Landlord nor Tenant has dealt with any broker or agent in connection with the
negotiation oy execution of this Lease, other than Landlord’s Broker and Tenant’s Broker, whose commission, if any, will be paid
by Landiord pursuant to separate written agreements with Landlord, Tenant and Landlord will each Indemnify and Detend the
other against all Claims for commissions or other compensation claimed by any other broker or agent claiming the same by, through,
or under the indemnifying party.

(e) Estoppet Certificates. From time to time, Tenant must furnish to any party designated by Landlord,
within 10 days after Landlord has made a written request therefor, a certificate signed by Tenant confirming and containing such
factual statements as to this Lease as Landlord may reasonably request. 1f Tenant does not deliver to Landlord the certificale signed
by Tenant within such required time period, Landlord, Landlord’s Mortgagee and any prospective purchaser or mortgagee, may
conclusively presume and rely upon the following facts: (i) this Lease is in full force and effect; (i) the terms and provisions of
this Lease have not been changed except as otherwise stated by Landlord; {iii) not more than one monthly installment of Base Rent
and other charges have been paid in advance; (iv) there are no claims against Landlord nor any defenses or rights of offset against
collection of Rent or other charges; and (v) Landlord is not in default under this Lease. In such event, Tenant will be estopped
from denying the truth of the presumed facts.

{d) Financial Statements, In connection with a sale or financing of the Building or if Tenant is in default
under this Lease, at Landlord’s request, Tenant must cause the foliowing financial information to be delivered to Landlord, at
Tenant’s sole cost and expense, upon not less than 10 days’ advance written notice from Landlord: (i) a cwrrent financial statement
for Tenant and Tenant’s financial statements for the previous two eceounting years, (i) a current financial statement for any
guarantor(s) of this Lease and the guarantor’(s) financial statements for the previous twoe accounting years and (if) such other
financial information pertaining to Tenant or any guarantor as Landlord or any lender or purchaser of Landlord may reasonably
request, Afl financial statements must be prepared in accordance with GAAP and, if such is the normat practice of Tenant, must
be audited by an independent certified public accountant. If the financial statements are not audited by an independent certified
public accountant, they must be certified and signed by an officer of Tenant. Notwithstanding anything to the contrary contained
in this Lease, if Tenant’s financial statements are consolidated with any puaranior of this Lease, Tenant may satisfy its obligations
hercunder by providing fo Landlord such guarantor’s financial statements. If the financial statements are not publicly available,
Landlord will not disclose any aspect of the financial statements that Tenan! designates to Landlord as confidential and not publicly
available except (A) to Landlord’s officers, directors, partners, employees, owners, attorneys, advisors, lendets, property managers,
mortgagees, prospective martgagees, lenders, prospective lenders or purchasers of the Building, (B) in litigation between Landlord
and Tenant, (C) if required by court order or law, and/or (D) is otherwise necessary to establish rights or enforce obligations under
this Lease. Tenant's sole remedy for any breach of this Section will be injunctive relief and in no event will Landlord be liable to
Tenant for any consequential, special, indirect or punitive damages on account of any breach by Landlord. Notwithstanding
anything in this Lease to the contrary, Landlord will be permitted to keep the financial statements in Landlord’s permanent Lease
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file and will be permitted to disclose and reveal the financial statements to anyone to whom Landlord would normally allow to
access the permanent Lease file in the ordinary course of Landlord’s business. Tenant hereby authorizes Landlord, from time to
time, without notice to Tenant, to abtain a credit report or credit history on Tenant from any credit reporting company.

(e} Notices. Ta the fullest extent permitted by law, Tenant Waives all notices and demands (including,
without limitation, notices of breach or defaull, notice of nonpaymeat or nonperformance, demand for payment or performance,
"demand for possession, notices of any change in locks or access control devices, reentry, or repossession, and notice to vacate),
except for those notices and demands expressly required in this Lease. All notices and other communications given pursuant to this
Lease must be in writing and must be (i) mailed by fivst olass, United States Mail, postage prepaid, certified, with return receipt
requested, and addressed to the patties hereto at the notice address specified in the Basic Lease Information {if Tenant’s address is
not identified in the Basic Lease Information, the Premises will be Tenant’s address for notices uniess changed pursuant to this
Section), (ii) hand delivered to the intended addressee, or (iii) sent by a nationally recoghized overnight courjer service, All notices
will be effective upon delivery to the address of the addressee (even if such addressee refuses delivery thereof), and any properly
wmailed notice (even if not actuatly received) will be deemed received on the 3rd day after its deposit in a regularly maintained
receptacle for the United States mail, The parties hereto may change their addresses by giving notice thereof to the other in
conformity with this provision. Tenan! may only have one address for notices,

()] Severability. If any clause or provision of this Lease is illegal, invalid, or unenforceable under
present or future laws, then the remainder of this Lease will not be affected theteby and in lieu of such clause or provision, there
will be added as a part of this Lease a clause or provision as similar in terms to such illegal, invalid, or unenforceable clause or
provision as may be possible and be legal, valid, and enforceable.

{g) Quiet Enjoyment. Subject te the terms and conditions of this Lease, provided Tenant has performed
ell of its obligations hereunder and an Event of Default does not exist, Landiord will not disturb Tenant’s possession of the Premises,
except in accordance with this Lease.

(h) No Merger. There will be o merger of the leasehold estate hereby created with the fee estate in the
Premises or any part thereof if the same person acquires or holds, directly or indirectly, this Lease or any interest in this Lease and
the fee estate in the leasehold Premises or any interest in such fee estate.

()] No Offer. The submission of this Lease to Tenant will not be consteued as an offer, and Tenant will
not have any rights under this Lease untess Landlord executes a copy of this Lease and delivers it to Tenant,

) Entire_Agreement. This Lease constitules the entite agreement between Landlord and Tenant
regarding the subject matter hereof and supersedes ail oral staterments and prior writings relating thereto. The verb used to introduce
a statement of fact in this Lease does not affect the remedies available for inacouracy of that statement of fact, Except for those set
forth in this Lease, neither Landlord nor Tenant have made, and neither party has relied on, statements, representations, warrantics,
or agreements, with respect fo this Lease or the obligations of Landlord or Tenant in connection therewith, The normal rule of
construction that any ambiguities be resolved against the drafting party will not apply to the interpretation of this Lease or any
exhibits or amendments hereto.

¢ls] Governing Law, This Lease will e governed by and construed in accordance with the laws of the
state in which the Premises are located, To the full extent permitted by law, Landlord and Tenant agree the federal and state courts
of the state in which the Premises are located have exclusive jurisdiction over any matter relating to or arising from this Lease and
the parties® rights and obligations under this Lease.

) Recording. Tenant must not record this Lease or any memorandum of this Lease without the prior
written consent of Landlosd, which consent may be withheld or denied in the sole and absolute discretion of Landlerd, and any
recordation by Tenant will be a material breach of this Lease. Tenant grants to Landlord a power of attomey 1o execute and record
a release releasing any such recorded jnstrument of record that was recorded without the prior written consent of Landlord.

(m) Joint and Scyeral Liability. If Tenant is comprised of more than one party, each such party is jointly
and severally fiable for Tenant’s obligations under this Lease,

(n) Survival, All unperformed obligations of Tenant hereunder not fully performed at the end of the
Term will survive the end of the Term, including payment obligations with respect to Rent and all obligations concerning the
condition and repair of the Premises.

{0) Attorneys’ Fees. In any suit or athet dispute betweon Landlord and Tenant or any Guarantor, the
prevailing pasty will be entitled to recovet lts reasonable attomey foes, court costs, and other litigation expenses,
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m Consent/Approval Fees, Notwithstanding anything in this Lease to the contrary, if Tenant directly
or indirectly requests Landlord’s consent or approval fo any matter relating to this Lease {2.g., a request for Landlord to subordinate
any of its Hens or a request for consent to an assignment of this Lease) or to take any action not required of Landlord hereundet,
then upon Landlord’s request Tenant must pay Landlord (the “Consent/Approval Fees™) (i) an administrative fee in the amount
of $1,000,00, and (i) an amount sufficient to reimburse Landiord for alt out-of-pocket costs payable to third parties and incurred
and/or expected to be incutred in connection with the consent, approval or action, including reasonable attorneys’, engineers” or
architects® fees. Landlord will have no obligation to consider any request for consent or approval uniil the Consent/Approval Fees
have been paid to Landlord. Tenant’s payment of the Consent/Approval Fees in no way entitles Tenant to Landlord’s consent or
approval but fs merely reimbursement for Landlord’s time and resources expended in considering such request, Notwithstanding
the foregoing, Landlord will have the right to (A) waive the provisions of this Section, and/or (B) require Tenant to pay Landlord
different amounts as may be required by another provision of this Lease.

() Confidentinlity. Tenant acknowledges that the terins and conditions of this Lease are to temain
confidential for Landlord’s benefit, and must not be disclosed by Tenant to anyone, by any manner or means, direcily or indirectly,
without Landiord’s prior writfen consent; however, Tenant may disclose the terms and conditions of this Lease if required by Law
or court axder, and to its attorneys, accountants, employees and existing or prospective financial partners provided same are advised
by Tenant of the confidential nature of such terms and conditions and agree fo maintain the confidentiality thereof (in each case,
prior to disclosure). Tenant will be liable for any disclosures made in violation of this Section by Tenant or by any entity or
Individual to whom the terms of and conditions of this Lease were disclosed or made available by Tenant. The consent by Landiord
to any disclosures will not be deemed to be a Waiver on the part of Landlord of any prohibition against any future disclosure,

Q) Authorizatigp, Qualification and Registered Agent. Tenant states to Landlord that Tenant (ifa

corporation, partnership or other business entity) is a duly formed and existing entity qualified to do business in the State or
Commonwealth in which the Premises are located, that Tenant has full right and autherity to execute and deliver this Lease, and
that each person signing on behalf of Tenant is authorized to do so (and upon Landlord’s request must deliver to Landlord evidence
of such authority satisfactory to Landlord), that Tenant currently has and must at all times maintain a registered agent in the county
in which the Premises are located, and that this Lease is enforceable against Tenant in accordance with its terms. 1f this Lease is
guaranteed, Tenant hereby states to Eandlord that Quarantor (if a corporation, partnership or other business entity) is a duly formed
and existing entity qualified to do business in the State or Commonwealth in which the Premises are located, that Guarantor has
firlf right and authority to execuie and deliver this Lease, and that each person sigaing on behalf of Guarantor is authorized to do
so {and upon Landlord’s request must deliver to Landlord evidence of such authority satisfactory to Landlord), that Guarantor
currently has and must at 2l times maintain a registered agent in the county in which the Premises ave located, and that the Guaranty
is enforeeable against Guarantor in accordance with its terms, Landlord states to Tenant that Landlord is a duly formed and
existing entity qualified to do business in the state in which the Premises ate located, that Landlord has full right and authority to
execute and deliver this Lease, and that each person signing on behalf of Landlord is authorized to do so.

(s) Exhibifs and Attachments. All exhibits and sttachments attached to this Lease are incorporaled
herein by this reference.

{t) Prohibited Persons and Transactions. Tenant states that neither Tenant nor any of its affiliates, nor
any of their respective partners, members, shareholders or other equity owners, and none of their respective employees, officers,
directors, representatives or agents is, nor will they become, a person or entity with whom U.S, petsons or entities are restricted
from doing business under regulations of the Office of Foreign Assets Conirol {“OFAC") of the Department of the Treasury
(including those named on OFAC’s Specially Designated Nationals and Biocked Persons List) or under any statute, executive order
{including the September 24, 2001, Executive Order Blocking Property and Prohibiting Transactions with Persons Who Commit,
Threaten to Commit, or Support Tertorism), or other governmental action and is not and will not Transfer this Lease to, contract
with ot otherwise engage in any dealings or transactions or be otherwise associated with such persons or entities,

(u} Approval of Leases. All leases are subject to the review, approval and consent of Landlord’s
Mortgagee. If Landlord’s Mortgagee requires any modifications to the terms of this Lease as & condition to approving this Lease,
other than a modification of Base Rent or any material economic provision of this Lease, Tenant must execute and deliver any
required modifications within 10 days after reeeipt of such notice from Landlord, In the event that Tenant refuses to execute and
deliver any of said required modifications within said ten (10) day period, then Landlord may, at its sole election and as its sole
remedy with respect thereto, unilaterally terminate this Lease by serving writlen termination nofice on Tenant,

) Time is of the Essence. Time is of the essence with respect to Tenant’s cbligations under this Lease.

{w) UBTI and REIT Representation, Tenant and Landlord intend that all amounts payable by Tenant
to Landlord will qualify as “rents from real property,” and will otherwise not constitute “impermissible tenant services incoms,”
all within the meaning of Section 856(d) of the Internal Revenue Code of 1986, as amended (the “Code”) and the 1.5, Department
of Treasury Regulations promulgated thereunder (the “Regulations”). In the event that Landlord determines that there is any risk
that any amount payable under the Lease may not qualify as “rents from real property” or will atherwise constitite impermissible
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tenant services income within the meaning of Section 856(d) of the Code and the Regulations, Tenant agrees (i) to cooperate with
Landlord by entering inta such amendment or amendments as Landlord deems necessary to qualify all amounts payable under the
Lease as “rents from real property” and (if) to permit (and, upon request, to acknowledge in writing) an assignment of the obligation
to provide cerfain services under the Lease, and, upon request, to enter into direct agreements with the parties furnishing such
services (which will include but not be limited to a taxable REIT subsidiary of Landlord). Notwithstanding the foregoing, Tenant
will not be required to take any action pursuant to the preceding seatence (including acknowledging in writing an assigament of
services pursuant thereto) if such action would result in {A) Tenant’s incuring more than de minimis additional liability under the
Lease or (B) more than a de minimis negative change in the quality or level of Building operations or services rendered fo Tenant
undex the Lease. For the avoidance of doubt, (1) if Tenant does not acknowledge in writing an assignment as described in clause
(ii) above (it being agreed {hat Tenant will not unreasonably withhold, condition or delay such acknowledgment so long as the
criteria in clauses (A) and (B) are satisfied), then Landlord will not be released from liability under the Lease with respect to the
services so assigned; and (2) nothing in this subsection will limit or otherwise affect Landiord’s ability to assign its entire interest
in the Lease to any party as part of 2 conveyance of Landlord’s ownership interest in the Building.

(x) ERJISA. Tenant hereby states to Landlord that Tenant is not () an “employze benefif plan” within
the meaning of Section 3(3) of the Employee Retirement Income Security Act of 1974, as amended (“ERISA”), that is subject to
Patt 4 of Title T of ERISA, (ii) a “plan” within the meaning of Section 4975(e)(1) of the Code, that is subject to Section 4975 of the
Code, (iii} an entity whose underlying assets include “plan assets” by reason of a plan’s investment in the entity, or {iv) and will
not become a “benefit plan investor” as defined in Section 3(42) of ERISA or a “governmental plan” within the meaning of Section
3(32) of ERISA.

) Amendments; Binding Effect; No Electronic Records, This Lease may not be amended except by
instruament in writing signed by Landlord and Tenant, No pravision of this Lease will be deemed to have been Waived by Landlord
unless such Waiver is in writing signed by Landlord, and no custom: or practice which may evolve between the parties in the
administration of the terms hereof will waive or diminish the right of Landlord to insist upon the performance by Tenant in strict
accordance with the terms hereof, The terms and conditions contained in this Lease will inure to the benefit of and be binding upon
the parties hereto, and upon their respective successors in interest and legal representatives, except as otherwise herein expressly
provided, This Lease is for the sole benefit of Landlord and Tenant, and, other then Landlord’s Morigagee, no third parly will be
deemed a third party bencficiary hereof,

(=) Coungerparts: Electronic Signatures. This Lease may be execuled in multiple counterparts each of
which is deemed an originat but together constitute one and the same instrument. Notwithstanding any law or presumption to the
contrary, this Lease may be exccuted electronically or by “pdf” and each party has the right to rely upon an elestronic or “pdf”
coutterpart of this Lease signed by the other party to the same extent as if such party had received an original counterpart, and such
connterpart of this Lease will be deemed valid and binding and adinjssible by either party against the other as if same were an
original ink signature.

[SIGNATURES ON FOLLOWING PAGES]
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This Lease is executed on the respective dates set forth below, but for reference purposes, this Lease will be dated as of
the Lease Date. If the execution date is left blank, this Lease will be deemed executed as of the Leuse Date.

LANDLORD:

THE REALTY ASSOCIATES FUND XI PORTFOLIQ, L.P.,
a Delaware limited partnership

By: The Realty Associates Fund XI, L.P.,
a Delaware limited partnership,
its general partner

By: Realty Associates Fund XI, LLC,
a Delaware limited liability company,
its general partner

Kendrick Leckband

By: Wi oK Fock band NoV7 2018 10:02 PM
Officer Gsign
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TENANT:
MULTI PACKAGING SOLUTIONS DALLAS, INC,,

a Delaware Wmaﬁon .
By: / P

‘Bennié Kaltman, =
Executive Vice President - MPS

"_‘:@‘
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EXHIBIT A

OUTLINE GF PREMISES

nssc

HAsSF

7550 FTSSA
hEOS T BAAE

:

Hrpt et SLER PARE /

LEASE AGREEMENT - PAGE 42 OF 58
GAVTTAETAZE-1 767 (Mulhi Packaping Solutions, Ina Wvafisd.ease Agreement-Ingwstriol-Miller Park-TX (Multi Packaging Satutions, fne.) vi6.docx.




EXHIBIT B
BUILDING RULES AND REGULATIONS

1. Sidewalks, doorways, vestibules, hails, stairwvays, and other similar areas must not be obstructed by tenants or
used by any tenant for purposes other than ingress and egress to and from their respective leased premises and for going from one
part to another part of the Building,

2, Tenant will not place any signs on the Project without Landlord’s prior writfen consent, AH signage must
comply with all applicable laws, codes and regulations, including, without limitation, zoning and building codes. No
advertisements, pictures or signs of any sort may be displayed on or outside the Premises without the prior writlen consent of
Landlord, This prohibition includes any portable signs or vehicles placed within the parking lof, common areas or on sireels
adjacent thereto for the purpose of advertising or display, Landiord has the right to remeve any such unapproved item without
notice and at Tenani’s expense.

3, Tenant may not park or store motor vehicles, trailers or containers outside the Premises after the conclusion of
normal daily business activity without Landlord’s prior written consent.

4. Tenant may not use any method of heating or air-conditioning without the prior written consent of Landlord,

5. All window coverings and window films or coatings instalied by Tenant and visible from outside of the
Building require the prior written approval of Landlord. Except for dock shelters and seals as may be expressly permitted by
Landlord, no awnings or other projections may be attached fo the outside wails of the Building.

6. Tenant may not use, keep or permit to be used or kept any foul or noxious gas or substance, flammable or
combustible materials on, in or around the Premises unless approved by Landlord and with the proper governmental permits and
approvals.

7. Tenant may not use, keep or permit to be used or kept food or other edible materials in or around the Premises
irt such a manner as to attract rodents, vermin or other pests, Tenanf may not permit cooking in or about the Premises other than
in microwave ovens.

8. Tenant may not use or permit the use of the Premises for lodging or sleeping, for public assembly, or for any
illegal or immoral purpose.

9, Tenant may not alter any lock or install any new locks or bolts on any door at the Premises without the prior
written consent of Landlord, Tenant agrees not to make any duplicate keys without the prior consent of Landlord.

10. Tenant will park motor vehicles only in those general parking areas as designated by Landlord except for active
loading and unloading, During loading and unloading of vehieles or containers, Tenant will not unreasonably interfere with traffic
flow within the Project and loading and unloading areas of other tenants.

1. Storage of propane tanks, whether interfor or exterior, will be in séeure and protected storage enclosures
approved by the local fire department and, if exterior, must be located in areas specifically designated by Landlord, Safety
equipment, including eyewash stations and approved neutralizing agents, will be provided in areas used for the maintenance and
charging of lead-acid batteries. Tenant will protect electrical panels and building mechanical equipment from damage from forklift
trucks.

12, Tenant will not disturb, solicit or canvas any occupant of the Building or Project and will cooperate to prevent
same,

13. Tenant mmst not conduct any activity on or about the Premises or Building which will draw pickets,
demonstrators, or the like.

14. Tenant must not permit its employees, invitees, or guests to loiter at the Building entrances for the purposes of
smoking, Landlord may, but will not be required 1o, designate an aves for smoking outside the Building,

[5. No person may go on the 100f of the Building without Landlord’s permission except to perform obligations
under its lease.

Ié6. Machinery, equipment and apparatus belonging o Tenant which cause noise or vibration that may be
transmitted to the structure of the Building to such a degree as to be objectionable to Landlord or other tenants or to cause harm o
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the Building will be piaced and maintained by Tenant, at Tenant’s expense, on vibration eliminators or other devices sufficient to
eliminate the transmission of such noise and vibration, Tenant will cease using any such machinery which causes objectionable
noise gnd vibration which cannot be sufficiently mitigated, Afl goods, including material used to store goods, delivered to the
Premises of Tenant will be immediately moved into the Premises and will not be left in parking or exterior loading areas overnight,

7. Landlord may prescribe weight limitations and determine the Jocatlons for safes and other heavy equipment or
items, which will in all cases be placed in the Building so as to distribute weight in a manner acceptable to Landlord which may
include the use of such supporting devices as Landlord may require. Al damages to the Building eaused by the installation or
removal of any property of a tenant, or done by a tenant’s property while in the Building, must be repaired at the expense of such
tenant,

18. Tractor trailers which must be unhooked or parked with dolly wheels beyond the concrefe loading areas must
use steel plates or wood blocks of sufficient size to prevent damage to the asphalt paving surfaces. No parking or storing of such
traiters will be permitted in the auto parking areas of the industiial park of on streets adjacent thereto,

19. Forklifts which operate on asphalt paving areas may not have solid rubber tires and may use only tires that do
not damage the asphalt,
20. Tenant will be responsible for the safc storage and removal of all pallets. Pallets will be stored behind screened

enclosures at locations approved by the Landlord.

21. Tenant wil be responsible for the safe storage and removal of all trash and refuse, All such trash and refuse
will be cortained in suitable receptacles stored behind screened enclosures at locations agproved by Landiord. Landlord reserves
the right to remove, at Tenant’s cxpense and without further notice, any trash or refuse left elsewhere outside of the Premises or on
the Project.

22. Tenant may not store or permit the storage or placement of goods or merchandise in or around the common
areas surrounding the Premises, No displays or sales of merchandise are allowed in the parking lots or other common areas.

23, Tenant will appoint an Emergeney Coordinator who will be responsible for assuring notification of the local
fire department in the event of an emergenoy, assuring that sprinkler valves are kept open and implementing the Factory Mutual
"Red Tag Alert" system including weekly visual inspection of al sprinkler system valves on or within the Premises, Tenant will
provide Landlord access to fire protection and any related communications equipment in the Premises at all times.
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EXHIBIT C

TENANT IMPROVEMENTS
{Performed and paid for by Landlord except for changes)

I, Tenant Improvements, This Exhibit governs the initial alterations, additions, and/or improvements (the
“Tenant Improvements™) to be performed to the Premises and/or the Projeet by Landloxd pursuant to Plans (as hereinafter defined)
prior to or immediately following the Cammencement Date. Any other or subsequent alterations, additions, and/or improvements
to be performed to the Premises andfor the Project will be governed by the Lease and not this Exhibit.

2. Construetion Representatives. Landlord and Tenant must each appoint a representative that will have the
power and authority to make decisions on their respective behalves under this Exhibit, As ofthe Lease Date, such representatives
are as following, but either party may change its representative upon written notice to the other:

Landlord’s Representative:
Ken Newman

5055 Keller Springs Road, Suite 300
Addison, TX 75001

Telephone: (972) 380-3640

Email: knewman(@hldallas.com

Tenant's Representative:
Travis MeDonough

13465 Jupiter Road

Dallas, Texas 75238

Telephone: (214) 343-7605

E-mail: fravis.medonough@westrock-mps.com

3. Plans.
(a) Plans. The plans (“Plans”) for the Tenant Improvements are attached to this Lease as Exhibit C-1,
(b} Changes to Plans, Tenant may not request or initiate any changes to the Plans without Landlord’s

prior written consent, Landlord may make changes to the Plans in order to comply with Laws or to enable the Tenant Improvements
to be performed in a good and workmanlike manner.

{©) No Warranties as to Plans. LANDLORD MAKES NO STATEMENTS OR WARRANTIES,
EXPRESS OR IMPLIED, WITH RESPECT TO THE PLANS OR ANY SERVICES PROVIDED BY ANY ARCHITECT
OR ENGINEER. ALL IMPLIED WARRANTIES BY LANDLORD WITH RESPECT THERETO, INCLUDING BUT
NOT LIMITED TO THOSE OF HABITABILITY, MERCHANTABILITY, MARKETABILITY, QUALITY AND
FITNESS FOR A PARTICULAR PURPOSE, ARE EXPRESSLY NEGATED AND WAIVED.

4, Performance of the Tenant Improvements.

(a) Landlord Performs Tenant Improvements. Landiord will cause the Tenant Improvements to be
performed in accordance with the Plans. Except as otherwise expressly provided in the Plans, Landlord will use Building-standard
materials, finishes and colors selected by Landlord,

(b) Changes to Tenant Improvements. Tenant may not request or initiate any changes to the Tenant
Improvements without Landlord’s prior writfen consent. Landlord may make changes fo the Tenant Improvements in order to
comply with Laws ot to enable the Tenant Improvements to be performed in a good and workmanlike manner.

© Tenant Qccupancy During Performance of Tenant Improvements. If Tenant is permitted to enter
or aoeupy the Premises during the performance of the Tenant Improvements, Tenant hereby agrees that Landlord will 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, agents, contractors
or invitees, or any other person in or about the Project, nor will Landlord be liable for injury fo the person of Tenant, Tenant’s
employees, agents, contractors or invitees, whether such damage or injury is caused by or results from any cause whatsosver
including, but not limited te, breach in covenant of quiet enjoyment, theft, criminal activity at the Project, negligent security
measures, fire, electricity, pas, water or rain, flooding, breakage of pipes, sprinklers, plumbing, air conditioning or lighting fixtures,
or from any other eause, whether said damage or injury resulis from conditions arising upon the Premises or upon other portions
of the Project, or from new construction or the repair, alteration or improvement of any part of the Building and Premises, and
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regardless of whether the cause of the damage or injury arises out of Landlord’s or its employess’, agents’ or contractors’ negligent
acts. Landlord will not be liable for any damages arising from any act or neglect of any employees, agents, contractors or Invitees
of any other tenant, occupant or user of the Project. Tenant, as 2 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 atising from any
cause, including Landlord’s negligence or the negligence of its employees, contractors or agents, and Tenant hereby Waives all
Claims in respect thereof against Landlord, its employees, agents and contractors.

(d) Walk-Througl; Punchlist. When Landlord eonsiders the Tenant Improvements to be Substantially
Completed, Landlord’s representative and Tenant’s representative must conduct a walk-through of the Premisas and identify any
necessary work for final completion of the Tenant Improvements. Neither Landlord’s representative nor Tenant’s representative
will uareasonably withiold his or her agreement on punchlist items. Landlord will use reasonable efforts to cause the contractor
performing the Tenant Improvements to complete all punchlist items within 30 days after agreement thereon.

{e) Miscellaneous. To the extent nol inconsistent with this Exhibit, the Lease will govern the
performance of the Tenant Improvements and Landlord’s and Tenant’s respective rights and obligations regarding the
improvements installed pursuant thereto.

5. Payment for the Tenant Improyements. Landlord will be responsible for paying all costs incurred by
Landlord to perform the Tenant Improvements; provided, however, Tenant must pay to Landlord, within 5 business days of
Landlord’s request from time to time, {i) the cost incured {or to be incurred) by Landlord to make any changes to the Plans
requested by Tenant, (i) the increased cost inenrred (or to be incurred) by Landlord to perform any Tenant Improvements resulting
from any changes to the Plans requesied by Tenant, (iii) the increased cost incurred (or to be incurred) by Landlord to perform any
changes to the Tenant Improvements requested by Tenant, and (iv) the cost incurred (or 1o be incurred) by Landlord due to any
‘Tenant Delay Day. Tenant will be responsible for paying all costs incurred by Tenant relating to the Tenant Improveraents,

6. Definitions.

() “Tenant Delay Day” means each day of delay in the performance of the Tenant Improvements that
occurs (i) because Tenant fails to timely furnish any information or prepare, deliver, submit or approve any required documents
such as the Plans (whether prefiminary, interim revisions or final), pricing estimates, construction bids, and the like, (ii) because of
any change by Tenant to the Plans, (iii) becausc Tenant fails to attend any mesting with Landlord, the architect, any design
professional, or any contractor, or their respective employees or representatives, as may be required or scheduled hereunder or
otherwise necessary in connection with the preparation or completion of any construction documents, or in connection with the
performance of the Tenant Improvements, (iv) because of any specification by Tenant of materials or installations in addition to or
other than Landlord’s standard finish-out materials, (v} because Tenant fails to timely pay any amounts required to be pald by
Tenant, or (vi) because a Tenant Party otherwise delays completion of the Tenant Improvements,

(b) “Substantial Completion,” “Substantially Completed,” and any derivations thereof mean the
Tenant Improvements in the Premises is substantially completed (as reasonably determined by Landlord) in substantial accordance
with the Plans, and all governmental approvals, if any, relating to the Tenant Improvements have been obtained. Substantial
Completion will have oceurred even though minor deteils of construction, decoration, landscaping and mechanical adjustments
remain to be completed.

7. Tenant's Default. Notwithstanding any provision to the conirary contained in the Lease, if Tenant commifs
an Event of Default, then, in addition to all other rights and remedies granted o Landlord pursuant fo the Lease, Landiord wifl have
no other obligations under the terms of this Exhibit until such time as such Event of Default is cured pursuant to the terms of the
Lease, The failure of Tenant to perform any of its obligations under this Exhibit will constituie an Event of Default under the
Lease,
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EXHIBIT C-1

PLANS

YHEEIIHATE 9 SAVETY. SEQVLCE, BNC JHALSHY.

ArfeEERTIH

Gorporats Ofce: SBT3 Oin M4, Oslaz, TE 71355 « Flene FTa-L514212 - Fi 0 FE50 114 Cuots Sem For 30 day's

Thureday, Api 13, 2018
Holt Lupatord Commaralal, e
5055 Ksfar Springa RiL 3s.380 Rafarsns Jub;
Addaon, TX 750K 2755 Mifler Park aulte 304
§72-241-5300
Product Descriplion Oty UnitPrice  Extended Price
Dack & Doy Move Dut

Dock Doars (irom feft fo right from inside the facfty)
115 replace botom seciion on dosr

#13 replace bottom section oft deor

#12 reptace bottem section on door and replace
damaged LH lower 3" track

#11 replace hettom section on door, both LH

and RH towar 3" {rack

Leveler-repiace both dock humpers, lip kick out and
holg dawn 1 ratchet nar assembly

Dock seal - replace tomn deck seal header

#10 replace bottom seclion on docr, both LH and RH
Lower 3" rack

Leveler - replace both dock bumpers, fip kick out and
hold down 1 ratchet bar assembly

#8 Good working cendition

#8 Replace damaged lewer RH 3" frack

#7 replace the Hottarn and 1* Intermediate sections on
door

16 zeplace botlom section on door and replace
damaged RH Jower 3" track

Replace dock bumpers

Dotk Seal - replace entive damaged unit

Adjust and service dock feveler

#5 replace balh LH & RH 3" track on door

Replace dock bumpers

Adjust and service dock leveler

#4 replace bottom section on door

#3 replace damaged [ower L 3" track

#2 replace botlom section on door, both LK &RH
fower 3" track

Leveler —reptace hoth dock bumpers, lip kick out and
hold down ) ratchet bar assembly

#1 replace botiom section on door

Rail Dok Door {from right to feft inside facility)

#1 reglace botiom section oa door

#2 replace bottom seclion on daor

#3 replace the bottom and 1+ intermediate sections on
door and L 3* door track

#4 reptaca botlom section on door

#5 replace the hattom and 1+t intermediate sections on
deer

15 replace botiom section on door

§2, 420, & #11 dock door levelers need to he replaced
Add 5 hoods ever ventilation louvers on back wall due ta Jeaks
Add & bug sereens on overhead doors

Replace 2 dock shrouds and add 3 additional dock shrouds
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EXHIBIT D

CONFIRMATION OF COMMENCEMENT DATE

S

MULTI PACKAGING SOLUTIONS DALLAS, INC.

Re: Lease Agreement (the “Lease”) dated ,20 , between THE REALTY ASSOCIATES FUND
XI PORTFOLIO, L.P.,, a Delaware limited partnership (“Landlord™), and MULTI PACKAGING
SOLUTIONS DALLAS, INC., a Delaware corporation (“Lenant”), Capitalized terms used herein but not
defined will be given the meanings assigned to them in the Lease.

Ladies and Gentlemen:
Landlord and Tenant agree as follows:

I Condition of Premises, Tenant has accepted possession of the Premises pursuant to the Lease. Any
improvements requited by the terms of the Lease to be made by Landlord have been completed to the full and complete satisfaction
of Tenant in all respects except for the punchlist items described on Exhibit A hereto (the “Punchlist Items™), and except for such
Punchiist Ferns, Landlord has fulfitled all of its duties under the Lease with respect to such initial tenant improvements.

2. Commencement Date, The Commencement Date of the Lease is L 20__.
3. Expiration Date. The Term is scheduted to expire on the last day of the full calendar month of the Term,

which date is ,20 .

Please indicate your agreement to the above matters by signing this letter in the space indicated below and returning an
executed original to vs,
Sincerely,

INSERT MGMT COMPANY NAME], Landlord’s managing
agent on behalf of Landlord
Agreed and accepted:

MULTI PACKAGING SOLUTIONS, INC,,

a Delaware corp(?l

By:
Name: a1y fe 1laeh
Title: =UVe

Date: !C//)?// [%
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EXHIBIT A TO CONFIRMATION OF COMMENCEMENT DATE

PUNCHLIST ITEMS

Please insert any puschlist items that remain to be performed by Landlord. Ifno items are listed below by Tenant, none wiil be
deemed to exist.
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INTENTIONALLY OMITTED
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EXHIBIT I

ADDENDUM TO LEASE AGREEMENT

Tt is hereby agreed by Landlord and Tenant that the provisions of this Addendum are a part of the Lease. Ifthere 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 will control, Capitalized terms in this Addendum will have the same meaning as capitalized terms in the Lease,

1. Guaranty. As additional consideration for Landlord to enter into this Lease, Tenant shall cause Guarantor (as defined in
Exhibit H) to execute the Guaranty of Lease (the “Guaranty”) attached to this Lease as Exhibit H and Tenant shall deliver same
to Landlord contemporaneously with Tenant's execution hercof, Tenant's failure to deliver the Guaranty as required in the
preceding sentence shall be an sutomatic Event of Default under the Lease, with no notice being necessary to Tenant, and Landlord
shall be entitled to exercise any and all rights and remedies available to it hereunder, as well as at Iaw or in equity. This Lease shall
be binding and enforeceable as between Landlord and Tenant regardless of whether Guarantor executes and delivers the Guaranty;
provided, however, if Tenant fails to deliver the Guaranty, Landlord, notwithstanding anything to the contrary contained in the
Lense, (2) shall not be required to perform any tenant improvement work in the Premises, {b) shall not be required to make any
seimbursements or allowances in contection with any tenant improvement work, () shall not be required fo pay any brokerage
commissions to the broker or brokets representing Tenant in connection with the Lease (and Tenant shall indemnify Landlord
against all costs, expenses, attorneys' fees, and other liability for commissions or other compensation claimed by any broker or
agent claiming the same by, through, or under Tenant), {d} shall have the right to terminate this Lease (thereby making it void ab
initio) by giving Tenant written notice of such terminatéon, and (¢) shail not be required to honor any renewal rights, expansion
rights, rights of first offer, preferential vights to lease, and teumination options or rights of first refusal or any similar rights or
options set forth in this Lease, if any, If (i) Landlord, In its sole jadgment, determines that the creditworthiness, economic strength,
or financial status of Guarantor falls below a level then acceptable to Landlord; (ii) a bankruptey proceeding is filed by or against
Guarantor; (iii) Guarantor breaches the Guaranty; or (iv) Guarantor dies or dissolves; then Landiord may, at any time and upon
prior written demand to Tenant, require Tenant to deliver to Landlord the Allernative Security (as hereinafter defined), within 10
days affer Tenant's receipt of such written demand. Tenant's failure to provide the Alternative Security requested by Landlord shall
constitute an Bvent of Default under the Lease for which Landiord may terminate the Lesse upon written notice to Tenant, The
term “Alternative Security” shall mean cash security deposit, leiter of credit or substitute guaranty in amount, form, and substance
acceptable to Landiord,

2. Extension Option. Notwithstanding anything to the contrary coniained herein, Landlord hereby grants to Tenant the
option to extend the Term (*Extension Option”) for 1 period of 5 years (“Extension Term™) commencing when the Term expires
in accordance with and subject to each of the folfowing terms and conditions:

{a) Extension Notice. If Tenant desires to exercise an Extension Option, Tenant shall give Landlord
frtevocable written notice (the “Extension Notice™) (subject to revocation only under Section (e} hereof) of Tenant’s exercise of
an Extension Option. The Extension Notice must be received by Landlord no [ater than the date that is full months prior to the
date that the Extension Term would start and no earlier than the date that is 12 full months prior to the date that the Extension Term
would start. Time is of the essence with respect to Landlord’s receipt of the Extension Notice and all other deadlines in this Section.

(b} Terms of Extension Terms. During any Extension Term, all of the terms and conditions of the
Lease (excluding any tetms, conditions and options specifically applicable to only the initial or any prior Term) except where
specifically modified by this Section shall apply. Tenant shall have no additional extension option.

() Rent for Kxtension Terms. The Rent payable during an Extension Term shaltl be the Market Rate
on the date the Extension Term commences.

(d Definition of Market Rate. The term “Market Rate” shall mean the amount that a wiling,
comparable renewal tenant would pay and a willing, comparable landlord of a similar building in the same submarket would accept
at arm’s length for similar space, giving approptiate consideration {o all relevant factors, including, without fimitation, the following
matters: (i) annual rental rates and rent increases, if any, per rentable square foot during the termy; (ii} the type of escalation clauses
(including, but without limitation, operating expenses, real estate taxes, electrical costs and CPI) and the extent of liability under
the escalation clauses (i.e., whether determined an a “net lease” basis or by increases over a particular base year or base dollar
amount); (iif) rent abatement provisions reflecting free rent andfor no rent during the lease term; (iv) length of lease term; (v)
quality, size, utility and location of premises being leased; {vi) whether other renewal tenants are receiving tenant improvements
or refurbishment allowances; (vil) size and credit standing of Tenant; (viii} the number of parking spaces and the charges for
parking spaces; and (ix) other generally applicable terms and conditions of tenancy for similar space. In ne event shall Landlord
be obligated to provide Tenant with a tenant improvement or refurbishment allowance, but if Landiord does not provide Tenant
with a tenant improvement or refurbishment allowance such factor shall be considered in determining the Market Rate. The Market
Rate may also designate periodic rental increases, a new base year(s) and similar economic adjustments. The Market Rate shall be
the Market Rate in effect as of the beginning of the Extension Term, even though the determination may be made in advance of
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that date, and the parties may use recent trends in rental rates in determining the proper Market Rate as of the beginning of the
Extension Term. The Market Rate will be evaluated as an effective rate, not specifically including, but accounting for, the
appropriate economic considerations desoribed above.

() Determination of Market Rate. If Tonant exercises an Extension Option (in accordance with
Section (a) hereof), Landiord shall determine the Market Rate by using its good faith judgment. Landiord shall provide Tenant
with written notice (“Landlord’s Notice”) of such amount within 30 days after Tenant exercises such Extension Option, Tenant
shall have 10 days following delivery of Landlord’s Notice to notify Landlord in writing (“Tenant’s Rencwal Nofice™) of (i)
Tenant's exercise of its right to renew the Lease at the Market Rate proposed by Landlord, or (ii) Tenant’s election not to excrcise
its right to reriew the Lease. Tenant’s failute to timely deliver Tenant’s Renewal Notice shall be deemed acceptance by Tenant of
the Market Rate proposed by Landlord.

(3] Tenant’s Defanlt. Notwithstanding the foregoing, (i) Tenant shail have no right to exercise an
Extension Option or deliver an Extension Notice at any time in which an event exists which, with notice or lapse of time or both,
would constitute an Event of Default under the Lease, and any delivery of an Extension Notice during such period of time shall be
aull and void and of ne effect, (ii) if an Event of Default occurs under the Lease prior to Tenant’s exetcise of an Extension Option
(in aceordance with Section (s) hereof), the Extension Option shall automatically become null and void, and (iii) if after Tenant’s
exercise of an Extension Option {in accordance with Section (a) hereof) but before the commencement of an Extension Term an
event exists which, with notice or lapse of time or both, would constitute an Event of Default under the Lease, then Landlord may
elect, but is not obligated, by written notice given to Tenant to cancel and declare null and void Tenant’s exercise of the Extension
Option, and the Lease shall continue in full force and effect for the full Term hereof unaffected by Tenant’s exercise of the Extension
Option. If Landlord does not cancel Tenant’s exercise of the Extension Option, Tenant shail cure the defanlt within the period of
time specified in the Lease.

(g} No_Extension Option After Transfer. The Extension Option is personal to the originally named
Tenant in the Lease or Leass amendment to which this Section is attached. Ifa Transfer oceurs {other than a Permiited Transfer),
the Extestsion Option shall be deemed null and void and neither Tenant nor any assignee, subtenant or other transferee shall have
the right to exercise such option. This condition may be waived in writing by Landlord at its sole and absolute discretion and may
not be used by Tenant as a means to negate the effectiveness of Tenant’s exercise of an Extension Qplicn,

() Occupancy of Premises. The Extension Option may only be exercised while Tenant is occupying
the entire Premises, and at Landlord’s election any delivery of an Extension Notice during any period of time in which Tenant is
not occupying the entire Premises shall be nall and void and of no effect, F

(i) No Extension Option After Exevcise of Certain Options. Notwithstanding anything in the Lease

to the contrary, (i) if Tenant exercises any option contained in the Lease, if any, to terminate the Lease or reduce the size ol the-

Premises, the Extension Option shall automatically become nuH and void upon such exercise, and (ii) if Tenant exercises an
Extension Option, any termination options, cancellation options, er aptions fo reduce the size of the Premises, if’ any, shall
automatically become null and void upon such exercise,

)] Brokerage Commissions. Tenant (and not Landlord) shall be liable for all brokerage conmissions

payable to any broker(s) representing Tenant related to any exiension pursuant to this Section except to the extent Landlord is
responsible for any such commissions pursuant to a separate written agreement with such broker(s).

(k) Ameniment to Lease. Promptly after the determination of the Market Rate, Landlord shall deliver
1o Tenant an amendment to the Lease to reflect the Extension Term. Within 10 days thereafter, Tenant shall execute and return the
smendment. If Tenant fails to return the amendment within such 10 day petiod, at Landlord’s written election, Tenant’s rights
under this Section shall be deemed terminated.

(3] Extension Option onky Extends Primary Term. The Extension Option extends the primary Term
“Primary Term”) described in this Lease/Amendment (i.c., the Term that expires 37 full months following the Commencement
Date). The Primary Term will be deemed to include any other “Term” that expires coterminously with such Primary Term (e.g.,
additional space leased by Tenant afier the date of this Amendment for a “Term” that expires coterminously with the Primary
Term). The Primery Term will not include (i) any other “Term” that does not expire coterminously with the Primary Term, or (i)
any other “Term” for which the Lease provides that the Extension Option will not apply. If there is more than one Extension
Option and if Tenant exercises the pricr Extension Option, then the subsequent Extension Option shall extend the Term(s) extended
by the prior Extension Option,
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EXHIBIT G

FORM OF HAZMAT CERTIFICATE -

General Information
Name of Responding Company:
Mailing Address:
Signature:
Title: Phone:
Date: Age of Facility: Length of Occupancy:

Major products manufactured and/or activities condueted on the property:

Type of Business Activity(ies);
(check all that apply)

machine shop

light assembly

research and development
product service or repair

photo processing

automotive service und repair
manufacturing

warchouse

integrated/printed circuit
chemical/pharmaceutical product

Hazardous Materials Activities:
(check all that apply)

degreasing — chlovinated solvent? __ YN
chemical/etching/milling
wastewater treatment

painting

striping

cleaning

printing. Watet based? ¥ N
analytical lab

plating

chemical/missing/synthesis
siiscreen

lathe/mill machining

deionizer water product

photo masking

wave solder

metal finishing

HAZARDOUS MATERIALS/WASTE HANDLING AND STORAGE

A, Are hazardous materials handled on any of your shipping and receiving docks in container quantities greater than one
gallon? Yes No
B. If Hazardous materials or waste are stored on the premises, please check off the nature of the storage and type(s) of

materials below:

Types of Storage Container
{list above-ground storage only)

1 gallon or 3 liter bottles/cans
5 to 30 gallon carboys

55 gallon drums

tanks
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phenol

caustic/alkaline cleaner
cyanide

photo resist stripper
paint

flammable solvent
gasoline/diesel fuel
chlorinated solvent
oii/cutting fluid

OAYTAT A28V AZE- 1787 (Multi Packaging Solutions, Ine f0msllease Agreement-Inrustrial-Milles Baple TX (Meki Packeging Sulutions, Ine) vigdaex




Are the hazardous materials being used/mixed on site or just stored for distribution?

Tf drums or tanks are used specify what materials are stored in the 55-gallon drums or tanks

If chlorinated solvents are used please specify which chlorinated solvents are used, how they are used and in what volumes

If yes, how is it being handled?

Do you accumulate hazardous waste on site? Yes No

on-site treatment or recovery
discharged to sewer
hauled offsite If hauled offsite, by whom

incineration

D. Indicate your hazardous waste storage status:
generaior ___ SQG LQG
interim status facility
permitted TSDF
none of the above

WASTEWATER TREATMENT/DISCHARGE

A. Do you discharge industrial wastewater to!

sewer

storm drain

surface water

no industrial discharge

B. Is your industrial wastewater treated before discharge?
If yes, what type of freatment is being conducted?

neutralization

metal hydroxide formation
closed-loop treatment
cyanide destruct

HIF treatment -

other

C. Do you have an cilfwater scparator or clarifier?

SUBSURFACE CONTAINMENT OF HAZARDQUS MATERIALS/WASTES

A. Are buried tanks/sumps being used for any of the following:

hazardous waste storage
chemical storage
gasoline/diesel fuel storage
waste freatment

waslewater neutralization
industrial wastewater freatment
none of the above
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B. If buried tanks are located onsite, indicate their construction:

steel fiberglass concrete
inside open vault double walled
C. Arc hazardous materials or untreated industrial wastewater transported via buried piping to tanks, process areas or
treatment areas? Yes No
D. Do you have wet floors in your process areas? Yes No

If yes, name processes:

E. Are abandoned underground tanks or sumps Jocated on the property? Yes No

HAZARDOUS MATERIALS SPILLS

A, Have hazardous materials ever spilled to:

the sewer

the storm drain

onfo the properfy

no spills have cccurred

B. Have you experienced any leaking underground fanks or sumps? Yes No

C. 1f spills have occurred, were they reported? Yes No
Chack which the government agencies that you confacted regarding the spifl{s):

Department of Health Services
Department of Fish and Game
Environmental Protection Agency
Regional Water Quality Control Board

Fire Department
D. Have you heen comtacted by a government agency regarding soil or groundwater contamination on your site?
Yes No
Do you have exploratory or monitoring wells onsite? Yes No

If yes, indicate the following:
Number of wells: Approximate depth of wells: Well diameters:

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

Check off those enclosed:

Hazardous Materials Inventory Statement, HMIS
Hazardous Materials Management Plan, HMMP
Regulatory Agency Facility Inspection Report
Underground Tank Registrations

Industrial Wastewater Discharge Permit
Hazardous Waste Manifest
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EXHIBITH

GUARANTY OF LEAST.

This Guaranty of Lease (this “Guaranty”) is dated as of (but not necessarily on) Oetober 22, 2018, and is given by the
undersigned (collectively “Guarantor™}, to THE REALTY ASSOCIATES FUND XI PORTFOLIO, L.P., a Delaware limited
partnership (“Landlord”), in order to guaranty the performance of all obligations of MULTI PACKAGING SOLUTIONS
DALLAS, INC.,, a Delaware corporation{“Tenant”) under that certain lease (the “Liease™) entered into by Landlord and Tenant for
the lease of the real property commonly knowa as Miller Park which is comprised of 4 separate buildings having a street address
of 2745 - 2975 Miller Park North, Garland, Texas 75042 (“Premises™). As a material 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, Guarantor hereby covenants and agrees with Landlord as folows:

i. Scope of Guaranty, Guarantor hereby unconditionaily and irrevocably guarantees all of Tenant’s obligations
now ot hereafter existing under the Lease and under any and all amendments, renewals, and modifications to the terms of 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
Tease to be kept, performed or observed by Tenant; and (c) Tenant's payment of all danages owing to Laadlord following a default
by Tenant under the Lease. Guarantor acknowledges that this is a puaranty of payment and performance of all Obligations and not
merely a guaranty of collectibility.

2. Term of Guaranty. This Guaranty and the obligations of Guarantor hereunder shall bo continuing and
imevocable regardless of any assigniment of either the Lease or any interest under the Lease until Tenant has performed all of ifs
Obligations under the Leage, including those which survive the expiration or eatiier termination of the Lease. Ifall or any portion.
of the Obligations are paid or performed, 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.

K} Waivers, 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 o a co-guarantor of (o proceed against of exhaust any security
field by Landlord at any time; (b) the expiration of any statute of limitations in any ection hereunder or in any action for the
performance of any Obligation; (c) any defense that may arise by reason of the incapacity, lack of authetity, 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, bankruptey or
any other proceeding) of any other person or persons; (d) Landlord's failure to make any demand for performance or to give a
notice of nonperformance to Tenant; (€) any defense based upon an glection of remedies by Landlord, including any election which
destroys or impaits any right of subrogation, reimbursement or contribution which Guarantor may have; (f) any duty on the part of
Landlord 1o 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 all
circumstances bearing on the risk of nonperformance of any Obligation; (g} if the Premises are located in California, any rights or
benefits in favor of Guarantor under Sections 2809, 2810, 2815, 2819, 2839, 2845, 2848, 2849 or 2850 of the California Civil Code
orunder 11 U.8.C. Sections 364 or 1111(b), or any amendment to any of the forgoing statutes; (h) any transfer of Landlord's interest
i the Premises of the assignment of Landlord's interest in the Lease; (i) any fransfer of Tenant's interest as tenant under the Lease
or any portion thereof or any sublease or assigament 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; (1) any prior or concurrent represemntation, understanding, promise or condition concerning the subject
matter hereof which is not expressed herein, or (m) any and all defenses relating fo Landiord's faiture to perfect a security interest
in Tenant's property and/or impairment of collateral. Guarantor hereby waives all presentiments, protests, notices of protest, notices
of dishonor and notices of acceptance of this Guaranty by Landlord, and this Guaranty shall be binding upon Guarantor inmediately
upon its delivery to Landlord,

4. No Discharge of Guarantor. Guarantor hereby agices that Guarantor's liability under this Guaranty (i} shall
not be deamed to have been waived, released, discharged, limited, impaired or affected, and (ii) shall be absolute and unconditional
{rrespective of (a) the expiration or termination of the Lease; (b) the release or discharge of Tenant in any receivership, bankeuptcy
or other creditors' proceedings or the rejection, disaffirmance of disclaimer of the Lease by any parly in any such proceeding; (¢)
the repossession of the Promises; (d) either with or without notice to or consent of Guarantor, any assipnment (of either the Lease
or any interest under the Lease), amendment, exlension, renewal or any modification of the terms of the Lease, including, without
Jimitation, material alterations of the terms of the Lease, or performance, or any other terms thereof, including, but not limited to,
alterations to (§) Tenant’s maintenance, repair and/or improvement obligations under the Lease, (ii) the amount of security held by
Landlord {or any successor landiord) under the Lease, (iif) the term of the Lease, (iv) the rental rate and/or amount of rent paid by
Tenant under the Lease, (v) the square footage of the Premises, or (vi) the jocation of the Premises (i.e., relocation); (¢) any
settlements or releases; or (f) any waiver by Landlord of any provisions of the Lease or any failure by Landlord to enforce the
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provisions thereof. Guarantor hereby assigns to Landlord any rights Guarantor may have fo file a claim and proof of claim ir any
bankruptey or similar proeeeding of Tenant and any awards or paymeais thereon fo witich Guarantor would otherwise be entitied,
to the extent of any unsatisfied Obligation.

3. Cumnjative Rights. The amount of Guarantor's linbility and all rights, powers and remedies of Landlord
hereunder shall be cutulative and not alternative and such rights, powers and remedies shall be in addition o all rights, powers
and remedies available to Landlord at law or in equity. In the event of any default hereunder, a separate 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 othes defaults.

6. Subordination Of Rights, Guarantor hereby subordinates any and all claims it may have against Tenant to
Landlord's claims under the Lease,

7. Attorneys' Fees and Expenses. Guarantor shall pay to Landlord, upon demand, reasonable aitorneys' fees and
all costs and other expenses which Landlord expends or incurs in enforeing this Guaranty, or in connection with any inselvency,
bankiuptey, reorganization, acrangement or other similar proceedings involving Tenant, Guarantor, or cither of them,

3. Interest. Any aiounts payable by Guarantor hereunder that are not paid when due shall bear interest at the
lesser of (a) 18% per annum or {b) the maximum amount permitted by applicable law.

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

10, Time of The Essence. Time is of the essence with respect to the performance of Guarantor's obligations
hereundet.

11. Modifieation. 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 execuled by Landlord.

12, Assigmment and Interpretation, This Guaranty shall inure to the benefit of and bind the heirs, legal
representatives, administrators, executors, successors and assigns of Guarantor and of Landlord, The assignment of this Guaranty
by Landlord shall not extinguish or diminish Guarantors liability hereunder. The use of the word Guarantor shall include the plutal
as well as the sinpular. Words used in the neuter gender shall include the masculine and feminine gender,

i3, Effect of Guarantor's Performance Of Obligations. The acceptance by Landlord of the performance of any
of the Obligations under the Lease by Guarantor, inofuding, 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, Estoppel Certificate. Guarantor, from time to time within 10 days following Landlord's request, shall execute
and deliver to Landlord an estoppel certificate containing such truthful information as Landlord may reasonably request, and such
further instruments or documentation as may teasonably be requested by Landlord to ratify aud confitm this Guaranty and the
continuing liability of Guarantor hereunder. Tn addition, at Landford's request, from time to time, Guarantor shall furnish to
Landlord its most recent financial statement or other financial information as may be reasonably requested by Landlord,

15, Governing Law and Venue, This Guaranty shali be governed by and construed in accordance with the laws
of the State or Commonwealth in which the Premises are located (without regard to conflict of faw rules). The parties hereby
consent to jurisdiction and venue in any court of competent jurisdiction ot the United States Disfrict Court for the county and
federal judicial district, respectively, in which the Premises are located, and agree that such courts shail constitute the exclusive
venue for any dispute arising hereunder. Further Guarantor agrees that service of process may be made on it for purposes of any
action or ¢laim made under this Guaranty by service on Tenant in accordance with the notice provisions of the Lease, Landlord
shall also mail copies of any such service of process to Guarantor in accordance with Section 17 below, provided that service of
process on Tenant as provided above shail be deemed to be sufficient for purposes of this Section 15,

16, Entire Apreement, This Guaranty contains alt of the agreements of Landlord and Guarantor concerning the
guaranty of the Lease and no prior or contemporaneous agreement or understanding pertaining to any such matter shall be effective,

17. Noticgs. Any notice given hereunder shall be in writing and may be given by certified mail, reivrn receipt
requested, personal delivery, Federal Express or other delivery service. If notice is given by certified mail, return receipt requested,
notice shall be deemed given 3 days after the notice has been deposited in the U.S. mail, postage prepaid, addressed to Guarantor
at the address set forth opposite its signature on the last page of this Guaranty and addressed to Landlord at the address for notices
for Landlotd set forth in the Lease. If notice is given by personal delivery, Federal Express or ather delivery service, notice shail
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be deemed given on the date the notice is actuaily received by Landlord or Guarantor. Either party may, by written notice to the
other party, specify a different address for notice purposes.

18, Authorization, Qualifieation and Registered Agent, Guarantor hereby represents and warrants to Landlord
that Guarantor (if a corporation, partnership or other business entity) is a duly formed and exisfing entity qualified to do business
in the State or Commonwealth in which the Premises are located, that Guarantor has full right and authority to execute and deliver
this Guaranty (and upon Lendlord's request shall deliver to Landlord evidence of such authority satisfaciory to Landlord), and that
each person signing on behalf of Guarantor is authorized to do so, that Guarantor's organizational identification number assigned
by the Secretary of State of the State or Commonwealth in which the Premises are located is , that Guarantor curiently
has and shall af all fimes maintain a registered agent in the county in which the Premises are located (the current registered agent
is identified on the signature page of this Guaranty and may not be changed unless Landlord is given prior written notice), and that
this Guaranty is enforceable against Guarantor in accordance with its terms, :

19. Joint and Several Liability. If more than one person or entity executes this Guaranty, the obligations of each
person or entity executing this Guaranty shall be joint and several.

20, Waiver of Jury Trial, LANDLORD AND GUARANTOR HEREBY WATVE 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 GUARANTOR OR
GUARANTOR AGAINST LANDLORD ON ANY MATTER WHATSOEVER ARISING OUT OF, OR IN ANY WAY
CONNECTED WITH, THIS GUARANTY, THE LEASE, THE RELATIONSHIP OF LANDLORD AND GUARANTOR,
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.

[SIGNATURES FOLLOW NEXT PAGE]
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Guarantor has executed this Guaranty as of the date written above.
GUARANTOR:
WESTROCK COMPANY,

a Delaware corporation

By:

Name:

Title:

Date:

Address:
1000 Abernathy Road, Suite L-2
Atlanta, Georgia 30328
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