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THIS LEASE AGREEl\flIN'I' is made by and between LIBERTY ILLINOIS, LP, a Delaware limited
—RA'l‘ION,a corporation organizedlunder are laws of

Delaware(“Ttnant”),andisdatedasofthethteonvIhichthisheaaehasbeen fi1llyexecutedbyLandlordandTenant.

1. 8% Lease a_1§_Q;lnItlo||s.

(I) Premises: Suite A, consisting ofapproximately 192,388 rentable square lfeet as shown on Exhibit “A”.

(b) Building: Approximate rentable square feet: 505,598
Address: 2759 N. Bola Road, Aurora, IL

(c) Term: 15 years plus 8 months (plus any partial month fi'om the Commaicanent Date tmtil the first day ofthe
next thll calmdar month during the Tam).

(ll) Commencement Date: January 1, 2013, subject to the provisions ofSection 28.

(e) Eqlration Date: The last day ofthe Tam.

(i) Mlldmmn Annual Rent: Payable in mcmthly installments as lbllows:

3 3 Leascjfear _ __ , 3 Annual ,_ _ _ _ Monthly ,
I $559,849.08’ $46,654.09’
2 571,046.04 47,587.17

582,466.92 48,538.91
594,1 16.28 49,509.69
605,998.56 50,499.88
618,118.56 51,509.88
630,480.96 52,540.08
643,090.56 53,590.88
655,952.40 54,662.70
669,071.40 55,755.95
682,452.84 56,871.07
696,101.88 58,008.49
710,023.92 59,168.66
724,224.36 60,352.03

15 738,708.84 61,559.07
16 (8 mmlhs) 753,483.00 62,790.25

';_'$:',:5~occ~ia~tnJ>w

‘The lbregoing notwithstanding Minimum Annual Rent shall be abated for the first eight fiill calendar months of the Term.
Should this Lease or Tenant’s right to possess the Premises be terminated prior to the expiration of the 10"’ Lease Year on account
of a Tenant defiiult, Landlord dial! be entitled to recover fiom Tenant (in additim to all oflu: rights and remedies available to
Landlord) any abated Minimum Annual Rmt. The Minimum Annual Rent abatement shall be disregarded for purposes of
calculating any management fee based on a percentage of rental revenues (so that the management fiee included in Operating
Expenses is not reduced on accotmt ofthe abatement in Minimum Annual Rent).

(g) Annaal Operating Expenses: $298,201.44, payable in monthly installments of $24,850.12, subject to
adjustment as provided in this Lease.

(ll) Tenant’: Share: 38.06‘/o (also see Definitions)

(I) Use: Manuficturing and distribution, with appurtmant ofiices.

(j) Security Deposit: None.



(ll) Addresses For Notices:

landlord: Libaty Illinois, LP Tenant: Before the Commencement Date:
c/o Liberty Property limited Partncdiip KapStone Paper and Packaging Corporation
25 Northwest Point, Suite 550 1101 Skokie Boulevard, Suite 300
Elk Grove Village, IL (SW07 Northbrook, IL 60062
Attentim: Vice President/City Manage Attentim: Presidait and CO0

On or aficr the Commencement Date: Premises
With a copy to:
KapStone Paper and Packaging Corporation
1101 Skokie Boulevard, Suite 300
Northlxook, IL 6(X)62
Attentim: General Counsel

(I) Guarantor: N/A

(Ill) Additional Defined Terms: See Rider l lbr the definitions ofother capitalized terms.

(n) Contents: 'lhe following are attached to and made a part ofthis Lease:
Rider 1 - Additional Definitions Exhibits: “A” — Plan showing Premises

“B” — Building Rules
“C” — Estoppel Certificate Form
“D” - Plans
“E” — Roll Stock Area

Z. Qlnlaea. Landlord leases to Tenant and Tmant leases fi'om Landlad the Pranises, togetha with the right in common
with others to use the Common Areas. Tmant accepts the Premises, Building and Common Areas “AS IS”, without relying on
anyrepresmtation, covmantawarrmtybylandlwdodsu'flnnascxpresslysetfm1hmthisLease. LandlordandTenant
stipulateandagreetothe rmtablesquare lbotageset li:rthinSection 1(a) above.

3. fig. Tenant shall occupyandusethePrcmisesonlyfortheUse specifiedinSectionlabove. Tenantshallnotpermit
any conduct or conditim which may endanga, disturb or interfime (whetha through noise, odor, vilnticn or othawise) with any
other Building occupant’s normal operatims or with the management of the Although Landlord acknowledges that
Tenant’s intmdeduse ofthe Premisesisforthemanufacture ofcorrugated sheetsand/orboues, and that suchuseisacceptableto
Landlord, TenantshallensurethatTenant’sequipmmtisinatalledandoperatedinsuchamannersoastonotdisturborinter&'e
with any other occupants of the Building. In particular, Tenant will cooperate with Landlord to ensure that noise or vibratim
fiom Tenant’s bale will not intalere with the adjacent tenant; to that end Landlord will have the right to review the specifics of
Tenant’s installatim and require reasonable protective measures such as acoustic tiles. Tenant shall not use or permit the use of
anyportion offl1ePropctyformndoorstorageormsmlhfimsoumideoffliePranisesexcept forthe following items: rackof
propane tanks, compacts with dumpster, tractors and trailas, approximately4' x 6’ dumpster, ifncccssary, ibr solid waste fiom
water treatment system, railcars and silo. Tenant may use all Common Areas only for their intended purpmes. Landlord shall
have exclusive control ofall Commcm Areas at all times.

4. ' The Term ofthis Lease shall commence on the Commencement Date and shall end on the Expiratim
Date, unless sooner terminatedin accordance with this Lease. lflandlord isdelayed in delivering possession ofall oranyportion
of the Premises to Tenant as of the Commuicement Date, Tenant will take possession on the date Landlord delivers possession,
which date will then become the Comrnaiccment Date (and the Expiration Date will be extended so that the lmgth of the Term
remainstmaflbctedbysuchdelay). Iandladsliallnotbeliablefi>ranylossordamagetoTenantresulting fiomanydelayin
delivering possession due to the holdover ofany existing tenant or otha circumstances outside ofLandlord's reasonable control.

5.  . Tenant agrees to pay to landlord, without demand, deduction or ofl'set, Minimum Annual Rent and
Annual Opsating Expenses fiar the Term. Tenant shall pay the Monthly Rent, in advance, on the first day ofeach calendar month
during the Tam, at Landlord’s address designated in Section l above tmless Landlord designates otherwise; provided that
Monthly Rent for the first full month (alter expiration ofany rental abatanent period) shall be paid at the signing of this
Lease. If the Commencement Date is not the first day ofthe month, the Monthly Rent lbr that partial mmth shall be apportioned
onapcrdiembasisandshallbepaidonabeibretheCommaiccmentDate. Tcnantshallpaylandlondaserviccandhandling
charge equal to 5% ofany Rmt not paid within l0 days alter the date due. In additim, any Rent, including such charge, not paid
within l0daysaliertheduedatewillbearinterestatthelnterestRatefiomthedateduetothcdatepaid. The foregoing
notwithstanding, Landlord agrees to waive the aforementioned service and handling charge and interest with respect to the first
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delinquency in the payment of Monthly Rent in any calendar year, provided Tenant cures the delinquency within 10 days
Tarmt?EHpayEibredElmquartaHmxesleviedmassessedupon,mcaanedby,or

arising from: (a) the conduct ofTeuant’s business; (b) Teuant’s leasehold estate; or (c) Teuant’s property. Additionally, Tenant
shall pay to Landlord all sales, use, transactim privilege, or other excise tax that may at any time be levied or imposed upon, or
measured by, any amount payable by Tenant unda this Lease (but in no event shall Tenant be liable for any income taxes payable
by landlord).

6.  . The amount of the Annual Operating Expmses set forth in Section l(g) above represents
Teuant’s Share of the estimated Operating Expenses lbr the calendar year in which the Term commences. Landlord may adjust
such amountiiom fimetofimeifflieestimatedAnn\nl0pa-atingExpmsesincreaseordecrease; Landlordmayalsoinvoice
Tenant separately iiom time to time for Tenant's Share ofany extraordinary or tmanticipated Operating Expenses. By April 30°
ofeach year (and as soon as practical alter the expiration or tcrminatim of this Lease or, at Landlord's option, alter a sale of the
Property), Landlord shallprovide Tenant with a statement ofOperating Expenses for the preceding calendar yearorpartthereoii
provided, however, um Landlord may send a separate statement aha April 30'“ with respect to the reconciliation ofreal estate
taxes. Within 30 thrys alter delivuy of the statement to Tenant, Landlord or Tenant shall pay to the other the amount of any
overpayment or deficiency then due liom one to the otha or, at Landla'd’s option, Landlord may credit Tmant’s account for any
overpayment. If the lease term has expired and the Tenant is owed money due to an overpayment, Landlord shall pay Tenant the
overpayment no late than 30 days afler Landlord's reconciliatim of the Annual Opcating Expenses. If Tenant does not give
Landlord notice within 90 days alter receiving Landlord's statement that Tenant disagrees with the statement and specifying the
items and amounts in dispute, Tenant shall be deaned to have waived the right to contest the statement. Landlord's and Tenant's
obligation to pay any ovapaymart or deficiency due the other pursuant to this Section shall survive the expiration or termination
of this Lease. Notwithstanding any other provision of this Lease to the contrary, Landlord may, in its reasonable discretiur,
determine from time to time the method of computing and allocating Opa-sting Expenses, including the method of allocating
Operating Expenses to various types of space within the Building to reflect any disparate levels of services provided to diflerent
types of space. If the Building is not firlly occupied during any period, Landla-d may make a reasonable adjustmant based on
occupancy in computing the Operating Exparses for such period that vary with occupancy (e.g., utilities that are not sqnrately
metered, ifany, and snow removal), but expressly excluding fixed expenses (such as real estate taxes and insurance praniums) so
that Operating Expmses are computed as though the Building had been fully occupied; any such grow up shall be computed in
accordance with accepted industry standards so that in no event shall Tmant be obligated to pay more than Tenant would have
paid had the Building been firlly occupied.

7. Qtillties. Taiant shall pay for water, sewer, gas, electricity, heat, power, telephone and othe communication services
and any other utilities supplied to the Premises. Except to the extent Landlord elects to provide any such services and invoice
TemintibrtliecostorincludethecostinOp<:atingExpcnses,Tenantdrallobtainserviceinitsownnameandtimelypayall
charges directly to the provider. Landlord mu not be responsible or liable for any interruptitxr in such services, nor shall such
intaruption aifect the continuation or validity of this Lease. However, if the intaruption in services (i) has a material negative
impact on the Tenant's conduct of business in the Premises, (ii) continues for a paiod of 3 consecutive business days, and
(iii) resulted irom l..andlord's negligmce or williirl misconduct, then Monthly Rent will be abated during the period of time that,
and to the extant that, Tenant is unable to occupy the Premises due to such interruption. Landlord shall have the exclusive right to
select, and to change, the companies providing such services to the Building or Premises. Any wiring, cabling or other equipmait
necessary to connect Tmant’s telecommunications equipment shall be Tenant's responsibility, and all telecommunications
cquipmurtmtheoutsideofthe BuildingorinanyCommonAreassliallbeinstalledinamanntrapprovedbylsandlord. lnthe
evart Teuant’s consumptim ofany utility or other service included in Operating Expenses is excessive what compared with othc
occupants of the Property, landlord may invoice Tenant separately for, and Tenant shall pay on demand, the cost of Teuant’s
excessive consumptirn, as reasonably determined by Landlord

8. Insurance; Waivers; Indemnification.

(a) Landlord shall maintain insurance against loss or damage to the Building or the Property with coverage for
perils as set forth under the “Causes of Loss-Special Form” or equivalent property insurance policy in an amotmt equal to the mu
insurable replacement cost of the Building (excluding coverage ofTenant's personal property and any Alterations by Tenant), and
such otha insurance, including rent loss coverage, as Landlord may reasonably deem appropriate or as any Mortgagee may
require.

(b) Tenant, at its expense, shall keep in efi'ect commercial gmaal liability insurance, including blanket contractual
liability insurance, covering Tenant's use of the Property, with such coverages and limits of liability as landlord may reasonably
require, but not less than a $1,000,000 combined single limit with a $5,000,000 gmeral aggregate limit (which general aggregate
limit may be satisfied by an umbrella liability policy) for bodily injury or property damage; however, such limits shall not limit
Tenant’s liability hereunder. ‘lire policy shall name Landlord, Landlord’s general partner, and, at Landlord’s request, any other
associated or affiliated entity as their interests may appear and at Landlord’s request, any Mortgagee(s), as additional insureds,
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shallbewrittmonan“occurrarce”basisandnotona“claimsmade”basisandshaHbeendorsedtoprovidethatitisg-inm-yto
 ypoiiciescarriedbyianiilord. ‘fire insurer slfilfbe authorized to issue such insurance, licensed to do

businessandadmittedinthestateinwhich thePropertyislocatedandratedatleastAVlIinthemostcurrenteditionofBest's
Insurance Reports. Tenant shall deliver to Landlord on or befirre the Commencement Date or any earlier date on which Tenant
accessesthePrernises,andatleast30dayspriortothedateofeach policyrmewal, acertificate ofinsurance evidencing such
coverage. Tenant shall promptly notify Landlord in the evurt that Tenant becomes aware that any policy Tenant is required to
maintainpursuanttothislcascislikelytobeorhasbeencanceledmatciallymodifiedornotrarewed.

(c) Landlord and Tenant each waive, and release each otha fiom and against, all claims tbr recovery against the
otherfioranylossordamagetothepropertyofsuchpartyarisingmnoffireorothacasualtycoverablebyastandard“(Iamesof
Loss~Special Form” property insurance policy with, in the case of Tarant, such endorsements and additional coverages as are
considered good businesspracticeinTenant’sbusiness,evenifsuch lossordamageshallbebroughtabout bythe firultor
negligmce of the other party or its Agents; provided, however, such waiver by Landlord shall not be effective with respect to any
deductible charged to Tenant pursuant to Section 9(b) below (not to exceed $25,000) tr with respect to Teuant’s liability under
Section l0(d) below. This waiver and release is efictive regardless of whether the releasing party actually maintains the
insurancemcribedaboveinthissubaectionandisnot limitedtotheamountofinsrn'anceactuallycarried,ortotheactual
proceedsreceived afleraloss. Eachpartyshallhave its insurancecornpanythatissuesitspropertycoveragewaive anyrightsof
subrogation, and shall have the insurance company include an endorsement acknowledging this waiver, if necessary. Tenant
assumesallriskofdamagetothepropertyof(i)Tenant,orTaumt’sAgmtsinoraboutthePranisesorProperty,and(ii)any
otherpersonwhwepropertyisused,leasedorstoredbyTenantina'aboutthePremisesorProperty,includingineachcaseany
loss or damage caused by water leakage, fire, windstorm, explosion, thell, act ofany other tenant, or other cause.

(d) Tenmtshallnotbepermittedtosatisfiranyofits insurance obligationssetfiorthinthisbeasethrough any seltl
insurance or seltlinsured retmtion in excess of$100,000.

(e) Subject to subsection (c) above, and except to the extent arused by the negligarce or willfirl misconduct of
Landlord cr its Agents, Tmant will indannify, defmd, and hold harml Landlord and its Agents fi'om and against any and all
claims, acticns, damages, liability and expanse (including reasonable fees of attorneys, investigators and expats) which may be
assertedagainst,impocedupon,orincunedbylandlordoritsAgentsandarisingoutoforinconnectimwithlossoflifiz,
personal injuryordamagetopropertyinorabout thePrernisestotheextent arisingoutofthenegligarceorwillfirl misconduct of
Tenant or its Agents Teuant’s obligations pursmnt to this subsection shall survive the expiration or tamination of this Lease.

9-  -
(I) Landlord shall Maintain the: (i) Building fiaotings, fiounrhtions, structural steel columns and girdas at

Landlord’s sole expense; (ii) Building roofand exterior walls; (iii) Building Systems; and (iv) Common Areas. Costs incurred by
landlord unda the foregoing subsections (ii), (iii) and (iv) will be included in Opaating Expenses, subject, however, to the
express limitations and exclusions provided in the definition ofOperating Expenses in Rider l. The foregoing notwithstanding,
roofrepaircostspassedthroughtoTmantthrougrOpa~atingExparaesshallbecappedat$l0,(X)0pacalendaryear(ona
cumulative basis) until the roof is replaced by landlord, at which point the cap will cease. Landlud will be solely responsible for
the cost and expense ofany roofreplacernent. landlord agrees that the roofwill be replaced by landlord no later than five (5)
years from the Comrnencemart Date. If the roof has not been replaced by the 5°‘ anniversary of the Commencement Date,
landlordslrallnolongerpassflrroughroofrepaircoststothchnant until theroofhasbeenreplaced. Tothe extartanyheating,
ventilatim and air conditioning system, or other Building System, equipment or fixture exclusively serves the Premises, Landlord
may elect either to Maintain the same at Tmant's sole expense and bill Tenant directly or by notice to Tenant require Tenant to
Maintain the same at Ta1ant’s expense. If Tenant becomes aware of any condition tlmt is Landlord's responsibility to repair,
Tenant shall promptly notify landlad of the condition. Moreover, regardless ofwho bears responsibility fior repair, Tenant shall
immediately notify Landlad ifTmant becomes aware ofany arms ofwataer intruaim or mold growth in or about the Premises.

(b) Except as provided in subsection (a) above, Tenant at its sole expense shall Maintain the Premises and all
fixtures and equipmart in the Premises. All repairs and replacements by Tenant shall utilize materials and equipment which are
comparable to those originally wed in constructing the Building and Premises. Alterations, repairs and replacements to the
Property, including the Premises, made necessary because of Teuant’s Altaaticns or installations, any use or circumstances
specialorparticulartoTenant,oranyactoromissicnofTenantoritsAgurtsd1allbemadebyLandlordorTmantassctforth
above, but at the sole expense ofTenant to the extent not covered by any applicable insurance proceeds paid to landlord

(c) Landlord and Tenant agree to the ibllowing specific provisions regarding that portion of the Premises utilized
for Teuant’s roll stock. Tenant shall, absent Landlord's prior written approval, which approval drall not be unrmsonably
withheld, confine all use, movement and storage of roll stock to that portion of the Premises identified on attached Exhibit “E”
(the “Roll Stock Area”). Tenant has elected not to reinforce the floor in the Roll Stock Area; accordingly, Tenant agrees that it

4

RECAM
Highlight

RECAM
Highlight

RECAM
Highlight



shallbesolelyresponsible fbranycrackingorotherrhmagetothe floorinthe Roll StockAreaandanyotherareaofthePranisg
 mv&mmm,mdwmme@mfimmwmmfimofthisLease,thetloorinsuchareasshallbe

returned in structurally sound condition, level, and free ofcracks or other defects.

10- Qui-
(I) Subject to landlord’s obligations under Section 28 (including Section 28(h)), Tenant will, at its expanse,

promptly comply with all Laws now or subsequently pertaining to the Premises or Tenant's use or occupancy. Tenant will pay
any taxes or other charges by any authu-ity on Tenant’s property or trade fixtures tn relating to Tmant’s use of the Premises.

(b) Tenant will comply, and will cause its Agarts to comply, with the Building Rules. Landlord may adopt and
Tenant mall comply with reasonable rules and regulations to promote energy efliciency, sustainability and environmenml
standards fortheProperty, asthe samemaybechanged fi'omtimetotimeuponreasonablenoticetoTenant.

(c) Tenantagreesnottodoanythingorfiriltodoanythingwhichwillincreasethecoaoflandlcrfsinsuranceor
which will prevent landlord fi-om procuring policies (including public liability) fiom companies and in a form satisfictory to
Landlord. lfany breach ofthe preceding sentmce by Tenant causes the rate offire or other insurance to be increased, Tenant
shall pay the amotmt ofsuch increase as additional Rent within 30 days alter being billed.

(d) Tenantagreesthat(i)noactivitywillbeconductedonthePremisesthatwilluseorproduceanyl-lamrdous
Mateials, except lbr activities which are part of the ordinary course of Tenant's business and are conducted in accordance with
all Envirmmental laws (“Permitted Activities"); (ii) the Premises will not be used lbr storage ofany Hamrdous Materials, except
tor materials used in the Permitted Activities which are properly stored in a manner and location complying with all
Envirarmartal Laws; (iii) no portion of the Premises or Property will be used by Tenant or Tenant's Agarts lbr disposal of
Hazardous Matrrials; (iv) Tenant will deliver to landlord copies ofall Material Safiety Data Sheets and other writtm infiarmation
prepared by manufircturas, importas or suppliers of any chemical; and (v) Tenant will immediately notify landlord of any
violation by Tenant or Tmant’s Agents ofany Environmental Laws or the release or suspected release of I-lamrdous Materials in,
underorabout thePranises, and Tenant shall irnmcdiatelydeliverto landlords copyofanynotice, filingorpcmit sentor
received byTenant with respect to the fioregoing. lfat anytimeduring oratter theTerm, anyportion ofthe Propertyis found to
be contaminated by Tenant or Tmant’s Agmts or subject to conditims prohibited in this Lease caused by Tenant cr Tenant's
Agents, Tenant will indemnify, defend and hold landlord harmless fiom all claims, demands, actions, liabilities, costs, expenses,
reasonable attrrneys’ fees, damages and obligations ofany nature arising fi'om or as a result thaeof, and Landlord shall have the
right to direct remediation activities, all of which shall be perfimned at Tenant’s cost. Tenant's obligations pursuant to this
subsection drall survive the expiration or termination ofthis Lease.

(e) Landlord shall indemnify Tenant and hold Tenant harmless fiom any claim, damage, liability, or loss, including
reasonable attomeys’ fees and expenses arising fiom or relating to the presarce ofllamrdous Materials on or about the Premises,
Building or Property in violatim ofany applicable Environmental laws and arising fi'om the acts or omission of Landlord or its
AKQK8, unlesssuch llamrdousMata'ialswereintroducedbyTenant. Except tbrmatters, ifany,revealedinthatcertain“Phasel
Envirarmental Site Awessment Butterfield III Ofioe/Warehouse Building, 2759 North Bola Road, Aurrra, DuPage County,
Illinois 60502” dated July 24, 2007. prepared by URS Corporation, 335 Commerce Drive, Suite 300, Fort Washingtm,
Pennsylvania under URS Job Number: l9997568.0000l, a copy ofwhich was provided by landlord to Tmant, Landlord is not
aware of any Hazardous Mataials located on, in or under the Premises, Building or Property in violation of any applicable
Enviraunartal Laws.

ll. 1. Except as expressly permitted in this Section, Tarant shall not place any sips on the Property without the prior
consent of Landlord, other than sips that are located wholly within the intuit: of the Premises and not visible fiom the exterior
of the Premises, and sips on the doors to the Premises. Tenant may install me building-mounted exterior identification sip (ll
the tollway side ofthe Building; the desip, size and specific location ofTeuant’s sipage shall be consistent with Landlord's sip
criteria and othawise subject to municipal approvals and to Landlord’s reasonable approval. All Tenant sipage shall be installed
and maintained at Tenant's sole com and expense. Tenant shall cause all Tenant sipage to comply with all Laws. Tenant shall
maintain all sips installed by Tenant in good condition. Tenant shall remove its sips at the tcmination of this Lease, shall
repair any resulting damage, and shall restore the Property to its condition existing prior to the installation ofTenant's sips.

12. Alteragons. Except for non-structural Alterations that (i) do not exceed $50,000 in the aggregate with respect to any
particular project, (ii) are not visible fi'om the exterior of the Premises, (iii) do not afliect any Building System or the structural
strength of the Building, (iv) do not require penetrations into the floor, ceiling or walls, and (v) do not require work within the
walls, below the floor or above the ceiling, Tenant shall not make or permit any Alterations in or to the Premises without first
obtaining Landlord's consent, which consent shall not be unreasonably withheld. With respect to any Alterations made by or on
behalfofTenant (whether or not the Altuation requires landlord’s consent): (i) not less than l0 days prior to commencing any
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Alteration, Tenant shall deliver to landlord the plans, specifications and necessary permits for the Alteration, tggethg with
 mmFscontractors and subcontractors haveiadequate inswancelcoveragelnaming Libcty

Proper-tyTrustandanyother-associatedorafiliatedmtityasdreirintaestsmayappearasadditimalinsureds, (u)Tmantshall
obtain Landlord's prior writtar approval of any contractor or subcontracta-, (iii) the Altaation shall be constructed with new
mataials (except as otherwise agreed), in a good and workmanlike manner, and in compliance with all Laws and the plans and
specifications delivered to, and, ifrequired above, approved by Landlad, (iv) Tmant shall pay Landlad all reasonable costs and
expenses in connectim with Landlord's review ofTeuant’s plans and specifications, and ofany supervision or inspection of the
construction landlord deems necessary (excluding such costs and expenses incurred in cmnection with the Initial Tmant
Improvements), and (v) upon landla-d’s request Tmant mall, prior to commencing any Alteration, provide landlord reasonable
securityagainst liens arisingoutofsuchconstructicn. AnyAlteration byTenant mall bethepr-opertyofTenantuntil the
expiration (I termination of this Lease; at that time without paymmt by Landlord the Altaation shall ranain on the Prqaerty and
become the property of landlord unless landlord gives notice to Tenant to remove it, in whim event Tenant will remove it, will
repair any resulting damage and will restore the Pranises to the condition existing prior to Tenant’s Altaaticn. Landlad haeby
informs Tmant that the fiollowing Initial Tenant lmprovunents me to be removed upon the expiration tr earlier termination ofthe
Lease: concrete block bale: room. At Tenant's request prior to Tenant making any Alta-ations, landlord will notify Tenant
whetha Tenmt is required to remove the Alterations at the expiration or termination of this Lease. Tenant may install its trade
fixtures, fitrnitureandequipmentinthePremises,provided thattheinstallationandremoval oftzhernwillnotafiiectanystructural
portion ofthe Property, any Building System or any other equipment or fircilities saving the Building or any occupant.

13.  i. Tmant promptly shall pay for any labor, services, materials, supplies or equipment finnished to
Tenantin traboutthePremises. Tu1antshallkeq>thePn:nisesandthePropertyfi'ee fromanylierrsarisingoutofanylabor,
savicea, materials, supplies or equipment firrnimed or alleged to have bear furnished to Tenant. Tmant shall take all steps
permitted by law in ordu to avoid the imposition ofany such liar. Should any such lien or notice ofsuch lien be filed against the
Premises or the Property, Tenant shall discharge the same by bonding tr othawise within l5 days afla Tmant has notice that the
liar orclaim is filedregardless ofthevalidityofsuch lienorclaim.

14.  .Tenantshallpcmitl.andlrndanditsAgmtstoerrte-thePrernisesatallreasonabletimes
following reasonable notice (except in an emergency) to inspect, Maintain, or make Alteratims to the Premises or Property, to
exhibitthePremisestbrthepurposeofsaleorfinancing,and,duringthelaat l2monthsoftheTerm,toexhibitthePrunismto
any prospective tenant. Landlord will make reasonable elforts not to inconvenience Tenant in exercising such rights, but
Landlord shall not be liable for any intcference with Tmant’s occupancy resulting trom landlord's entry.

15. ],)arQe_by_flg:orQgr,(,}‘|sualty. Iffl1ePrr=nisesorCommonAreasshallbedamagedudesu'oyedbyfireorother
casualty, Tenant shall promptly notify landlmd, and landlord, subject to the conditions set forth in this Section, mall rqair sum
damage and restore the Premises (including the Initial Tenant lmprovernmts) a' Common Areas to substantially the same
conditirn in whim they were immediately prior to such darmge or destruction, but not including the repair, restoration or
replacement of the fixtures, equipment, or Alteations (otha than the Initial Tenant Improvements) installed by or on behalf of
Tenant. landlord mall notify Tmant, within 30 days afler the thte ofthe casualty, if Landlord anticipates that the restoratim will
take more than I80 days fi'om the date ofthe casualty to complete; in sum event, eitha landlord or Tmant may terminate this
Lease efibctive as ofthe date ofcasualty by giving notice to the other within l0 days alter Landlud’s notice. Ifa casualty occurs
during the last l2 marths ofthe Term, landlord may terminate this Lease unless Tenant has the ript to extard the Tam fiar at
least 3 more yearsanddoes so within 30 days alter thedateofthe casualty. Moreover, Landlord mayterminatethis Lease ifthe
loss isnot covered bythe inaurancerequiredtobemaintainedbyl.andlordunderthisLease. Tenantwillreceiveanabatement of
Minimum Annual Rent and Annual Opaating Expenses to the extent the Premises are rmdaed untmantable as a result of the
casualty.

16. Condemnation. If (a) all of the Premises are Takar, (b) any part of the Premises is Taltm and the remainda is
insuficient for the reasonable operation of Tmant’s business, or (c) any of the Property is Taken, and, in Landlord’s opinion, it
wouldbeimpmcfimlmthecondanmfimproceedsmemsuficimttorestmemeranamda, then thislmseshalltermirmteasof
the date the condemning authority takes possession. If this Lease is not terminated, Landlord mall restore the Building to a
condition as near as reasonably possible to the condition prior to the Taking, the Minimum Annual Rent shall be abated for the
periodoftimeallorapartofthePremisesisuntenantableinproportiorrtothesquare footarea\mtmantable,andthisl.caseshall
be amended appropriately. The compensatim awarded fin a Taking mall belong to landlord. Except ibr any relocation benefits
to whim Tmant may be entitled, Tmant hceby assips all claims against the condemning authority to landlord, including, but
not limited to, any claim relating to Tenant's leasehold estate.

17. Quiet Eglggnt. landlord covenants that Tenant, upar performing all of its covenants, agreements and conditions of
this Lease, shall have quiet and pcacefirl possession of the Premises as against anyone claiming by or through landlord, subject,
however, to the tums of this Lease.
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(a) Bxceptasprovided in Section (b) below, Tenmt shallnot enter intonor permit any Transfer voluntarilyor by

operation of law, without the prior consent of Landlord, whim oonsentshallnotbermreasonably withheld. Without
Tarant agrees that Landlord's consent shall not be considered unreasrnably withheld if (i) the business, business reputation tr
creditwordrinessofflieproposeduanafixeeisunacceptabletolandlordinitsreasonablejudgmentor(ii)Tenantisindefiult
rmda'flrisl.caseoranyactoromissionhasoccmredwhimworddconstinneadefirultwiththegivingofnoticeand/orthepassage
oftime.AconsurttoonefiansfermallnotbedeunedtobeaconsarttoanyarbsequentTranafir. lnnoeventshallanyTranst'er
relieveTenantfi'omanyobligation\mdathisLease. landlord’sacceptanceofRentfi'omanypersonshallnotbedeemedtobea
waiverbylandlordofanyprovisionofthisLeaseortobeaconsmttoanyTranslb'. AnyTransfi:rnotinconfin1nitywiththis
Section l8mallbevoidattheoptionofl.andlord.

(b) landlord’sconsentshallnotberequiredintheeverrtofanyTransfi.:'byTerranttoanAfiliateprovidedthat
(i)theAfiliatehasatangiblenetworthatlmatcqualtothatofTenantasofthedateofthislcase, (ii)Tmantprovides Landlord
notice of the Transfir at least l5 days prior to the efictive date, together with current financial statements of the Afiliate
certified byan executive oficerofthe Afiliate, and (iii) in thecase ofan assipmmtor sublease, Tenant deliversto Landlord an
assumption ageernent rmsonably acceptable to landlord executed by Tenant and the Afiliate, togetha with a certificate of
insurance evidencing the Afiliate‘a compliance with the insurance requirements ofTenant tnrdcr this Lease.

(e) 'Ihe provisions of subsection (a) above notwithstanding, if Tenant proposes to Transfirr all of the Premises
(othu'thantoanAfiliate),LandlordmayterminatethisLease,eitherconditionedonexecutimofanewleasebetweenLandlord
andtheproposedtransfirreeorwithoutthatcondition. lfTenantproposestomterintoaTransferoflessthanallofthePrunises
(otherthantoanAfiliate),IandlordmayamurdthisLeaaetorernovethepcrtionofthePrernisestobetransfi:rred,either
conditimedon execution ofa new lease between landlord and theproposed transfiee or without thatcondition. Ifthishmse is
notsotammstedmammded,TmmtmaflpaywLandlmd,immediatelyuponreoeipt,50%oftheexcessof(i)allcompmaation
receivedbyTmantfix'dreTrmsfi'over'(ri)dreRentaHocabletodrePr'ernisesu'msfi:r1ed.

(d) lfTmant requests Landlord's consmt to a Transfer, Tenant shall provide landlord, at least l5 days prior to the
proposed Transfizr, currmt financial statements of the transfiee certified by an executive oficer of the transfiree, a complete
copy of the proposed Transfer documents, and any other infirrmation Lmdlord reasonably requests. Immediately following any
approved assignmmt or sublease, Tmant mall deliver to landlord an assumption agreement reasonably acceptable to landlord
executed by Tenant and the transferee, together with a certificate of insurance evidencing the transferee's compliance with the
insurancerequirernentsofTenantunderthisLurse. Tenantagreestoreimbtnaehndlordfirrreasonableadminisuativeand
attu-neys’ fees in connection with the processing and documentation ofany Transfl for whim Landlord's consent is requested.

19- -
(a) TenantacceptsthisLeasesubjectandsubordinatetoanyMortgagenoworindref\mneafl‘ectingmePremises,

pmvidedmatTcram’sfightofpossessionofmePrunisesmaflnotbedistrnbedbytheMortgageesolongasTmantisnotin
defiult unda this Lease. This clause shall be self-operative, but within l0 days alter request, Tmmt mall execute and deliver
any firrther instruments confirming the subordination of this Lease and any firrther instruments ofattornmmt that the Mortgagee
may reasonably request. However, any Mortgagee may at any time subordinate its Mortgage to this Lease, without Tenant's
consart, bygivingnoticetoTmant, andthisLeasc mall thenbedeanedpriortosuch Mortgagewithoutregardtotheirrespective
dates of execution and delivery; provided that sum subordinatirn mall not aflect any Mortgagee‘s rights with respect to
condemnation awards, casualty insurance proceeds, intervening liens or any right whim shall arise between the recording of such
Mortgage and the execution ofthis l.ease.

(ll) No Mortgagee shall be (i) liable fin any act or omission ofa prior landlord, (ii) subject to any rental o&ets or
delenses against a prior landlord, (iii) bound by any amendment ofthis Lease made without its written consent, or (iv) bormd by
payment ofMonthly Rent more than one month in advance or liable for any other fimds paid by Tenant to landlord unless such
limds actually have been translirrred to the Mortgagee by landlord.

(c) The provisions ofSections 15 and l6 above notwithstanding, landlord's obligation to restore the Premises alter
a casualty or condemnation mall be subject to the cont and prior rights ofany Mortgagee.

20. Tennntls C alJgwm®n Within l0 days alter Landlord's request fiom time to time, (a) Tenant
mall execute, acknowledge and deliver to landlord, for the benefit of landlord, Mortgagee, any prospective Mortgagee, and any
prospective purchaser of landlord’s intaest in the Property, an estoppel certificate in the form ofattamed Exhibit “C” (or other
form requested by landlord), modified as necessary to accurately state the fircts represented, and (b) ifat any time Tenant ceases
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to be a public company whose shares are traded on a national reputable exchange, Tenant shall fiirnishto Landlord, Iandlqglfj
 iandicr prospective purchaser reasonably requested infiarmation. agrees to

keep any private financial intbrmation provided to it by Tenant confidential (except liar disclosure to the parties listed Ill this
subsection (b)), and any Mortgagee, prospective Mortgagee and/or prospective purchaser with which Landlord shares such
information mall be inlbrmed by Landlord ofthe obligation to keq; such information confidential.

21. Surregr.

(a) Onthedateonwhichthisbeaseexpiresorterminates,TenantmallretumpossessionofthePremisesto
Landlordin good conditim, except tbrordinarywearand tear, and except forcasualty damageou-other conditions that Tmantis
notrequiredtonemedyunderthisbease. Priatotheexpirationorterminationofthis Lease, Tenantmallrernovefiomthe
Property all finniture, trade fixtures, equipment, wiring and cabling (unless Landlord directs Taiant otherwise), and all other
personalpropa-tyinstalledbyhnantoritsassigieesorsubtenants. Taiantshallrepairanydamageresultingfiomsuchremoval
and shall restore the Propertyto good orderand condition (without limiting the fiiregoing, Tenant shall fill in any trenches, mall
repairany holes resulting fiom the removal ofTmant’strade fixtures and equipment, shall causeany roofpenetrationstobe
sealed in accordance with the requirements of Landlord’s roofing contractor, and othawise return the Premises to good base
building conditim). Any of 'l‘a1ant’s personal property not removed as required shall be deaned abandoned, and Landlord, at
Tenant’s expmse, may remove, store, sellorothe'wisedisposeofsuchpropertyinsuchmannerasI.andlord maysee fit and/or
landlordmayretainsuchpropertyorsaleproceedsasitspropeity. IfTenantdoesnotreturnmessionofthePn:nisesto
Landlordinthe conditionrequiredunderthisbease, Tmantmallpay Landlordallresulting damages Landlord may sufier.

(b) If Tenant runains in possession of the Premises alter the expiration or tamination of this Lease, Tenant’s
occupancy of the Prunises shall be that of a tmancy at will. Tenant's occupancy during any holdover paiod mall othcwise be
subject to the provisions of this Lmse (unless clearly inapplicable), except that the Monthly Rent shall be double the Monthly
Rent payable for the last fiill mmth immediately preceding the holdover. No holdover or payment by Tenant all: the expiratim
ortaminafionofthisbeaseshalloperatetoextendfliehrmorprevent landlordfiomimmediaterecoveryofpossessionofthe
Premises by summary proceedings or othawise. Any provision in this Lease to the contrary notwithstanding, any holdover by
Tenant shall constitute a default on the part of Tmant under this Lease aititling Landlord to exercise, without obligation to
provide Tenant any notice or cure period, all of the remedies available to Landlud in the event of a Tenant defiult, and Tenant
shall be liable for all damages, including consequential damages, that Landlord sufiers as a result ofthe holdover.

(c) The precedingparagraphnotwithstanding, andunless Landlordhasmtered intoanagreemmttoleaseallcrpart
ofthe Premises to s third party prior to the receipt ofTu1ant’s Holdover Notice, Tenant mall have the one-time right to hold over
at the Premises fnr up to three mcnths (but only in fiill-mmth incremaits and only for the entire Premises) at the same Minimum
Annual Riantinefictduringthclastmonthoftheexpiredhrm. Inondertoexercisethisright, Tmantmustgive Landlord
written notice (the “Holdover Notice”) not less than 9 months prior to the Expiration Date, time being of the essence. Tmant
shall specify in its notice whether Tmant is electing to hold ova for one, two or three months (the “Permitted Holdover Period").
If in such holdover notice Tenant neglects to specify the number of months ibr which Tmant will hold over, Tenant shall be
deemed to have elected a Permitted Holdover Period of3 months. Tmant mall be liable for the Minimum Annual Rent specified
above and Operating Expmses for the entire Permitted Holdover Period ofone, two or three mtnths elected by Tenant, regardless
ofwhether Tenant vacates and surrenders the Premises prior to the expiration of the Permitted Holdover Period so elected. The
terms and conditions ofSection 2l(b) mall apply to any holding over by Tenant beyond the Pamitted Holdover Period.

22. Defaults - ggmedies.

(I) It mall be an Event ofDefiult:

(i) IfTenant does not pay in full when due any and all Rent and, except as provided in Section 22(c) below, Tenant
tails to cure such default on or before the date that is l0 days after landlord gives Tamnt notice ofdefimlt;

(ii) IfTaiant enters into or permits any Transfier in violation ofSection l8 above;

(iii) If Tenant fiiils to obsave and perform or otherwise breaches any other provision of this Lease, and, except as
provided in Section 22(c) below, Tmant fiiils to cure the defiult on or before the date that is l5 days afler landlord gives Tenant
notice of defiiult; provided, however, if the default cannot reasonably be cured within l5 days following La.ndlord’s giving of
notice, Tenant mall be afiorded additional reasonable time (not to exceed 90 days following Landlord’s notice) to cure the defiiult
if Tenant begins to cure the defiiult within l5 days following Landlord’s notice and continues diligently in good fiiith to
completely cure the defiult; or



(iv) IfTenant becomes insolvent or malres a gene-al assignmmt for the benefit of creditors oro 
creditors,orifapefitionmbmhuptcyorforreorpnimfionorformanmganmtwimaeditorsmdamyfedaalorstatelawis
filedbyoragainstTmant,orabillinequityorotherproceedingfortheappoinunaitofareeeiverforanyofTenant’sassetsis
cornmenced,orifmyoftherealorpa'sonalpropertyofTaimtmallbeleviedupomprovidedthatanyproceedingbroughtby
anyone othcthm LmdlordorTenant unda my bankruptcy, insolvmcy, receivashiporsimilar lawshallnot constitutem Evmt
ofDefiiultuntilsuehproceedinghasconfinuedrmstayedfixmorethanfiflconsecufivedays.

(b) lfm Event ofDefault occurs, Landlord mall have the lbllowing rights and remedies:

(i) Landlord, without any obligation to do so, may elect to cure the defitult on behalf of Tenant, in which event
Tenantmallreimburselandlordupmdanmdfiirmyamspaidacostsincwredbylandlord(wgefl1awidimadmmiscafive
fee of 15% thereof) in curing the defimlg plus intcest at the Intuest Rate fi'om the respective dates of Iandla'd’s incurring such
costs,whimmmsmdcomtogethcwdmmtu'estatfl1eIntaestRatemaHbedeanedaddifimal Rent;

(ii) Toenta'andrepossessthePra'nises,bybrealringopenlockeddoorsifnecessary,andremoveaUpcrsonsmdall
or any property, byaction at lawor otherwise, without being liable For prosecution or damages landlord may, at Landla'd’s
option,makeAlterationsmdrepairsincrda'torelet thelhernisesmdreletall<ranypart(s)ofthePrcnisesforTenant’saccount.
Tenant agrees to payto Iandlad on dunmdmy deficiaicy (taking into accotmt all com incurred by Landlord) that may arise by
reason of such reletting. In the event of reletting without termination of this Lease, Iandlcxd may at any time thcreafier elect to
terminatethisleaseforsuehprevious breach;

(iii) ToterminatethisLmseandtheTermandtorequireTmanttopaytoIandlrrdallpastdueamountstmderthis
Lease plus the sum of (A) the present value (as of the date of such election) of the amount, if any, by which (l) the Rent which
would have been payable during the period (the “Remaining Period") fiom the date of such election through the last my of the
Tam ifthisLeasehadranainedine&ctgig(2) the fiirmmket Rentasdeterminedbylandlordin itsreasonablediscretion
for the Prunises fiar the Remaining Paiod (aha allowance for a re-letting period deta-mined by Landlord in its reasonable
discretionbasedonrnarketconditimsatthattime) (lbrpurposesofcalculating theprwentvalueofsuch excess,adiscountrate
equal to the annual yield on U.S. Treasury Bonds with a remaining tam that most closely approximates the Remaining Period
shallbeanployerhanditmallbeassumedthattheexcesswillbcpayableinequalmonthlyinstallrnentsoverthekmaining
Period), and (B) landlord's actual expenses relating to the recovey of the Premises and pefiirming any other covenants that
would otherwise have been perlbrmed by Tenant, whether relating to the repair and restoration of the Premises following
surrender or otherwise.

(iv) To terminate this Lmse and the Term without any right on the part ofTenant to save the forfeiture by payment
ofanysum due orbyotherpafiummce ofanycondition, tumorcovenant broken.

(c) Any provision to the contrary in this Section 22 notwithstanding, (i) Landlord shall not be required to give
Tenant the notice and opportunity to cure provided in Section 22(a) above more than twice in any consecutive l2-month period,
md thaeafla Landlord may declare m Event of Default without affording Tenant any of the notice and cure rights provided
under this Lease, and (ii) Landlord mall not be required to give such notice pricr to exercising its rights under Section 22(b) if
Tenant fails to comply with the provisions ofSections I3, 20 or 27 or in m emergency.

(ll) NowaiverbylandlordofanybreachbyTenmtmallbeawaiverofanysubsequentbreaeh,normallmy
fi:rbearancebyIandlordtoseekaremedyforanybreaehbyTenantbea waiverbylandla-dofanyrightsandremedieswith
respect to such or any subsequent breach. Efiarts by Landlord to mitigate the damages caused by Tenant's default mall not
constitute a waiver of Landl<rd's right to recover damages hereunder. No right or remedy herein confierred upm or reserved to
landlord is intmded to be exclusive ofany other right or ranedy provided herein or by law, but each shall be cumulative and in
addition to every other right or remedy given herein ll’ now or haeafier existing at law or in equity. No payment by Tenant or
receiptoracceptancebylandlordofalesseramountthanthetotalamormtdue Iandlondimderthiskaseshallbedeemedtobe
other than on account, nor mall my endorsement or statement on my check or payment be deemed an accord and satisfaction,
md Landlord may accept such check or payment without prejudice to Landlord's riflit to recover the balmce of Rent due, or
Iandlord’s right to pursue my other available remedy.

(e) If either party commences an action against the other party arising out of or in connection with this Lease, the
prevailing party in a final nm-appealable judgment mall be entitled to have md recover fi'om the other party attorneys’ fees, costs
ofsuit, investigation expenses md discovery costs, including costs ofappeal.

(I) LandlordmdTu1mtwai\netherighttoatrialbyjuryin myactionorproceedingbasedupon orrelated to, the
subject matter of this Lease.
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Z3.  .Tmmt represents and warrants to Landlord that (a) Tenant is duly formed, validly existing andjm
 elaws oflhe site tmda whim_Ta1ant is organized, md qualified to do business in the state in which the

Property is located, and (b) the person(s) signing this Lease are duly authorized to execute and deliver this Lease on behalfof
Tenmt

Z4.  Theword“Landlord”inthisI.easeincludesthelandlordexecutingthisLcaseaswellasits
successors md assigns, each of which mall have the same riflits, remedies, powers, authorities md privileges as it would have
haditoriginallysignedthisleaseaslandlord. Anysuchpersonorentity,whetherornotnamedinthislease, mallhaveno
liability unda this Lease alter it ceases to hold title to the Pranises except for obligations aheady accrued (and, as to any
unapplied portion of Tenant’s Security Deposit, landlord shall be relieved of all liability upon trmsfia of such portion to its
successor in interest). Taiant shall look solely to landlord's successor in interest for the pafinmance of the covenants and
obligations ofthe landlord hereunder whim subsequaitly accrue. Landlord mall not be deemed to be in defiiult under this Lease
unless Tenmt gives landlord notice specifying the defiiult md landlord mils to cure the defimlt within a reasonable period
following Teuant’s notice. In no event mall eitha landlord or Tenant (except as provided in Section 2l(b)) be liable to the other
for my loss of business or profits or lbr consequential, punitive or special damages of any kind. Neither landlord na any
principal of landlord nor my owner of the Propaty, whether disclosed or undisclosed, mall have any personal liability with
respecttoanyoftheprovisionsofthisleaseor thePremises; Tenantshalllook solelytotheequityoflandlordin theProperty
for the satisfiaction ofany claim by Tmant against Landlord.

25. ilpneons.

(s) Thecaptionsinthisbeaseare fiorconveniaiceonly, arenotapartofthisbeaseanddonotinanywaydefine,
limit, describe or amplify the ta-ms ofthis Lease.

(b) This Lease represents the attire agreernart between the parties hereto and thae are no collateral or oral
agreements or understandings between landlord and Tenant with respect to the Premises or the Property. No rights, easements or
licensesareacquiredinthePropertyoranylandadjacenttotheProper-tyby'l'enantbyimplicationorothawise exceptas
expresslyset fiarth inthis Lease. Thisbeaseshallnotbemodified inanymannerexceptbyan instrumait inwritingexecutedby
the parties. The masculine (or neuta) pronoun and the singular number mall include the masculine, faninine and neuter gardens
and the singular and plural numba. The word “including” flollowed by any specific itan(s) is deemed to refer to examples rather
than to be wordsof The word “person” includes s natural person, a partnership, s corporation, a limited liability
company, an association and my other form of business association or entity. Both parties having participated fiilly and equally
in the negotiation md preparation offlais Lease, this Lease mall not be more strictly construed, nor my ambiguities in this Lease
resolved, against eitha landlord a Tenant.

(c) Eam covenant, agreement, obligation, term, condition a other provision contained in this Lease mall be
deemed and construed as a separate and independmt covenmt of the party bound by, imdertaking or making the same, not
dependent on my otha provision of this Lease unless otherwise expressly provided. All of the terms and conditions set tbrth in
this Lease mall apply throughout the Term unless otherwise expressly set forth herein.

(d) If any provisions of this Lease mall be declared unenforceable in my respect, such unenibrceability mall not
alfect any otha provision of this l.ease, md cam such provision mall be deemed to be modified, ifpossible, in such a mama as
tormderitenforceableandtopreservetotheextentpossibletheintentofthepartiesasset fiorthherein. Thisleaseshallbe
construed md mfiorced in accordance with the laws ofthe state in which the Property is located.

(e) This Lease mall be binding upon md inure to the benefit of landlord and Taiant md their respective heirs,
personal representatives and permitted successors and assigns. All persons liable ibr the obligations of Tenmt under this Lease
mall be jointly md severally liable for such obligations.

(I) Ttmall not record this Lease or my memorandum without l.andlord’s prior consent.

26. Noyes. Any notice, consent or other communicatim under this Lease shall be in writing md addressed to landlord or
Tenantat theirrespectiveaddresses specifiedin Section l above (ortosuch othaaddressaseithermaydesignatebynoticetothe
other) with a copy to any Mortgagee or otha party designated by Landlord. Eam notice or other communication mall be deemed
given if sent by prepaid overnidit delivery service or by certified mail, return receipt requested, postage prepaid or in my other
manner, with delivery in my case evidenced by a receipt, md mall be deemed to have been given on the day ofactual delivery to
the intended recipient <1’ on the business day delivery is refirsed. The giving of notice by landlord’s attorneys, representatives
and agatts unda this Section mall be deemed to be the acts ofLandlord.
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(a) Plan Approval. Landlord md Tenant haeby approve the plans and specifications attached hereto as
Exhibit “D” (the “Approved Plans") fir the leasehold irnprovanents in and to the Premises to be constructed by landlord
pursuant to this Section (the “Initial Tmant Improvements").

(b) Completion by Landlord. landlord mall complete the Initial Tenant Improvements in accordance with the
Approved Plans. The Initial Tmmt Improvements mall be substantially completed ready for use and occupancy by Tenmt by
January l, 2013 (the “Target Completim Date"), subject to extension for Excused Delays and Tmant Delays, as defined below.
Allconstructimshallbedoneinagoodandworkmmlikemarmerandincomplisncewithallapplicablelaws(asappliedand
interpreted as of the date the building pamit is issued). landlord agrees to complete such construction at Tenant's sole expense
equal totheaggregateofall costs, expausesand fiaesincurredbyoronbehalfoflandlord inconnection thaewith (the“'l'enant’s
Cost”), including without lirnitaticm (i) armitectural, aigineering and design com and (ii)the cost charged to Landlord by
landlord's genaal contractor and all subcontractors liar performing sum ccnstruetim. Notwithstanding the foregoing, Tenant
mall not be responsible for any ofTcnant’s Cost until the Tenant Allowance has been completely applied to all such costs. The
generuilcontractwillbeadrninista-edonan“openbook”basis.

For purposes of this Section, a “Tmant Delay” ms my delay caused by Tenant tr its Agents. An “Excused Delay” means any
delayresultingfiomflmds,fin,tanado,ardiquakeaothamamlfiesamunldimaagwuamfimalanagmcy,
governmental restrictions and limitations, adverse weather conditions, strikes or other labor troubles, scarcity or unavailability of
firel, labor or materials, or my otha cause beyond the reasonable control landlord or its Agents, and includes any delay in the
issuance ofany building tr otha permits necessary to the construction.

(c) Tenant Allowance. Landlord agrees to credit Tenant with an allowance against Tenant's Cost in the amoumt of
$778,988, inclusive of $71,000 toward the costs of the architectural, design and contract mmagemmt services of Kwasek
Armiteets (the “Tauant Allowance"). Tenant agrees to pay to landlord, within I5 days ofbeing billed thaefcr, the excess of the
Tenant's Cost above the Tauant Allowance. The Tauant Allowance may not be used for fiimiture, fixtures, equipmaut, phone
systems or otha removable pasonal property ofTenant.

(d) Acceptance. At eitha party's request, upon the substantial completion of Initial Tenant lmprovernents and
prior to Tauant’s occupmcy of the Premises, the parties will agree upon a punm list of incomplete or defective items. landlord
agrees to cause its contracta to promptly correct the pumch list items with all reasonable diligence. Tenant’s occupancy of the
Premises mall constitute acceptance ofthe Premises, including all work to be completed by landlord umda this Section, subject
only to the pumm list itans.

(e) Commencement Date. The Term ofthis Lease mall commence on the earlia of (i) the date landlord achieves
Substantial Completion (as defined below) of the Initial Tenmt lmprovanents, or (ii) the date on whim Tenant mters into
occupancy of the Pranises or my portion thereof for the conduct ofTenant's business (Ta1ant’s access pursuant to subsection (t)
mall not be deaned occupancy) (the “Cornmencemmt Date"), however, if the date of Substantial Completion is delayed on
accoumt of a Tenant Delay, t:he Tam mall commence as if the Premises were substantially complete on the Target Completion
Date, as extmded for reasons other than a Tenmt Delay. At the request ofeitha party, Landlord md Taimt will alter into a
certificate confirming the Commmcemaut lhte md Expiration Date of this Lease. “Substantial Completim” mall be deemed to
occur on the date that landlord mall have substantially completed the Initial Tmant lmprovernents (subject to punch list items
that do not materially interfere with Tmant’s ability to occupy the Pranises for Teuant’s business). Issuance ofa certificate of
occupancy or its equivalent (whether tempa-ary or final) for the Premises mall deemed conclusive evidauce that landlord has
achieved Substantial Completion. The date of Substantial Completion mall not be afiected if a certificate of occupancy is
delayed because of incomplete Taimt fixturing or fiirniming work that is not included in the lnitial Tenant Improvements to be
constructed by Landlord. The foregoing notwithstanding, Landlord’s completion of the following work is not a condition of
Substantial Completion md the commencement of t:he Terrn of this lease: (i) completion of the expansion parking area and by-
pass lanes; md (ii) bringing ofadditional pcwa into the Premises provided that the existing power is adequate to power the
equipmaut that installed by Tenant in the Premises.

(I) Tenant and its Agents mall have the right, at Tenmt’s own risk, expense md responsibility, at all reasonable
times prior to the Commencement Date (but not until the prior tenant has vacated the Premises), to enta the Premises for the
purpose of installing T'enant’s trade fixtures, equipment md fiirnishings, provided that (i) Tmant does not interfere with or delay
the work to be performed by Landlad, md (ii) Tenmt uses contractors md workers compatible with the contraetms md workers
engaged by landlord. Any such access mall be scheduled through md coordinated with landlord md/or, at landlord's request,
with landlord's gauaal contractor. In connection with my such access prior to the Commencement Date, Tmmt mall abide by
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the terms and conditions of this Lease including carrying the insurance qaecified blthe LeaaeLas if the of
veno eiligation to pay Monthly Rent ibr this early-access period.

(g) Tenant's Representative. Tenant hereby designates Jerry Suiter as its authorized reprwentative (“Tenant's
Representative") liar the purposes of receiving md making all eornmimications, grmting all approvals, and othcwise acting fin
andbindingTmantwithrespecttoalldealingswith Landlord\mdathisSecfiouorodiavdserelafingtotheconsu'ucfionoffiie
Initial Tenant hnprovements and acceptance thereo£ The contact inlbrmation for Tenant's Representative is:

Name: Jerry Suiter
Title: Consultant
Address: c/o Tim Davisson
Kapme Papa and Packaging Corporation
l l0l Skokie Boulevard, Suite 300
Northbrook, IL 60062
Telephme No.: 770-262-4620
Facsimile No.: 847-919-6851
E-mail:

(ll) Bane Building Condition. The Pranises will be delivered to Tenant in compliance, in all material respects,
with all qplicable Laws (this does not include any fixture elevator requiremmts that could be required as a result of the
mine area or requiranents arising out of T‘mant’s particular use and occupancy or improvements constructed by Tenant).
The Premises will be delivered in broom clan condition, fi'ee ofroof leaks, and with all mechanical, electrical, plumbing, I-IVAC,
sprinkles, doors, walls, ceilings, floors, fighting, docks and dock plates in good working cider. Without limiting the hcgoing,
landlord will repair prior to Teuant’s occupancy the two obstructed sprinkler heads identified in FM Global's inspection.

Z9. “Ok Space” means the entirety of the rentablearea of the Building that isnot included in the
Premises, andconsistsofapproximately3l3,2l0rmtableaquarel‘eet. lntheeventtheentireO&'Space becomesavailablefor
leaseatanytimeduringtheT'umofthisLease,andthepar1y,ifany,inpossessionofsuchOfi'erSpaeedoesnotdesiretomnain
in possession, Landlord shall give Tenant writtm notice (the “0&' Notice") of the availability of such Oflfa Space and of the
proposedMinimumAnnualRentlbrthe0&'Spaee(v/hichahallbethethmprevailingmarketrateficreomparablespaceand
termsasdetaminedbylandlordingoodfiiith),andTmantahallhavetheriQit,atitsoption,toleasetheOfi'erSpace(inits
entirety) on the tame set lbrth in the OE: Notice provided Tenant delivers to Landlord writtai notice exercising its right to lease
theO&'Space within l0 business days of receipt ofLandlord's0flFerNotice. At Landlord’s option, Tenant's rightshaeunder
shallbevoidandofnofi>rceorefl'ectifanEventofDefimltonthepartofT<:1antexistsatthetimeLandlordwouldothcwisebe
requiredtogiveits0&'Notiee,atthetimeTenantexe:~cisesitsrighttoleasethe0fia-SpaceoratthetimeTenantistotake
poesessionoftheOfi:rSpaee. lfT‘enantfiiilstoexercisetimelyitsrighttoleasethe0fl’erSpace,Tenantwillhavenoliirthe
righttoleasesuchOif:rSpace,andtliisrightofiirstotfershalltaminate. lfTenantelectstoexerciseitarighttoleasetheOfl'a'
Space,thete:ms,condifionsandcovenantsapplicabletosuch0tferSpaceshaHbeassetfiorthinthisLease,exceptthatthe
MinimtmiAnnualR4:itregar~dingsuchspaeeahallbeatthemtestatedinthe0fl'erNotice,andthe0fi‘erSpaeeahallbedelivered
to Tenant in an “as is” condition (without any leasehold improvunents or leasehold improvement allowance to beprovided by
landlord). The commencement date forthe lease of theO&' Space shall be the date following the exercise of such option on
whichtheOfierSpaceisfirstmadeavailabletoTenantandtheTermoftheLeasewithrespeettothe0fl‘erSpaces-hallbe
coterminous with the Term ofthisheaseforthe existingPremises. IfTenant exercises its righttolease the0&'Space, landlord
andTemntahallexemtemddefivumagn'opfinemmdma1tmfliisLmseaddmgtheOtfaSpacetothePremisea. The
foregoing notwithstanding, Tmant shall have no right to lease any 06: Space tmleas (i) Tenant is than occupying the entire
Premiaes,and(ii)atleastthree(3)tiillyearsrernainintheTermha'eoffollowingtheavailabilityoftheOtF:rSpaceorunless
Tenanthasthe riflittoextend the Tam anddoessoinconnection with its lease oftheOfi'erSpace. The rights afiorded Tenantin
thisSectionarepcsonaltoTmant,andshallnetextmdtoanyassigneeofTenantoranysubtenantofthePrernises. Therightsof
T'enantundt:'thisSectionshallnotbesevaodfi'omtheLeaseorseparatelysold,assigiedortransferred,andwillexpireuponthe
expirationortamination ofthe Lease. ,

Landlord’s approval:
Precldevlflty Manager

/3 ' '- '

Landlord’: approval: l (Z fie
My nlorVleePreslrlent/Regional Director

30. Egnalon Qpgona. Tenant shall have the right and option to extend the Term of this Lease for two periods of 5 years
each (each, an “Extension Tenn”), each exercisable by giving landlord prior written notice, at least l2 months in advance of the
expiration of the original Term or first Extension Tam, as applicable, of T'enant’s election to extend the Lease Tam; it being
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agreed that time is of the essaice and that this option is personal to Taiant and is non-transferable to any assignee or sublessee
(regardless of wlfitha any such assignmait or sulilease was made with or without Landlord's consent) or othfl party. The
preceding sentaice notwithstanding, this extension option will transfi to, and inure to the benefit o£ any Afliliate ofTenant to
whichfliisleaseisassigied. Each Extension Term shall beunderthe sanietermsandcondifimsasprovidedinthisbeasecxcept
as fiillows:

(a) There shall be no fiirthc options to extaid the Term beyond the Second Extension Term;

(b) Tenant shall accept the Premises in its “as is” condition, without any obligation on the part of landlord to
provide any tenant improvements or tenant improvement allowance; and

(c) TheMinimumAnnualRaitfiortliefirstLeaseYarwidihiflieeachExtmsionTu'msliallbeanainountequalto
l02% of the scheduled Minimum Annual Rent in eflieet immediately prior to the expiratim of t:lie then curi1:ntTeim, and shall
continuetoescalateat2°/eperI.easeYeardiningt:icliExtaisionTam.

Ifan Event ofDefault by Tenant lllldfl’ this Lease is continuing as of the date Taiant exercises this extension option or as of the
expiration date of the thai cuirait lease Term, Landlord may at its option and in its sole discretion, declare this extension option
voidandofno fiirther fiirceorefiect. lfTeriantassigiisthisI.easeorsubletsmoretlian 50°/eoftlielhunisestoanypersonor
entity that is not an Afliliate of Tenant, this extmsion option shall, at Landlord's option and in its sole discretion, therealler be
void and ofno fiiither lbrce or eifect.

Upon timelyexercise ofan extension option, at the requestofeitlierpartytlieotherpartyhaetowill aiter intoan appropriate
amendment to the Lease incorporating the terms ofthe Lease extension.

Landlord and Taiant have executed this Lease on the respective date(s) set forth below.

Landlord:

LIBERTY ILLINOIS, LP
By: Liberty Illinois Venture, LLC, its sole guiaal partner

By: liberty Property Limited Partnasliip, its sole manber
By: Liberty Property Trust, its sole general partna

Datesiznedt By: {fkva/(,_.;,% dig:/Z”‘[L &

Q/48¢/9* aim’; iesiiiiiriiiiiite ' ‘Z
Ti"== aiiniiapiiiioineiiieuirnilllll

Date signed: Tenant:

_Qf/-_ ,2L 3e 11 KAPSTONE PAPER AND PACKAGING CORPORATION
, 4

% //A ' , /i 2 Q; é g / ///
By: /

ame: 7,',,.l§ Q )¢vi,|~;\a4 Name: .
Title: _f“_~fw7 Title: Lama” ‘ Caro

522l67l_4.DOC
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%& 
(Multi-Taant Industrial)

ADDITIONAL DEFINITIONS

“ADA” mans the Amerians With Disabilities Act of 1990 (42 U.S.C. § 1201 et seq.), as ammded md supplanented fiom time
to time.

“Afiliate” mans (i) any entity controlling, controlled by, or tmder common control o£ Tenant, (ii) my successor to Tenant by
merge, consolidation or reorganintim, md (iii) my purdiaser of all or substantially all of the assets of Taant as a going
concern.

“Agents” ofa party mans such party's employees, agents, representatives, contractors, licensees or invitees.

“Altcratiai” means any additiai, altu-atiui tr improvement to the Premises or Property, as the case may be.

“Building Rules” mans the rules and regulations attached to this Lease as Exlillt “B” as they may be amended iiom time to
time.

“Building Systems” mans any electrical, mechanical, structural, plumbing, hating, ventilating, air conditioning, sprinkler, life
satiety or security systems serving the Building.

“Common Areaa"msallarasmd fiicilitiesasprovidedbyLandloi'd fioin timetotime for theuseorenjoymmtofall tenants
in the Building or Property, including, ifapplicable, driveways, sidewalks, parking, loading md landscaped areas.

“Environmmtal Laws” mans all presat or fiiture fedaal, sate or local laws, ordinmces, rules or regulatimii (including the rules
and regulations ofthe fedaal Envirminatal Protection Agency and comparable state agency) relating to the protection ofhuman
halth or the aivironment.

“Event ofDefimlt” mans a default described in Section 22(a) ofthis Lease.

“Hazardous Materials” mans pollutants, contaminants, toxic or hamrdous wastes or other materials the removal of which is
requiredortheuse,treatment,storageordisposalofwhichisregulated,resn'icted,orprohibitedbymyEnvironmaitallaw.

“lntaest Rate”mansthepi:'annuinintenestatthe“prime”ratepublislied fromtimetotimeintheWall Stneetlouinal (or
comparable reference rasonably selected by Landlcrd) plus 4%.

“Land” mems the lot or plot of lmd on which the Building is situated or the portim thaeof allocated by Landlord to the
Building.

“Laws” mans all laws, ordinances, niles, orders, regulations, guidelines and otha requiranents of federal, state or local
governmaital authorities or of any private association or contained in any restrictive covenants or other declarations or
agreements,noworsubsequmflypa'miningmmePropatyordieusemdoccupatimoftheProperty.

“base Year” mans the period fioin the Commencement Date through the succeeding 12 fiill calaidar months (including for the
first Lease Year my partial month fioin the Commencement Date imtil the first day of the first fiill calendar month) and each
successive l2-month period theraficr during the Term.

“Maintain” mans to provide such maintenmce, repair and, to the extent necessary and appropriate, ieplacemmt, as may be
needed tokeep thesubjectpropertyingoodconditimandrepair.

“Monthly Rent” mans the monthly instalhnent of Minimum Annual Rent plus the monthly installment of estimated Annual
Operating Expenses payable by Tenant under this Lease.

“Mortgage” mans my mortpge, deed oftrust or otha lici or encumbrance on Landlord’s interest in the Property or my portirn
thereofi including without limitatiai my grotmd tr masts lease ifLandl<xd’s intaest is or becomes a lasdiold estate.
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 .
“Mortgagee” mans the holder of my Mortgage, including any ground or masta lessor if Landlu-d's interest is or becomes a

“Opaating Expenses” mans all costs, fees, charges md expenses incurred or charged by Landlord in connection with the
ownership, opaation, maintenmce and repair o£ and savices provided to, the Propaty, including, but not limited to, (i) the
charges at standard retail rates for my utilities provided by Landlord pursumt to Section 7 ofthis Lease, (ii) the com ofinsurance
carriedbyLandlordpursumttoSection8ofthislrasetogethawidithecostofmydeducfiblepaidbylandlord (nottoexceed
$25,000) in connection with m insured loss, (iii) Landlord’s cost to Maintain the Propaty, subject to the provisions ofSection 9
of this Lease, (iv) the cost of trash md recyclables collection, (v) to the extait not othawise payable by Tenmt pursuant to
Section 5 ofthis Lase, all levies, taxes (including ral estate taxes, sales taxes and gross receipt taxes), assessments, liaia licaise
and pamit fees, togetha with the rasonable cost ofcontesting my ofthe foregoing, which are appliable to the Tam, md which
are imposed byanyauthorityorimdermy Law, orpursumttomyrecorded covenantsoragreemats, upon or withrapectto the
Property, or my improvanaits thaeto, or directly upon this Lease or the Rent or upon amoimts payable by any subtenants a
otha occupants of t:lie Premises, or against Landlord because of Liindlord’s estate or intaest in the Propaty, (vi) the annual
amortization (ova their estimated economic usefiil lili: or payback paiod, whichever is shorter) ofthe com (including rasonable
financing charges) ofcapital iinprovanaits or replacanaits (provided, howeva, that (a) roofreplacancnt costs shall be excluded
fiom Operating Expenses as provided in Section 9(a) above, and (b) the annual amatimtion of my capital improvements
intaided to make the Building mire enagy eficient or othawise comply with green Building smndards such as LEED or Enagy
Star shall not exceed the savings in Opaating Expenses resulting fiom such improvements, as reasonably detamined by
Landlord), and (vii) a managaiait and arhninistrative Fee subject to the limitatim provided below. The foregoing
notwithstanding, Opaating Expaisa will not include: (i) depreciation on the Building, (ii) finmcing md refinancing costs
(except as provided above), intaest on debt or amortization payments on any mortgage, or rental unda my groimd or undalying
lase, (iii) lasing commissions, advatising expaises, taant iinprovemaits or otha com directly related to the lasing of die
Propaty, or(iv) income, excessprofitsorcorporatecapitalstocktax imposedorasseasedupon Landlord, imlassuchtaxormy
similar tax is levied or assessed in lieu ofall or any part ofany taxes includable in Opaating Expaises above. lflandlcrd elects
to prepay ral estate taxes dur'ing my discount paiod, Landlord shall be aititled to the benefit ofmy such prepaymait. Landlord
shallhavetherighttodirectlypafiirm (byitselfor throughmafiliate) mysavicesprovided undathis Laseprovidedthatthe
Landlord's charges included in Opaating Expenses for my such savices shall not exceed competitive market rates for
comparable savices. Tenant's Share ofannual managanait flees shall be capped at 2.5% of the annual gross rentals payable by
Taiant imda this Lease.

“Propaty"manstheLand,theBuildirig,theCommonAras,andallappurtaimcestothein.

“Rent” mans the Minimum Annual Rent, Annual Operating Expenses and my otha amoimts payable by Tenmt to landlord
under this Lase.

“Taken” or “Taking” mans acquisition by a public authority having the power of eminent domain by condannation or
conveyance in lieu ofcondannation.

“Tenmt’s Share” mans the pacentage obtained by dividing the raitable square fleet of the Premises by the rentable square feet of
the Building,asset£orthinSection l ofthisbcase.

“Trmsfier” mans (i) my assignment, transfer, pledge or otha aicumbrance ofall or a portion ofTenant's intaest in this Lease,
(ii) my sublase, license or concession ofall or a portim ofTcmnt’s intaest in the Premises, or (iii) my trmsfer ofa controlling
intaest in Tenant.
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IT“B”

BUILDING RULES

l. Anysidewalks,lobbies,passagesandstah'waysshallnotbeobstructedorusedbyTenantfioranypurpose
otherthaningressandegrcssfi'omandt:othePrt:nises. landlordshaflinalleasesretaintherighttoconuolorprevetttaccess
byallpaaonswhosepresaice,inthejudgrnattofLandlcnl,shallbeprcjudicialtothesafi:ty,peaceorcharactaofthe
Property.

2. 'Ihetoiletrooms,toilets,urinals,sinks,hueeta,pltnnbingorotha'sa'viceapparatusofanykindshallnot
beusedforanypurposesothathanthoseforwhichtheywacinsuHed,mdnosweq>ings,mbbish,mgaashes,chanicalsor
otherrefiiseorinjurioussubstanoesshallbeplaceddiaeinorusedinwnnecfionfltaewithwleflinmylobbiespassages,
elevatorsorstairways.

3. Tenantshallnotimpairinanywaythefiresafietysystemandshalloornplywithallsafiety,fireprotection
andevacuationprocedtncsandrcgulati<nsestablishedbyLandlm'd, anygovanmentalagencyoranyinsuranoeeompany
insuring the Building, including without limitatim the insurer's Red Tag Permit Systun, Hot Work Permit System and all
otherfireprotection impairmmtprocedures. Noperunshallgoontheroofwitho\nLandla'd’spriorwritta1pamissiui.

4. Skylights,windows,doa'aandtmaomsdtaHnotbecovacdorobsu1wtedbyTmmLmdTenmtshaflnot
installanywindowcoveringwhich wwldafl‘eatheataiaapparmceoftheBtulding,atcq>tuapprovedmwfifingby
Landlord. Tmantshallnotremove, widmnIandlmd’spriwwdmmcmsmt,myshades,blmdscctrminsmthePremises.

5. Without Landlord's prim writtm consent, Tmantshallnot hang, install, mount, suspendorattachanything
iiom or to any sprinkle, plumbing, utility or other lines. IfTenant hangs, installs, mounts, suspends or attaches anything
fi'omortoanydoors,windows,walls,floorsorceilings,Tenantshallspackleandsandallholesandrepairanydamage
eausedtherebyorbytherunovalthceofatorprimwtheexphatimorwminafimofthelease.

6. Tenantshallnotchangeany locks norplaceadditional locksuponanydoors.

7. Tenantshallnotusena-keepintheBuildinganymatterhavinganofiensivcodororwhidimaynegatively
afiect the indoor air quality of the Building, nor explosive or hifltly flammable mataial, nor dtall any animals other than
handicapassistaneedogsintheeompanyoftheirmasta'sbela'oughtintoorheptinorabouttl1eProperty.

8. IfTenant desires to introduce electrical, signaling, telegraphic, telephmic, protective alarm or other wires,
apparatusordevices,Landlotdslialldireetwhereandhowthesamearetobeplaced,andexceptassodireeted,noinstallation
boringorcuttingshallbepamitted. Followingreasonablenoticetolhlant, Landlordshallhavetherighttopreventandto
cut ofl't:he tranmnission ofexcessive or dangaous currmt ofelectricityor atmoyanoes into or through the Building or the
PremisesandtorequircthechangingofwiringeonnectionsorlayoutatTenant’sexpenae,totheextentthatLandla-dmay
reasonably deem necessary, and iinthc to require compliance with such neasmable rules as Landlord may establish relating
thaeto. All wircs installed by Tenant must be clearly tagged at the distributing boards and junction boxes and elsewha-e
whercrequiredbylandlord, withthenumberoftheofieetowhiehsaidwireslead,andthepurpoulbrwhich thewires
respectivclyareused, together with the name ofthe concern, ifany, operating same.

9. Tenant shall not place weights anywhere beyond the safe carrying capacity ofthe Building.

10. The use ofrooms as sleeping quarters is strictly prohibited at all times.

ll. Tenant shall have the right, at Teuant’s sole risk and responsibility, to use only Tenant’s Share of the
parking spaces at the Property as reasonably determined by landlord. Tenant shall comply with all parking regulations
promulgated by Landlord fiom time to time lbr the ordaly use of the vehicle parking areas, including without limitation the
following: Parking shall be limited to automobiles, passenger or equivalent vans, motorcycles, light flour wheel pickup trucks
and (in designated areas) bicycles. Vehicles shall be parked only in striped parking spaces, except for loading and unloading,
which shall occur solely in zones marked fill such purpose, and be so conducted as to not unreasonably interfere with traflic
flow within the Property or with loading and unloading areas of other tenants. Employee and tenant vehicles shall not be
parkedin spacesmarked forvisitorparkingorother specificuse. All vehiclesenteringorparkingin theparkingareasshall
do so at owner’s sole risk and Landlcrd assumes no responsibility for any damage, destruction, vandalism or thefl. Tenant
shall cooperate with Landlord in any measures implemented by Landlord to control abuse of the parking areas, including
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without limitation access control programs, tmant and guest vehicle identification programs, and validated parking programs,
 nom¢wfiGEw&gmgmresuliinTarant'beingcharged_li>rspacestowhichithasari@ittofi'ee

use raider its Lease. Each vehicle owner shall promptly respond to any sotmding vehicle alarm or horn, and liiilure to do so
may result in temporary or permanent exclusion of such vehicle fiom the parking areas. Any vehicle which violates the
parking regulations may be cited, towed at the expense oft:he owner, temporarily or pennanmtly excluded lrorn the parking
areas, or subject to other lawfiil consequence.

12. If Landlcrd designates the Building as a non-smoking building, Tenant and its Agents shall not smoke in
the Building CI‘ at the Building entrances and exits or in any other areas around the Building designated by Landlord as non-
smoking areas.

13. If at Tenant's request, Landlord consents to Tenant having a dumpster at the Propaty, Tenant shall locate
thedunrpstaintheareadesigiatedbylandlcrdandsltallkeqaandmaintainthedurnpstcrcleanandpaintedwithlidsmd
doorsingoodworkingorderand,atLandlord’srequest, locked.

l4. Tmant shall provide Landlord with a written idattification of any vendors engaged by Tenant to perfbnn
services for Tenant at the Premises (examples: cleanas, security guards/monitors, trash haulcs, telecommunications
installqs/maintenance).

l5. Tenant shall comply with any move-in/move-out rules provided by Landlord.

16. Tenant shall comply with the following additional sustainability requirements:

a. Tenant shall provide, within ten (10) days afier Landlord's request from time to time, reasonably
requested enagy and wata consumption data and related intbrmation in connection with Teuant’s use of the
Premises and all construction, maintmance, repairs, cleaning, trash disposal and recycling relating to the Premises
peribrmed by or on behalfofTenant - all to be used tor purposes ofmonitoring and improving building eficiencies.

b. Low/No VOC Paint. Tenant shall use only interim paints and coatings (including primers)
meeting the environmental requirements of the current Green Sealm Environmental Standard For Paints And
Coatings - GS-l l.

c. Gree.nCleaningProduets. Allcleaningprodt.|ctsusedinthePrernisesmustbecertifiedtmderthe
current Green Sealm Environmental Standard liar Industrial and institutional Cleanas — GS-37.

d. Recycling. The lbllowing itans must be recycled according to local capabilities, guidelines and
regulations: (i) Papa; (ii) Cardboard; (iii) Plastics; (iv) Aluminum Cans/Metals; and (v) Glass.

17. Tenant shall cause all ofTenant’s Agents to comply with these Building Rules.

18. Landlordreservestherighttorcscind,suspendormodifyanyrulesorregulationsandtomakesuchothc
rules and regulations as, in Landlord's reasonable judgment, may from time to time be needed for the safiety, care,
maintenance, operation and cleanliness of the Property. Notice ofany action by Landlord relierred to in this section, given to
Tenant, shallhave the same liarceandelfectasiforiginallymadeapartofthe fioregoing Lease. Newrulesorregulationswill
not, however, be unreasonably inconsistent with the proper and rightful enjoyment of the Premises by Tenant under the
Lease.

19. These Building Rules are not intmded to give Tenant any rights or claims in the event that Landlord does
not enfiorce any of them against any other tenants or if Landlord does not have the right to enfiorce them against any other
tenants and such nonenfiorcement will not constitute a waivu as to Tuiant.
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EXHlBl'l“‘C”

l_m 
Please refer to the documents described in Schedule l hereto, (the “Lease Documents”) including the “Lease”

therein described; all definedtermsinthisCertificateshallhavethesamemeaningsasset forthinthebeaseunlessotherwise
expressly set forth herein. The undersigned Tmant hereby certifies that it is the tenant unda the Lease. Tenant hereby
iitrthaaclmowledges that ithasbeenadvisedthat thebeasemaybecollaterallyassigned inccnnection withaproposed
financing securedbythePrcpertyand/ormaybeassignedinccnnection witha saleofthePropertyandcertifiesbothto
Landlord and to any and all prospective mortgagees and purchasers ofthe Property, including any trustee on behalfofany
holders of notes or otha similar instruments, any holdes fiom time to time of such notes or other instruments, and their
respective successors and assigns (the “Bmeficiaries”) that as ofthe date hereofi

l. TlieinibrmationsetfiorthinattachedSchedulelistrueandcor'rect.

2. TmantisinoccupancyofthePranisesandtheLeaseisinfirlll1'orceandefliect,and,exceptbysuch
writings as are identified on Schedule I, has not been modified, assigned, supplanmted or amended since its original
execution, nor are there any other agrermaits between Landlcrd and Tenant concerning the Premises, whether oral or
written.

3. All conditions and agreanents unda’ the lease to be satisfied or pafiormed by Landlad have been satisfied
and perfiormed.

4. Tenant is not in defiiult unda the Luise Documents, Tmant has not received any notice ofdefiiult under the
Lease Documents, and, to Tenant's knowledge, there are no events which have occurred that, with the giving ofnotice and/or
thepassageoftime, would resultinadefiult byTenantundertheLease Documents.

5. Tenanthasnotpaidanykentduemdertlieleasemorethan30daysinadvanceofthedatedueunderthe
Lease and Tuianthas no rights of setofll counterclaim, concession or otha‘ rights ofdiminution ofany Rent due and payable
undertheLeaseexceptassetforthinSchcdule l.

6. To Tenant's knowledge, except as set fiarth on Schedule l there are no uncured defiiults on the part of
Landlord under the Lease Documents, Tmant has not sent any notice ofdefimlt unda the Lease Documents to Landlord, and
exceptasset ibrthon Schedule l therearenoeventswhichhaveocourredthat, with the givingofnoticeand/orthepassageof
time, would result in a delirult by Landlord thereunder, and that at the present time Tmant has no claim against Landlord
under the Lease Doctnnmts.

7. Except as expressly set forth in Part G ofSchedule 1, there are no provisions for any, and Tenant has no,
0ptionswithrespecttothePremisesoralloranyportion oftheProperty.

8. No action, voluntary or involuntary, is pending against Tenant unda’ federal or state bankruptcy or
insolvency law.

9. The undersigned has the authority to execute and deliver this Certificate on behalf of Tenant and
acknowledges that all Beneficiaries will rely upon this Certificate in purchasing the Property or extending credit to Landlord
or its successors in interest.

l0. This Certificate shall be binding upcn the successors, assigns and representatives ofTenant and any party
claiming through or unda Tenant and shall inure to the benefit ofall Beneficiaries.

IN WITNESS WHEREOF, Tenant has executed this Certificate this day of , 2 .

Name ofTenant

BY-
Title:
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SCHEDULE I TO TENANT ESTOPPEL CERTIFICATE

Ins Duncan 1% Tarmund Cunmt Saws
Date ofLease:

Parties:

l. Landlord:

2. Tenant:

Premises:

Modifications, Assignments, Supplanenta or Amendments to Lease:

Commencement Date:

Expiration ofCurrant Term:

Option Rights:

Security Deposit Paid to landlord: S

Orrrent Minimum Annual Rent: S

Current Annual Opaating Expenses: S

Current Total Rent: S

Square Feet Demised:
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EXHIBIT “D”
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