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AIRCRE

STANDARD INDUSTRIAL/COMMERCIAL SINGLE-TENANT LEASE - NET
(DO NOT USE THIS FORM FOR MULTI-TENANT BUILDINGS)

1.  BaslcProvisions ("Basic Provisions").
1.1 Parties. This Lease ("Lease"), dated for reference purposesonly _April 1, 2018 ,ismade by and between Hayward Truss
Company, LLE ("Lessor')and _WestRock CP, LLC, or Assignee*  ("Lessee"), (colectivelythe "Parties," orindividually a
| “party"*)of same or of similar financial and legal capacity acceptable to Lessor in its reasonable ciscretion.

1.2 Premises: That certain real property, including all improvements therein or to be provided by Lessor undzr the terms of this Lease, commonly known as
(street address, city, state, zip): _1253 La Brea, Santa Maria. CA ("Premises”). The Preml esare located in the County of _Sanla
Barbara ,andare generally described as (describe briefly the nature of the property and , if applicable, the "P-oject,” if the property Is located within a Project):

an approximately 49,000 s.f. facilitv of 7.12 acres of M2 zoned land. This premise is
being leased "as-is, where-is", Less dhadll require Lessor approval,.not to be
unreasonably withhéld, of all inprovements which shall be made at lessee expense. . (Seealso
Paragraph 2) '

13 Term: _five  vyearsand _2ero _ months ("Original Term") commencing April 1, 2018 ("Commencement Date")and ending

March31l, 2023 ("ExpirationDate"). (See also Paragraph 3)
' 1.4 Early Possession: [fthe Premises are available Lessee may have non-exclusive possession of the Premise: commencing _N/A. ("Early Possession
Date"). (Seealso Paragraphs 3.2 and 3.3)

15 Base Rent: _$36,550.00 _ per month ("Base Rent"), payableon the _first  day ofeach nonth commencing _Aprill, 2018 .
(See also Paragraph 4) ) '

If this box is checked, there are provislens in this Lease for the Base Rent to be adjusted. See Paragraph
1,6 Base Rentand Other Monies Paid Upon Execution:

(a) BaseRent: _$36,550.00 fortheperiod April 18, 2018 .

(b) Security Deposit: _$0.00  ("Security Deposit"). (Seealso Paragraph5)

(¢} AssoclationFees: N/A forthe period N/A .

(d) Other: N/A for N/A

(e) Total Due Upon Execution of this Lease: _ $36,550.00 .
1.7 AgreedUse: _Production, storage and distribution of cartons and packaging . (SeealsoParagraph 6)
1.8 Insuring Party. Lessor is the “Insuring Party" unless otherwise stated hereln. (See also Paragraph 8}

1.9 Real Estate Brokers. (See also Paragraph 15 and 25)
(a) Representation: The following real estate brokers (the "Brokers"} and brokerage relationships existin thls transaction (check applicable boxes):

EZ Stafford McCaxrty, Inc. _represents Lessor exclusively ("Lessor's Broker");
D MN/A- represents Lessee exclusively {"Lessee's Broker"); or

_N/A . represents both Lessor and Lessee ("Dual Agency").
(b) Payment to Brokers: Upon execution and delivery of this Lease by both Parties, Lessor shall pay to he Brokers the brokerage fee agreed to In a

separate written agreement {or If there is no such agreement, the sum of or e a % of the total Base Rent) for the brokerage
[ services rendered by the Brokers.
1.10 Guarantor. The obligations of the Lessee under this Lease are to be guaranteed by _N/A ("Guarantor"). (Seealso Paragraph 37)
1.11 Attachments. Attached hereto are the following, all of which constitute a part of this Lease:
@ an Addendum consisting of Paragraphs _51 through _55 f

aplot plan depicting the Premises;

a current set of the Rules and Regulations;

a Work Letter;

other (specify}; _Options to Extend Paragraph 52

2. Premises.
2.1 Letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, at the rental, and upon all of the terms,

covenants and conditions set forth in this Lease. While the approximate square footage of the Premises may have been used in the marketing of the Premises for
purposes of comparison, the Base Rent stated herein is NOT tied to square footage and is not subject to adjustment should the actual size be determined to be
different. NOTE: Lessee is advised to verify the actual size prior to executing this Lease.

2,2 Condition. Lessor shall deliver the Premises to Lessee broom clean and free of debris on the Commencement Date or the Early Possession Date, whichever
first occurs {"Start Date"), and, so long as the required service contracts described In Paragraph 7.1(b) below are obtained by Lessee and in effect within thirty days
following the Start Date, warrants that the existing electrical, plumbing, fire sprinkler, lighting, heating, ventilating ard air conditioning systems ("HVAC"), loading
doors, sump pumps, if any, and all other such elements in the Premises, other than those constructed by Lessee, shzll be in good operating condition on said date,
thiat the structural elemerits:af the Fopf, beating walls and foundation of any Bulldings on the Prémses (the "Bullding")shall be free of materlal défects, and that the:

I Premises do:notcantain-hazardouslevels of any mold, ashestos, er fungi.defined as toxic under applicable state cr federal law, If a non-compliance with said
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warranty exists as of the Start Date, orIf one of such systems or-elements should malfunction or fall within the appropriate warranty period; to the best of
Lessor's knowledge, Lessor shall, 3s Lessor's sole obligation with respect to such rialter, except as otherwlse provided I this Ladse, promptly after. recaipi of
written notice from Lessee setting forth with specificity the nature and extent of such non-compliance, malfunction or failure, rectify same at Lessor's expense. The

| warranty periods shall be as follows: (i) Nine & months as to the HVAC systems, and (Il Ninety 30 days as to the remaining systems and other elements of the
Building. If Lessee does not give Lessor the required notice within the appropriate warranty period, correction of any such non-compliance, malfunction or fallure
shall be the obligation of Lessee at Lessee's sole cost and expense. Lessor also warrants, that unless otherwise specified in writing, Lessor Is unaware of (i) any
recorded Notices of Default affecting the Premise; (1) any delinquent amounts due under any loan secured by the Premises; and (iii) any bankruptcy proceeding
affecting the Premises.

2.3 Compllance. Lessor warrants that to the best of its knowledge the improvements on the Premises comply with the building codes, applicable laws,
covenants or restrictions of record, regulations, and ordinances ("Applicable Requirements") that were in effect at the time that each improvement, or portion
thereof, was constructed, Sald warranty does not apply to the use to which Lessee will put the Premises, modifications which may be required by the Americans with
Disabilities Act or any similar laws as a result of Lessee's use (see Paragraph 49), or to any Alterations or Utility Installations (as defined in Paragraph 7.3(a)) made or to
be made by Lessee. NOTE: Lessee is responsible for determining whether or not the Applicable Requirements, and especlally the zoning, are appropriate for
Lessee's intended use, and acknowledges that past uses of the Premises may no longer be allowed. Ifthe Premises do not comply with said warranty, Lessor shall,
except as otherwise provided, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of such non-compliance, rectify
the same at Lessor's expense. If Lessee does not give Lessor written notice of a non-compliance with this warranty within 6 months following the Start Date,
correction of that non-compliance shall be the obligation of Lessee at Lessee's sole cost and expense. If the Applicable Requirements are hereafter changed so as to
require during the term of this Lease the construction of an addition to or an alteration of the Premises and/or Building, the remediation of any Hazardous Substance,
orthe reinforcement or other physical modification of the Unlt, Premises and/or Building ("Capital Expenditure"), Lessor and Lessee shall allocate the cost of such
work as follows:

{a) Subject to Paragraph 2.3(c) below, if such Capital Expenditures are required as a result of the specificand unique use of the Premises by Lessee as
compared with uses by tenants in general, Lessee shall be fully responsible for the cost thereof, provided, however, that if such Capital Expenditure Is required during
the last 2 years of this Lease and the cost thereof exceeds 6 months' Base Rent, Lessee may instead. terminate this Lease unless Lessor notifies Lessee, in writing,
within 10 days after recelpt of Lessee's termination notice that Lessor has elected to pay the differance between the actual cost thereof and an amount equal to 6
months' Base Rent. If Lessee elects termination, Lessee shall immediately cease the use of the Premises which requires such Capital Expenditure and deliver to Lessor
written notice specifying a termination date at least 90 days thereafter. Such termination date shall, however, in no event be earlier than the last day that Lessee
could legally utilize the Premises without commencing such Capital Expenditure.

(b)  If such Capital Expenditure is not the result of the specific and unique use of the Premises by Lessee {such as, governmentally mandated seismic
modifications), then Lessor shall pay for such Capital Expenditure and Lessee shall only be obligated to pay, each month during the remainder of the term of this Lease
orany extension thereof, on the date thaton which the Base Rent is due, an amount equal to 1/144th of the portion of such costs reasonably attributable to the

| Premises. Lassaaéhiatlpa st-onthebs Y epayitiobligationatanytime. If, however, such Capital Expenditure is required during the last 2 years
of this Lease or if Lessor reasonably determines that It Is not economically feasible to pay its share thereof, Lessor shall have the option to terminate this Lease upon
90 days prior written notice to Lessee unless Lessee notifies Lessor, in writing, within 10 days after recelpt of Lessor's termination notice that Lessee will pay for such
Capital Expenditure. If Lessor does not elect to terminate, and fails to tender Its share of any such Capital Expenditure, Lessee may advance such funds and deduct
same, with Interest, from Rentuntil Lessor's share of such costs have been fully paid. If Lesseels unable to finance Lessor's share, orif the balance of the Rent due
and payable for the remainder of this Lease Is not sufficient to fully reimburse Lessee on an offset basis, Lessee shall have the right to terminate this Lease upon 30
days written notice to Lessor.

(c) Notwithstanding the above, the provisions concerning Capital Expenditures are intended to apply only to non-voluntary, unexpected, and new
Applicable Requirements, If the Capital Expenditures are instead triggered by Lessee as a result of an actual or proposed change In use, change inintensity of use, or
modification to the Premises then, and in that event, Lessee shall either: (1) Immediately cease such changed use or intensity of use and/or take such other steps as
may be necessary to eliminate the requirement for such Capital Expenditure, or (il) complete such Capital Expenditure at its own expense. Lessee shall not, however,
have any right to terminate this Lease.

2.4 Acknowledgements, Lessee acknowledges that: (a) it has been given an opportunity to inspect and measure the Premises, (b) it has been advised by
Lessor and/or Brokers to satisfy itself with respect to the size and condition of the Premises (including but not limited to the electrical, HVAC and fire sprinkler
systems, security, environmental aspects, and compliance with Applicable Requirements and the Americans with Disabilities Act), and their suitability for Lessee's
intended use, (c) Lessee has made such Investigation as It deems necessary with reference to such matters and assumes all responsibility therefor as the same relate
to Its occupancy of the Premises, (d) it Is not relying on any representation as to the slze of the Premises made by Brokers or Lessor, (e} the square footage of the
Premises was not material to Lessee's decislon to lease the Premises and pay the Rent stated herein, and {f) neither Lessor, Lessor's agents, nor Brokers have made
any oral or written representations or warranties with respect to said matters other than as set forth in this Lease. In addition, Lessor acknowledges that: (i) Brokers
have made no representations, promises or warranties concerning Lessee's ability to honor the Lease or suitability to occupy the Premises, and {ii) itis Lessor's sole
responsibility to investigate the financial capability and/or sultabllity of all proposed tenants.
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3. Term,

3.1 Term, The Commencement Date, Expiration Date and Original Term of this Lease are as specified in Paragraph 1.3,

3.2 Early Possession. Any provision herein granting Lessee Early Possession of the Premises is subject to and cenditioned upon the Premises being available
for such possession prior to the Commencement Date. Any grant of Early Possession only conveys a non-exclusive right to occupy the Premises. If Lessee totally or
partially occupies the Premises prior to the Commencement Date, the obligation to pay Base Rent shall be abated for the period of such Early Possession. All other
terms of this Lease (Including but not limlted to the obligations to pay Real Property Taxes and insurance premiums and to maintain the Premises) shall be In effect

during such period. Any such Early Possesslon shall not affect the Expiration Date.
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3.4 Lessee Compliance. Lessorshall not be required totender possession of the Premises to Lessee until Leszee complies with Its obligation to provide
evidence of insurance (Paragraph 8.5). Pending delivery of such evidence, Lessee shall be required to perform all of ks obligations under this Lease from and after the
Start Date, Including the payment of Rent, notwithstanding Lessor's election to withhold possession pending receipt of such evidence of Insurance. Further, if Lessee
Is required to perform any other conditions prior ta or concurrent with the Start Date, the Start Date shall occur but _essor may elect to withhold possession until such
conditions are satisfied,

4, Rent,

4.1 Rent Defined. Allmonetary obligations of Lessee to Lessor under the terms of this Lease (except for the Security Deposit) are deemed to be rent (“Rent"),

4.2 Payment. Lessee shall cause payment of Rent to be received by Lessor In lawful money of the United States, without offset or deduction (except as
specifically permitted in this Lease), on or before the day on whichitis due. Allmonetary amounts shall be rounded ko the nearest whole dollar. Inthe event thatany
invoice prepared by Lessor Is inaccurate such inaccuracy shall not constitute a waiver and Lessee shall be obligated tc pay the amount set forth In this Lease. Rent for
any period during the term hereof which is for less than one full calendar month shall be prorated based upon the actual number of days of sald month. Payment of
Rent shall be made to Lessor at its address stated herein or to such other persons or place as Lessor may from time to time designate in writing. Acceptance of a
payment which is less than the amount then due shall not be a waiver of Lessar’s rights to the balance of such Rent, -egardless of Lessar's endorsement of any check
sostating. In the event that any check, draft, or other Instrument of payment given by Lessee to Lessor Is dishonored for any reason, Lessee agrees to pay to Lessor
the sum of $25 in addition to any Late Charge and Lessor, at its option, may require all future Rent be paid by cashier:s check. Payments will be applied first to accrued
late charges and attorney's fees, second to accrued Interest, then to Base Rent, Insurance and Real Property Taxes, ard any remaining amount to any other
outstanding charges or costs.

4,3 Association Fees. Inaddition to the Base Rent, Lessee shall pay to Lessor each month an amount equal tc any owner's assaciation or condominium fees
levied or assessed against the Premises, Said monies shall be paid at the same time and in the same manner as the kase Rent.
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6. Use.

61 Use: Lesseeshalluse and oteupy the Premises only for the Agreed Use, or any other lagal usewhich 'ls reasonably comparah!e thereto, and forno other
purpgse. Lessee shall riok Use or permitthe use of the Prefises In @ manner thatls unlawiul, creates damage, (Featonable wear and lear ‘excepted) waste ora
nuisanice, or thatdlsturhs occupants of or causes d‘amage to nelghborlng premises or, pmperﬁes Qther than gulde :Ignaland seelng eye dogs, Lessee shall notkesp-
cralldiid Dring ontu thePreimises any.pets, ahlmals, BIrds, fish; of reptiles, Lessor shall natunteasonably WILizld oF deldy Its consent 1o aily wrlttén requestifor 8
modification of the Agreed Use, so long as the same will not Impair the structural Integnty of the Improvements on the premises or the mechanical or electrical
systems therein, and/or is not significantly more burdensome to the Premises, If Lessor elects to withhold consent, lessor shall within 7 days after such request give
written notification of same, which notice shall include an explanation of Lessor's objections to the change in the Agseed Use.

6.2 Hazardous Substances.

(a) Reportable Uses Require Consent. The term "Hazardous Substance” as used in this Lease shall mean any product, substance, or waste whose
pesence, use, manufacture, disposal, transportation, or release, either by Itself or in combination with other materials expected to be on the Premises, is either: (i)
patentially Injurious to the public health, safety or welfare, the environment or the Premises, (ii) regulated or monitcred by any governmental authorityy or (iii) a basis
for potential liability of Lessorto any governmental agency or third party under any applicable statute or common la~ theory. Hazardous Substances shall include, but
not be limited to, hydracarbons, petroleur, gasoline, and/or crude oll or any products, by-products or fractions ther=of. Lessee shall not engage In any activity In or
on the Premises which constitutes a Reportable Use of Hazardous Substances without the express prior written consznt of Lessor and timely compliance (at Lessee's
expense) with all Applicable Requirements. "Reportable Use" shall mean {i) the installation or use of any above or below ground storage tank, (i) the generation,
possession, storage, Use, transportation, or disposal of a Hazardous Substance that requires a permit from, or with respect to which a report, notice, registration or
business plan is required to be filed with, any governmental author]ty, and/or {iii) the presence at the Premises of a llazardous Substance \mth respect to WhICh any
Applicable Requ "ments requlres that a hoticé ba given 4 enterlng nroccupvlngthe Prémlses ar helghl opertie
Lessee may useany.ardinary and custormary materials @éasonably required to heused in the normal course of the Agresd Use, 1nc|udmg bl norlimited to,
ordinary office supplies (copler ‘toner, I|qmd paper, glue, etc ) and common hnusehnld cleanlng materlals, 50 Iong ass uch use is in compllance W|th aII Applicable
Requirements, g B3 y G &
Lma&toanv—habﬂdy—th&mﬁo‘ in addltlon, Lessor may condlﬂon its consentto any Reportable Use requmng LeJJ‘OI' s consent upon receiving such additianal
assurances as Lessor reasonably deems necessary to protect itself, the public, the Premises and/ar the environment agalnst violation of Applicable
Requirements damage, contamination, injury and/or liability, including, but not limited to, the installation (and ramoval on or before Lease expiration or
termination) of protective madifications (such as concrete encasements) and/or increasing the Security Deposit.

(b) Dutyto Inform Lessor. If Lessee knows, or has reasonable cause to believe, that a Hazardous Substance has come to be located in, on, under or
about the Premises, other than as previously consented to by Lessor, Lesseea shall immadiately promptly give writt2n notice of such fact to Lessor, and provide
Lessor with a copy of any non-privileged report, notice, claim or other documentation which it has concerning the presence of such Hazardous Substance.
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(¢} Lessee Remediation, Lessee shall not cause or permit any Hazardous Substance to be spilled or released in, on, under, or about the Premises
(inchiding thidugh the plumbing of sanitary sewersystem) in violation of Applicable Requiremients and shall promptly, at Lessee's expense, camply with all
Aipplicable Requirements and take all Investigatory-and/or remedial action reasonably recommendéd, whether of ot Formally orired or réquiréd, for the cleanip of
any contamination of, and for the maintenance, security and/or manitoring of the Premises or nelghbofing properties, that was caused : Leonts to by
Lessee, orpastalnl o fayolulng any Hazardous Substance biought dsa Fesull of a relédse ol Hazardous Subslances by Lessée onta the Premilsés
during the term of this Lease by arfor Luctas, or any thisd pary.,

(d) LesseeIndemnification. Lessee shall indemnify, defend and hold Lessor, Its agents, employees, lenders and ground lessor, if any, harmless from and
againstany and all loss of rents and/or damages, liabilities, judgments, claims, expenses, penalties, and attorneys' and !:onsultants' fees arising out of or involving any
Hazardous Substance brought released onto the Premises by orfor Lessee, acany-thicd party il ie ; b & (provided, however,
that Lessee shall have no Hability under this Lease with respect to underground migration of any Hazardous Substance under the Premises engasad-by-orthraunh-
Lessee from adjacent properties not caused or contributed to by Lessee). Lessee's obligations shall include, but not be limited to, the effects of any contamination or
injury to person, property or the environment created or suffered by Lessee, and the cost of investigation, removal, remediation, resatora_tjon and/or abatement,

required by law and shall survive the expiration or termination of this Lease for a period of 12 months. Natsrmination,<ancaliation orselaass-agresmant

1y

{e) Lessor Indemnification. Except as otherwise provided in paragraph 8.7, Lessor and its successors and asslgns shall indemnlfy, defend, reimburse and
hold Lessee, its employees, aad lenders, affiliates and assigns harmless from and againstany and all enuisenmantal damages, liabilities, judgments,
claims, esxpenses, penalities and attorneys' and consultants'fees including the cost of remedlation, which result from Hazardous Substances which
existed on the Premises prior to Lessee's accupancy or which are caused by the-geessnaghigance orwillhyl miczanductaf Lessor, its other lessces agents or
employees. Lessor's obligations, as and when required by the Applicable Requirements, shall include, but not be limited to, the cost of investigation, removal,
remediation, restoration and/or abatement, and shall survive the expiration or termination of this Lease,

(f) Investigations and Remedlations. Lessor shall retain the responsibility and pay for any investigations or remediation measures required by
governmental entities having jurisdiction with respect to the existence of Hazardous Substances on the Premises prior to Lessee's occupancy, unless such remediation
measure is required solely as a result of Lessee's use {Including *Aiterations”, as defined in paragraphi 7.3{a) below) of the' Premises, in shich event Lessee shal) be
fesponsible for such paymerit. Lessee shall tse reasangble efforts Lo copperate filyin afy such atiivités atthe request of Lessos Inchiding allawing Lessor.dnd
Lessor's agents to have reasonable access to the Premises at reasonable times in order to carry out Lessor's investigative and remedial responsibilities.

(g) Lessor Termination Option. If a Hazardous Substance Condition (see Paragraph 9.1{e)) occurs during the term of this Lease, unless Lesseeis legally
responsible therefor (in which case Lessee shall make the Investigation and remediation thereof required by the Applicable Requirements and this Lease shall continue
in full force and effect, but subject to Lessor's rights under Paragraph 6.2(d) and Paragraph 13), Lessor may, at Lessor's option, either (i} investigate and remediate such
Hazardous Substance Condition, If required, as soon as reasonably possible at Lessor's expense, in which event this Lease shall continue in full force and effect, or (ii) if
the estimated costto remediate sych condition exceeds 12 times the then mqnthiy Base Rent or $100,000, whichever is greater, give written notice to Lessee, within
30 days sfter receipt by Lessor of knowledge of the occurrence of such Hazardous Subtance Condition, of Lessoi's desire to terminate this Lease as of the date 60
days folloiwlig the data-of such notica. |1 the event Lessor elacts'to give a teriination notice, Lessee may, in #easonabla itssole discretion, within 10days
thereafter, give written notice to Lessor of Lessee's commitment to pay the amount by which the cost of the remediation of such Hazardous Substance Condition
exceeds an amount equal to 12 times the then monthly Base Rent or $100,000, whichever is greater. Lessee shall provide Lessor with sald funds or satisfactory
assurance thereof within 30 days following such commitment. Insuch event, this Lease shall continue in full force and effect, and Lessor shall proceed to make such
remediation as soon as reasonably possible after the required funds are available, If Lessee does not give such notice and provide the required funds or assurance
thereof within the time provided, this Lease shall terminate as of the date specified In Lessor’s notice of termination.

6.3 Lessee's Compliance with Applicable Requirements. Exceptas otherwise provided in this Lease, Lessee shall, at Lessee's sole expense, fully, diligently and

In a timely manner, materially comply with all Applicable Requirements, and the requirements of any applicable fire Insurance underwriter or rating bureau,
provided the same are delivered by Lessor to Lessee in writing within 10 days of the commencement date of the Lease, and the

oy ol Lacistsunpinsamnsndlissaniutiants which relate in aay-mspass to the Premises, without regard to whether said Applicable Requirements are-
now in effect or become effective after the Start Date, Lessee shall, within 10 days after recelpt of Lessor's written request, provide Lessor with copies of all permits
and other documents, and other information evidencing Lessee's compliance withany Applicable Requirements specified by Lessor, and shall immadiately
promptly, upon receipt, notify Lessor In writing {with copies of any documents involved) of any threatened or actual claim, notice, citation, warning, complaint or
report pertaining to or Involving the fallure of Lessee or the Premises to comply with any Applicable Requirements, Likewise, Lessee shall immadiataly. promptly
give written notice to Lessor of:{i}any water damage to the Premises Uspactad-seapags; i 3 cor 1 Gl -t T
olmold, actually known to Lessee; arflif-any: iass 0 othi

- : Ahe - b ulsge. Inaddition, Lessee shall
provide copies of all relevant matesia! safety data sheets (MSDS) to Lessor within 10 days of the receipt of awritten request therefor. In addition, Lessee shall provide
Lessor with coples of its business license, certificate of occupancy and/or any similar document within 10 days of the receipt of a written request therefor.

6.4 Inspection; Compliance. Lessorand Lessor's "Lender" (as defined in Paragraph 30) and consultants authorized by Lessor shall have the right to enter into
Premises at any time, in the case of an emergency, and otherwise at reasonable times after reasonable notice, for the purpose of inspecting and/or testing the
condition of the Premises and/or for verifying compliance by Lessee with this Lease. The cost of any such inspections shall be paid by Lessor, unless a violation of
Applicable Requirements, or a Hazardous Substance Condition (see paragraph 9.1) is found to exist orbetmmiasat, or the inspection is requested or ordered by a
governmental authority. In such case, Lessee shall upon request reimburse Lessorfor the cost of such Inspection, so long as such inspection is-seaseaably related to
tha a violation or contamination caused by Lessee., Jikicin, Lassan: ‘prou iy ralai; it i data ghagts S)bo Laksar withic ]

= i

i 3 F

| 7. , Maintenance; Repairs; Utility Installations; Trade Fixtures and Alterations, .

7.1 Lessee's Obligations.
(a) In General. Subject tothe provisions of Paragraph 2.2 {Condition), 2.3 {Compllance), 6.3 {Lessee's Compliance with Applicable Requirements), 7.2
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(Lessor's Obligations), 9 (Damage or Destruction), and 14 (Condemnation), Lessee shall, at Lessee's sole expense, keep the Premises, Utility Installations (intended for
Lessee's exclusive use, no matter where Iocated), and Alteraﬂons the same In.gnc.d the same order, conditmn ard repalr as exlsted on the Commencement
Date

‘ e : : d AT oo isa5), including, but not limited to,
al1 equipment or faulmes, SUCh as plu'rnblng, Mpmam electncal nghnng facIlmes, boalers pressl.rre vessels, Sire prutectlon system, hxtures, wallsHaterorand
extador)foundatioas, ceilings, ; :, floors, windows, doors, plate glass, skylights, landscapirg, & ; : a
signs, sidewalks-and parkways located in, on, or adiacent to the Premises. Lessee, In keeping the Premises in gead crder, condition and repa]r, shall exercise and
perform good maintenance practices, specifically including the procurement and maintenance of the service contracs required by Paragraph 7.1{b) below, subject
to the terms of this Lease. Lessee's obligations shall include restorations, replacements or renewals when necessary to keep the Premises and all Improvements
thereon or a part thereof in good order, condition and state of repair. Lessee shall, during the term of this Lease, keep the exterior appearance of the Building in the
same afestclass good.condition as existed on the Commencement Date (including, e.g. graffiti removal) zonsistent with the exterior appearance of other
similar facilities of comparable age and size In the vicinity, including, when necessary, the exterior repainting of the Euilding. Lessee shall not be deemed
responsible hereunder, pursuant to section 2.3A, unless said repairs are necessary and pertiner.t to Lessee's negligence or wilful
misconduct.

(b) Service Contracts, Lessee shall, at Lessee's sole expense, procure and maintain contracts, with copias to Lessor, in customary form and substance for,
and with contractors specializing and experienced in the maintenance of the following equipment and improvements, if any, if and when installed on the Premises: (i)
HVAC equipment, (i) boiler, and pressure vessels, {iii) fire extinguishing systems, Including fire alarm and/or smoke detection, (iv) landscaping and irrigation systems,
{v) raof covering and drains, and (vi) clarifiers, However, Lessor reserves the right, upon notice to Lessee, to procureand maintain any or all of such service contracts,
and Lessee shall reimburse Lessor, upon demand, for the cost thereof,

(c) Failure to Perform. If Lessee falls to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon the Premises after 10 days' prior
written notice to Lessee (except in the case of an emergency, in which case no notice shall be required), perform suc obligations on Lessee's behalf, and put the
Premises in good order, condition and repair, and Lessee shall promptly pay to Lessor a sum equal to 115% of the co-t thereof.

(d) Replacement. Subject to Lessee's indemnification of Lessor as set forth In Paragraph 8.7 below, anc without relieving Lessee of liability resulting from
Lessee's failure to exercise and perform good malntenance practices, if an item described in Paragraph 7.1({b} cannot be repaired other than at a cost which Is In excess
0f 50% of the cost of replacing such item, then such item shall be replaced by Lessor, and the cost thereof shall be prorated between the Parties and Lessee shall only
be obligated to pay, each month during the remainder of the term of this Lease, on the date on which Base Rent is due, an amount equal to the product of multiplying
the cost of such replacement by a fraction, the numerator of which Is one, and the denominator of which Is 144 (ie. _/144th of the cost per month). Lessee shall pay
Interest on the unamortized balance but may prepay its obligation at any time.

7.2 Lessor's Obligations. Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 9 (Damag= or Destruction) and 14 (Condemnation), Itis
intended by the Parties hereto that Lessor have no obligation, in any manner whatsoever, to repair and maintain the Premises, or the equipment therein, all of which
obligations are Intended to be that of the Lessee. It Is the Intention of the Parties that the terms of this Lease goverr the respective obligations of the Parties as to
maintenance and repalr of the Premises. Notwithstanding anything to the contrary contained in the Lease, Lessor shall be responsible for all
repairs, replacements and /or maintenance that could be classified as an "eptien a "capital expenditure" under generally acceptable
accounting practices unless same is due in whole or part to the actions and/or inactions of Tenznt..

7.3 Utility Installations; Trade Fixtures; Alterations,

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

(b) Consent. Lesseeshall not make any Alterations or Utility Installations to the Premises without Lesscr's prior written consent. Lessee may, however,
make non-structural Alterations or Utility installations to the interior of the Premises (excluding the roof) without suzh consent but upon notice to Lessor, as long as
they are not visible from the outside, do not Involve puncturing, relocating or removing the roof or any existing walls, will not affect the electrical, plumbing, HVAC,
and/or life safety systems, do not trigger the requirement for additional modifications and/or improvements to the Fremises resulting from Applicable Requirements,
such as compliance with Title 24, and the cumnulative cost thereof during this Lease as extended does not exceed a sum equal to 3 month's Base Rent In the aggregate
ora sum equal to one month's Base Rent in any one year. Notwithstanding the foregoing, Lessee shall not make or permit any roof penetrations and/or install
anything on the roof without the prior written approval of Lessor. Lessor may, asa precondition to granting such approval, require Lessee to utilize a contractor
chosen and/or approved by Lessor. Any Alterations or Utility Installations that Lessee shall desire to make and whict require the consent of the Lessor shall be
presented to Lessar In written form with detalled plans, Consent shall be deemed conditioned upon Lessee's: (i) acquiring all applicable governmental permits, (i)
furnishing Lessor with coples of both the permits and the plans and specifications prior to commencement of the werk, and (ili) compliance with all conditions of said
permits and other Applicable Requirements in a prompt and expeditious manner. Any Alterations or Utility Installations shall be performed in a workmanlike manner
with good and sufficient materials. Lessee shall promptly upon completion furnish Lessor with as-built plans and specifications. For work which costs an amountin
excess of one month's Base Rent, Lessor may condition its consent upon Lessee providing a lien and completion bond in an amount equal to 150% of the estimated
cost of such Alteration or Utility Installation and/or upon Lessee's posting an additional Security Deposit with Lessor.

(c) Liens;Bonds. Lessee shall pay, when due, all claims for labor or materials furnished or alleged to have been furnished to or for Lessee at or for use on
the Premises, which claims are or may be secured by any mechanic's or materialmen's lien against the Premises or any interest therein. Lessee shall glve Lessor not
less than 10 days notice prior to the commeancement of any work in, on or about the Premises, and Lessor shall have the right to post notices of non-responsibllity. If
Lessee shall contest the validity of any such lien, clalm or demand, then Lessee shall, at its sole expense defend and arotect itself, Lessor and the Premises against the
same and shall pay and satisfy any such adverse judgment that may be rendered thereon before the enforcement thareof. If Lessor shall require, Lessee shall furnish
asurety bond in an amount equal to 150% of the amount of such contested lien, claim or demand, Indemnifying Lessor against liability for the same, If Lessor elects
to particlpate In any such action, Lessee shall pay Lessor's attorneys' fees and costs.

7.4 Ownership; Removal; Surrender; and Restoration.

(a) Ownership. Subject to Lessor's right to require removal or elect ownership as hereinafter provided, all Alterations and Utility Installations made by
Lessee shall be the property of Lessee, but considered a part of the Premises, Lessor may, atany time, elect in writirg to be the owner of all or any specified part of
the Lessee Owned Alterations and Utility Installations. Unless otherwise instructed per paragraph 7.4{b) hereof, all bessee Owned Alterations and Utility Installations
shall, at the expiration or termination of this Lease, become the property of Lessor and be surrendered by Lessee wizh the Premises.

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

(c) Surrender; Restoration. Lessee shall surrender the Premises by the Expiration Date or any earlier termination date, with all of the improvements,
parts and surfaces thieréof broom élean aid freeof debiris, and irgesd Lhie simeé bperating order coidition and state of fepar as éxisted'on the
Commencement Date, ardinary wer and tear excepted. "Ordinary wear.apd tear" shall not Iriclude any damage ‘o deterioration that would have been

1}

pravented by ‘good maintenance practice, ‘.n:w...:f.hi-‘r?‘min‘g thadorggolog. ¢ thoLasge yoccuplasthis-Riginlcac for 12 monthe vrlostthanLotas chall surrandicthe

icas ] inaiad-y ' D3ty ' digas, Lessee shall repair.any damage occasioned by
the installation, malntenance or removal of Trade Fixtures, Lessee owned Alterations and/or Utillty Installations, furnishings, and equipment as well as the removal of
any storage tank installed by or for Lessee, Lessee shall also remove from the Premises any and all Hazardous Substances brought onto the Premises by or for Lessee,
oranythled pacty (except Hazardous Substances which were deposited via underground migration from areas outside of the premises and those that werein
existence prior to the commenceément date) to the level specifigd in Applicable Reqliraiments. Trada Fixturés shall rariain the praperty of Léssee anil shall be
removed by Lessee. Any personal property of Lessee not removed on or before the Explration Date or any earlier termination date shall be deemed to have been
abandoned by Lessee and may be disposed of or retained by Lessor as Lessor may desire. The failure by Lessee to timely vacate the Premises pursuant to this
Paragraph 7.4{c) without the express written consent of Lessor shall constitute a heldover under the provisions of Paragraph 26 below. d

8.  Insurance; Indemnity.
8.1 Payment ForlInsurance. Lessee shall pay for allinsurance required under Paragraph 8 except to the extent of the cost attributable to liability insurance

carried by Lessor under Paragraph 8.2(b) in excess of $2,000,000 per occurrence, Premiums for policy periods commencing prior to or extending beyond the Lease
term shall be prorated to correspond to the Lease term. Payment shall be made by Lessee to Lessor within 10 days following receipt of an Invoice,

8.2 Liability Insurance.

{a) Carried by Lessee. Lessee shall obtain and keep In force a Commercial General Liabllity policy of insurance protecting Lessee and Lessor as an
additional Insured agalnst claims for badily injury, personal injury and property damage based upon or arising out of the ownership, use, occupancy or maintenance of
the Premises-and all areas appurtenant.thereto, Such Insurance shall be‘'on an. occurrence basis providing single limit coverage in an amount-rotiéssthan of
41,000,000 pér scedrrence WIth dpanndal aggregate of net-lede-thian 52,000,000, Lesseeshall add Lessdr a5 ah additional insured] by mieans of an efidofsement at
least as broad as the Insurance Service Organization's "Additional Insured-Managers ar Lessors of Premises" Endorsement. The policy shall not contain any
intra-insured exclusions as between Insured persons or organlzations, but shall include coverage for liability assumed under this Lease as an "insured contract" for the
performance of Lessee's indemnity obligations under this Lease. The limits of sald insurance shall not, however, limit the liability of Lessee nor relieve Lessee of any
obligation hereunder. Lessee shall provide an endorsement on its liability policy(ies) which provides that its insurance shall be primary to and not contributory with
any similar insurance carried by Lessor, whose insurance shall be considered excess insurance only.

(b) Carried by Lessor. Lessor shall maintain liability insurance as described in Paragraph 8.2(a), In addition to, and not in lieu of, the insurance required to
be malntained by Lessee. Lessee shall not be named as an additional insured thereln.

8.3 Property Insurance - Building, Improvements and Rental Value.

(a) Building and Improvements. The Insuring Party shall obtain and keep in force a policy or policies in the name of Lessor, with loss payable to Lessor,
any ground-lessor, and to any Lender insuring loss or damage to the Premises, The amount of such insurance shall be equal to the full insurable replacement cost of
the Premises, as the same shall exist from time to time, or the amount required by any Lender, but in no event more than the commercially reasonable and avallable
insurable value thereof. Lessee Owned Alterations and Utility Installations, Trade Fixtures, and Lessee's personal property shall be insured by Lessee not by Lessor. If
the coverage Is avallable and commercially appropriate, such policy or policies shall insure agalnst all risks of direct physical loss or damage (except the perlls of flood
and/or earthquake unless required by a Lender), including coverage for debris removal and the enforcement of any Applicable Requirements requiring the upgrading,
demolition, reconstruction or replacement of any portion of the Premises as the result of a covered loss, Sald policy or policies shall also contain an agreed valuation
provision in lieu of any coinsurance clause, waiver of subrogation, and inflation guard protection causing an increase in the annual property Insurance coverage
amount by a factor of not less than the adjusted U.S, Department of Labor Consumer Price Index for All Urban Consumers for the city nearest to where the Premises
are located. If such insurance coverage has a deductible clause, the deductible amount shall not exceed $5,000 per occurrence, and Lessee shall be liable for such
deductible amount in the event of an Insured Loss.

(b) RentalValue. The Insuring Party shall obtaln and keep in force a policy or policies In the name of Lessor with loss payable to Lessor and any Lender,
insuring the loss of the full Rent for one year with an extended period of indemnity foran additional 180 days ("Rental Value insurance”). Sald insurance shall contain
an agreed valuation provision in lieu of any coinsurance clause, and the amount of coverage shall be adjusted annually to reflect the projected Rent otherwise payable
by Lessee, for the next 12 month period. Lessee shall be liable for any deductible amount in the event of such loss.

{(c) AdjacentPremises. If the Premises are part of a larger bullding, or of a group of bulldings owned by Lessor which are adjacent to the Premises, the
Lessee shall pay for any increase in the premiums for the property insurance of such building or buildings if said increase Is caused by Lessee's acts, omissions, use or
occupancy of the Premises.

8.4 Lessee's Property; Business Interruption Insurance; Worker's Compensation Insurance,

{a) Property Damage. Lessee shall obtain and maintain Insurance coverage on all of Lessee's personal property, Trade Fixtures, and Lessee Owned
Alterations and Utility Installations. Such insurance shall be full replacement cost coverage with a deductible of not to exceed $1,000- !$1,000,000.00per
occurrence. The proceeds from any such insurance shall be used by Lessee for the replacement of personal property, Trade Fixtures and Lessee Owned Alterations
and Utility Installations.

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

{c) Worker's Compensation Insurance. Lessee shall obtain and maintain Worker's Compensation Insurance in such amount as may be required by
Applicable Requirements. Such policy shall Include a'Waiver of Subrogation' endorsement. Lessee shall provide Lessor witha
shis certificate of insurance or copy of the policy required by paragraph 8.5.

(d) NoRepresentation of Adequate Coverage. Lessor makes no representation that the limits or forms of coverage of insurance specified herein are
adequate to cover Lessee's property, business operations or obligations under this Lease,

8.5 Insurance Policies. Insurance required herein shall be by companies maintaining during the policy term a “General Policyholders Rating" of at least A-, VII,
as set forth in the most current issue of "Best's Insurance Guide", or such other rating as may be required by a Lender. Lessee shall notdo or permitto be done
anything which Invalldates the required Insurance policies. Lessee shall, prior to the Start Date, deliver to Lessor certified coples of policles of such insurance or

th coplasofthe dagiddod soudessinadtsavldancing te existente ahd smounts of the faquired Insurance. Nd SUEK palicy shall be
cancelable orsubject to madification restrictingicoverage, exceptafter 30 days prior written notice to Lessor. Lessee shall, at least 10 days priorto the expiration
of such policles, furnish Lessor with evidence of renewals or “insurance binders" evidencing renewal thereof, or Lessor may increase his liability insurance coverage

. Page 6 of 16 £,
INITIALS Last Edited: 11/7/2018 6:52 PM INITIALS

© 2017 AIR CRE. All Rights Reserved, STN-27.10, Revised 11-01-2017



DocuSign Envelope 1D; 6EC059D0-B86E-4523-AD25-1024A463E333

l

and charge the cost thereof to Lessee, which amount shall be payable by Lessee to Lessor upon demand. Such policias shall be for a term of at least one year, or the
length of the remalning term of this Lease, whichever Is less. [feither Party shall fail to procure and maintain the ins.irance required to be carried by it, the other
Party may, but shall not be required to, procure and maintain the same,

8.6 Waiver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each hereby release and relieve the other, and walve their entire
right to recover damages against the other, for loss of or damage to its property arlsing out of or incident to the perik required to be insured against herein. The
effect of such releases and walvers Is not limited by the amount of insurance carried or required, or by any deductibl=s applicable hereto, The Parties agree to have
their respective property damage Insurance carriers waive any right to subrogation that such companies may have against Lessor or Lessee, as the case may be, so
long as the insurance is notinvalidated thereby.

8.7 Indemnity. Except for Lessor's-geass negligence or willful misconduct, Lessee shall indemnify, protect, de end and hold harmless the Premises, Lessor and
its agents, Lessor's master or ground lessor, partners and Lenders, from and against any and all claims, loss of rents and/or damages, liens, judgments, penalties,
attorneys' and consultants' fees, expenses and/or liabilities arising out of; involving, orIn connection with, a Breach cf the Lease by Lessee and/or the use and/or
occupancy of the Premises and/or Project by Lessee and/or by Lessee's employees, contractors or invitees to the extent caused by the negligence or willful
misconduct of the aforesaid. Ifanyaction or proceeding Is brought against Lessor by reason of any of the foregoing matters, Lessee shall upon notice defend the
same at Lessee's expense by counsel reasonably satisfactory to Lessor and Lessor shall cooperate with Lessee in suct defense. Lessor need not have first paid any
such claim in order to be defended or indemnified.

8.8 Exemption of Lessor and its Agents from Liability. Notwithstanding the negligence or breach of this Lease by Lessor or its agents, neither Lessor nor its
agents shall be llable under any circumstances for: {i) injury or damage to the pessanor goods, wares, merchandise or other property of Lessee, Lessee's employees,
contractors, invitees, customers, or any other person in or about the Premises, whether such damage or injury is caused by or results from fire, steam, electricity, gas,
water or rain, Indoor alr quality, the presence of mold or from the breakage, leakage, obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing,
HVAC or lighting fixtures, or from any other cause, whether the said Injury or damage results from conditions arising upon the Premises or upon other portions of the
building of which the Premises are a part, or from other sources or places, {ii) any damages arising from any act or neglect of any other tenant of Lessor or from the
failure of Lessor or its agents to enforce the provisions of any other lease in the Project, or (ili} injury to Lessee's business or for any loss of income or profit therefrom.
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8.9 Fallure to Provide Insurance. Lessee acknowledges that any failure on Its part to obtain or malntaln the insurance required hereln will expose Lessor to
risks and potentially cause Lessor to Incur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertaln. Accordingly, for any month
or portion thereof that Lessee does not maintain the required Insurance and/or does not provide Lessor with the reculred binders or certificates evidencing the
exlstence of the requirat Insurance; tie Base Rentshall be automatically increased, after10.days prior written notice withoutaay o : :
Lagzaa, by sn-amolnt aqual to.10% of thé then existing Base Reritor $100, whighsler Is greater. Thagarties bgree thiat such Ingrease In Base Reit repirésénts falr and
reasonable compensation for the additional risk/costs that Lessor will incur by reason of Lessee's failure to malntain the required insurance. Such increase In Base
Rent shall In no event constitute a waiver of Lessee's Default or Breach with respect to the failure to maintain such irsurance, prevent the exercise of any of the other
rights and remedies granted hereunder, nor relleve Lessee of its obligation to maintain the insurance specified in thi: Lease.

9, Damage or Destruction.

9.1 Definitions.

(a) "Premises Partial Damage" shall mean damage or destruction to the improvements on the Premises, other than Lessee Owned Alterations and Utility
Installations, which can reasonably be repalred in 6 months or less from the date of the damage or destruction. Lessor shall natify Lessee in writing within 30 days
from the date of the damage or destruction as to whether or not the damage is Partial or Total.

(b) "PremisesTotal Destruction” shall mean damage or destruction to the Premises, other than Lessee Owned Alterations and Utility Installations and
Trade Fixtures, which cannot reasonably be repaired in 6 months or less from the date of the damage or destruction Lessor shall notify Lessee in writing within 30
days from the date of the damage or destruction as to whether or not the damage is Partial or Total.

[c) “Insured Loss" shall mean damage or destruction to improvements on the Premises, other than Lessee Owned Alterations and Utility Installations and
Trade Fixtures, which was caused by an event required to be covered by the insurance described In Paragraph 8.3(a). irrespective of any deductible amounts or
coverage limits Involved, .

(d) “Replacement Cost" shall mean the cost to repair or rebuild the Improvements owned by Lessor at the time of the occurrence to their condition
existing Immediately prior thereto, Including demolition, debris removal and upgrading required by the operation ofApplicable Requirements, and without deduction
for depreciation.

(8) “"Hazardous Substance Condition" shiall inear the otcurrénce oi discovery of a condition invalving fie présence of, or a tontamination by, &
Hazardous Substance, In, an, or under the Premises which requires restoration under applicable latws.

9,2 Partial Damage- Insured Loss, If @ Premises Partial Damage that s an Insured Loss occurs, then Lessor skall, at Lessor's expense, repair such damage (but
not Lessae's Trade Fixtures or Lessee Owned Alterations and Utility Installations) as soon as reasonably possible andthis Lease shall continue In full force and effect;
provided, however, that Lessee shall, at Lessor's election, make the repair of any damage or destruction the total cost to repair of which is $10,000 or less, and, insuch
event, Lessor shall make any applicable insurance proceeds available to Lessee on a reasonable basls for that purpo==. Notwithstanding the foregoing, if the required
Insurance was not in force or the insurance proceeds are not sufficient to effect such repair, the Insuring Party shall premptly contribute the shortage in proceeds
(except as to the deductible which is Lessee's responsibility} as and when required to complete sald repairs. In the =vent, however, such shortage was due to the fact
that, by reason of the unique nature of the improvements, full replacement cost insurance coverage was not commercially reasonable and available, Lessor shall have
no obligation to pay for the shortage in insurance proceeds or to fully restore the unique aspects of the Premises unwess Lessee provides Lessor with the funds to cover
same, or adequate assurance thereof, within 10 days following receipt of written notice of such shortage and request therefor. If Lessor receives said funds or
adequate assurance thereof within sald 10 day period, the party responsible for making the repairs shall complete them as soon as reasonably possible and this Lease
shall remaln In full force and effect. If such funds or assurance are not received, Lessor may nevertheless elect by w tten notice to Lessee within 10 days thereafter
to: (i) make such restoration and repair as is commercially reasonable with Lessor paying any shortage in proceeds, nwhich case this Lease shall remain in full force
and effect, or (if) have this Lease terminate 30 days thereafter. Lessee shall not be entitled to reimbursement of any-funds contributed by Lessee to repair any such
damage or destruction. Premises Partial Damage due to flood or earthquake shall be subject to Paragraph 9.3, notwithstanding that there may be some insurance
coverage, but the net proceeds of any such insurance shall be made available for the repairs if made by either Party.

9.3 Partial Damage - Uninsured Loss. If a Premises Partial Damage that is not an nsured Loss occurs, unless —aused by a negligent or willful act of Lessee (in
which event Lessee shall make the repairs at Lessee's expense), Lessor may either: (i) repair such damage as soon a: reasonably possible at Lessor's expense, in which
event this Lease shali continue in full force and effect, or (i) terminate this Lease by giving written notice to Lessee within 30 days after receipt by Lessor of knowledge
of the occurrence of such damage. Such termination shall be effective 60 days following the date of such notice. In1he event Lessor elects to terminate this Lease,
Lessee shall have the right within 10 days after receipt of the termination notice to give written notice to Lessor of L2ssee's commitment to pay for the repair of sych
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damage without reimbursement from Lessor. Lessee shall provide Lessor with sald funds or satisfactory assurance thereof within 30 days after making such
commitment. Insuch event this Lease shall continue In full force and effect, and Lessor shall proceed to make such repairs as soon as reasonably possible after the
required funds are available. If Lessee does not make the required commitment, this Lease shall terminate as of the date specified in the termination notice.

9.4 ‘Total Destruction. Notwithstanding any other provision hereof, if a Premises Total Destruction occurs, this Lease shall terminate 60 days following such
Destruction. Ifthe damage or destruction was caused by the gross negligence or willful misconduct of Lessee, Lessor shall have the right to recover Lessor's damages
from Lessee, exceptas provided in Paragraph 8.6.

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

9,6 Abatement of Rent; Lessee's Remedies.
(a) Abatement. In the event of Premises Partial Damage or Premises Total Destruction ora Hazardous Substance Condition for which Lessee is not

responsible under this Lease, the Rent payable by Lessee for the period required for the repair, remediation or restoration of such damage shall be abated in
proportion to the degree to which Lessee’s use of the Premises is impaired;£ul sottc sxcoad the-pretesdsrassivad fromheRontalMaluainsuranis. All other
obligations of Lessee hereunder shall be performed by Lessee, and Lessor shall have no liability for any such damage, destruction, remediation, repair or restoration
exceptas provided herein,

(b) Remedies. IfLessor Is obligated to repair or restore the Premises and does not commence, in a substantial and meaningful way, such repair or
restoration within 90 days after such abligation shall accrue, Lessee may, atany time prior to the commencement of such repair or restoration, glve written notice to
Lessor.and taa pr56 rh {nases hag artual nintice, of Lessee's election to terminate this Lease ona date not less than 60 days following the giving of such
notice. IfLessee gives such notice and such repair or restoration Is not commenced within 30 days thereafter, this Lease shall terminate as of the date specified in sald
notice. Ifthe repair or restoration is commenced within such 30 days, this Lease shall continue in full force and effect. "Commence" shall mean either the
unconditional authorization of the preparation of the required plans, or the beginning of the actual work on the Premises, whichever first occurs.

9.7 Termination; Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.2(g) or Paragraph 9, an equitable adjustment shall be made
concerning advance Bise Rent and any other advance paynierits made by Lessee to Lessor. sk s ! & i

10, Real Property Taxes.

10.1 Definition. Asused herein, the term "Real Property Texes" shall include any form of assessment; real estate, general, special, ordinary or extraordinary, or
rental levy or tax (other than inheritance, personal income or estate taxes); improvement bond; and/or license fee imposed upon or levied against any legal or
equitable Interest of Lessor in the Premises or the Project, Lessor's right to other income therefrom, and/or Lessor’s business of leasing, by any authority having the
direct or indirect power ta taxand where the funds are generated with reference to the Building address. Real Property Taxes shall also include any tax, fee, levy,
assessment or charge, or any increase thereln: {I) Imposed by reason of events occurring during the term of this Lease, Including but not limited to, a change in the
ownership of the Premises, and (Ii) levied or assessed on machinery or equipment provided by Lessor to Lessee pursuant to this Lease.

10.2 Payment of Taxes. In addition to Base Rent, Lessee shall pay to Lessor an amount equal to the Real Property Tax installment due at least 20 days prior to
the applicable delinquency date. Ifany such installment shall cover any period of time prior to or after the explration or termination of this Lease, Lessee's share of
such installment shall be prorated. In the event Lessee incurs a late charge onany Rent payment, Lessor may estimate the current Real Property Taxes, and require
that such taxes be paid in advance to Lessor by Lessee monthly in advance with the payment of the Base Rent. Such monthly payments shall be an amount equal to
the amount of the estimated installment of taxes divided by the number of months remaining before the month in which said installment becomes delinquent. When
the actual amount of the applicable tax bill is known, the amount of such equal monthly advance payments shall be adjusted as required to provide the funds needed
to pay the applicable taxes. If the amount collected by Lessor is insufficient to pay such Real Property Taxes when due, Lessee shall pay Lessor, upon demand, such
additional sum as is necessary. Advance payments may be Intermingled with other moneys of Lessor and shall not bear interest. In the event of a Breach by Lesseein
the performance of its obligations under this Lease, then any such advance payments may be treated by Lessor as an additional Security Deposit.

10,3 Joint Assessment. If the Premises are not separately assessed, Lessee's liability shall be an equitable proportion of the Real Property Taxes for all of the
Jand and improvements included within the tax parcel assessed, such proportion to be conclusively determined by Lessor from the respective valuations assigned in
the assessor's work sheets or such other information as may be reasonably available. )

10.4 Personal Property Taxes. Lessee shall pay, prior to delinquency, all taxes assessed against and levied upon Lessee Owned Alterations, Utility Installations,
Trade Fixtures, furnishings, equipment and all personal property of Lessee. When possible, Lessee shall cause its Lessee Owned Alterations and Utility Installations,
Trade Fixtures, furnishings, equipment and all other personal property to be assessed and billed separately from the real property of Lessor. Ifany of Lessee's said
property shall be assessed with Lessor's real property, Lessee shall pay Lessor the taxes attributable to Lessee's property within 10 days after recelpt of a written

statement setting forth the taxes applicable to Lessee's property.

11. Utilities and Services. Lessee shall pay for all water, gas, heat, light, power, telephone, trash disposal and other utilities and services supplied to the Premises,
together with any taxes thereon. If any such services are not separately metered or billed to Lessee, Lessee shall pay a reasonable proportion, to be determined by
Lessor, of all charges Jolntly metered or billed. There shall be no abatement of rent and Lessor shall not be liable In any respect whatsoever far the inadequacy,
stoppage, interruption or discontinuance of any utility or service due to riot, strike, labor dispute, breakdown, accident, repair or other cause beyond Lessor's
reasonable control or in cooperation with governmental request or directions.

12. Assignment and Subletting.
12,1 Lessor's Consent Required.
(a) Lessee shall not voluntarily or by operation of law asslgn, transfer, mortgage or encumber {collectively, "assign or assignment") or sublet all or any

part of Lessee's interest in this Lease or In the Premises without Lessor's prior written consent, Notwithstanding the foregoing, Lessee may assign this
Lease or sublet all or portion of the Premises to an affiliated company without Lessor's consent having same or better financial and legal
capacity upon Lessor's reasonable consent.
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(b)  Unless Lessée Isa corporation and its stock is publicly tradeg on a national stock exchange, a change in the control of Lessee shall constitute an
assignment requiring consent. The transfer, on a cumulative basis, of 25 514 or more of the voting control of Lessee shall constitute a change in control for this
purpose,

(c) Theinvolvement of Lessee or Its assets inany transaction, or series of transactions (by way of merger, sale, acquisition, financing, transfer, leveraged
buy-out or otherwise), whether or not a formal assignment or hypothecation of this Lease or Lessee's assets occurs, which results or will resultin a reduction of the
Net Worth of Lessee by an amount greater than 25% of such Net Worth as It was represented at the time of the execution of this Lease or at the time of the most
recent assignment to which Lessor has consented, or as it exists immediately prior to said transaction or transactions constituting such reduction, whichever was or is
greater, shall be consldered an asslgnment of this Lease to which Lessor may withhold Its consent. "Net Worth of Lessee” shall mean the net worth of Lessee
(excluding any guarantors) established under generally accepted accounting principles.

(d) Anassignment or subletting without consent shall, at Lessor's option, be a Default curable after notice per Paragraph 13.1(d), or a noncurable Breach
without the necessity of any notice and grace period. If Lessor elects to treat such unapproved assignment or subleting as a noncurable Breach, Lessor may either: (1)
terminate this Lease, or (it} upon 30 days written notice, Increase the monthly Base Rent to 110% of the Base Rent than in effect, Further, In the event of such Breach
and rental adjustment, (i) the purchase price of any option to purchase the Premises held by Lessee shall be subject -0 similar adjustment to 110% of the price
previously in effect, and {ii) all fixed and non-fixed rental adjustments scheduled during the remainder of the Lease term shall be increased to 110% of the scheduled
adjusted rent.

(e) Lessee's remedy for any breach of Paragraph 12,1 by Lessor shall be limited to compensatory damages and/or Injunctive relief,

{f) Lessor may reasonably withhold consent to a proposed assignment or subletting if Lessee s in Defact at the time consent Is requested.

(g) Notwithstanding the foregoing, allowinga de minimis portion of the Premises, fe. 20 square feet or ess, to be used by a third party vendor in
connection with the Installation of a vending machine or payphone shall not constitute a subletting.

12.2 Terms and Conditions Applicable to Assignment and Subletting.

(a) Regardless of Lessor's consent, no assignment or subletting shall : (i) be effective without the express written assumption by such asslgnee or
sublessee of the obligations of Lessee under this Lease, {il) release Lessee of any obllgations hereunder, or (lif) alter the primary liability of Lessee for the payment of
Rent or for the performance of any other obligations to be performed by Lessee.

(b) Lessor may accept Rent or performance of Lessee's obligations from any person other than Lessee pending approval or disapproval of an assignment.
Neither a delay In the approval or disapproval of such assignment nor the acceptance of Rent or performance shall constitute a walver or estoppel of Lessor's right to
exercise its remedies for Lessee's Default or Breach,

(c) Lessor's consent to any assignment or subletting shall not constitute a consent to any subsequent assignment or subletting.

(d) Inthe event of any Default or Breach by Lessee, Lessor may proceed directly agalnst Lessee, any Guarantors or anyone else responsible for the
performance of Lessee's obligations under this Lease, including any assignee or sublessee, without first exhausting Lessor's remedles against any other person or
entity responsible therefor to Lessor, or any security held by Lessor.

{e) Each request for consent toan assignment or subletting shall be in writing, accompanied by Informztion relevant to Lessor's determination as to the
financial and operational responsibllity and appropriateness of the proposed assignee or sublessee, Including but noc limited to the intended use and/or required
modification of the Premises, if any, together with a fee of $500 as consideration for Lessor's considering and proces:ing sald request. Lessee agrees to provide Lessor
with such other or additional information and/or documentation as may be reasonably requested. (See also Paragragh 36)

{fy  Any assignee of, or sublessee under, this Lease shall, by reason of accepting such assignment, entering into such sublease, or entering into possession
of the Premises or any portion thereof, be deemed to have assumed and agreed to conform and comply with each a1d every term, covenant, condition and obligation
herein to be observed or performed by Lessee during the term of said assignment or sublease, other than such obli@tions as are contrary to or inconsistent with
provislons of an assignment or sublease to which Lessor has specifically consented to in writing.

(g) Lessor's consent to any assignment or subletting shall not transfer to the assignee or sublessee any Jption granted to the original Lessee by this Lease
unless such transfer is specifically consented to by Lessor In writing. (See Paragraph 39.2)

12.3 Additional Terms and Conditions Applicable to Subletting. The following terms and conditions shall appy to any subletting by Lessee of all or any part of
the Premises and shall be deemed included in all subleases under this Lease whether or not expressly incorporated therein:

(a) Lessee hereby assigns and transfers to Lessor all of Lessee's interestin all Rent payable on any sublease, and Lessor may collect such Rent and apply
same toward Lessee's obligations under this Lease; provided, however, that until a Breach shall occur in the performance of Lessee's obligations, Lessee may collect
said Rent. In the event that the amount collected by Lessor exceeds Lessee's then outstanding obligations any such 2xcess shall be refunded to Lessee. Lessorshall
not, by reason of the foregoing or any assignment of such sublease, nor by reason of the collection of Rent, be deerred liable to the sublessee for any failure of Lessee
to perform and comply with any of Lessee's obligations to such sublessee. Lessee hereby irrevacably authorizes andidirects any such sublessee, upon receipt of a
written notice from Lessor stating thata Breach exists in the performance of Lessee's obligations under this Lease, tc pay to Lessor all Rent due and to become due
under the sublease. Sublessee shall rely upon any such notice from Lessor and shall pay all Rents to Lessor without iny obligation or right to inquire as towhether
such Breach exists, notwithstanding any claim from Lessee to the contrary.

{b) Inthe event of a Breach by Lessee, Lessor may, atits option, require sublessee to attorn to Lessor, ir which event Lessor shall undertake the
obligations of the sublessor under such sublease from the time of the exercise of said option to the expiration of such sublease; provided, however, Lessor shall not be
liable for any prepaid rents or security deposit paid by such sublessee to such sublessor or for any prior Defaults or Ereaches of such sublessor.

{c)  Anymatter requiring the consent of the sublessor under a sublease shall also require the consent o Lessor.

({d) Nosublessee shall further assign or sublet all or any part of the Premises without Lessor’s prior wrilten cansent.

{e) Lessor shall deliver a copy of any notice of Default or Breach by Lessee to the sublessee, who shall Fave the right to cure the Default of Lessee within
the grace period, If any, specified in such notice. The sublessee shall have a right of reimbursement and offset from and against Lessee for any such Defaults cured by
the sublessee.

13. Default; Breach; Remedies.

13.1 Default; Breach. A "Default” is defined as a failure by the Lessee to comply with or perform any of the terms, covenants, conditions or Rules and
Regulations under this Lease, A"Breach” Is defined as the occurrence of one or more of the following Defaults, and the failure of Lessee to cure such Default within
any applicable grace period:

{a) The abandonment of the Premises; or the vacating of the Premises without providing a commercialy reasonable fevel of security, or where the
coverage of the property insurance described in Paragraph 8.3 Is jeopardized as a result thereof, or without providinz reasonable assurances to minimize potential
vandalism,

(b}  The failure of Lessee to make any payment of Rent or any Security Deposit required to be made by _essee hereunder, whether to Lessor or to a third
party, when due, to provide reasonable evidence of Insurance or surety bond, or to fulfill any obligation under this L2ase which endangers or threatens life or
property, where such failure continues for a period of 2 five ( 5) business days following written notice to Lessee. THE ACCEPTANCE BY LESSOR OF A PARTIAL
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PAYMENT OF RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY OF LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF
THE PREMISES.

(c) Thefallure of Lessee to allow Lessor and/or its agents access to the Premises or the commission of waste, actor acts constituting public or private
nuisance, and/or an illegal activity on the Premises by Lessee, where such actions continue for a period of 3 business days following written notice to Lessee, In the
event that Lessee commits waste, a nuisance or an lllegal activity a second time then, the Lessor may elect to treat such conduct as a non-curable Breach rather thana
Default,

(d) The failure by Lessee to provide (i) reasonable written evidence of compliance with Applicable Requirements, (ii) the service contracts, (iif) the
rescission of an unauthorized assignment or subletting, (iv) an Estoppel Certificate or financlal statements, (v) a requested subordination, (v1) evidence concerning any
guaranty and/or Guarantor, (vii) any document requested under Paragraph 42, [vill} material safety data sheets (MSDS), or (ix) any other documentation or
Information which Lessor may reasonably require of Lessee under the terms of this Lease, where any such failure continues for a perlod of 10 days following written
notice to Lessee.

(e) A Default by Lessee as to the terms, covenants, conditions or provisians of this Lease, or of the rules adopted under Paragraph 40 hereof, other than
those described In subparagraphs 13.1(a), (b), (c) or {d), above, where such Default continues for a period of 30 days after wrltten notice; provided, however, that if
the nature of Lessee's Default s such that more than 30 days are reasonably required for its cure, then it shall not be deemed to be a Breach if Lessee commences
such cure within said 30 day perlod and thereafter diligently prosecutes such cure to completion.

() The occurrence of any of the following events: (I) the making of any general arrangement or assignment for the benefit of creditors; (i) becoming a
"debtor" as defined in 11 U.S.C. § 101 or any successor statute thereto [unless, in the case of a petition filed against Lessee, the same is dismissed within 60 days}; {iii)
the appalntment of a trustee or receiver to take possession of substantially all of Lessee's assets located at the Premises or of Lessee's interest in this Lease, where
possession is not restored to Lessee within 30 days; or (iv) the attachment, execution or other judicial seizure of substantially all of Lessee's assets located at the
Premises or of Lessee's interest in this Lease, where such seizure is not discharged within 30 days; provided, however, in the event that any provision of this
subparagraph is contrary to any applicable law, such provision shall be of no force or effact, and not affect the validity of the remaining provisions.

(2) The discovery that any financial statement of Lessee or of any Guarantor given to Lessor was materially false.

(h] Ifthe performance of Lessee's obllgations under this Lease Is guaranteed: (i) the death of a Guarantor, (ii) the termination of a Guarantor's liability
with respect to this Lease other than in accordance with the terms of such guaranty, (1li) a Guarantor's becoming insolvent or the subject of a bankruptcy filing, (iv) a
Guarantor's refusal to honor the guaranty, or (v) a Guarantor's breach of Its guaranty obligation on an anticipatory basis, and Lessee's failure, within 60 days following
written notice of any such event, to provide written alternative assurance or security, which, when coupled with the then existing resources of Lessee, equals or
exceeds the combined financial resources of Lessee and the Guarantors that existed at the time of execution of this Lease.

13.2 Remedies. If Lessee fails to perform any of its affirmative duties or obligations, within 10 days after written notice {or in case of an emergency, without
notice), Lessor may, at its option, perform such duty or obligation on Lessee's behalf, Including but not limited to the obtaining of reasonably required bonds,
insurance policies, or governmental licenses, permits or approvals. Lessee shall pay to Lessor an amount equal to 115% of the costs and expenses incurred by Lessor
in such performance upon receipt of an involce therefor. In the event of a Breach, Lessor may, with or without further notice or demand, and without limiting Lessor
in the exercise of any right or remedy which Lessor may have by reason of such Breach:

(a) Terminate Lessee's right to possession of the Premises by any lawful means, in which case this Lease shall terminate and Lessee shall Inmediately
surrender possession to Lessor. Insuch event Lessor shall be entitled to recover from Lessee: (i} the unpald Rent which had been earned at the time of termination;
{il) the worth at the time of award of the amount by which the unpaid rent which would have been earned after termination until the time of award exceeds the
amount of such rental loss that the Lessee proves could have been reasanably avoided; (iii} the worth at the time of award of the amount by which the unpaid rent for
the balance of the term after the time of award exceeds the amount of such rental loss that the Lessee proves could be reasonably avoided; and (iv) any other amount

. necessary to compensate Lessor for all the detriment proximately caused by the Lessee's failure to perform its obligations under this Lease or which in the ordinary
course of things would be likely to result therefrom, Including but not limited to the cost of recovering possesslon of the Premises, expenses of reletting, including
necessary renovation and alteration of the Premises, reasonable attorneys' fees, and that portion of any leasing commission paid by Lessor in connection with this
Lease applicable to the unexpired term of this Lease. The worth at the time of award of the amount referred to In provision (ili) of the immediately preceding
sentence shall be computed by discounting such amount at the discount rate of the Federal Reserve Bank of the District within which the Premises are located at the
time of award plus one percent. Efforts by Lessor to mitigate damages caused by Lessee's Breach of this Lease shall not walve Lessor's right to recover any damages to
which Lessor is otherwise entitled. If termination of this Lease is obtained through the provisional remedy of unlawful detainer, Lessor shall have the right to recover
in such proceeding any unpaid Rent and damages as are recoverable therein, or Lessor may reserve the right to recover all or any part thereof in a separate suit, If a
notice and grace period required under Paragraph 13,1 was not previously given, a notice to pay rent or qult, or to perform or quit given to Lessee under the unlawful
detainer statute shall also constitute the notice required by Paragraph 13.1. In such case, the applicable grace period required by Paragraph 13.1and the unlawful
detainer statute shall run concurrently, and the failure of Lessee to cure the Default within the greater of the two such grace periods shall constitute both an unlawful
detalner and a Breach of this Lease entitling Lessor to the remedies provided for in this Lease and/or by said statute.

(b} Continue the Lease and Lessee's right to possession and recaver the Rent as it becomes due, in which event Lessee may sublet or assign, subject only
to reasonable limitations. Acts of maintenance, efforts to relet, and/or the appointment of a receiver to protect the Lessor's interests, shall not constitute a
termination of the Lessee's right to possession.

(¢} Pursueany other remedy now or hereafter available under the laws or judicial decislans of the state whereln the Premises are located. The expiration
or termination of this Lease and/or the termination of Lessee's right to possession shall not relieve Lessee from liability under any indemnity provisions of this Lease
as to matters occurring or accrulng during the term hereof or by reason of Lessee's occupancy of the Premises,

13.3 Inducement Recapture. Any agreement for free or abated rent or other charges, the cost of tenant improvements for Lessee paid for or performed by
Lessor, or for the giving or paying by Lessor to or for Lessee of any cash or other bonus, inducement or conslderation for Lessee's entering Into this Lease, all of which
concessions are hereinafter referred to as "Inducement Provisions,” shall be deemed conditioned upon Lessee's full and faithful performance of all of the terms,
covenants and conditions of this Lease. Upon Breach of this Lease by Lessee, any such [nducement Provision shall automatically be deemed deleted from this Lease
and of no further force or effect, and any rent, other charge, bonus, Inducement or consideration theretofore abated, given or paid by Lessor under such an
Inducement Provision shall be immediately due and payable by Lessee to Lessor, notwithstanding any subsequent cure of said Breach by Lessee. The acceptance by
Lessor of rent or the cure of the Breach which Initiated the operation of this paragraph shall not be deemed a waiver by Lessor of the provisions of this paragraph
unless specifically so stated in writing by Lessor at the time of such acceptance.

13.4 Late Charges. Lessee hereby acknowledges that late payment by Lessee of Rent will cause Lessor to Incur costs not contemplated by this Lease, the exact
amount of which will be extremely difficult to ascertaln. Such costs include, but are not limited to, processing and accounting charges, and late charges which may be
imposed upon Lessor by any Lender. Accordingly, if any Rent shall not be received by Lessor within 5 days after such amount shall be due, then, without any .
requirement for notice to Lessee, Lessee shall Immedtately pay ta Lessor a one-time late charge equal to 10% of each such overdue amount or $100, whichever Is
greater. The Parties hereby agree that such late charge represents a fair and reasonable estimate of the costs Lessor will incur by reason of such late payment,
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Acceptance of such late charge by Lessor shall In no event constitute a waiver of Lessee's Default or Breach with respact to such overdue amount, nor prevent the
exercise of any of the other rights and remedies granted hereunder. Inthe event that alate charge s payable hereurdler, whether or not collected, for 3 consecutive
installments of Base Rent, then notwithstanding any provision of this Lease to the contrary, Base Rent shall, at Lessors option, become due and payable quarterly In
advance.

13,5 Interest. Any monetary payment due Lessar hereunder, other than late charges, not received by Lessor, when due shall bear Interest from the 31st day
after it was due. The interest (“Interest") charged shall be computed at the rate of 10% per annum but shall not exce=d the maximum rate allowed by law, Interest is
payable in addition to the potential late charge provided forin Paragraph 13.4.

13,6 Breach by Lessor.

(a) Notice of Breach. Lessor shall notbe deemed in breach of this Lease unless Lessor fails within a reazonable time to perform an obligation required to
be perfarmed by Lessor. For purposes of this Paragraph, a reasonable time shall in no event be less than 30 days aftesr receipt by Lessor, and any Lender whose name
and address shall have been furnished to Lessee in writing for such purpose, of written notice specifying wherein suca obligation of Lessor has not been performed;
provided, however, that If the nature of Lessor's obligation Is such that more than 30 days are reasonably required fo~Its performance, then Lessor shall not bein
breach if performance is commenced within such 30 day perlod and thereafter diligently pursued to completion.

(b) Performance by Lessee on Behalf of Lessor. [n the event that neither Lessor nor Lender cures said Ereach within 30 days after receipt of said notice,

_orif having commenced sald cure they do not diligently pursue It to completion, then Lessee may elect to cure said kreach at Lessee's expense and offset from Rent
the actual and reasonable cost to perform such cure, proylds: at-gucholics bgucaed 3a 30idunt g4 ‘aeadterglodamonth'cBacd Rant £

cure and supply sald documentation to Lessor,

Lessee shall document the cost of sald

14. Condemnation. If the Premises or any portion thereof are taken under the power of eminent domaln or sold under the threat of the exerclse of sald power
{collectively "Condemnation"), this Lease shall terminate as to the part taken as of the date the condemning authority takes title or possession, whichever first occurs.
If more than 10% of the Building, or more than 25% of that portion of the Premises not occupled by any building, Is taken by Condemnation, Lessee may, at Lessee's
option, to be exercised in writing within 10 days after Lessor shall have given Lessee written notice of such taking (or i the absence of such notice, within 10 days
after the condemning authorlty shall have taken possession) terminate this Lease as of the date the condemning authority takes such possession. If Lessee does not
terminate this Lease In accordance with the foregoing, this Lease shall remain In full force and effect as to the portior of the Premises remaining, except that the Base
Rent shall be reduced In proportion ta the reduction in utility of the Premises caused by such Condemnation. Condennation awards and/or payments shall be the
property of Lessor, whether such award shall be made as compensation for diminution in value of the leasehold, the value of the part taken, or for severance
damages; provided, however, that Lessee shall be entitled to any compensation paid by the condemnor for Lessee's mlocation expenses, loss of business goodwill
and/or Trade Fixtures, without regard to whether or not this Lease is terminated pursuant to the provisions of this Paragraph. All Alterations and Utility Installations
made to the Premises by Lessee, for purposes of Condemnation only, shall be considered the property of the Lessee and Lessee shall be entitled to any and all
compensation which is payable therefor, In the event that this Lease is not terminated by reason of the Condemnatian, Lessor shall repair any damage to the
Premises caused by such Condemnation,

15, Brokerage Fees,

15.1 Additional Commission. In addition to the payments owed pursuant to Paragraph 1.9 above, Lessor agrees that: (a) if Lessee exercises any Option, (b) If
Lessee or anyone affiliated with Lessee acquires any rights to the Premises or other premises owned by Lessor and lccated within the same Project, If any, within
which the Premises is located, {¢) If Lessee remains In possession of the Premises, with the consent of Lessor, after the expiration of this Lease, or (d) if Base Rent s
increased, whether by agreement or operation of an escalation clause hereln, then, Lessor shall pay Brokers a fee in zccordance with the fee schedule of the Brokers In
effect at the time the Lease was executed.

15.2 Assumption of Obligations. Any buyer or transferee of Lessor's interest in this Lease shall be deemed to Fave assumed Lessor's obligation hereunder.
Brokers shall be third party beneficiaries of the provisions of Paragraphs 1.9, 15,22 and 31. If Lessor falls to pay to Bwokers any amounts due as and for brokerage fees
pertaining to this Lease when due, then such amounts shall accrue Interest. In addition, if Lessor fails to pay any amaunts to Lessee's Broker when due, Lessee's
Broker may send written notice to Lessor and Lessee of such failure and if Lessor fails to pay such amaunts within 10 Jays after said notice, Lessee shall pay sald
monies to its Broker and offset such amounts against Rent. |n addition, Lessee's Broker shall be deemed to be a thirc party beneficiary of any commission.agreement
entered into by and/or between Lessor and Lessor's Broker for the limited purpose of collecting any brokerage fee owed,

15.3 Representations and Indemnities of Broker Relationships. Lesseeand Lessor each representand warran to the other that It has had no dealings with any
person, firm, broker or finder (other than the Brokers, If any) in connection with this Lease, and that no ane other than said named Brokers Is entitled to any
commission or finder's fee in connection herewith. Lessee and Lessor do each hereby agree to indemnify, protect, defend and hold the other harmless from and
against liability for compensation or charges which may be claimed by any such unnamed broker, finder or other similar party by reason of any dealings or actions of
the Indemnifying Party, including any costs, expenses, attorneys' fees reasonably Incurred with respect thereto.

16, Estoppel Certificates.
(a) Each Party {as "Responding Party") shall within 10 days after written notice from the other Party (the "Requesting Party") execute, acknowledge and

deliver to the Requesting Party a statement in writing mutually acceptable to both parties hereto,in fau i C{hgE ot burpgat ™ i
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17. Definition of Lessor, The term "Lessor" as used herein shall mean the owner or owners at the time in question of the fee title to the Premises, or, if thisis a
sublease, of the Lessee's Interest in the prior lease. In the event of a transfer of Lessor's title or Interest in the Premises or this Lease, Lessor shall deliver to the
transferee or assignee (In cash or by credit) any unused Security Deposit held by Lessor. Upon such transfer or assignment and delivery of the Security Deposit, as
aforesald, the priar Lessor shall be relieved of all liability with respect to the obligations and/or covenants under this Lease thereafter to be performed by the Lessor.
Subject to the foregoing, the abligations and/or covenants in this Lease to be performed by the Lessor shall be binding only upon the Lessor as hereinabove defined.

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

19. Days. Unless otherwise specifically indicated to the contrary, the word "days" as used in this Lease shall mean and refer to calendar days.

20. Limitation on Liability. The obligations of Lessor under this Lease shall not constitute personal obligations of Lessor, or its partners, members, directors, officers
or shareholders, and Lessee shall look to the Premises, and to no other assets of Lessor, for the satisfaction of any liability of Lessor with respect to this Lease, and
shall not seek recourse against Lessor's partners, members, directors, officers or shareholders, or any of their personal assets for such satisfaction.

21. Time of Essence. Timeis of the essence with respect to the performance of all obligations to be performed or observed by the Parties under this Lease.

22. No Prior or Other Agreements; Broker Disclaimer. This Lease contains all agreements between the Parties with respect to any matter mentioned herein, and no
other prior or contemporaneous agreement or understanding shall be effective. Lessor and Lessee each represents and warrants to the Brokers that it has made, and
Is relying solely upon, its own investigation as to the nature, quality, character and financial responsibility of the other Party to this Lease and as to the use, nature,
quality and character of the Premises. Brokers have no responsibility with respect thereto orwith respect to any default or breach hereof by either Party.

23. Notices. :
23.1 Notice Requirements. All notices required or permitted by this Lease or applicable law shall be in writing and may be delivered in person (by hand or by

courier) or may be sent by regular, certified or registered mail or U.S. Postal Service Express Mail, with postage prepaid, or by facsimile transmission, or by email, and
shall be deemed sufficiently glven if served in a manner specified in this Paragraph 23. The addresses noted adjacent to a Party's signature on this Lease shall be that
Party's address for delivery or mailing of notices. Either Party may by written notice to the other specify a different address for notice, except that upon Lessee's
taking possession of the Premises, the Premises shall constitute Lessee's address for notice. A copy of all notices to Lessor shall be concurrently transmitted to such
party or parties at such addresses as Lessor may from time to time hereafter deslgnate in writing,

23.2 Date of Notice. Any notice sent by registered or certified mail, return receipt requested, shall be deemed given on the date of delivery shown on the
receipt card, or if no delivery date Is shown, the postmark thereon. If sent by regular mail the notice shall be deemed given 72 hours after the same is addressed as .
required herein and mailed with postage prepaid. Notices delivered by United States Express Mail or overnight courler that guarantees next day delivery shall be
deemed given 24 hours after delivery of the same to the Postal Service or courier. Notices delivered by hand, or transmitted by facsimile transmission or by email
shall be deemed delivered upon actual receipt. If notice is received on a Saturday, Sunday or legal holiday, it shall be deemed received on the next business day.

24, Waivers.
{a} Na walver by Lessor of the Default or Breach of any term, covenant or condition hereof by Lessee, shall be deemed a waiver of any other term,

covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any other term, covenant or condition hereof, Lessor's consent to,
orapproval of, any act shall not be deemed to render unnecessary the obtaining of Lessor's consent to, or approval of, any subsequent or similar act by Lessee, or be
construed as the basis of an estoppel to enforce the provision or provisions of this Lease requliring such consent.

(b} The acceptance of Rent by Lessor shall not be a waiver of any Default or Breach by Lessee. Any payment by Lessee may be accepted by Lessor on
account of monies or damages due Lessor, notwithstanding any qualifying statements or conditions made by Lessee in connection therewith, which such statements
and/or conditions shall be of no force or effect whatsoever unless specifically agreed to in writing by Lessor at or before the time of deposit of such payment,

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

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

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

() Lessor's Agent. A Lessor's agent under a listing agreement with the Lessor acts as the agent for the Lessor only. A Lessor's agent or subagent
has the following affirmative obligations: To the Lessor: A fiduclary duty of utmost care, integrity, honesty, and loyalty in dealings with the Lessor. To the Lessee ond
the Lessor: (a) Diligent exercise of reasonable skills and care in performance of the agent's duties. {b) A duty of honest and fair dealing and good faith, (c) A duty to
disclose all facts known to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and
observation of, the Parties, An agent is not obligated to reveal to either Party any confidential Information obtained from the other Party which does not involve the
affirmative duties set forth above.

(i) Lessee's Agent. Anagent can agree toactas agent for the Lessee only, In these situations, the agentis not the Lessor's agent, even if by
agreement the agent may receive compensation for services rendered, eitherin full or In part from the Lessor. An agent acting only for 3 Lessee has the following
affirmative obligations. To the Lessee: Afiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with the Lessee. To the Lessee and the Lessor: (a)
Diligent exercise of reasonable skills and care in performance of the agent's duties. (b) A duty of honest and fair dealing and good faith. {c) A duty to disclose all facts
known to the agent materlally affecting the value or deslrability of the property that are not known to, or within the diligent attention and observation of, the Parties.
An agent Is not obligated to reveal to either Party any confidential Information obtained from the other Party which does not involve the affirmative duties set forth

above.

(i) -Agent Representing Both Lessar-ond Lessee. Areal estate agent, either acting directly or through one or more assoclate licenses, can legally be
the agent of both the Lessor and the Lessee ina transaction, but only with the knowledge and consent of both the Lessor and the Lessee. In a dual agency situation,
the agent has the following affirmative obligations to both the Lessor and the Lessee: (a) A fiduciary duty of utmost care, Integrity, honesty and loyalty in the dealings
with either Lessor or the Lessee. (b) Other duties to the Lessor and the Lessee as stated above in subparagraphs (i) or (li). In representing both Lessorand Lessee, the
agent may not without the express permission of the respective Party, disclose to the other Party that the Lessor will accept rentin an amount less than that indicated
in the listing or that the Lessee is willing to pay a higher rent than that offered. The above duties ofthe agent in a real estate transaction do not relieve a Lessor or
Lessee from the responsibility to protect their own interests. Lessor and Lessee should carefully read all agreements to assure that they adequately express thelr
understanding of the transaction. A real estate agent Isa person qualified to advise about real estate. If legal or tax advice is desired, consult a competent

professional.
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{b) Brokers have no responsibility with respect to any default or breach hereof by either Party. The Paries agree that no lawsuit or other legal
proceeding involving any breach of duty, error or omission relating to this Lease may be brought against Broker more than one year after the Start Date and that the
liability (including court costs and attorneys' fees), of any Broker with respect to any such lawsuit and/or legal proceeding shall not exceed the fee received by such
Broker pursuant to this Lease; provided, however, that the foregoing limitation on each Broker's liability shall not be applicable to any gross negligence or willful
misconduct of such Broker.

(¢} Lessorand Lessee agree to Identify to Brokers as "Confidential" any communication or infermation given Brokers thatis considered by such Party to
be confidential.

26. No Right To Holdover. Lessee has no right to retain possession of the Premises or any part thereof beyond theexpiration or termination of this Lease, Inthe
event that Lessee holds over, then the Base Rent shall be increased to 150% of the Base Rent applicable Immediately. preceding the explration or termination.
Holdover Base Rent shall be calculated on monthly basis. Nothing contained hereln shall be construed as consent by Lessor to any holding over by Lessee.

27. Cumulative Remedies. Noremedy ar election hereunder shall be deemed exclusive but shall, wherever possitie, be cumulative with all other remedies at law or
in equity.

28. Covenants and Conditions; Construction of Agreement. All provisions of this Lease to be observed or performad by Lessee are both covenants and conditions.
In construing this Lease, all headings and titles are for the convenlence of the Parties only and shall not be considered a part of this Lease. Whenever required by the
context, the singular shall include the plural and vice versa, This Lease shall not be construed as if prepared by one cf the Parties, but rather according to its fair
meaning as a whole, as if both Parties had prepared it

29. Binding Effect; Choice of Law. This Lease shall be binding upon the Parties, their personal representatives, suceessors and assigns and be governed by the laws
of the State in which the Premises are located. Any litigation between the Parties hereto concerning this Lease shall 2e initiated In the county in which the Premises
are located.

30. Subordination; Attornment; Non-Disturbance,

30.1 Subordination. This Lease and any Option granted hereby shall be subject and subordinate to any grounc lease, mortgage, deed of trust, or ather
hypothecation or security device (collectively, "Security Device"), now or hereafter placed upon the Premises, to any. and alladvances made on the security thereof,
and to all renewals, modifications, and extensions thereof. Lessee agrees that the holders of any such Security Devics (in this Lease together referred toas "Lender")
shall have no'liability or obligation to perform any of the obligations of Lessor under this Lease. Any Lender may elert to have this Lease and/or any Option granted
hereby superior to the lien of its Securlty Device by giving written notice thereof to Lessee, whereupon this Lease and such Options shall be deemed prior to such
Security Device, notwithstanding the relative dates of the documentation or recordation thereof.

30.2 Attornment. Inthe event that Lessor transfers title to the Premises, orthe Premises are acquired by another upon the foreclosure or termination of a
Security Device to which this Lease Is subordinated (i) Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3, attorn to such new owner,-aadupon-
m.;.?m—r' gatac Intl_‘! L Y=1] laag u, l-ﬂ".'-ﬂ'infn.'g'n!“nr theturmsand F{n\ﬂ:‘fﬁ-n’r ol ihisl u-;m'Jum\nwh nm.‘;_ _n-‘unnr fnr. ;li,e‘fﬁwfnlrnaf,. of "\ﬂ;hﬁrm '_ . _' : Cti
Fiholnaw.ownes thisLe: omaiically Basoma s naw lease batwaan Lasiis and such newownay, and (if) Lessor shall thereafter be relieved of any further
obligations hereunder and such new owner shall assume all of Lessor's obligations, except that such new owner shall not: (a) be liable for any act or omission of any
prior lessor or with respect to events occurring prior to acquisition of ownership; (b) be subject to any offsets or defenses which Lessee might have against any prior
lessor, (c}be bound by prepayment of more than one month's rent, or (d) be liable for the return of any security defosit paid to any prior lessor which was not paid or
credited to such new owner,

30.3 Non-Disturbance. With respect to Security Devices entered Into by Lessor after the execution of this Lea ., Lessee’s subordination of this Lease shall be
subject to receiving a commercially reasonable non-disturbance agreement (a "Non-Disturbance Agreement") fromthe Lender which Non-Disturbance Agreement
provides that Lessee's possession of the Premises, and this Lease, including any options to extend the term hereof, will not be disturbed so long as Lessee is nat in
Breach hereof and attorns to the record owner of the Premises. Further, within 60 days after the execution of this Lease, Lessorshall, if requested by Lessee, use ts
commercially reasonable efforts to obtaln a Non-Disturbance Agreement from the holder of any pre-existing Securit Device which is secured by the Premises. In the
event that Lessoris unable to provide the Non-Disturbance Agreement within sald 60 days, then Lessee may, at Less 2e's option, directly contact Lender and attempt
to negotiate for the execution and delivery of a Non-Disturbance Agreement,

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

¥

31. Attorneys' Fees, IFany Party or Broker brings an action or proceeding invalving the Premises whether founded intort, contract or equity, or to declare rights
hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal thereon, shall be enttled to reasonable attorneys' fees. Such fees may
be awarded In the same suit or recovered in a separate suit, whether or not such action or proceeding is pursued to Jecision or judgment, The term, "Prevailing
Party" shall include, without limitation, a Party or Broker who substantially obtalns or defeats the relief sought, as the case may be, whether by compromlse,
settlement, judgment, or the abandonment by the other Party or Broker of its claim or defense. The attorneys' fees award shall not be computed in accordance with
any court fee schedule, but shall be such as to fully reimburse all attorneys' fees reasonably incurred. In addition, Lessor shall be entitled to attorneys' fees, costs and
expenses incurred In the preparation and service of notices of Default and consultations in connection therewith, whether or not a legal action Is subsequently
commenced In connection with such Default or resulting Breach (5200 s a reasonable minimum per occurrence for: uch services and consultation).

32, Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter the Premies atany time, in the case of an emergency, and
otherwise at reasonable times after reasonable prior notice for the purpose of showIng the same to prospective purchasers, lenders, or tenants, and making such
alterations, repairs, improvements or additions to the Premises as Lessor may deem necessary or desirable and the =recting, using and maintaining of utilities,
services, pipes and conduits through the Premises and/or other premises as long as there is no material adverse effect on Lessee's use of the Premises. All such
activities shall be without abatement of rent or liabllity to Lessee.

33. Auctions. Lessee shall not conduct, nor permit to be conducted, any auction upon the Premises without Lessor's prior written consent. Lessor shall not be
obligated to exercise any standard of reasonableness in determining whether to permit an auction.

34, Signs. Lessor may place on the Premises ordinary "For Sale" signs at any ime and ordinary "For Lease" signs dring the last 6 months of the term hereof. Except
for ordinary "for sublease" signs, Lessee shall not place any sign upon the Premises without Lessor's prior written coisent. All signs must comply with all Applicable
Requirements.
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35. Termination; Merger. Unless specifically stated otherwise in writing by Lessor, the voluntary or other surrender of this Lease by Lessee, the mutual termination
or cancellation hereof, or a termination hereof by Lessor for Breach by Lessee, shall automatically terminate any sublease or lesser estate in the Premises; provided,
however, that Lessor may elect to continue any one or all existing subtenancies. Lessor's failure within 10 days following any such event to elect to the contrary by
written notice to the holder of any such lesser Interest, shall constitute Lessor's election to have such event constitute the termination of such Interest.

86. Consents, All requests for consent shall be in writing, Except as otherwise provided hereln, wherever in this Lease the consent of a Party is required to an act by
orfor the other Party, such consent shall not be unreasonably withheld or delayed. Lessor's actual reasonable costs and expenses {including but not limited to
architects', attorneys', engineers' and other consultants' fees) incurred in the consideration of, or response to, a request by Lessee for any Lessor consent, including
but not limited to consents to an assignment, a subletting or the presence or use of a Hazardous Substance, shall be paid by Lessee upon receipt of an Invoice and
supporting documentation therefor. Lessor's consent to any act, assignment or subletting shall not constitute an acknowledgment that no Default or Breach by Lessee
of this Lease exists, nor shall such consent be deemed a waiver of any then existing Default or Breach, except as may be otherwise specifically stated In writing by
Lessor at the time of such consent. The fallure to specify herein any particular condition to Lessor's consent shall not preclude the Imposition by Lessor at the time of
consent of such further or other conditions as are then reasonable with reference to the particular matter for which consentis belng given. Inthe event that either
Party disagrees wlth any determination made by the other hereunder and reasonably requests the reasons for such determination, the determining party shall furnish
its reasons in writing and in reasonable detall within 10 business days following such request.

38, Qulet Possession. Subject to payment by Lessee of the Rent and performance of all of the covenants, conditions and provisions on Lessee's part to be observed
and performed under this Lease, Lessee shall have quiet possession and quiet enjoyment of the Premises durlng the term hereof.

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

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

39,2 Options Personal To Original Lessee. Any Option granted to Lessee in this Lease s personal to the original Lessee, and cannot be assigned or exercised by
anyone other than said original Lessee and only while the original Lessee s in full possession of the Premises and, if requested by Lessor, with Lessee certifying that
Lessee has no intention of thereafter assigning or subletting.

39,3 Multiple Options. In the event that Lessee has any multiple Options to extend or renew this Lease, a later Option cannot be exercised unless the prior
Options have been validly exercised.

39.4 Effect of Default on Options.

(a) Lessee shall have no right to exercise an Option: {i) during the period commencing with the giving of any notice of Default and continuing until sald
Default is cured, (il) during the period of time any Rent is unpaid (without regard to whether notice thereof is given Lessee), (iii} during the time Lessee is In Breach of
this Lease, or (iv) in the event that Lessee has been given 3 or more notices of separate Default, whether or not the Defaults are cured, during the 12 month period
immediately preceding the exercise of the Option.

(b) The period of time within which an Option may be exercised shall not be extended or enlarged by reason of Lessee's Inabllity to exercise an Option
because of the provisions of Paragraph 39.4(a).

(¢)  AnOption shall terminate and be of no further force or effect, notwithstanding Lessee's due and timely exercise of the Option, If, after such exercise
and prior to the commencement of the extended term or completion of the purchase, (i) Lessee falls to pay Rent for 2 period of 30 days after such Rent becomes due
(without any necessity of Lessor to give notice thereof), or {ii} if Lessee commits a Breach of this Lease.

40, Multiple Bulldings. Ifthe Premises are a part of a group of buildings controlled by Lessor, Lessee agrees that it will abide by and conformto all reasonable rules
and regulations which Lessor may make from time to time for the management, safety, and care of sald properties, including the care and cleanliness of the grounds
and including the parking, loading and unloading of vehicles, and to cause its employees, suppliers, shippers, customers, contractors and invitees to so abide and
conform. Lessee also agrees to pay its fair share of common expenses incurred in connection with such rules and regulations.

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

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

43. Performance Under Protest. If at any time a dispute shall arise as to any amount or sum of money to be paid by one Party to the other under the provisions
hereof, the Party against whom the obligation to pay the money s asserted shall have the right to make payment "under protest" and such payment shall not be
regarded as a voluntary payment and there shall survive the right on the part of sald Party to institute suitfor recovery of such sum. Ifit shall be adjudged that there
was no legal obligation on the part of sald Party to pay such sum or any part thereof, sald Party shall be entitled to recover such sum or so much thereof as it was not
legally required to pay. A Party who does not initiate suit for the recovery of sums paid "under protest" within 6 months shall be deemed to have walved its right to

protest such payment.
44, Authority; Multiple Parties; Execution.

(a) If either Party hereto is a corporation, trust, limited liability company, partnership, or similar entity, each individual executing this Lease on behalf of
such entity represents and warrants that he or she Is duly authorized to execute and deliver this Lease on its behalf. Each Party shall, within 30 days after request,

dellver to the other Party satisfactory evidence of such authority.
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(b) Ifthis Lease Is executed by more than one person or entity as "Lessee", each such person or entity s1all be jointly and severally liable hereunder. Itis
agreed that any one of the named Lessees shall be empowered to execute any amendment to this Lease, or other document ancillary thereto and bind all of the
named Lessees, and Lessor may rely on the same as if all of the named Lessees had executed such document.

(c) ThisLease may be executed by the Parties in counterparts, each of which shall be deemed an original and all of which together shall constitute one
and the same instrument,

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

46, Offer. Preparation of this Lease by either Party or their agentand submission of same to the other Party shall rot be deemed an offer to lease to the other
Party. This Lease is not Intended to be binding until executed and delivered by all Parties hereto.

47. Amendments. This Lease may be modified only in writing, signed by the Parties In Interest at the time of the mrodification. As long as they do not materially
change Lessee's obligations hereunder, Lessee agrees to make such reasonable non-monetary modifications to this L2ase as may be reasonably required by a Lender
in connection with the obtalning of normal financing or refinancing of the Premises,

48, A ARV -
49, Arbitration of Disputes. An Addendum requiring the Arbitration of all disputes between the Parties and/or Brokers arising out of this Lease D is m Is not
attached to this Lease.

50, Accessibility; Americans with Disabilities Act.
{a) The Premises:

have not undergone an Inspection by a Certified Access Specialist (CASp). Note: A Certified Access Specialist (C£Sp) can inspect the subject premises and
determine whether the subject premises comply with ali of the applicable construction-related accessibility standarcs under state law. Although state law does not
require a CASp inspection of the subject premises, the commercial property owner or lessor may not prohibit the lessee or tenant from obtaining a CASp inspection of

D have undergone an Inspection by a Certified Access Specialist (CASp) and it was determined that the Premises met all applicable construction-related
accesslbillty standards pursuant to California Civil Code §55.51 et seq. Lessee acknowledges that it received a copy of the Inspection report at least 48 hours prior to
executing this Lease and agrees to keep such report confidential.

have undergone an inspection by a Certified Access Specialist (CASp) and it was determined that the Premises d d not meet all applicable construction-related
accessibillty standards pursuant to Californla Civil Code §55.51 et seq. Lessee acknowledges that it received a copy »f the Inspection report at least 48 hours prior to
executing this Lease and agrees to keep such report confidential except as necessary to complete repairs and correct ons of violations of construction related
accessibility standards,

In the event that the Premlses have been issued an inspection report by a CASp the Lessor shall provide a copy of the disability access inspection certificate to Lessee
within 7 days of the execution of this Lease.

(b) Since compliance with the Amerlcans with Disabllities Act (ADA) and other state and local accessibil ty statutes are dependent upon Lessee's specific
use of the Premises, Lessor makes no warranty or representation as to whether or nat the Premises comply with ADA or any similar legislation. In the event that
Lessee's use of the Premises requires modifications or additions to the Premises in order to be in compliance with APA or other accessibility statutes, Lessee agrees to
make any such necessary modifications and/or additions at Lessee's expense.

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

ATTENTION: NO REPRESENTATION OR RECOMMENDATION 1S MADE BY AIR CRE OR BY ANY BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, ORTAX
CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO WHICH IT RELATES, THE PARTIES ARE URGED TO:

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

2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAIC INVESTIGATION SHOULD INCLUDE BUT NOT BE
LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF
AND OPERATING SYSTEMS, AND THE SUITABILITY OF THE PREMISES FOR LESSEE'S INTENDED USE.

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

The parties hereto have executed this Lease at the place and on the dates specified above their respective signatyres.

E%EFUtEd at: hme] %Cﬂ. Executed at: diad 4 GA

on _Degc 28, Z0O)\ on: 4&
By LESSOR: By LESSEE:
Hayward Truss Company, LLC WestRock CP, LLZ, or Assignee*
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Name Printed: _William Ha\'y'w.ﬂrd " Nameprinted: _John D, Stakel
Title: __mm%% Tite: _Senior Vice President
Phone: _831 & Phone:
Fax: Fax:
Emall: bh i 5 TEB| Email:

] By:
Name Printed: __\l_,_nm Name Printed: ___

Title: Title:

Phon Phone:
‘Qu Fax:

Emmt@m m\:er Com Email;

Address: 10 Ragsdae Road, #100 Monterey, CA Address: 1000 Abernathy Road, Atlanta, GA
Federal D Noy; 30328 Attn: General Counsel

i Federal ID No.: -
BROKER BROKER
. Stafford McCarty, Inc. N/A
Atn: _Steve McCarty Attn:
Titles Owner Title:
Address: 641 Hiquera Street, #201 San Luis Address:
Obispo, CA 93401 Phone:
Phone: 805 543-1801 Fax:

Email:
st . C Federal ID No.:

Federal ID No.: Broker/Agent BRE License #:

| Broker/Agent CalBRE License#: _ 01240829

AIR CRE. 500 North Brand Blvd, Suite 800, Glendale, CA 91203, Tel 213-687-8777, Emalil contracts@alrcre.com
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AIRCREZ

ADDENDUM
Date: il -1 018
By and Between
Lessor: Hayward Truss Company, LLGC .
Lessee: WestRock CP, LLC, or Assidanee* .
Property Address: 1253 La Brea, Santa Maria, CA

(street address, city, state, zip)

| Paragraph: _ 55
| 51. See Standard Lessee Addendum Rent Adjustment(s)

| 52. See Standard Lease Addendum Option(s) to Extend

53. Payment to Brokers
Upon full execution of the Lease, Broker shall receive from Lessor 3.5% of the total Base Rent for the term of the initial lease and
1% Tor sul»equcut poriods.of u‘cu!]).mcv by Igsqce (pavablé 2t the commencement of each suhequentextensmp) Broker toreceive
l'rnm Liessor 3% of the pumhace priee in the event the Tessec'or an affiliateof the Lessee:purchases the Premises from Lessor, less any
unearned real commission as of the close of escrow.

54. Solar Panel Maintenanceand Credits

Notwithstanding the provisions herein, Lessecshall pay: repair costs on solar panels and mairite nance, Lessee shall retain 20% of
credits genérated from the production of goldi electiicity fram the site. 80% shall e Fetitrned te. (e Tessor. Quagrter Iy accounting
provided by the Lessor and the utility,

See: Attachment to Addendum Paragraph 54: Solar Panel Maintenance and Solar Credits

In the event of any conflict between the provisions of this Addendum and the printed provisions of the Lease, this Acdendum shall contral.

AIR CRE. 500 North Brand Blvd, Sulte 900, Glendale, CA 91203, Tel 213-687-8777, Email contracts@aircre.com
NOTICE: No part of these works may be reproduced in any form without permission in writing.

. Page1of1 #
INITIALS Last Edited: 11/7/2018 6:52 PM 1ALS

© 2017 AIR CRE. AllRights Reserved. ADD-1.01, Revised 07-28-2017



DocuSign Envelope I1D: 6EC059D0-B86E-4523-AD25-1024A463E333

AIRCRZ

DISCLOSURE REGARDING
REAL ESTATE AGENCY RELATIONSHIP

(As required by the Civil Code)

When you enter into a discussion with a real estate agent regarding a real estate transaction, you should from the outset understand what type of agency relationship
or representation you wish to have with the agent in the transaction,

SELLER'S AGENT ("Seller" includes both a vendor and a lessor)

ASeller's agent under a listing agreement with the Seller acts as the agent for the Seller only. A Seller's agent or a subagent of that agent has the following affirmative
obligations:
To the Seller; A fiduciary duty of utmost care, integrity, honesty and loyalty in dealings with the Seller.
To the Buyer and the Seller:

(a) Diligent exercise of reasonable skill and care in performance of the agent's duties.

(b) Aduty of honest and fair dealing and good faith.

(c) Aduty todisclose all facts known tothe agent materially affecting the value or desirability of the property, that are not known to, or within the diligent
attention and observation of, the parties. An agent is not obligated to reveal to either party any confidential informacion obtained from the other party that does not
involve the affirmative duties set forth above.

BUYER'S AGENT ("Buyer" includes both a purchaser and a lessee]

Aselling agent can, with a Buyer's consent, agree to act as agent for the Buyer only. In these situations, the agentis 1ot the Seller's agent, even if by agreement the
agent may receive compensation for services rendered, either in full or in part from the Seller. Anagent acting only -or a Buyer has the following affirmative
obligations:
To the Buyer: A fiduciary duty of utmost care, integrity, honesty and loyalty in dealings with the Buyer.
To the Buyer and the Seller:

(a) Diligent exercise of reasonable skill and care in performance of the agent's duties.

{b) Aduty of honest and fair dealing and good faith.

(c) Aduty todisclose all facts known to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent
attention and observation of, the parties.
Anagent Is not obligated to reveal to either party any confidential information obtained from the other party that dces not involve the affirmative duties set forth
above.

AGENT REPRESENTING BOTH SELLER AND BUYER

A real estate agent, either acting directly or through one or more associate licensees, can legally be the agent of bott the Seller and the Buyer ina transaction, hut
only with the knowledge and consent of both the Seller and the Buyer.
Ina dual agency sltuation, the agent has the following affirmative obligations to both the Seller and the Buyer:

(a) A fiduciary duty of utmost care, Integrity, honesty and loyalty In the dealings with either the Seller or the 3uyer.

{b) Other duties to the Seller and the Buyer as stated above in thelr respective sections.
In representing both Seller and Buyer, the agent may not, without the express permisston of the respective party, dis-lose to the other party that the Seller will accept
a price less than the listing price or that the Buyer will pay a price greater than the price offered.

The above duties of the agentin a real estate transaction do not relieve a Seller or Buyer from the responsibility to p-otect his or her own interests. You should
carefully read all agreements to assure that they adequately express your understanding of the transaction. A real e:tate agent is a person qualified to advise about
real estate, If legal or tax advice Is desired, consult a competent professional,

Throughout your real property transaction you may receive more than one disclosure form, depending upon the nunber of agents assisting in the transaction, The
Jaw requires each agent with whom you have more than a casual relationship to present you with this disclosure form. You should read Its contents each time itis
presented to you, considering the relationship between you and the real estate agentin your specific transaction. TFis disclosure form includes the provisions of
Sections 2079.13 to 2079.24, inclusive, of the Civil Code setforth on page 2. Read it carefully, |/WE ACKNOWLEDGE RECEIPT OF A COPY OF THIS DISCLOSURE AND

THE PORTIONS OF THE CIVIL CODE PRINTED ON THE BACK (OR A SEPARATE PAGi'_
I ] Buyer D Seller V] Lessor [] Lessee__Hayward Lumber -l s " Date:
| D Buyer D Seller lj Lessor Ml_essee \-\-’estRock, h Date; w/& h‘

Agent: Stafford McCarty, Inc. BRelic.#: 01240829 svf
By: Steve NcCarty, BRELic.#: 01240829  Date:

Real Estate Broker (Firm)
(Salesperson or Brbker—Assoclate]

NOTE:

* When the listing brokerage company also represents Buyer/Lessee: The Listing Agent shall have one Agency Disclosure form signed by Seller/Lessor and a second
Agency Disclosure form signed by Buyer/Lessee.

* When Seller/Lessor and Buyer/Lessee are represented by different brokerage companies: (i}the Listing Agent shal have one Agency Disclosure form signed by
Seller/Lessor and (i) the Buyer's/Lessee's Agent shall have one Agency Disclosure farm signed by Buyer/Lessee and either that same or a different Agency Disclosure
form presented to Seller/Lessor for signature prior to presentation of the offer. If the same form is used, Seller/Lesser may slgn here:
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e A :
Maté:
Sollgr/Lessor

THIS FORM HAS BEEN PREF‘ARED‘B‘I AIR CRE. NO REPRESENTATION 1S MADE AS TO THE LEGAL VALIDITY OR ADEQUACY OF THIS FORM FOR ANY SPECIFIC
TRANSACTION. PLEASE SEEK LEGAL COUNSELAS TO THE APPROPRIATENESS OF THIS FORM.

AR Page 2 of 4
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DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIP
CIVIL CODE SECTIONS 2079.13 THROUGH 2079.24 (2079.16 APPEARS ON THE FRONT)

2079.13 As used In Sections 2079.14 to 2079.24, inclusive, the following terms have the following meanings:

(a) "Agent" means a person acting under provisions of Title 9 {commencing with Section 2295) In a real propery transaction, and includes a person who is
licensed as a real estate broker under Chapter 3 (commencing with Section 10130) of Part 1 of Division 4 of the Busiress and Professions Code, and under whose
license a listing Is executed or an offer to purchase Is obtained. (b) "Associate licensee" means a person who is licen ed as a real estate broker or salesperson under
Chapter 3 (commencing with Section 10130) of Part 1 of Division 4 of the Business and Professions Code and who s either licensed under a broker or has entered into
awritten contract with a broker to act as the broker's agent in connection with acts requiring a real estate license and to function under the broker's supervision In the
capacity of an associate licensee. The agent in the real property transaction bears responsibility for his or her associzte licensees who perform as agents of the agent,
When an associate licensee owes a duty to any principal, or to any buyer orseller who Is not a principal, in a real proJerty transaction, that duty Is equivalent to the
duty owed to that party by the broker for whom the associate licensee functions. {c) "Buyer" means a transferee in a real property transaction, and includes a person
who executes an offer to purchase real property from a seller through an agent, or who seeks the services of an agert in more than a casual, transitory, or preliminary
manner, with the object of entering into a real property transaction. "Buyer" Includes vendee or lessee, (d) "Commerzial real property" means all real property in the
state, except single-family residential real property, dwelling units made subject to Chapter 2 {commencing with Secton 1940) of Title 5, mobilehomes, as defined in
Section 798.3, or recreational vehicles, as defined in Section 799.29. (€} "Dual agent" means an agent acting, either cirectly or through an associate licensee, as agent
for both the seller and the buyer Ina real property transaction. (f) "Listing agreement" means a contract between ar owner of real property and an agent, by which
the agent has been authorized to sell the real property or to find or obtain a buyer. (g) "Listing agent" means a person who has obtained a listing of real property to
act as an agent for compensation, (h) "Listing price" is the amount expressed In dollars specified in the listing for whch the seller is willing to sell the real property
through the listing agent. (i) "Offering price" Is the amount expressed in dollars specified in an offer to purchase for which the buyer is willing to buy the real property.
(i) "Offer to purchase" means a written contract executed by a buyer acting through a selling agent that becomes thecontract for the sale of the real property upon
acceptance by the seller. (k) "Real property" means any estate specified by subdivision (1) or (2) of Section 761 in preperty that constitutes or is Improved with one to
four dwelling units, any commercial real property, any leasehold in these types of property exceeding one year's durztion, and mobilehomes, when offered for sale or
sold through an agent pursuant to the authority contained in Section 10131.6 of the Business and Professions Code. 4) "Real property transaction" meansa
transaction for the sale of real property In which an agent is employed by one or more of the principals to act in that transaction, and includes a listing or an offer to
purchase. (m) "Sell," "sale," or "sold" refers to a transaction for the transfer of real property from the seller to the bLyer, and includes exchanges of real property
between the seller and buyer, transactions for the creation of a real property sales contract within the meaning of Section 2985, and transactions for the creation ofa
leasehold exceeding one year's duration. (n) “Seller" means the transferor in a real property transaction, and Includes an owner who lists real property with an agent,
whether or not a transfer results, or who recelves an offer to purchase real property of which he or she is the owner “rom an agent on behalf of another. "Seller"
Includes both a vendor and a lessor., {0) "Selling agent" means a listing agent who acts alone, or an agent who acts inooperation with a listing agent, and who sells or
finds and obtains a buyer for the real property, oran agentwho locates property for a buyer or who finds a buyer for a property for which no listing exists and
presents an offer to purchase to the seller. (p) "Subagent” means a person to whom an agent delegates agency powers as provided in Article 5 (commencing with
Section 2349) of Chapter 1 of Title 9. However, "subagent" does not include an associate licensee who is acting under the supervision of an agent in a real property

transaction.

2079.14 Listing agents and selling agents shall provide the seller and buyer in a real property transaction with a coay of the disclosure form specified in Section
2079.16, and, except as provided in subdivision {c}, shall obtain a signed acknowledgement of receipt from that selle-or buyer, except as provided in this section or
Saction 2079.15, as follows: (a) The listing agent, If any, shall provide the disclosure form to the seller prior to enterirg Into the listing agreement. {b) The selling agent
shall provide the disclosure form to the seller as soon as practicable prior to presenting the seller with an offer to pu chase, unless the selling agent previously
provided the seller with a copy of the disclosure form pursuant to subdivision (a). (c) Where the selling agent does nat deal on a face-to-face basis with the seller, the
disclosure form prepared by the selling agent may be furnished to the seller (and acknowledgement of recelpt obtair ed for the selling agent from the seller) by the
listing agent, or the selling agent may deliver the disclosure form by certified mall addressed to the seller at his or he- last known address, in which case no signed
acknowledgement of receipt s required. {d) The selling agent shall provide the disclosure form to the buyer as soon s practicable prior to execution of the buyer's
offer to purchase, except that if the offer ta purchase is not prepared by the selling agent, the selling agent shall pre=nt the disclosure form to the buyer not later
than the next business day after the selling agent receives the offer to purchase from the buyer,

2079.15 Inany clrcumstance in which the seller or buyer refuses to sign anacknowledgement of recelpt pursuant o Section 2079.14, the agent, oran associate
licensee acting for an agent, shall set forth, sign, and date a written declaration of the facts of the refusal.

2079.16 Reproduced on Page 1 of this form.

2079.17  (a) As soon as practicable, the selling agent shall disclose to the buyer and seller whether the selling agen: is acting in the real property transaction
exclusively as the buyer's agent, excluslvely as the seller's agent, or as a dual agent representing both the buyer and -he seller. This relationship shall be confirmed in
the contract to purchase and sell real property or ina separate writing executed or acknowledged by the seller, the zayer, and the selling agent prior to or coincident
with execution of that contract by the buyer and the seller, respectively. {b) As soon as practicable, the listing agent snall disclose to the seller whether the listing
agentls acting in the real property transaction exclusively as the seller's agent, or as a dual agent representing both #he buyer and seller. This relationship shall be
confirmed in the contract to purchase and sell real property or in a separate writing executed or acknowledged by tre seller and the listing agent prior to or coincident
with the execution of that contract by the seller.

{c) The confirmation required by subdivisions (a) and {b} shall be in the following form.

(DO NOT COMPLETE, SAMPIE ONLY) . i e agent of [chack ong) [] the seller secluglusly; or [] hoth tha buyar and aeilar.
[hav e 1 rg fehted ] )

{00 NOT COMPLETE, SAMPLE ONLY] 18 My ogent of jeheck onel- [ ] Uve buyer exclussesy; ot [ the netier axciuslvely. of
e e S bng Age t gt e e b Lahing farot [:l xith the buger sno aellsr.

(d) The disclosures and confirmation required by this section shall be in addition to the disclosure required by Sectio 1 2079.14.

2079.18 Noselling agent in a real property transaction may act as an agent for the buyer only, when the selling ag=nt s also acting as the listing agent in the
transaction,

2079.19  The payment of compensation or the obligation to pay compensation to an agent by the seller or buyer is not necessarily determinative of a particular
agency relationship between an agentand the seller or buyer. Alistingagent and a selling agent may agree to share any compensation or commission paid, or any
right to any compensation or commission for which an obligation arises as the result of a real estate transaction, anc the terms of any such agreement shall not
necessarily be determinative of a particular relationship.

2079.20 Nothingin this article prevents an agent from selecting, as a condition of the agent's employment, a specfic form of agency relationship not{s‘peciﬁ all

SRTIPEp R ORS Page 3of 4
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prohibited by this article If the requirements of Section 207914 and Section 2079.17 are complied with.

2079.21 A dual agentshall not disclose to the buyer that the seller is willing to sell the property at a price less than the listing price, without the express written
consent of the seller. A dual agentshall not disclose to the seller that the buyer is willing to pay a price greater than the offering price, without the express written
consent of the buyer. This section does not alter In any way the duty or responsibility of a dual agent to any principal with respect to confidential information other
than price.

2079.22  Nothingin this article precludes a listing agent from also being a selling agent, and the combination of these functions In one agent does not, of itself, make
that agent a dual agent,

2079.23 (a) A contract between the principal and agent may be modified or altered to change the agency relationship at any time before the performance of the act
which is the object of the agency with the written consent of the parties to the agency relationship.

{b) A lender or an auction company retained by a lender to control aspects of a transaction of real property subject to this part, including validating the
sales price, shall not require, as a condition of receiving the lender's approval of the transaction, the homeowner or listing agent to defend or indemnify the lender or
auction company from any liability alleged to result from the actions of the lender or auction company. Any clause, provision, covenant, oragreement purporting to
impose an obligation to defend or indemnify alender oran auction company in violation of this subdivision Is against public policy, void, and unenferceable.

2079,24 Nothing in this article shall be construed to either diminish the duty of disclosure owed buyers and sellers by agents and thelr assoclate licensees, subagents,
and employees or to relieve agents and their associate licensees, subagents, and employees from liability for thelr conduct in connection with acts governed by this
article or for any breach of a fiduciary duty or a duty of disclosure,

AIR CRE. 500 North Brand Blvd, Suite 900, Glendale, CA 91203, Tel 213-687-8777, Email contracts@aircre.com
NOTICE! No part of these works may be reproduced in any form without permission in writing.

Page 4 of 4
INITIALS Last Edited: 11/7/2018 6:52 PM NHIALS

© 2017 AIR CRE. All Rights Reserved. AD-2.01, Revised 07-28-2017



DocuSign Envelope ID: 6ECO59D0-B86E-4523-AD25-1024A463E333

AIRCREZ

OPTION(S) TO EXTEND
STANDARD LEASE ADDENDUM

Dated: April 1, 2018
By and Between

Lessor: Havward Truss n LLC
Lessee: WestRock CP, LLC, or Assianee*
Property Address: 1253 La Brea, Santa Maria, CA

(street address, clty, state, zip)
Paragraph: _52

A.  OPTION(S) TO EXTEND:
Lessor hereby grants to Lessee the option to extend the term of this Lease for Lwo additonal _12 month period(s) commencing when the prior
term explres upon each and all of the following terms and conditions: ' )

(i)  Inorder ta exercise an option to extend, Lessee must give written notice of such election to Lessor and Lessor must recelve the same at least six
but not morethan _12 months prior to the date that the option period would commence, time being of the essence. If proper notification of the exercise of an
option is not given and/or received, such option shall automatically expire. Options (If there are more than one) mav only be exerclsed consecutively.

(i}  The provislons of paragraph 39, including those relating to Lessee's Default set forth In paragraph 39.4 of this Lease, are conditions of this Option.

(i) Except for the provisions of this Lease granting an option or options to extend the term, all of the terms and conditions of this Lease except where
specifically modified by this option shall apply. )

{iv) This Option s personal to the original Lessee, and cannot be assigned or exercised by anyone other than sald original Lessee and only while the original
Lessee is in full possession of the Premises and without the Intention of thereafter assigning or subletting.

(v) The monthly rentfor each month of the option period shall be calculated as follows, using the method(skIndicated below:

(Check Method(s) to be Used and Fill in Appropriately)

IE I Cost of Living Adjustment{s) (COLA)
a.  On(FillinCOLA Dates): _See Paraqraph 51 Standard Lease Amendment RBent Adjustment (s) sheBaseReat

i o

I 161 Bath Lascas and Lascan shall dach lmaradiataly iabe atsasonablscds dnation ol tha MIV sad Subail such datssmination la-witing 1o

50 (assnrsndinrcen shall ack tolectan-indar '--'Améiiiid”“-_»--‘h' sporaleas or l Kieglée ("Congaleamit
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chock onal oftheircholcetoact 25 an-ashi r-{iota; the-partias-may-not-salact-of
boty } 4 L it

W The-entrecostofsuchachitration-ghallba ‘r_\si,{ }.a'. ihé pacrwhose-submi ted Mot selectad lathe gag that i MOT theclosestso.

on (Fill In FRA AdJustment Date(s)): The New Base Rent shall be:

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

C. BROKER'S FEE:
The Brokers shall be paid a Brokerage Fee for each adjustment specified above in accordance with paragraph 15 of the Lease orIf applicable, paragraph 9 of the

Sublease.
AIR CRE. 500 North Brand Blvd, Suite 800, Glendale, CA 91203, Tel 213-687-8777, Email contracts@aircre.com
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AIRCRZ

RENT ADJUSTMENT(S)
STANDARD LEASE ADDENDUM

Dated: April 1, 2018
By and Between

Lessar: Hayward "[‘_russ‘ Companv, LLC
Lessee: WestRock C LLC, or Assignee*
Property Address: 1253 La Brea, Santa Maria, CA

(street address, city, state, zip)

Paragraph: _51
A. RENTADJUSTMENTS:
The monthly rent for each month of the adjustment perlod(s) specified below shall be increased using the metod(s) indicated below:
(Check Method(s) to be Used and Fill in Appropriately)
@ I, Cost of Living Adjustment(s) (COLA)

a. On{FillinCOLADates): _On April 1, 2019 and each vear thereafter. theBase Rentshallbe adjusted by the

change, if any, from the Base Month specified below, In the Consumer Price Index of the Bureau of Labor Statistics ot the U.S. Department of Labor for (select one):

CPI'W (Urban Wage Earners and Clerical Workers) or [\Z CPI U (All Urban Consumers), for (Filfin Urban Area); _San Francisco , Allltems (1982-1984
=100}, herein referred to as "CPI". The annual COLA adjustment shall neither be less thatn 2% nor g -eater than 5%,

b.  The monthly Base Rent payable in accordance with paragraph A.l.a. of this Addendum shall be calcudated as follows: the Base Rent set forth in
paragraph 1.5 of the attached Lease, shall be multiplied by a fraction the numerator of which shall be the CPI of the calendar month 2 months prior to the manth(s)
specified In paragraph A.l.a. above during which the adjustment Is to take effect, and the denominator of which shal be the CPI of the calendar month which Is 2

months prior to (select one): the -] first month of the term of this Lease as set forth in paragraph 1.3 ("Base Month") or D (Fillin Other "Base Month"):
. The sum so calculated shall constitute the new monthly Base Rent hereunder, but in no event, shall a1y such new monthly Base Rent be less than the
Base Rent payable for the month immediately preceding the Base Rent adjustment.
¢.  Inthe eventthe compllation and/or publication of the CPI shall be transferred to any other governmental department or bureau or agency or shall be
discontinued, then the index most nearly the same as the CPI shall be used to make such calculation. In the eventthatthe Parties cannot agree on such alternative

index, then the matter shall be submitted for decision to the American Arbitration Association In accordance with tha then rules of said Association and the decision
of the arbitrators shall be binding upon the parties. The cost of said Arbitration shall be paid equally by the Parties.

I D 1. MarketRentalValue-Adjustmant{s}-{MRV)
l : it | Adiistmant Dataish ik Oace fant shiall ba ddiisiad tothie Markat Banialaluat gliha amopectyasfolious:
A L B S 5 t

(bl Bath Vacsor and Lacsaashall agch Imniadiately make- - reasanabiad instica of {he JRV aadinbmitsuich dolarasination i ouiting, 4.
{k Ay
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adjustment,

3)}—tho-fisst month-obeachMarkat-Rental Value-tacnsshall becomatha-naw ‘BasaMonth for the pucnosa-olealculating say further i 15
Pulip < i

D IIIMWHII}-M

on (Fill In FRA Adjustment Date(s)): The New Base Rent shall be:
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