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Claim #6 Date Filed: 9/9/2025

O No self addressed stamped enveiope
3 No copy to return

UNITED STATES BANKRUPTCY COURT

Northern District of Georgia

PROOF OF CLAIM

Name of Debtor:

WELLMADE FLOOR COVERINGS INTERNATIONAL, INC. ET
AL

Case Number:

25-58764

NOTE: Do not use this form to make a claim for an administrative expense that arises after the bankruptcy filing. You
may file a request for payment of an administrative expense according to 11 U.S.C. § 503.

Name of Creditor (the person or other entity to whom the debtor owes money or property):

JERRY AND DEBORAH IVY FAMILY TRUST

COURT USE ONLY

Name and address where notices should be sent:

450 FERGUSON DRIVE
MOUNTAIN VIEW, CA 94043

Telephone number: (550) 823-1922  ¢mail: |VYD@AUTOCHLOR.COM

3 Check this box if this claim amends a
previously filed claim.

Court Claim Number:
({f known)

Filed on:

Name and address where payment should be sent (if different from above):
C/O VERITY PROPERTIES
530 SHOWERS DRIVE #7-318
MOUNTAIN VIEW, CA 94040-4740

Telephone number: (650) 567-4670 email:

YKFAILE@VERITYPROPERTIES.COM

3 Check this box if you are aware that
anyone else has filed a proot of claim
relating to this claim. Attach copy of
statement giving particulars.

1. Amount of Claim as of Date Case Filed: $

38,531.72

RECEIVED

If all or part of the claim 1s secured, complete item 4.

If all or part of the claim is entitled to priority, complete item 5.

SEP 112025
VERITAGLOBAL

[ZJCheck this box if the claim includes interest or other charges in addition to the principal amount of the claim. Attach a statement that itemizes interest or charges.

2. Basis for Claim:

BUILDING LEASE AGREEMENT-TUALATIN, OR LOC

(See instruction #2)

3. Last four digits of any number
by which creditor identifies debtor:

O R 0 4

3a. Debtor may have scheduled account as:

(See instruction #3a)

3b. Uniform Claim Identifier (optional):

(Sec instruction #3b)

4. Secured Claim (See instruction #4)

Check the appropriate box if the claim is secured by a lien on property or a right of
setoff, attach required redacted documents, and provide the requested information.
A Other

Nature of property or right of setoff: TJIReal Estate JMotor Vehicle

Describe:
Value of Property: $

Annual Interest Rate % Fixed or [MVariable

(when case was filed)

Amount of arrearage and other charges, as of the time case was filed,
included in secured claim, if any:

S
Basis for perfection:
Amount of Secured Claim: S
Amount Unsecured: S

5. Amount of Claim Entitled to Priority under 11 U.S.C. § 507 (a). If any part of the claim falls into one of the following categories, check the box specifying

the priority and state the amount.

3 Domestic support obligations under 11
U.S.C. § 507 (a)(1)(A) or (a)(1)XB).

1T U.S.C.§ 507 (a)(4).

3 Up to $2,775% of deposits toward
purchase, lease, or rental of property or
services for personal, tamily, or household
use— 11 U.S.C. § 507 (a)(7).

11 U.S.C. § 507 (a)(8).

O Wages, salartes, or commissions (up to $12,475%)
earned within 180 days before the case was filed or the
debtor’s business ceased, whichever is earlier —

3 Taxes or penalties owed to governmental units —

3 Contributions to an
employee benetit plan —
11 U.S.C. § 507 (a)(5).
Amount entitled to priority:

dOthcr—Specify $ 48,715.70 /
applicable paragraph of —frei— I e/1740
1nus.c. §507 @)

*Amounts are subject to adjustment on 4/01/16 and every 3 years thereafier with respect to cases commenced on or after the date of adjustment.

6. Credits. The amount of all payments on this claim has been credited for the purpose of making this proof of claim. (See instruction #6)
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Claim #6  Date Filed: 9/9/2025


BI0 (Official Form 10) (04/13)

7. Documents: Attached are redacted copies of any documents that support the claim, such as promissory notes, purchase orders, invoices, itemized statements of
running accounts, contracts, judgments, mortgages, security agreements, or, in the case of a claim based on an open-end or revolving consumer credit agreement, a
statement providing the information required by FRBP 3001(c)(3)(A). If the claim is secured, box 4 has been completed, and redacted copies of documents providing
evidence of perfection of a security interest are attached. If the claim is secured by the debtor's principal residence, the Mortgage Proof of Claim Attachment is being

filed with this claim. (See instruction #7, and the definition of “redacted”)

DO NOT SEND ORIGINAL DOCUMENTS. ATTACHED DOCUMENTS MAY BE DESTROYED AFTER SCANNING.

If the documents are not available, please explain:

RECEIVED
SEP 112028

8. Signature: (See instruction #8)
Check the appropriate box.

3 1 am the creditor. (3 I am the creditor’s authorized agent.

d 1 am the trustee, or the debtor,
or their authorized agent.

5 N | 4 =~ :s A
VERITAGLOBAL
O 1 am a guarantor, surety, indorser, or other codebtor.
(See Bankruptcy Rule 3005.)

(See Bankruptey Rule 3004.)

1 declare under penalty of perjury that the information provided in this claim is true and correct to the best of my knowledge, information, and reasonable belief.

Print Name: DEBORAH J IVY
Title: TRUSTEE
Company: _ JERRY AND DEBORAH IVY FAMILY TRUST

Address and telephone number éif different from notice address above):
450 FERGUSON DRIV

“MOUNTAIN VIEW, CA 84043

Telephone number: (650) 823-1922

09/08/2025

M—z%.

(Signature) (Date)

4

email: [VYD@AUTOCHLOR.COM

Penalty for presenting fraudulent claim: Fine of up to $500,000 or imprisonment for up to 5 years, or both. 18 U.S.C. §§ 152 and 3571.

INSTRUCTIONS FOR PROOF OF CLAIM FORM
The instructions and definitions below are general explanations of the law. In certain circumstances, such as bankruptcy cases not filed voluntarily by the debior,
exceptions to these general rules may apply.
Items to be completed in Proof of Claim form

Court, Name of Debtor, and Case Number:

Fill in the federal judicial district in which the bankruptcy case was filed (for
example, Central District of California), the debtor’s full name, and the case
number. If the creditor received a notice of the case from the bankruptcy court,
all of this information is at the top of the notice.

Creditor’s Name and Address:

Fill in the name of the person or entity asserting a claim and the name and
address of the person who should receive notices issued during the bankruptcy
case. A separate space is provided for the payment address if it differs from the
notice address, The creditor has a continuing obligation to keep the court
informed of its current address. See Federal Rule of Bankruptcy Procedure
(FRBP) 2002(g).

1. Amount of Claim as of Date Case Filed:

State the total amount owed to the creditor on the date of the bankruptcy filing.
Follow the instructions concerning whether to complete items 4 and 5. Check
the box if interest or other charges are included in the claim.

2. Basis for Claim:

State the type of debt or how it was incurred. Examples include goods sold,
money loaned, services performed, personal injury/wrongful death, car loan,
mortgage note, and credit card. If the claim is based on delivering health care
goods or services, limit the disclosure of the goods or services so as to avoid
embarrassment or the disclosure of confidential health care information. You
may be required to provide additional disclosure if an interested party objects to
the claim.

3. Last Four Digits of Any Number by Which Creditor Identifies Debtor:
State only the last four digits of the debtor”s account or other number used by the
creditor to identify the debtor.

3a. Debtor May Have Scheduled Account As:

Report a change in the creditor’s name, a transferred claim, or any other
information that clarifies a difference between this proof of claim and the claim
as scheduled by the debtor.

3b. Uniform Claim Identifier:

If you use a uniform claim identifier, you may report it here. A uniform claim
identifier is an optional 24-character identifier that certain large creditors use to
facilitate electronic payment in chapter 13 cases.

4. Secured Claim:
Check whether the claim is fully or partially secured. Skip this section if the

claim is entirely unsecured. (See Definitions.) If the claim is secured, check the
box for the nature and value of property that secures the claim, attach copies of lien
documentation, and state, as of the date of the bankruptcy filing, the annual interest
rate (and whether it is fixed or variable), and the amount past due on the claim.

5. Amount of Claim Entitled to Priority Under 11 U.S.C. § 507 (a).

If any portion of the claim falls into any category shown, check the appropriate
box(es) and state the amount entitled to priority. (See Definitions.) A claim may
be partly priority and partly non-priority. For example, in some of the categories,
the law limits the amount entitled to priority.

6. Credits:

An authorized signature on this proof of claim serves as an acknowledgment that
when calculating the amount of the claim, the creditor gave the debtor credit for
any payments received toward the debt.

7. Documents:

Attach redacted copies of any documents that show the debt exists and a lien
secures the debt. You must also attach copies of documents that evidence perfection
of any security interest and documents required by FRBP 3001(c) for claims based
on an open-end or revolving consumer credit agreement or secured by a security
interest in the debtor’s principal residence. You may also attach a summary in
addition to the documents themselves, FRBP 3001(c) and (d). If the claim is based
on delivering health care goods or services, limit disclosing confidential health care
information. Do not send original documents, as attachments may be destroyed
after scanning.

8. Date and Signature:

The individual completing this proof of claim must sign and date it. FRBP 9011.
If the claim is filed electronically, FRBP 5005(a)(2) authorizes courts to establish
local rules specifying what constitutes a signature. If you sign this form, you
declare under penalty of perjury that the information provided is true and correct to
the best of your knowledge, information, and reasonable belief. Your signature is
also a certification that the claim meets the requirements of FRBP 9011(b).
Whether the claim is filed electronically or in person, if your name is on the
signature line, you are responsible for the declaration. Print the name and title, if
any, of the creditor or other person authorized to file this claim. State the filer’s
address and telephone number if it differs from the address given on the top of the
form for purposes of receiving notices. If the claim is filed by an authorized agent,
provide both the name of the individual filing the claim and the name of the agent.
If the authorized agent is a servicer, identify the corporate servicer as the company.
Criminal penalties apply for making a false statement on a proof of claim.




Lease Ledger
Date 08/06/2025
Lease Id t0000057
Property djjoro4
Location DJJOR - Jerry and Debbie Ivy FT - 19150 SW 125th
ct
Assigned Space(s)
Customer
Christy Wei ICS Code
Wellmade Flooring Coverings International Lease Type Triple Net
%E:Eagiz‘:volllz ’5t9h7§'6:2 Lease Term From 02/16/2023 To 02/15/2033
Lease Area 32,240(Gross Lease)
Monthly Rent 38192.40
Office Phone (503)582-08481
Fax No (503)582-8402
E-Mail christyw@welimadefloors.com
Date Description Unit Charges Payments Balance
Balance Forward 0.00
02/15/23 :Posted by QuickTrans (SDP) 46,971.83 46,971.83
02/15/23 Owner Held Security Deposit 46,971.83 93,943.66
02/15/23 Rels Owner Held Security Deposit (46,971.83) 46,971.83
02/15/23 :QuickTrans - :Posted by QuickTrans 46,971.83 0.00
02/15/23 0215230 - Paid via escrow 19,285,71 (19,285.71)
03/01/23 Feb 16 to Feb 28 RNT 16,714.29 (2,571.42)
03/01/23 Base Rent (03/2023) 19150 36,000.00 33,428.58
04/01/23 Base Rent (04/2023) 19150 36,000.00 69,428.58
04/03/23 Chk# 040323 69,428.58 0.00
05/01/23 Base Rent (05/2023) 19150 36,000.00 36,000.00
05/08/23 Chk# 050823 36,000.00 0.00
06/01/23 Base Rent (06/2023) 19150 36,000.00 36,000.00
06/05/23 Chk# 060523 36,000.00 0.00
07/01/23 Base Rent (07/2023) 19150 36,000.00 36,000.00
07/05/23 Chk# 070523 36,000.00 0.00
08/01/23 Base Rent (08/2023) 19150 36,000.00 36,000.00
08/03/23 Chk# 080323 36,000.00 0.00
09/01/23 Base Rent (09/2023) 19150 36,000.00 36,000.00
09/01/23 Chk# 090123 36,000.00 0.00
10/01/23 Base Rent (10/2023) 19150 36,000.00 36,000.00
10/03/23 Chk# 100323 36,000.00 0.00
11/01/23 Base Rent (11/2023) 19150 36,000.00 36,000.00
11/03/23 Chk# 110323 36,000.00 0.00
12/01/23 Base Rent (12/2023) 19150 36,000.00 36,000.00
12/04/23 Chk# 120423 36,000.00 0.00
01/01/24 Base Rent (01/2024) 19150 36,000.00 36,000.00
01/03/24 Chk# 010324 36,000.00 0.00
02/01/24 Base Rent (02/2024) 19150 36,000.00 36,000.00
02/02/24 Chk# 020224 36,000.00 0.00
03/01/24 Estimated CAM charges (OPEX) 19150 875.55 875.55
(03/2024)
03/01/24 Base Rent (03/2024) 19150 37,080.00 37,955.55
03/01/24 Chk# 030124 46,506.64 (8,551.09)
04/01/24 Estimated CAM charges (OPEX) 19150 875.55 (7,675.54)
(04/2024)
04/01/24 Base Rent (04/2024) 19150 37,080.00 29,404.46
04/01/24 Chk# 040124 29,404.46 0.00
05/01/24 Estimated CAM charges (OPEX) 19150 875.55 875.55
(05/2024)
05/01/24 Base Rent (05/2024) 19150 37,080.00 37,955.55
05/06/24 Chk# 050624 29,404.46 8,551.09
05/06/24 Chk# 050624 8,551.09 0.00
06/01/24 Estimated CAM charges (OPEX) 19150 875.55 875.55
(06/2024)
06/01/24 Base Rent (06/2024) 19150 37,080.00 37,955.55
06/06/24 Chk# 060624 37,955.55 0.00
06/28/24 CAM Reconciliation (02/2023 - 12/2023) 101,824.59 101,824.59

Wednesday, August 6, 2025



Page 2

Date . Description Unit Charges Payments Balance
Balance Forward 0.00

07/01/24 Estimated CAM charges (OPEX) 19150 875.55 102,700.14
(07/2024)

07/01/24 Base Rent (07/2024) 19150 37,080.00 139,780.14

07/02/24 :ACH-WEB - Online Payment - EFT 139,780.14 0.00
Payment, Web - Tenant Services

08/01/24 Estimated CAM charges (OPEX) 19150 875.55 875.55
(08/2024)

08/01/24 Base Rent (08/2024) 19150 37,080.00 37,955.55

08/01/24 :ACH-WEB - Online Payment - EFT 37,955.55 0.00
Payment. Web - Tenant Services

09/01/24 Estimated CAM charges (OPEX) 19150 875.55 875.55
(09/2024)

09/01/24 Base Rent (09/2024) 15150 37,080.00 37,955.55

09/03/24 :ACH-WEB - Online Payment - EFT 37,955.55 0.00
Payment, Web - Tenant Services

10/01/24 Estimated CAM charges (OPEX) 19150 875.55 875.55
(10/2024)

10/01/24 Base Rent (10/2024) 19150 37,080.00 37,955.55

10/01/24 :ACH-WEB - Online Payment - EFT 37,955.55 0.00
Payment. Web - Tenant Services

11/01/24 Estimated CAM charges (OPEX) 19150 875.55 875.55
(11/2024)

11/01/24 Base Rent (11/2024) 19150 37,080.00 37,955.55

11/01/24 :ACH-WEB - Online Payment - EFT 37,955.55 0.00
Payment. Web - Tenant Services

12/01/24 Estimated CAM charges (OPEX) 19150 875.55 875.55
(12/2024)

12/01/24 Base Rent (12/2024) 19150 37,080.00 37,955.55

12/02/24 :ACH-WEB - Online Payment - EFT 37,955.55 0.00
Payment. Web - Tenant Services

01/01/25 Estimated CAM charges (OPEX) 19150 875.55 875.55
(01/2025)

01/01/25 Base Rent (01/2025) 19150 37,080.00 37,955.55

01/02/25 :ACH-WEB - Online Payment - EFT 37,955.55 0.00
Payment. Web - Tenant Services

02/01/25 Estimated CAM charges (OPEX) 16150 10,523.30 10,523.30
(02/2025)

02/01/25 Base Rent (02/2025) 19150 37,080.00 47,603.30

02/04/25 :ACH-WEB - Online Payment - EFT 37,956.94 3,646.36
Payment. Web - Tenant Services

03/01/25 Estimated CAM charges (OPEX) 19150 10,523.30 20,168.66
(03/2025)

03/01/25 Base Rent (03/2025) 19150 38,192.40 58,362.06

03/04/25 +ACH-WEB - Online Payment - EFT 38,192.40 20,169.66
Payment. Web - Tenant Services

04/01/25 Estimated CAM charges (OPEX) 19150 10,523.30 30,692.96
(04/2025)

04/01/25 Base Rent (04/2025) 19150 38,192.40 68,885.36

04/01/25 :ACH-WEB - Online Payment - EFT 48,715.70 20,169.66
Payment, Web - Tenant Services

04/16/25 :ACH-WEB - Online Payment - EFT 20,169.66 0.00
Payment. Web - Tenant Services

05/01/25 Estimated CAM charges (OPEX) 19150 10,523.30 10,523.30
(05/2025)

05/01/25 Base Rent (05/2025) 19150 38,192.40 48,715.70

05/04/25 CAM Recondiliation (01/2024 - 12/2024) 115,595.12 164,310.82

05/05/25 :ACH-WEB - Online Payment - EFT 48,715.70 115,595.12
Payment. Web - Tenant Services

06/01/25 Estimated CAM charges (OPEX) 19150 10,523.30 126,118.42
(06/2025)

06/01/25 Base Rent (06/2025) 19150 38,192.40 164,310.82

06/02/25 :ACH-WEB - Online Payment - EFT 48,715.70 115,595.12
Payment. Web - Tenant Services

06/10/25 :ACH-WEB - Online Payment - EFT 19,265.85 96,329.27
Payment, Web - Tenant Services

06/16/25 :ACH-WEB - Online Payment - EFT 19,265.85 77,063.42
Payment. Web - Tenant Services

06/30/25 :ACH-WEB - Online Payment - EFT 67,981.55 9,081.87
Payment. Web - Tenant Services

07/01/25 Estimated CAM charges (OPEX) 19150 10,523,30 19,605.17
(07/2025)

07/01/25 Base Rent (07/2025) 19150 38,192.40 57,797.57

Lease Ledger Wednesday, August 6, 2025
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Date Description Unit Charges Payments Balance
Balance Forward 0.00

08/01/25 Estimated CAM charges (OPEX) 19150 10,523.30 68,320.87
(08/2025)

08/01/25 Base Rent (08/2025) 19150 38,192.40 106,513.27

08/01/25 :ACH-WEB - Online Payment - EFT 67,981.55 38,531.72
Payment. Web - Tenant Services

0-30 Days 31-60 Days 61-90 Days Above 90 Days Amount Due

0.00 0.00 0.00 38,531.72 38,531.72

Lease Ledger

Wednesday, August 6, 2025
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LALS

AMERICAN INDUSTRIAL REAL ESTATE ASSOCIATION
STANDARD INDUSTRIAL/ICOMMERCIAL
SINGLE-TENANT LEASE-NET

1. Baslc Provisions (“Basic Pwvlllonl")

1.1 Parties: This Lease ("Lnlo") daled for reference purposes only, January 17*% 2023 is made by and between Jerry and Deborah
{vy Family Tryst (“Landiord") and Int jonal ing, (“Tenant™), {collectively the “Parties,” or individually a *Party”).

Landlord’s address for notices and rent payment:

450 Ferquson Drive
Moyntain View, CA 84043

Tenant's address for notices and rent payment:

19150 SW 125" Count
Tyalatin 9706
1.2 Promises: That certain real property, including all improvements therein or to be provided by Landlord under the terms of this Lease,
and commonly known by the street address of 191 125" Court, Tyalatin n 97082. and generally described as containing approximately
32,240 Squars Feet of warehouse space on +/- 2.17 Acres of land. as shown on Exhibils A ("Premises”).
1.3 Term: QOne HMBM and Twenty (120) MS 3 (*Original Term ) cownenang the date following date of Closing of sale by and
borah ! {"Commencement Date") and terminating One Hundred
nd wen hs foil (See Paragraph 3 for fur(her provisions.)
1.4 :--Oy B, I Tenant-shall have-b Fi P ¥ lor-tha no-less-than hum,‘ five- {AR} daA"- belore.
leage- S, - fiaial-Ck shall-not-ba-i TN ) in-anv-ree-rent-betiod
PAIRCY ¥ POHOS:

1.5 Bnu Rent: $36,000 + NNN per month " Base Rem ). payable on the ﬁm day of each month commencmg the date following date of
alo 1 e {See Paragraph 4 for further

pmvwons )

(0[] If this box is ked, there are provi in this Leass for tha Base Rent to be adjusted.

***The monthly base rent shall increase 3.0% annually, commencing March 1¥ 2024 and every year thereafter.

1.8 Base Rent Pald Upon Execution (to be paid through escrow) $19,285.71, which shall be applied to month 1 of the Lease Teim
which is a partial month

1.7 Security Deposit (to be paid throuph escrow) $48,971.83 ("Security Deposit™). {See Paragraph S for further provisions. )

18 Permitted Use: r disiribution a for Floofing Company (See Paragraph 6 for funher
provisions.)

1.9 Insuring Party; Landlord is the "Insuring Party” unless ctherwise stated herein. (See Paragraph 8 for further provisions. )

1.0 Options to E d Lease: Subject to Paragraph 39, Tenant shall have two (2) options to renew Lease.

2. Promises.

21 Letting. Landlord hereby leases to Tenant, and Tenant hereby ieases from Landlord, the Premises, for the term, at the rental, and
upon all of the terms, covenanls and conditions set forth in this Lease. Unless otherwise provided herein, any statement of square footage set forth in this
Lease, or that may have been used in ing rental, is an approximation which Landiord and Tenant agree is reasonable and the rental based thereon
is not subject to revision whether ar not the actual square footage is more or less.

2.2 Condition. Tenant agrees to take the Premises in "as-is” condition h i I} be i re| oot bet

Docember 31% 2023 As set forth in Seclion 2.4, Landlord shall provide Tenant with adequate access to the Premises prior to Lease signing to investigate
the condition of the Premises. Landlord makes no warranties or representations concerning the condition of the Premisas, its systems or its fitness for
any particular purpose.

23 Compliance with Covenants, Restrictions and Building Code. N/A

24 Acceptance of Premises. Tenant hereby acknowladges (a) that it has been advised by the Brokers to salisfy itseif with respect lo
the condition of the Premises {including but not limited to the electrical and fire sprinkk tems, security, i tal compli with

Applicable Law, as defined in Paragraph 6.3) and the present and future suitability of the Prcmlsas 'or Tenant's intended use, {b) that Tenant has made
such investigation as it deems necessary with reference to such matlers and asaumes all responsibility therefor as the same relate to Tenant's occupancy
of the Premises and/or the lerm of this Lease, and (c) that neither Landiord, nor any of Landiord's agents, has made any oral or writlen representalions or
warranties with respect to the said matters other than as set forth in this Lease. Tenant shall welk space prior to commancement to note any items that
are not in good working order and Landlord shall remedy such at their sole cost and expense.

Initials ZG

1. i
SINGLE-TENANT LEASE-NET
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3. Term.
34 Term. The C Dale, Expiration Date and Original Tenm of this Lease are as specified in Paragraph 1.3.
A2 Eartv-P 7 Teanasl -\m'. tar.thy siok-iodhe-C Sato-to- $ vo? $a.2he- ans
\olally-or-parsially pioe-the- prioeto-the Sateihe- 10-pay-Bose-Ront-shall-bo-8b5iod-for-the-padod-ol. h-garly
y? Al Mlm-dtﬁhl-m..k (o bulnal Graltad Lo the-obli & Raal R Taxoc-and-k ? and
¥ pay
1o 4 i tha B 3 ) ahall ha ke afart dasns such netiod -As-such by ) hall Laffect ': - the-Sxpisati Dalaobiha-Ocnainal
g P ¥ o g
Form.
33 Dal Ja-B It {os Y Landiosd. not.delives L alihe-R, L o Jenanise v..‘h ‘ol s..;mnnm'.
2 Dale.-if one-is. iGadin-P. 4.4 cril-no-Bary ryyves
v Y oy Bl 4 Date-i .,_memmmmu aol-be
I’ by o rTM..n ahall l*un‘:l £8-0ih V! idad hotolf-ba- H d-lo-oav real oedormianv-othes [ " sl Tsnort-undesihe-teunc-of
$ T O Poy ¥
M Landlerd dal ' ol tho-5 G do-To (| V? obihe-Pi W o nol.dalh 310 T Ladstinin- giachy “o.) da,,.
aftestho-C Data..than. i landlosd-ahall s Tannat tha amaynt by udeick () 4 intho.cont-T Lo i 410 K ol
g 4 Poy ¥ {o}any ) poy

a8-3 ol Tonant's ntho Jeas-wharo-Tenant's-businocs-4 n-lacated- ) tho-sont-Tonantwould-othoawiae-pay
o Aho-pF WF \ 4 - 4

theroalier-cancok-thia-d lawhich-esveniihe Radties-shail-be-disch d-from-ali-oblioati ided thati euchwrtion-nolice
: ¥ vont g

9 7
by-Tanantls-notreceived-by-Landiord wikin$2i0-40n-{10)Soy-perod: Fenants Aght 7001 5ie-Lease-shallerminate-sndbe-ol o furher fosce oF ofiect
P b 4§ nd alwhonthetern -n.";
ant as oy ha ol K3 dad ol i 1 " Fo " .
MO $ r cl ack y o p L . [y Tw X} ..J-r" Q! d- h'
thislosss-and-Tonanl-doos-not Dala-l E8--28 id. the. :‘A‘A Lran-olthe H 1o-oav-Boco-Roat-i-anv-thol-Tenant-w e
Loace: B pay Ry Would
have- 7 d-ohoall sun fram the-dale.-of-ded 'n' V7 and- 1 dod -ecusi towhat-T4 L would-oth . h: o dundecthe
¥ P # q oy
lmkmn"h)lm] 'A-.'u I-del. -vlt\.;»u.-dl h ") - S8 A Tenanl
4. Ront
41 Base Rant. Tenant shall cause paymant of Base Rent and other rent or charges, s the aame may be adjusted from time to time. to

be received by Landiord in lawful monsy of tha United Ststas, wilhout offast or deduction, an or before the dey on which il is due under the terms of this
Leass. Base Rent and ail other rent and charges for any period during the term hereof which is for less than ane (1) full calendar manth shall be prorated
based upon the actual number of days of the calandar menth involvad. Paymant of Base Rent and other charges shall be made to Landlord at its address
stated herain or 10 such other parsons or at such other addresses as Landiord may (rom time lo tima dasignate in writing tc Tenant.

5. Securlty Daposit. Tenant shall deposil with Landiord upon execution hareol tha Security Deposit set forth in Paragraph 1.7 as security for Tenant's
faithfut performance of Tenant's obligations under this Leasa, [f Tenant falls to pay Base Rent or other rent orcharges due hereunder, or otherwise Delaulls
under this Lease (as defined in Paragraph 13.1), Lendierd may use, apply os retaln all or any portion of said Security Deposit for the payment of any
amount due Landiond of to reimburse ar campensate Landlord for any liability, cost, exp loss of damage (includi " foes) which Landiord
may suffer or incur by reasan thareof, if Landiord uses or applies all or any portion of said Security Deposit, Tenant shall within ton (10) days afer written
request therefor deposit ys with Lundiord sufficiant to restore said Security Depoat to the full amount required by this Lease, Any time the Base Renl
increases during the term of thie Lease, Tenant shall, upon writen roquest from Landiord, daposit sdditional moneys with Landiond sufficient to maintain
the same ratio between the Securily Deposil and the Base Ront as those amounts gre specified in tho Basic Provisions. Landlord shall not ba required to
wmmmmolmmmnmnummmmml-m.wmm.mm i o enrfes ination of the lerm hereof
and after Tonant has vacaled the Premises, retum to Tenant (or, al Landiond's option, lo the last assignee, if any, of Tensunt's interesl herein), that portion
of the Security Deposit not used or applied by Landiord, Unless otharwise expressly agroed in witling by Landlord. no part of the Security Deposit shall be
considared to be heid [n trust, 10 baar interest oF other increment for its usa, of to be prapayment for any moneys 10 be pald by Tanant under this Laasa.

§  Use.

6.1 Use. Tenant shalluse snd oc:upy the Premises only for the purposes sel forth in Paragraph 1.8, or any other use which is comparable
thereto and fos no other purpose. Tenant ahall ot use or permil the use of the Premises in a manner that crestes waste or @ nuisanca, or that disturbs
owners andior occupants of, o7 causes damage lo, neighboring premisas or properties. Lendiord hareby agrees lo not unreasonably withhold or detay its
consent to any written requast by Tenant, Tenants asoigness or subTanants, and by prospective assignees and subTenants of the Tenant, lis assignees
and subTenants, for modification of sald permitted purpose for which the Pramises may be used of oecupled, 8o long as the same will not impair the
structural integrity of the imp on the Premises, the ical or electrical sy (herein, is not significantly more burdensome to the Premises
ang the imp thy and is ise p p to this Paragraph 6. if Landiord elects to wilhhold such consent, Landlord shall
within five (5) business days give a written notification of same, which notice shall Inclugs an explanation of Landtord's reasonable objections to the change
In use. Tenant shall be aliowed to warehcuse ooda, of se! aside for & monthly fee to customers, freezer/ cooler space without consent. Tenant has
sotisfied liseit that ils proposed use of he Premises ia parmitied by appficabls zoning and land use laws, regulations, and ordinances.

8.2 Hazerdous Substances.

substance, chernical, material or waste whoae presence, nalure, quantity snd/or y of use, soct P portation, spil,
release or sffect, eithar by itseif arin ination with other material clad lo be on the F ises, is sither: (i) p ially injurious to the public health,
safety or welfare, the aor the F Ises, (il) reguisted or itored by any g } authority, or {iif) @ basis for liability of Landlord to any
gevernmental agenty of third party under sny applicabla statute or common iaw theory. Hazardous Substance shall include, but nat be limited to,
y P gas: csude ol or any p by of jons thereo!. Tenant shail not engage In any activity in, on or about the:
Premises which constitutes 8 Repo Use (a8 Rer defined) of ¢ Substances without the axprass prior written consent of Lendlord and
compllance in @ timely manner (at Tenant's scle cost and exponse) with all Applicable Law (a8 defined in Paragraph 6.3). This lease shall constitute
consent for all activities bly by the d uses stated in Parograph 1.8. “Reportabis Use" shali mean (i) the installation or use
of any above or below ground starage tank, () the g p ion, storage, Use, p or disp ofa} that requil
a pemil from, or with raspect (o which a report, notice, ion of busi) plan is required to be fied with, any g tal authority. Rep
Use shall siso include Tenants being responsitle for the presence in, on or about the Premises of a } dous Subst with respect 1o which any
applicable Law requires that @ nolica bo given 1o persans enlefing or ing the Premises or naighboring properties. Notwithatanding the foregoing.
Tenani may, without Landiord's pror butin P with all App Law, use any ordinary and customary materlals masonably raquired
to be used by Tenant in the normal course of bugin i on the : to long as such use is nol 8 Reportable Use and does not
axpose the Premises or neighbering properties to eny ingful riak of contamination or damage or expose Tenant to any liability therefor. \n addition.
Landiord may (but without any oblig: o &0 s0) s to the use or presence of any Hazardous Substance, activity or atorage tenk by
Tenent upon Tenant's giving such additional assurances as Landiord, in its i ion, deams y to protect itsell, the public, the
Premises and the agsingt i or injury andlor liability thersfrom or therefor, including, but nol limited to the installation
(and removal on or beforo Lugse expiration or earlier ination) of bl ive modifications fo the Pramises (such as concrete

Yy P
encagements) and/or the deposit of an additional Security Deposit under Paragraph 5 herect.

(@) e Users R [~ The term "Hazardous Subatance” as used in this Lease shall mean any product,

d

v) Duty to inform Landlard. }! Tenant knows, or has reasonabls caues 1o believe, that a Hazardous Substance, or a condition
Invoiving or resulting from same, has come to be located In, on, under o about the Pramii other than es p to by Landlord, Tenan
03
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shall immadiately give written notice of such fact to Landlord. Tenant shall atso immed:ately give Landiord a copy of any statement, report, notice,
registration, application, permlt business plan license, ciaim, aclion or proceeding given to, or receivad from, any governmantal authority or private party,
or persons entering or pying the P ing the pr spill, release, discharge of, or exposure to, any Harardous Substance or
contarmination in, on, or about the Premises, including but not limited to all such documents as may be involved in any Reponable Uses invoiving the
Premises.

(c) Indemnification. Tenant shalt indemnify, protect, defend and hold Landlord, its agents, employees, lenders and groung

Landiord, if any, and the Premisss, harmless from and againat any and all loss ol ran(s -ndlm damages liabilities, judgments, costs, claims, liens,

expenses, penalties, permits and attorney’s and consultant's fees arising out of of Involving any F bsiance or storage tank brought onlo the

Premises by or for Tenant or under Tenant's control. Tenant's obligations under this Plraqraph 8 shall inciude, but not be limited to, the etfects of any

contamination or injury to person, property or the envi W ted or suffered by Tenant, and the cost of investigation (including consultant's and

attorney's fees and testing). rer r and/or thereof, or of any contamination therein involved and shall survive the

or earller ination of this Lease. No i , Bation or rel into by Landlord and Tenant shali release Tanant

from its obligations under this Lease with respect to H. I8 or storag hnku unless specifically so agreed by Landiord in writing at the
time of such agrasmant.

63 Tenant's Compliance with Law. Excepl as otherwise providad in this Lease. Tenant shall, al Tenant's sote cost and expense, fully,
diligently and In a imely manner, comply with all "Appiicable Law,” which term is used in this Lease lo inciude ail laws, rules, regulations, ordinances,
directivas, covenants, ts and of record, permits, the requil of any icable fire insurance underwriler or rating bureau, and
the reoommendnnonn of Landiord’s ongmun and/or consultants, refating in any manner to tha Premises (including but not limited to matters pertaining
to (i} i trial hygi (ii) envi conditlum on, in, under or about the Premises, Including soil and groundwater conditions, and (ik) the use,
generation, manufacture, producti I, transportation, storage, spill or release of any Hazardous Substance or storage
tank), now in effect or whuch may hereaﬂcr come info effect, and whether or not reflecting a change in policy from any previously existing policy.
Notwithstanding the foregoing, Tenant shall not be required to remedy the conditions existing prior to the commencemaent of this Leasa. Tenant shall,
within five (5) days after roompl of Landlord's written request, provide Landlord with coples of alt documents and information, including. but not limited to,

parmits, regl icat reporis and certificates, evidencing Tenant's wli with any Applicable Law ified by Landlord,
and shall |mmod|nlaly upon recsipt, notify Landlord in writing (with copies of any documents involved) of any threatened or actual claim, notice, citation,
waming, plalnt or report pertaining to or involving failure by Tenant or the Premises to comply with any Applicable Law.

8.4 Inspection; Compliance. Landlord and Landlord's Lender(s) (as defined in Paragraph 8.3(a}) shall have the right tc enter the

Premises at any time, in the case of an emergency, and otherwise 8t reasanablie times upon 24 hours prior notice, for the purpose of inspecting the
condition of the Premises and for verifying compliance by Tanant with this Lease and all Applicable Laws (as defined in Paragraph 6.3), and to employ
experts andfor oonsullants in connechon therewith and/or to advnse Landlord with respect to Tenant's activilies, including but not fimited 1o the instaliation,

use, or i of any + dous Subst: or ge tank on or from the Premises. The costs and expenus of
lny such inspections shall be paid by the party raquesting same, unless a Defautt or Breach of this Lease. violation of Applicable Law, or a cor
caused or materialty contributed to by Tonam is Iound to exist or be imminent, or unless the i ion is requesied or orderad by a govermnmental uu!homy
as the resull of sny such existing or i or ination, In any such case, Tenant shall upon request reimburse Landtord or Landlord's
Lender, as the case may be, for the costs and expenses of such inspections.
7. Mal Repairs; Utllity ! Trade Fixtures and Alterations,

71 Tenant's Obligations.

{a) Subject to the provisions of Parap 7.2 {Lar 's obligati to repair), 9 (damage and destruction). and 14

{condemnation), Tenant ghall, at Tenant's sole cost and expense and at all timas, keep the Premises and every part thereof in good order, condilion and
repair, non-structural (whather or not such portion of the Premisas requiring repairs, or the means of repairing the same, are reasonably or readily
accassible to Tenant, and whether or not the need for such repairs occurs as a result of Tenant's use, the elements or the age of such portion of the
Pramises), including, without limiting the generality of the foregoing, the roofs, all equipment or facilities serving the Premises, such 8s plumbing, heating,
air conditioning, ventilating, electrical, lighting faciliies, boilers, fired or unfired pressure vessaeis, fire sprinkier and/or standpipe and hose or other automatic
fire guishing system, i ing fire alarm and/or smoke detection systems and aquipment, fire hydrants, fixtures, floors, landscaping, drivaways.
parking lots, fences, sidewalks, retaining walls, interior walls, ceilings, interior windows and doors, plate glass, skylights, landscaping and signs, focated
in, on, about, or adjacent io the Premises. Tenant shall nat cause or parmit any Hazardous Substance to be spilled or released in, on, under or about the
Premm (lnduding through the plumbing or sanitary sewer sy and shall promptly, at Tenants exp take all i igatory and/or dial action

ded, whether or not formally d or required, for the cl p of any ination of, and for the maintenance, security andior
monitoring of the Premises, the elements surrounding same, or neighboring properties, that was caused or materially contributed to by Tenant, or pertaining
1o or involving any | Sub and/or storage tank brought onto the Premises by or for Tenani or under its control. Tenan!, in keeping the

Premises in good order, candition and repair, shall exercise and perform good mai ce practi Tenant's obligati shall include restorations,
ents or when Y to keep the Premises and all ampmvomen(s thereon or a pan thoreof in good order, condition and state of
o co ) .

oats il . be .‘ y ted t 3 0 g the . i Tenanl oocupms lho
Premlm for seven (7) years or vmre. Landlord may rcquvc Tonanl lo ropainl the enenur ol the huﬁdmgt on me Premises as biy req . but
not more frequently than onca every seven (7) years.

(b) Tenant shail, at Tenant's sole cost and oxpenu procure And maintain contracts, with copies to Landiord, in customary form
and substance for, and with 3 jalizing and d in, the and service of the following equipment and
improvermnents, if any, located on the Pmmlses {i) heahnq. air condlbocﬂng and ventilation equipment, (i) boiler, fired or unfired pressure vessels, (iii) fire
sprinkier and/or standpipe and huu or ather fire . including fire alarm and/or smaoke detection, (iv) landscaping and
irrigation systems, (v) roof, gu g, and drain mair lnd (vi) asphalt and purkmg lot maintenance.

72 Landlord's Obligations. Landlord shali, at Landiord's sole cost and expense and at ail times, keep the exterior walls, roof and roof
membrane and foundations, in good ordar, condilion and repair {whether or not such portion of the Premises requiring repairs, or the means of repairing
the sama, are reasonably of readily accessible to Landlord, and whether or not the need for such repairs occurs as a resuit of Landiord's activities, the
elements or the age of such portion of the Premisas). Landlord shall pay for any HVAC raplacements during the initial lerm of the lease and renewal
options, however, they shall be able to amortize and pass through this cost, over the useful Me of assets (per GAAP), within the NNN's. Except as set
forth in the previous sentence and except for the warranties and agreemants of Landiord d in Paragraphs 2.2 (relating to condition of the Premmes)
2.3 (relating to compliance with covenants, restrictions and building code), 9 (relating to destruction of the F ) and 14 ( g to cor ion of
lhe Premises), it is intended by the Parties herelo that Landlord have no obligation, in any manner whatsoever, to repair and malnlam the Premises, lhe

located or the squipment therein, whether structural or non structural, all of which obligations are intended Lo be that of the Tenant
undor Paragraph 7.1 hereof. )t is the intention of the Parties that the terms of this Lease govern the respective obligalions of the Parties as to maintenance
and repair of the Premises.

73 Uity Trade Fixtures; Alterat]

(6)] Definitions; Consent Required. The term “Uﬂllly lmullaﬂonl is uud in this Lease to refer to ali carpeting, window
coverings, sir ines, powsr pansis, slecirical distribution, security, fire p Y lighting fixtures, heating, ventilating,
and air conditioning oqulpment plumbing, snd !enung in, on or about the Premuu The term “Trade Fixtures® shall mean Tenant's machinery and

quipment that can be d without doing | ge lo the Premises. The term “Alterations” shall mean any modification of the improvements
on the Premises from that which are provided by Landiord under the terms of this Lease, other than Utility installations or Trade Fixtures, whether by
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addition o deletion, “Tenant Owned Alterations and/or Utility Installations” ere dafined as Alterations and/ar Utllity Installations made by Tenant that are
not yet owned by Landiord as defined In Paragraph 7.4(a). Tenant shall nof make sny tions or Utitity Tn, on, under or about the Premisas
that would requive a permit from a g i} rity without L d's prior wrikien notto be bly withhald. Tenant may, however,
make non-struciurai Utility installations to the interior of the Premisas (exciuding the roof), 88 tong as they are not visihle from the outside, do not invoive
puncturing, relocating or removing the roof or any existing toad besring walls, and the cumulalive cost theseof during the term of this Lease as extended
doaes not excesd $50,000.

() [ Any or Utility that Tenan! shall desire 10 make and which require the consant of tha
Landlord shall be presanted (o Landicrd in wiitten form with prep iled plans, All given by Landiord, whather by virtue of Paragraph 7.3(a)
or by sub t specific shal! be d d conditioned upon: (1) Tenant's iring afl applicable permits by g horii

(i) the fumishing of coples of such permila together with 3 copy of the plana and specifications for the Aiteration or Utikty Instaliation to Landlord priof to
commencement of ths work fherson, and (15) the compfance by Tenant with ull condiBions of said permits in & prompt and expeditious manner. Any

tions or Uty liations by Tanant durmg the term of thic Legse shall be done in 8 good and workmantike manner, with good end sufficient

Is, and in compli with sil Applil Law. Tenant shall promptly upen compietion thereof furmnish Landiord with as-bubit plans and specifications
therefor.

() (ndemnification. Tenant shatl pay, when due, all claims for labor or materials fumished or afleged {o have been furished

1o or for Tanant &t or for use on the Premises, which elaimg are of may be d by any or ialmen's lisn agsinst the Premises or any

Interest thersin. Tenant shall give Landiond not less then ten (10) days’ notice prior to the commencement of any work in, on or about the Premises, and
Landiard ahall havs the right to poat noticea of non-responsibiilly in or on the Premises ss provided by law. f Tenant shall, in good faith, contest the vatidity
of any such Hen, ciaim or demand, then Tenant ahat, st its sole expense defand end protedt itsell, Lendiord snd the Premises against the seme and shall
pay and sallsfy any such udg that may be thereon befcse the enforcemant thereof against the Landlord or the Premises. If Landlord
shall raquire, Tenant shall fumish 1o Landiond a surety bond satiafactory to Landlord in an amount equal to ane and one-half times the amount of such
contestad lisn ciaim of demand, indemnitying Lahdiord againat lisbliity for the same, as required by law for the holding of the Premises free from lhe effect
of such lien or claim. In addition, Landlord may require Tenant to pay Lendiord's attorey's fees end casts in participating in such action if Landlord shall
decide i is to iis hest interest lo do s0.

74 C 2. I and .

L

() Ownsrship. Subject to Lendiord’s right to requirs their removal or become the owner thereof as horeinaftsr provided in this
Paragraph 7.4, all Atterations and Ulility Additions made to ths Pramisas by Tenant shall ba the property of and owned by Tenant, but considered a part
of the Premises. Landiord may, at any time and at its option, efect in wriling to Tenant to be the owner of all of any specified part of the Tenant Owned

Alterati ond Uttty | Unless A cled per P 7.4{b} hereof, all Tonant Owneod Alterations and Utiiity installations
shall, at the expé or eariler Ination of this Lease, become the property of Landlord and remain upon and be sumendersd by Tenani with ths
Premises.

(b} Removal, Uniass otherwise egreed In writing, Landiord may require that any or all Tenant Owned Alterations or Utliity

be by the expiretion or earfisr of thia Lease, nobwithstanding their instatiation may have been consented to by Landlord.

Landlord may require the removal at any time of afl or any part of any Tenant Owned ians or Utility Installations made withaut the required consent
of Landlord. )

(c) Surrendst/Restoretian. Tanant shall surender the Pramises by the end of the lasi day of the Lease ferm or any earlier

termination date, with sl of the improvaments, parts and surlsces thereof ciean and free of debris and in gaod operating order, condition and stata of
tepalr, ordinary wear and tesr excepisd. “Orclinary wear and tasr’’ shafl nst include any demage of deterioration that would have been prevented by
good maintenance practice or by Tenant performing all of Hs oblgations under this Lease. Excep! as otharwise agreed or specified in writing by Landtord,
the Pramines, a3 sumendered, shatl include the Utiiity Installations. The obligation of Tenant shall include the repair of any damage occasioned by the

int or i of Tenant's Trade Fixtures, furnishings, equipment, and Altsrations andfor Utlity Instaiations, as well a9 the ramoval
of any storage tank instalied by or tor Tenant, and the !, repl {, of diation of any sofl, material or ground waler contaminatad by Tenant,
ol 38 may then be required by Applicabls Law and/or good service practice. Tenant's Trade Fixtures shalt remain the property of Yenant and shall be
removed by Tenant subject lo is obligation to repair and restore the Premisas per this Lease. Tenant has the right 1o remave any existing equipment within
the facHity and disposs of such st Tenant's sxpense.

75 tmt onA Anything & this Leass to the conirary notwithatanging, Tenent may not remove any portion of tha offices,

preak room, conf rooms of during the term of this Lenss without Landiord's express wrilten which 1 may be wi or
conditioned in Landlord’s sole and unfettered discretion.

8. insurance; Indemnity.

8.1 Pay t For tepa of whethar the Landlord or Tensnt is the Insuring Party, Tenant shall pay for all insurance
required under this Paragraph 8 excapt to lhe extent of the cost rib 10 fiability i caried by Landiord in excess of $3,000,000 peraccumance.
Premiumms for policy periods cing priot {o or beyond the Laase term shall be prorated to cormaspond tg the Lease term. Payment shall

be made by Tenant to Landiord within ten (10} days following receiptof an Invoica for any amount due, Any fallure by Tenant to have and meintain required
insurenics undsr this leasa shall be penalized with a fee of 10% of tha then base rental amount per month until the violation is corrected and proof of
fnsurance ts provided to Landiord in writing.

8.2 tlabifity lnsurance.

(a) Carried by Tonant. Tenant shall obtain and keep in force during the term of this Laass a Commercie! General Liability
policy of insurance protecting Tenant and Landlord and Agent (as an edditona) insuned) against claims for bodily injury, persanal injury and property
damaga based upon, involving or arising out of the use, pancy of ofthe f and all areas appurtenant therato. Such
insusence shall be on en basls providing single limit ge in an amount not less than $3,000.000 per occumence with en "Additional
Insured. or Lo of F nent and contaln the "Amendment of the Poltution Exclusion” for damage caused by heat, smoke
of fumes from a hostile fire. The policy shell not contain any intra-tnaured ] as insured px or org i tat shall include
coverage for [lablity assumed under this Lease sa an “Insured contract” for the p i of Tenant's ity abligations under this Lease. The limits
of uaid insurunce required by this Laasa or as carried by Tenant shall not, however, fimit the Hiability of Tenant nor relieve Tenant of any abligation
hersunder. All insurance to be catried by Tenant shall ba primary to and not contributory with any similar insurance camried by Landlard, whose insurance
ghall ba cansidered excess insurance only.

{®) Carrisd By Landlord. In the event Landlond is the tnsuring Party, Landiord shall gleo Hability
In Pasegraph 8.2(s), sbove, in addition to, and nol in lieu of, the } quired 10 be maintained by Tenant. Tenant shall be named as an additional
Insured therein.

83 Property Bullding, Imp! and Renlal Value.

(a) Buliding and Improvemsnts. The insuring Pary shall obtain and keep in force during the term of this Lease 8 policy or
policies in the name of Landiond, with loss paysbie to Landlord and (o the holders of any morigages, deeds of trust ar ground leases on the Premises
L (o)), b loss or 98 Lo the P The amount of such insurance shall be equal lo the full repk cost of the Premises, as the
same shall exist from time to time, or the nmour_\t required by Lendars, but in no event more than the rcially ble and available i b
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value thereof if, by reason of the unique nature or age of the improvements invoived, such latter amount is less than full replacement cost. If Landiord is
the Insuring Party, however, Tenant Owned Alterations and Utility Installations shail be insured by Tenant under Paragraph 8.4 rather than by Landlord. If
the ge is and corr y appropi , such pelicy or policies shall insure against all riske of direct physical loss or damage (except the
perils of flood and/or sarthquake unless required by a Lender), including coverage for any additional costs resulting from debris removal and reasonabie
amounts of coverage for the enforcement of any ordinance o« law regulating the reconstruction or replacement of any undamaged sections of the Premises
required to be dor d by reason of the enforcement of any building, zoning, safety or land use laws as the result of a covered cause af
loss. Said policy or policies shall also contain an agreed vatuation provision in lieu of any coinsurance clause, waiver of subrogation, and inflation guard
protaction 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 iocated. If such insurance coverage has a deductibie clause,
the deductible amount shall not exceed $1,000 par occurrence, and Tenant shalf be kable for such deductible amount in the event of an Insured Loss. as
dafined in Paragraph 9.1(c).

{b) Rental Value. The Insuring Party shall, in addition, cbtain and keep in fores during the term of this Lease a policy or policies
in the name of Landlord, with loss payable to Landiord and Lender(s). insuring the loss of the full rental and other charges payable by Tenant to Landlord
under this Lease for one (1) year (including all real estate taxes, insurance costs, and any scheduled rental increases). Said insurance shall provide that
in the event the Lease is terminated by reason of an insured loss, the period of indemnity for such coverage shall be extended beyond the date of the

\ of repairs or rept t of the Premises, to provide for one fuil year's loss of rental revenues from the date of any such loss. Said insurance
shall contaln an agreed valuation provision in ieu of any coinsurance clause, and the amount of coverage shall be adjusted annually to reflect the projected
rental income, property taxes, insurance premium costs and other expenses, if any, otherwise payabie by Tenant, for the next tweiva (12) month period.
Tenant shail be liable for any deductible amount in the event of such loss.

(c) Ad) t Premi: It the Premises are part of a larger building, or i the Premises are part of a group of buildings owned
by Landlord which are adjacent to the Premises, the Tenant shail pay for any increase in the premiums for the property insurance of such building or
buildings if said increase is caused by Tenant's acts, omissi use or pancy of the P

(d) Tenant's Impx If the Landlord is the | ing Party, the Landlord shall not be required o insure Tenant Owned
Alterations and Utility llations unless the item in question has become the property of Landiord under the terms of this Lease. If Tenant is the Insuring
Party, the policy camied by Tenant under this Paragraph 8.3 shall insure Tenant Owned and Utility Ir i

84 Tenant's Property Insuranca. Subject to the requ of Paragraph B.5, Tenant at ils cost shall either by separate policy or, at
Landlord's option, by end tio a policy already carried, maintsin insurance coverage on all of Tenant's personal property, Tenant Owned Allerations
and Utiity Instaliations in, on, or aboul the Premises similar in coverage to that carried by the Insuring Party under Paragraph 8.3. Such insurance shall
be full replacement cost coverage with a deductible of not 1o exceed $1,000 per occurrence. The proceeds from any such insurance shall be used by
Tenant for the raplacement of personal property or the restoration of Tenant Owned A ions and Utility Tenant shall be the insuring Party
with respect to the insurance required by this Paragraph 8.4 and shali provide Landiord with written evidence that such insurance is in force.

8.5 Insurance Poiicies. Insurance required hereunder shalf be in companies duly licensed to transact business in the state where the
Premises are iocated, and maintaining during the policy term a “General Policyholders Rating” of at least B+, V, or such other rating as may be required
by a Lender having a lien on the Promises, as set forth in the most curent issue of "Best's insurance Guide.” Tenant shall not do or permit to be done
anything which shail invalidate the i policies referred to in this Paragraph 8. If Tenant is the Insuring Party, Tenant shall cause to be defivered to
Landlord certified copies of policies of such insurance or cedificates evidencing the existence and smounts of such insurance with the insureds and loss
payable clausas as required by this Leass. No such policy shall be canceiable or subject to modification except aftes thirty (30) days prior written notice to
Landlord. Tenant shali al least thirty (30) days prior to the expiration of such policies, fumish Landiord with evidence of renewals or “insurance binders*
evidencing renewal thereol, or Landiord may order such insurance and charge the cosl thereo! 1o Tenant, which amount shall be payable by Tenant to
Landiord upon If the § ing Party shall fail to procure and maintain the insurance required to be caried by the [nsuring Party under this
Paragraph 8, the other Party may, but shall not be required to, procure and maintain the same, but at Tenant's expense.

8.6 Waiver of Subrogation. Without nffectmg any olhar nghls or remedies, Tenant and Landlord (“Waiving Party®} each hereby release
and relieve the other, and waive their entire right o recover damages ( in contract or in tort} against the other, for loss of or damage to the Waiving
Party's property arising out of or incident 1o the perils required lo be insured against under Paragraph 8. The effect of such releases and waivers of lhe
right lo recover damages shall not be limited by the amount of insurance caried or required, or by any deductible applicable thereto

8.7 Indemnity of Landlord. Except for Landlord's negiigance and/or brasch of express warranties, Tenant shall indemnify, protect,
defend and hold lags the Premi: {Landlord and ils agents, Landlord's masier or ground Landlord, partners and Lenders from and against any and
all claims, loss of rents and/or damages, costs, liens, judgments, penalties, permits, attomey's and consultant’s fees, expenses and/or liabilities arising out
of, involving, or in dealing with, the occupancy of the Premises by Tenant, the canduct of Tenant's business, any acl, omission or negiect of Tenant, its
sgents, contractors, employees or invitees, and out of any Default or Breach by Tenant in the performance in a timely manner of any obligation on Tenant's
part to be performed under this Lease. The foregoing shall include, but not be limited to, the defense or pursuit of any claim or any aclion or proceeding
involved thersin, and whather or not (in the case of claims made against L andlord) litigated and/or reduced to judgment, and whether well founded ar not.
In case any action or proceeding be brouqm lgamil Landiord by reason of any of the foregoing malters, Tenant upon nolice from Landlord shall defend
the same et Tenant's exp by g y 1o Landlord and Landiord shall cooperate with Tenant in such defense. Landlord need

not have first paid any such claim in order to be so mdernmﬁed

8.8 indsmnity of Tenant Except for Tenant's negligence and/or breach of express warranties, Landlord shall indemnify, protect, defend
and hold harmiess the Premises, Tenant and ils agents, partners and Lenders from and against any and all claims, costs, liens, judgments,
penaities, permits, attorney's and consultant's fess, expenses and/or liabilities arising out of, involving, or in dealing with, the activities on the Premises by
Landlord, the duct of La 'S busi any acl, omission or neglect of Landiord, its agents, tractors, employ or invit and out of any
Default or Breach by Landlord in the performance in 3 timely manner of any obiigation on Landlord’s part to be performed under this Lease. The foregoing
shall include, but not be limited 10, the defense or pursult of any claim or any action or proceeding invoived therein, and whether or not (in the case of
claims made against Tenant) litigated and/or reduced to judgment, and whether well fouried or nol. In case any action or proceeding be bruught against
Tenant by reason of any of the foregoing matiers, Landlord upon notice from Tenani shall defand the same st Landlord's exp: by
satisfactory to Tenant and Tenant shall cooperate with Landiord in such defenss. Tenant neesd not have firsl paid any such claim in order to be so

indemnified.
89 Exemption of Landlord hom Llablllty Landlord shall not be liable for injury or damage lo the person or goods, wares merchandise
or other property of Tenant, Tenant’s employees, H ! , of any other person in or aboul the Premises, whelhar such damage

or injury Is caused by or results from fire, steam, electricity, ga: wnlnv of rain, or from the breakage, leakags, obsiruction or other defects of pipes, fire
sprinklers, wire, appliances, plumbing, air condition 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 cther sources or piaces, and regardless of
whathar the cause of such damage or injury or the means of repairing the same is accessible or not. Landlord shali not be liable for any damages ansing
from any act or neglec! of any other tenant of Landiord. Notwithstanding Landiord's negiigencs or breach of this Lease, Landlord shail under no
circumstances be liable for injury to Tenant's business or for any loss of income or profit therefrom.

9. Damage or Destruction.

9.1 Definitions.
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@) “Premises Partial Damage” shall mean or > lo the imp anthe F omer than Tenant
Owned Alteralions and Utillty Instaltations, the repair cost of which damage or destruction is less then 50% of the then Replacement Cost of the Premises
Immodiately prior to such damage or destruction, excluding from such calculation the value of the land and Tenan! Owned Allerations and Utility
Instalistions,

(b) s Total O fan” ghall mean d ge or destruction to the Premises, other than Tenan! Owned Altarations
and Utility InstaBations the repair cast of which damage of dastruction is 50% or more of the then Replacament Cost of the Premises immediately prior ta
such or ch cti from such calcutation the value of the land and Tenant Owned and Utility ions.,

© “insured Lass"” shall mean d or jon to tmp 18 o0 the Premisas, olher (han Tenant Ownad Allerations
and Utility instatiations, which was caused by an event required 1o ba covered by the insurance & d in Paragraph 8.3(a). Ir of any deductibl
amaunts or coverags fimits involved.

{d) "Repiscament Cost” shall mean the cost to repalr or rebuiid the improvement owned by Landlord ot tha time of the
occumenca Lo thelr condition existing immediately prior thereto, including demclition, dabris removal and upgrading ired by the inn of appli
bullding codes, ordinsnces or laws, and without deduction for depreciation,

(o) *Hazardous.Substance Condition” shall mean the occurrence or discavery of a condition involving the presenca of, or a
by, at 88 defined In Paragraph 6.2(a), In, on, or under the Premises.

8.2 Partisl Damage-insured Lose. I 2 Premices Partisl Damage that Iy an insured Loss oceurs, then Landiord shall, at Landiords
expense, rapalr such damage (but not Tenant's Trade Fixtures or Tenant Owned A and Utitity flations) as soon as bly possible and
this Lease shaf continus in full force and effect; provided, howeves, thal Tenant shatl, st Landiard's efection, make the rapair of any damage or deatruction
the total cost 1o repalr of which Is $10,000 or lass, and, in such avent, Landiord shall make the insurance procesds svallabls to Tenant on a reasonabla
basis for that purposse. Notwithatending the faregoing, If the required insurance was ncl in force o the insurance proceeds are not sufficient to affect such

repair, the Inguring Party shall p i ibute the ge in p (except as 1o the deductible which is Tenant's responsibility) as and when
required lo complate sald repairs. In the svent, , the ge in p ds was due to the fact thet, by reason of tha unique nalure of the
i ' full nt cost, | gn was not ially is and available, Landlord shall have no obligation to pay for the

ge in i P ds of to fully restors the unique aspecis of the Premises uniess Tenant provides Landlord with the funds to cover same, or
adoquato sasurance thereo!, within ten (10) days following receipt of written notice of such shortage and request therefor. If Landlord receives said funds
of adaquale assurance thareof within said ten {10) dey pertod, the party responsibla for making ths repalrs shall complete them as soon as reasonably
possible and this Leasa shall remain in full force and effect. If Landlord does no! receive such funds or atsurance within said period, Landiord may
nevertheless elact by wrilten notice to Tenant within ten (10) days thereafter to make such restoration and repals as is commercially reasonable with
Landlord paying any shortage in proceeds. in which case this Leasa shall remain in full force and effect if in such case Lendlord does not o elecl. then
this Lease shafl larminate sixty (60) days the of the ge of d ion. Unless otherwise agread, Tenani shall in no svent have
any dght to relmbursarnent from Landiasd for any funda contribyted by Tenant 10 repalr any such d: ord Premises Pertiel Damage dua to
flood or earthquake shall be subject to Paragraph §.3 rainer than Paragraph 9.2 notwithstanding that there may be some insurance covessge, but the net
procaads of any such insurance shall ba made svailable for the repairs if made by either Party.

8.3 Partial Damage-Uninsured Loss. i a Premises Partial Damage that Is not an insured Losa aecurs, unless caused by a wiliful act ot
Tenant (in which event Tenant shali make he repairs at Tenant's expenss and this Lease shall conlinue In (ull forch and effect, but subject to Landlord's
rights under Peragraph 13), Landlord may at Landiord’s oplion, either: () rapair such damage 83 soon 8¢ bly possible al Landlord's expense, in
which sven thic Lesss shall continue In full force and effect, o () give written notics to Tenant within thicty (30) days after receipt by Landlord of knawledge
of the occurrence of such damage of Landlord's desira 1o tarminate this Lease bs of the date sixty (60) days following the giving of such notice. In the
event Landlord elects to give such notice of Landiord's intention to terminats this Lease, Tenant shall have the right within ten (10) days after the raceipt
of auch natice to give written natice to Landiord of Tenants commitment to pay for the repalr of such damage totally et Tenant’s expanse and without
reimbursament from Landiord. Tenani shall provide Landlors with the requimd funds of safisfactory essurance thereaf within thirty (30) deys foliowing
Tonent's asid commitment. n such event this Leass shall continue in full fores and effect, and Landiord shgll proceed to make such repairs as soon as

ly passibie and the required funds are ls. If Tenant does not give such notice and provide the funds or assurance thereo! within the times
spacified above, this Lease shel terminate a8 of the date specified in Lendiord's notice of termination.

94 Total Destruction. Nolwithstanding any other proviston hereof, if a Premises Total D occars {i any i
quired by sny d public ity), this Lasss shall terminate sixty {80) days foliowing the date of such Premises Total Dastruction, whether or
not the demage or destruction is an Insured Loss or was caused by a negligent or willfu! act of Tanant. In the evant, h thatthe ge or Y
was caused by Tananl, Lendlord shall have the right to recavar Landlord's demagses from Tenant axcept us released unders the terms of any Insurance

poticy then in effect.

‘9.5 Damage Near End of Torm, If al any Eme during the last six {8) manths of the term of this Leass there is damage for which the cost
1o rapsir exceeds one (1) month's Base Rent, whether or not an Insured Loss, sither Party may, at the Party’s opticn, terminate this Lease sifactive sixty
{60) dayn foliowing the date of of such d by giving writlen netlice to the cther Party of Landlotd's election to do so within thirty (30) days
aftor the date of occurrence of such damage. Provided, however, if Tenant at that ime has an exqroizsble option 1o extend this Laase or to purchase the
Pramises, then Tenan! may preserve this Loasa by, within twenty (20) days following the of the d or before tha expiration of the time
provided |n such option for its exercise, whichever ls eadler ("Exercise Pariod"), exercising such option. If Tenant duly exerclses such option during sald
Exnrciss Period, Landiord shail, at Landlord's exp repals such &8 300N as. biy passible and this Lease shall continue in full force and
effect. If Tonant fails o exercise such oplion during said Exercise Period, than Landiord may at Landlord's option terminale this Lease as of the expiralion
of sald sixty (60) day pariod the of such d by giving written notice to Tanan? of Landlords election to do so within ten (10) days
after the expi 1 of the Period, ith ing Sny term or provision in the grant of option to the conlrary.

98 Abstement of Ront; T.Mﬂlf'l Romadias.

(e) tnthe event of ribed in Paragraph 9.2 (Partiol Demage-insured), whether o not Landlond or Tenant repairs of
restores the Premises, tho Base Rent, Real Property Taxes, p gnd other charges, if any, pay by Tenant dor for the peariod
during which such damage, its repair or the rastcration continuas (ol lo excaed the period for which rental vatue insurance |s required under Paragraph
8.3(b)), shall be abaled in proportion to the degres to which Tenant's use of the P is impaired. Except for of Base Rent, Roal Property
Taxes, ir pramit and other if any, as afo Id, ull other obfgations of Tenant hereunder shall be performed by Tenant, and Tenan!
shall have no claim against Landiord for any damags sutfered by reason of any such repair or restoration 30 long as Landlord promplly commences such
repalr of f ion and thereaftar difigenty  the repalr or ion to :

) #f Landlord shall b obligated fo repair or restore the F under the provisions of this Paragraph ©§ end shafl not

ina il and ingful way, the repair of restoralion of the Premises within ninaty (80) days after such obligation shall accrus, Tenant

may, &t any tima prior to the commencemeant of such repair o restoration, give written notice to Landlord and to any Lenders of which Tenant has actual
notica of Tanant's election to terminate this Lease on a date not less than sixty (60) days following the giving of such notice. If Tenanl gives such notice to
Landiord snd such Lenders and auch repair or resloration (s not commencad within thirty (30) days after receip! of such notice, this Loase shall terminate
as of the dote specified in said notice. If Landiord or a Lender the repair or of the Premises within thirty (30) days after recaip! of
such netice. this Lesse shall continue In full force and effect. “Commence™ as used In this Paragsaph shall mean either the unconditiona) authorization of
the preparation of the required plans, of the baginning of the actual work on the Premises, whichever first occurs.

03

tnitate 2 C
SINGLE-TENANT LEASE-NET A

Sigartar 11, 01 T4 DM FORM 204401201

.6 -

Real Esiate (L]




DocuSign Envelope ID: 99E5D043-3E52-4145-92F2-E584BC915E88

9.7 [ Condit Ifat St ce Condition occurs, unless Tenanl is lagally responsible therefor {in
which case Tenant shall make the investigation and remediation thereof required by Applicabie Law and this Lease shall continue in full force and effect,
but subject to Landlord's rights under Paraqraph 13), Landiord may at Landlord's oplion either (i) investigate and remediate such Hazardous Substance
Condmon if required, as soon as ible at Landlord's in which event this Lease shall continue in full force and effect. o (ii) if the

d costtoi i snd t wch condition exceeds twelve (12} times the then monthly Base Rent or $100,000, whichever is greater, give
written notice to Tenant within thirty (30) days after receipt by Landlord of knowledge of the occurrence of such Hazardous Subslance Condition of
Landlord's desire to lerminate this Lease as of the date sixty (60) days follawing the giving of such notice. in the event Landlord eiects to give such notice
of Landlord’s intention to terminale this Lease, Tenant shall have the right within ten (10) days after the receipt of such notice to give wrilten notice to
Landlord of Tenant's commitment to pay for the ir igation and diation of such Hazardous Substance Condilion totally at Tenant's expense and
without reimbursament from Landlord excepl to the extent of an amount equal to twelve (12) times the then monthly Base Rent or $100,000, whichever is
greater. Tenant shall provide Landlord with the funds required of Tenant or satisfactory assurance theraof within thirty (30) days following Tenant's said
commitment. in such event this Leass shall continue In full force and affect, and Landlord shall proceed to make such i igation and remediation as
soon as reasonably possibie and the required funds are available. If Tenant does not give such notice and provide the required funds or assurance thereof
within the times specified above, this Lease shall terminate as of the date specified in Landiord's notice of termination. if a Hazardous Substance Condition
occurs for which Tenant is not legally responsible, there shall be ab W of Tenant's obli under this Lease to the same extent as provided in

Paragraph 9.6(a) for a period of not to exceed tweive {12) months.

9.8 T tion-Ady Pay ts. Upon ination of this Lease pursuant to this Paragraph 9. an equitadle adjustment shall be
made conceming advance Basa Rent and any olher advance payments made by Tenant lo Landlord. Landiord shall, in addition, return to Tenant so much
of Tenant's Security Deposit as has not been, or is not then required to be, used by Landiord under the terms of this Lease.

99 Waive Statutas. Landlord and Tenant agree that the terms of this Lease shall govern the effect of any damage lo or destruction of
the Premises with respect {o the termination of this Lease and hereby waive the provisions of any present or fulure statute to the exteni inconsistent
herewith.

10. Rea! Proporty Taxes.

101 @) Payment of Taxes. Tenant shall pay the Real Property Taxes, as defined in Paragraph 10.2, applicable to the Premises
during the term of this Lease. Subject to Paragraph 10.1(b), all such payments shali be made at ieast ten (10} days prior to the delinquency date of the
applicable installment. Tenant shall prometly fumish Landlord with satisfactory evidence that such taxes have been paid. If any such laxes to be paid by
Tenant shall cover any period of time pricr to or after the expiration or eartier termination of the term hereof, Tenant's share of such taxes shall be equitably
prorated (o cover only the period of time within the tax fiscal year this Lease is in sffect, and Landlord shall reimburse Tenant for any overpayment after
such proration. If Tenant shall fail o pay any Real Property Taxes required by this Lease 1o be paid by Tenant, Landlord shall have the right to pay the
same, and Tenant shall reimb Landlord herefor upon

(b) Advance Payment. In order to insure payment when due and before delinquency of any or all Real Property Taxes,
Landlord reserves the right, if Tenant is in default under this Lease, to estimate the cument Real Property Taxes applicable to the Premises, and to require
such current ysar's Real Property Taxas to be paid in advance to Landlord by Tenant, either: (i) in a lump sum amount equat lo the instaliment due, at
least twenty (20) days prior to the applicable delinquency date, or (i) monthly in advance with the payment of the Base Rent. If Landlord elects to require

payment monthly in ads the thly payment shali be thai equal monthly amount which, over the number of months remaining before the month in
whlch the licable tax instaliment wouid b delinquent (and without interest thereon), would provide a fund large enough to fully discharge before
quency the esti i of taxes to be paid. When the actual amount of the applicable tax bill is known, the amount of such equal monthly

pay shail be adj d as required to provide the fund needed to pay the applicable taxes bafore delinquency. If the amounts paid to Landlord
by Tenant under the provisions of this Paragraph are insufficient to discharge the obligations of Tenant to pay such Real Property Taxes as the same
become due, Tanant shall pay lo Landlord, upon Landlord's demand, such additional sums as are necessary to pay such obligations. All moneys paid to

Landlord under this Paragraph may be ingled with other ys of Landlord and shall not bear interest. in the event of a Breach by Tenant in the
p of the obligations of Tenant under this Lease, then any balance of funds paid to Landlord under the provisions of this Paragraph may, subject
to proration as provi in Paragraph 10.1(a), al the option of Landlord, be treated as an additional Security Deposit under Paragraph 5.

(c) Delayed Payment. Tenant may pay Real Property Taxes in installments if permitted by the taxing authority with jurisdiction
over the Premises. Tenant shall have the right &t Tenant's expense to contast os review the amount or validity of any Real Property Taxes or to seek a
reduction in the d on which any Real Property Taxes are based, by appropriate legal proceedings, and may delay payment of Real

Property Taxes unti! such contest or raview is fully and finally resolved.

10.2 Deflnition of “Real Property Taxes.” As used herein, the term “Real Property Taxes" shall include any form of real estate tax or
assessment, general, special, ordinary or extrgordinary, end any license fee, commercial rental tax, improvement bond or bonds, levy or lax {other than
inheritance, income or estate taxes) imposed upan the Premises by any authority having the direct or indirect power to tax, including any city, state or
federal government, or any school, agricultural, sanitary, fire, street, drainage or olher improvement district thereof, levied against any legal or equitable
Interest of Landlord in the Premiges or in the real property of which the Premises are a part, and/or Landlord's business of leasing the Premisas, but not
including any income tax on the rentals accruing hereunder. The term “Real Property Taxes” shall also include any tax, les, levy, assessment or charge,
or any increase therein, imposed by reason of events occurring, of changes in applicable law taking effect, during the term of this Leass, including but not
limited to a change in the imp 1ts on the Premi the ion of this Lease, or any modification, amendment or transfer thereof, and whether or

not contemplated by the Parties.

10.3 Joint If the Premises are not sep y d, Tenant’s liability shall be an equitable proportion of the Real Property
Tnxns for ali of lha land and nmpfovemoms included within the tax parcel assessed, such proportion to be d ined by Landiord from the resp
gned in the s work sheets of such olher information as may be reasonably ilable. Landlord's determination thereol,
in good faith, shalt be conclusive.

104 Porsonal Property Taxes. Tenant shall pay prior {0 delinquency ali taxes assessed against and levied upon Tenant Owned
Alterations, Utility Installations, Trade Fixtures, furnishings, equipment and all personal property of Tenant conlained in the Premises or elsewhere. When
possible, Tenant shall cause its Trade Fixiures, furnishings, equipment and all other perscnal proparty lo be assessed and billed separately from the rea!
property of Landiord. If any of Tenant's said personal property shall be d with Landlord’s real property, Tenant shall pay Landlord the taxes
attributable to Tenant within ten (10) days after receipt of a written statement setting forth the taxes applicable to Tenant's property or, at Landlord's aplion,
as provided in Paragraph 10.1 (b},

11. Utilities. Tenant shall pay for all water, gas, heat, light. power, telephone, trash disposal and other utilities and services supplied lo the Premises.
together with any laxes thereon. if any such services are not separately metered to Tenant, Tenant shall pay a reasonable propartion, to be determined
by Landlord, of all charges jointly metered wilh other premises.

12. A and ing

121 Landlord's Consent Required.

{(a) Tenant shail not votuntarily or by operation of law assign, iransfer, mortgage or atherwise ransfer or encumber {collectively,
“assignment") or sublet all or any part of Tenant'’s interest In this Lease or in the Premises without Landlord's prior written consent, said consent shall not
to be unreasonably withheid, conditioned or delayed subject to the terms of Paragraph 36.
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(b} A changs in the control of Tenant shall constitute an assignment raquiring Landlord's consant. The transfer, on a cumulative
basis, of twenty-five parcent (25%) or more of the voting control of Tenant shall constidute a change in control for this purpose.

122 Terms and Conditions Applicabla to Assignment and Subletling.

(8) Regardless of Landiord’s t. any g or ing shall not: (i) be alfactive without the express wrilten
assumption by such assignee or subTenant of the obligations of Tenant under this Lease, (i) release Tenant of any obligations heraunder, or (i) alter the
primary liabiiity of Tenant for the payment of Base Rent and other sums dus Landlord hersunder or for tha performance of any other obligations (o be

performed by Tenant under this Laase.

() Landlord may accept any rent of pert. of Tenant's ob from any person other than Tenant pending approval
or disappraval of an assignmant. Nasither a delay in the epp! or disapproval of such assi nor the of any rent of p shafl
fute @ waivar or astoppe! of Landlord's right to exercisa s remadies for the Dafault of Breach by Tenant of any of the terms, cavananis or conditions

of this Leasa.

© The consent of Landiord to any sssignment or subletting shall not titute & to any L or
subletting by Tenant or to any q or g or subletting by the subTenent. However, Lendlord may consent to subsequent
sublettings and sasip: of the or any or modifications thersto without notifying Tenant or anyone elsa liable on the Lease or
sublease and without odlaining thelt consent, and such action shall not relievs such persons from liability under this Lease or any sublease,

(d) in the event of any Defautt or Breach of Tenant's obiigations under this Lease, Landiord may proceed directly against
Tenant, any Guarantor or any one else responaitie for the performance of tha Tenant's abiigations under this Lease, including the subTenant, without first
hausting Landlord'’s ramedles against any olher person or entity responsible therefar to Landlord, or any security held by Landlord or Tenant

(o) Any sssignee of, or subTanant under, this Lease shall, by reason of pling such ] or ing into such
sublease, be dsermed, for the benafit of Landiord, to have assumed and agreed to conform and comply with each and every tem, covenant, condition end
obligation herein lo ba observed ar performed by Tenant during the term of sald assignmant or sublaase, other than such obligations as are contrary to or
inconsiatent with provisions of an assly or sublease to which Landiond has spacifically consented In writing.

n it is expressly aliowed and caﬁtempmu that Tenant may charge a monthly fee 10 ils customers for warehouse space in
the ordinary course of its businass.

123 Torms and Conditions Applicabls to Assigament and Subdletting. The following terms and conditions shall apply to any subletting

by Tenant of all or any part of the Premises and shall be & d included in all under this Lease of not y P tnerein:

(a) In the event of a Breach by Tenant in the performance of its obfigations under thic Lease, Landtord, at its option and without
any cbligation to da 50, may require any subTenant to attom to Landland, In which event Landiord shall undertake the obiigations of the sublandlord under
such sublease from the time of the exercige of said option to the expiration of such subl provided, h Landiord shall not be liable for any
prepaid rents or security depasit paid by such subTenant o such sublandiord or for any other prior Defaults or Breaches of such subLandlord under such
aublease.

{b) Any matter or thing reguiring the consent of the subl.andiord under a subleaes shall also require the consent of Landlord
hereln.

(] No subTenant shall further assign or sublet all or any part of the Premises without Landlord's prior written consent.

{d) Landiord shall deliver a copy of any notics of Detault or Breach by Tenant 1o (bs subTenant, who shall have the right to cure
the Defauit of Tenant within tha grace petiod, If any, specified i such notica. The subTenant shall have a right of reimburgement and offset from and
agains! Tenant for any such Defautls cured by the subTenant

13, Default; Breach; Remedies.

13.1 Dofault; Breach, Landlord and Tenant agree that if an attomey |s consulled by Landiord in connection with a Tenant Default or

Bresch {as inafier defined), $500.00 (s a bie mini sum per such accurrenca for legal sarvices and costs in the preparation ond service of

a nolice of Defautt, snd that Landiord may Include ths cost of such services and costs in said notice as rent due and payable to cura sald Default. A

*Detault’ is defined as a fallure by the Tenant ta observe, comply with or perform any of the terms, covenants, conditiens or rules applicable to Tenant

under this Lease. A Breach’ is defined as the oscumence of any one or moro of the foliowing Defauits, and, whare a graca pericd for cure efier notice Is

spacified harein, the fature by Tenant to cure such Default prior to the explration of the applicable grace period, shall entille Landiord to pursus the
dias set forth in Paragraphs 13.2 andlor 13.3;

(a) Excapt 8 axpressly otherwise provided in this Lease, the fallure by Tenant tomake any payment of Base Rent or any other
monetary payment raquirsd to ba mada by Tanant hereunder, whether to Landlord of to @ third party, as and when due, the failure by Tenant to provide
Landiord with ¥ of or surety bond required under this Lease, or the fallure of Tenant to fulfll any obligation under this Lease
which endangers or thrsatens life or property, where such failure coalinves for & period of ten (10) days following wrilten notice thereof by or on behalf of
Landlord to Tenent. :

Except as axpressty otherwise provided In this Lease, the failure by Tenant to provida Landlord wilh reasonabls written
evidence (in duly executed original form, f appli f (1) P with Appli Law per Paragraph 8.3, (i) the | k and service

cis required under Paragraph 7.1 (b), (i} the ission of an harized essig: or subleling per Paragraph 12.1 (b), (iv) @ Tenancy
Statement per Paragraphs 18 or 37, (v) the of dination of this Lease per Paragreph 30, (vi) the guaranty of tha parfarmance of
Tenant's cbiigations under this Lease if required under Paragraphs 1.11 and 37, (Vi) the rtion of any r ted under Parag 42
{easomanls), or (vifi} any olher documentation of information which Landlord may repsonably require of Tenant under the terms of this Lease, where any
such fallure continuss for a pariod of ten {10) days following wrilten nofice by or an behalf of Landiord (o Tenant.

{c) A Defauit by Tenant as to the tamms, covenans, canditions o provisions of this Lease, or of the rules adopted under
Paragraph 40 hereof, that are to be observad, complied with or performed by Tenant, other than those described in subparagraphs (a), (b) ar (c), abave,
whese such Default continues for 8 period of thirty (30) days aRter written notice thereof by oc on behalf of Landierd to Tenant: provided, however, that if
the nature of Tenanf's Default is such thet more than thirty {30) days are reasonably required for i8 cure, then it shall not be dasmed lo be a Breach of
this Lease by Tenan! if Tensnt commences such cure within said thity (30) day period and thereafier diligentty p such cure to completion.

(d) The occumence of any of the following avents: (i) The making by Tenant of any general amsngement or assignment for the
banafit of creditors; (i) Tenant's becoming @ ‘debtor” as defined in 11 11.5.C. §101 or any successor statute thareto (unless, in the case of a petition filed

againat Tenanl. the same s diamissed within sixty (60) days); (i) the appointment of 8 trustes cr to take p ion of ally 8!l of Tenanta

assets localed atthe Promises or of Tenant's intereatin this Lease, whare possession is not reatored to Tenant within thirty (30) days; of (iv} the altachment,
. D8
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exacution or other judicial seizure of substantially eail of Tanant's assets located at the Premises or of Tenant's interest in this Lease, where such seizure
is not discharged within thirty (30) days; provided, however, in the event that any provision of this subparagraph (e) is contrary to any applicable law, such
provision shali be of no force or affect, and not affect the validity of the remaining provisions.

(e} The di: y by Landiord that any fi ial 1t given to Landiord by Tenant or any Guarantor of Tenant's obligations
hereunder was materially false.
(') i the- » ot Tenantes-obk i undesthic-Loags-ie ) {l; the-death ol o @ . M the-t " 14
-2 ) u..mm.; ith P {o-this-4 .nA- SIherthanin- with-the-leme-of-such- Ll a o b N # b orihe
M@-‘l )‘ s s-rofuvsalio-honoasib o FOvLN I..-:-h A‘D.’, L H H_ H by ™Y

13.2 Remaedies. !f Tenant falls to perform any affirmative duty or obligation of Tenant under this Lease, within ten (10) days after written
notice to Tenant (or in case of an emergency, without notice), Landiord may at its option (but without obtigation to do s0), perform such duty of obligation
on Tenant's behalf, inciuding but not limited to the oblaining of reasonably required bonds, insurance policies, or govemmental licanses, permits or
sppravals. The costs and expanses of any such performance by Landlord shall be due and payabie by Tenant to Landiord upon invoice therefor. If any
chack given to Landiord by Tenant shall noi be honased by the bank upon which it is drawn, Landlord, al its option, may require all future payments to be
made under this Lease by Tenant to be made only by cashier's check. In the event of a Breach of this Lease by Tenant, as defined in Paragraph 13.1.
with or without further notica or demand, and without limiting Landlord in the exercise of any right or remedy which Landlord may have by reasen of such
Breach, Landlord may:

(a) Terminate Tenant's right to possession of the Premises by any lawful means, in which case Ihis Lease and the term hereof
shall terminate and Tenant shall i iately surrender p ion of the Premises o Landiord. In such event Landlord shall be entitled to recover from
Tenant: (i) the worth at the time of (he award of the unpaid rent which had been earned at the time of termination; (i} the worlh at the time of award of the
amaunt by which the unpaid rent which would have been earned after tarmination until the time of award exceeds the amount of such renta! loss that the
Tenant proves couid have been reasonably avoided; (lii) the worth at the time of award of the amount by which the unpaid rent for the balance of the term
after the time of award excesds the amount of such rental loss that the Tenant proves could be reasonably avoided; and (iv) any other amount necessary
to compensate Landlord for all the detriment proximately caused by the Tenant's failure to perform ils obligations under this Lease or which in the ordinary
coursa of things would be likely o result therefrom, including but not limited to the cost of recovering possession of the Premises, expenses of reletling,
including tion and ion of the Premi altorneys’ fees, and that portian of the leasing commission paid by Landlord
appm:able to the unoxp«red term of this Lease. The worth at the time of award of the amount referred to in provision (lii} of the prior sentencs shal be
computed by discounting such amount at the discount rate of the Federal Reserve Bank of San Francisco at the time of award pius one percant {1%).
Efforts by Landiord 1o mitigate damages caused by Tenanl's Default or Breach of this Lease shall not waive Landlord's right to recover damagas under
this Paragraph. If termination of this Lease is obtained through the provisional remedy of untawlul detainer, Landlord shall have the right to recover in such
proceeding the unpaid rent and damages as are recoverable therein, or Landlord may reserve therein the right to recover all or any part thereof in a
separate suit for such rent and/or damages. If a notice and grace period required under subparagraphs 13.1 (b). (c} or (d} was nol previously given, a
notice to pay rent or quit, or 1o perform or quit, as the case may be, given to Tenant under any statute authorizing the forfeiture of leases for uniawtul
detainer shall also constitute the applicable notice for grace period required by phs 13.1(b), (c) or (d). in such case, the applicable
grace period under subparagraphs 13.1(b), (c) or (d) and under the unlawful detainer statute shali run concurrentty after the one such statutory notice, and
the failure of Tenant to cure the Default within the graater of the two such grace periads shall constitule both an untawful detainer and a Breach of this
Lease entitling Landlord to the remedies provided for in this Lease and/or by said stalute.

(b} Continue the Lease and Tenant's right to possession in effect after Tenant's Breach and abandonment and recover the rent

as it becomes due, provided Tenant has the right to sublet or assign, subject only 1o bie limitations. See Paragraphs 12 and 386 for the limitalions
on g and subletting which O Tenant and Landlord agree are ble. Acts of mai or preservation, efforts to reiet the

Pramises, or the appointment of a receiver to protect the Landlord's interest under the Lease. shall not constitute a termination of the Tenant's right to

{c) Pursue any other remedy now or hereafter available to Landlord under the laws or judicial decisions of lhe state wharain
the Premises are located.

(d) The expiration or termination of this Lease and/or the lermination of Tenant's right to possession shall not relieve Tenant
from llability under any indemnity provisions of this Lease as to matiers occurring or accruing during the term hereof or by reason of Tenant's occupancy
of the Premises.

13.3 Inducement Recapture In Event Of Breach. Any agreament by Landiord for iree or abated rent or other charges applicable 1o the
Premises, or for the giving or paying by Landlord to or for Tenant of any cash or ather bonus, inducement or consldembon for Tenant's entering into this

Lease, all of which concessions are hereinafter referred to as “Ind Provisions,” shall be d d condif upon Tenant's full and faithfu)
performance of all of the terms, covenants and conditions of this Lease lo be pedormed or cbserved by Tenant during the term hereof as the same - may
be ded. Upon the of a Breach of this Lease by Tenant, as defined in Paragraph 13.1, any such ind Provision shall at

be deemed deleted from this Lease and of no further force or effact, and any rent, other chasga, bonus, ind. or i ) 1 abaled

Qiven or paid by Lendiord under such an Inducomanl Provision shall be immediately due and payable by Tenant to Landlord, and recoverable by (andiord
as additional rent due under this Lesse, ding any st q cure of said Breach by Tenant. The acceptance by Landlord of rent or the cure
of the Breach which initiated the ion of this Paragraph shall not be d: d a waiver by Landlord of the provisions of this Paragraph uniess specifically
30 stated in writing by Landlord at the time of such acceptance.

13.4 Late Charges. Tenant hereby acknowledges that late pay t by Tenant to Landlorg of rent and other sums due hereunder will
causs Landlord 1o incur costs not contemplated by this Lease, the exact amount of which will be extremely difficult to ascertain. Such costs include, but
are not limited 1o, processing and sccounting charges, and late charges which may be imposed upon Landlord by the terms of any ground lease, morigage
or lrust deed covering the Premises. Accordingly, if any inetaliment of rent or any other sum due from Tenant shall not be received by Landiord or Landlord's
designes within five (5) days after such amount shall be dua, than, without any requirement for notice to Tenant, Tenant shall pay to Landtord a late charge
squal to welve parcent (12%) of such overdue amount. The parties hereby agrse that such iate charge represents a fair and reasonable astimate of the
costs Landiord will incur by reason of late psyment by Tenant. Acceptance of such late charge by Landlard shall in no avant constitute a waiver of Tenant's
Default or Breach with respact ta iuch overdue amounl nor prevent Landlord from exercising any of the other rights and remedies granted hersunder. In
the event that a Iate charge is pay h vhether or not coll d, for three (3) conseculive installments of Base Rent. then notwithstanding
Paragraph 4.1 or any other pmisnon of this Lease to the contrary, Base Rent shall, at Landlord's option, become due and payabie quarterly in advance.

13.5 Breach of Landlord. Landlord shail not be desmed in breach of this Lease unless Landlord fails within a reasonable time to perform
an obligation required (o be parformed by Landlord. For purposas of this Paragraph 13.5, a reasonable time shall in no event be iess than thirty (30) days
aRer receipt by Landiord, and by the holders of any ground lease, mortgage or deed of trust covering the Premises whose name and addrass shall have
been furnished Tenant in writing for such purpose, of written notice specifying wharein such obligation of Landlord has not been performed; provided,
however, that if the nature of Lendlord's obligation is such that more than ihirty (30) days after such notice are reasonably required for its perfarmance,
then Landlord shall not be in breach of this Lease if performance is commencad within such thirty {30) day period and thereafter diligently pursued to
compietion.
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1. C iithe P or any portion thereof are taken undar the power of eminent domain or sold under the threat of the exercise of
sald power (all o which ars herein calted “condemnation'), this Lease shall tenminate a8 to the part so taken as of the date the eandemning authority tekes
titls or possession, whichever first occurs. If more than ten percent {10%) of the floor area of the Premises, or more than twenly-five percent (25%) of tha
land area not pled by any 9. is laken by Tenant may, at Tenants oplion, to bs exercised In writing within ten (10) days after
Landlord shall have given Tenant written notice of such (aking (or in the absence of such notice. within ten (10) days after the condamning authority shall
have taken possession) terminate this Loase as of the date the ing y takas such p Jon. Il Tenant does nol terminate this Lease in

d with the forogoing, this Lease shall remein in full force and effect a3 (o tha portion of the Premises remaining. except that the Base Rent shall
be in [ho same prop as the ble Moor ares of the Premises taken bears to the tota! rentable floor ares of the building located on the
Premises. No reduction of Base Rent shall occur i tha only podion of the Premises taken is land on which there s no building, access or parking. Any
sward for the taking of all ar any part of the Premises under the power of ominent domain or any payment made under threal of the exercise of such power
shall be the property of Landiord, whether such sward shal be made as compensation for diminution in valus of the leaschoid or for the laking of the fes,
ores ges; provided, that Tenant shall be entitlad to any J d to Tenant for Tenant's relocation
expensas and/or loss of Tenant's Trade Fixtures. In the event (hat this Lease s not terminated by reason of such condemnation, Landiord shell to the
extont of its ne! severance damages foceived, over and above tha lega! and other sxpenses Incurred by Landlord in the condemnation matter, repalr any
damage to the Pramisos caused by such condemnation, oxcopt to the axtent that Tenant has baan reimbursed therefor by the condemning authority.

Landicrd shall ba responafbla for the payment of any amount in sxcess of such net g quired to plete such repair.
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18, Tenancy Statement. Esch Parly (as "Responding Party”) shall within ten (10) days after written nolice from the other Party (lhe "Raquesting Party”)
execute, acknowledgs and defiver to the Requasing Party 8 staternent in writing in ferm similgr to [he then most current “Tenancy Slatement” form
published by the American indusirial Real Estate Assoclation, pius such additional informati ion andlor ts as may be reasonably
requasted by tha Requesting Pasty. :

47. Lamdlord's Llability. The temn “Landlord” 23 used herein shall mean the owner or ownars at the time in question of the fee tille to the Premises, or,
it this i @ subleass, of the Tenant's interest in the priot iogse. In the evenlol & transfor of Landiord's tille or interast in the Pramisas or in this Lease,
Landlord shall daiiver fo the transferes or assignee (in cash or by credit) any unused Security Deposit heid by Landlord at the time of such iransfer
or assignment. Upon such transfer of aasignment and delivery of the ity Dapostt, a8 Id, and wplion of the transferes or assignee of
this Leass, the prior Landlord shall be relieved of all liability with respect to the obligations and/or covenants under this Leass therasfier to be
performed by the Landiord. Subject to the farsgoing, the obligations and/cr ts in this Lease tc be performed by the Landlord shall ba binding
only upen the Landlord as hareinabove defined.

19. Sevarabiiity. The Invalidity of any provision of thic Lesse, s determined by a court of competant jurisdiction, shall in no way alfect the valldity of
any other provision hereof.
18. interest on Past-Dus Obligs Any p due der, other than late charges, not received by the Party entitied thereto within

thirty (30) days following the dote on which H was due. shall bear Interest from the thirty-first (31at) day aRter it was due at the rate of 12% per annum,
bt not exceeding the maximum rate aliowed by iaw, in addition to the late charge provided for In Paragraph 13.4.

f of att ong to be perf d or observed by Ihe Parties under this

20. Tima of Essonce. Time (s of the essence with respact to tha p
Lease.

21. Rent Defined. All L Tiastions of Tenant to Landlord under the terms of this Lease are deemed fo be rent.

.22, No Prior or Other Ag Broker Diaclak This Lease contains all agreements betwsen the Partias with respect to any matier mentioned
hergln, and no other priof or CONtBMPOTRNecus &g of g shall be ive. Landiord and Tenant each reprasents and warsanis
1o thes Brokess that i has mada, and Is refying solaly upon, its own Investgation as to the nature, qualdly, and lal responsibllity of the
cther Party to this Lease and as to the nalure, quallty and character of the Premises. Brokers hava no respansibility with respedt thareto or with
respedt 1o any default or braach hereof by either Party.

23. Notices.

234 Al notices required or permittad by this Lesse shall be Inwriting and may be delivared in parsan (by hand or by messenger of courer
service) or may be sent by regular, cartified o registered mail or U.S. Posial Service Express Mall, with posiage prepaid, or by facsimile transmission, and

shall be desmad sufficiently given i served in a manner spacified in this Parag 23.The noted adj to a Party's signature an this Lease
shali be that Party’s address for deiivery or mailing of notice purposes. Either Party may by written notice to tha other spaclty a different address for notice
purpases, sxcept that upon Tenants taking p ton of the P the F [sss sheft inite Tenant's add: for the p of mailing or
delivering notices to Tenant. A cony of ail nofices required or permitted to be given to Landiord } der shall be co: tly ted (o such parly

of partins at such addrasses os Landlord may from time to ims hereaRer designate by written notice to Tanant.
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232 Any notice sent by registered or certifiad mail, return receipt requested, shall be deemed given on the dale of delivery shawn on the
recaip! card, or ff no delivery date is shown, the postmark thereon. If sent by regular mail the nofice shall be deemed givan forty-eight (48) hours after the
same is addressed ss required herein and mailed with ge prepaid. Nolices dels d by United States Express Mail or overnight courier that
guarantees next day delivery shall be deemed given twenty-four (24) hours after delivery of the same to the United States Posta! Servics or courier. If any
notice is transmitted by facsimile transmission or similar means, the same shall be deemed served or deli d upon telephone confi ion of receipt of
the transmission thereof, provided a copy is also delivered via delivery or mail. if notice is received on a Sunday or legal holiday, it shall be deemed

ived on the next busi day.

24. Waivers. No waiver by Lendlord of the Default or Breach of any term, covenant or condition hereof by Tenanl, shall be desmad a waiver of any other
term, covenant or condition hereof, or of any subsequent Default or Breach by Tenant of the same or of any olher term, covenant or candilion hereof.
Landlord's consent to, or approval of, any act shalt not be di d to render Y the obtaining of Landiord’s consent to, or approva! of, any
subsequent o similar act by Tenant, o be construed as the basis of an estoppel lo enforce the provision or provisions of this Lease requiring such
congent. Regardless of Landlord's knowledge of a Default or Breach at the time of pting rent, the p of rant by Landlord shall not be a
walver of any preceding Defaull or Breach by Tenant of any provision hereof. other than the failure of Tanant to pay the particular rent so accepled.
Any payment given Landlord by Tenant may be by Landlord on of ys or d: ges due Landiord, notwith: ding any qualifying
statemants or conditions made by Tenant in connection therewith, which such statements and/or conditions shall be of no force or effect whalsoever
unless spacifically agreed to in writing by Landlord at or before the time of deposit of such payment.

28. Recording. Either Landiord of Tenant shall, upon request of the other, execute, acknowledge and deliver to the other a short form memorandum of
this Lease for recording purposes. The Party re ting dation shall be responsibla for pay of any fees or 1axes applicable thereto.

26. No Right To Holdovar. Tenant has no right to retain possession of the Premises or any part thereof beyond the expiration or earlier termination of
this Lease.

27, Cumulative Remedles. No ramedy or election hsreunder shall be deemed exciusive but shall, wherever possible, be cumulative with all other
remadias at law or in equity.

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

29. Binding Effect; Choice of Law. This Lease shall be binding upon the parties, their personal repregentatives, successors and assigns and be
govemned by the laws of the State in which the Premises are located. Any litigation between the Parties hereto conceming this Lease shall be initiated
in the county in which the Premises are located.

30. Subordination; Attornmaent; Non-Disturbance.

301 Subordination. This Lease and any Opﬂan qramed hereby shali be subject and sudordinate to any ground lease, mortgage, deed of
trust, or other h or y device (coli ly, " y Device™), now or hereafier placed by Landlord unon the raal property of whn:h the
Premises are a part. to eny and all udvanoel made on the security thereol and lo all renewals, modifications. L s and
thereof. Tenant agraes that the Lenders holding any such Securily Device shall have no duty, liability or obligation to perform any of the obligations of
Landlord under this Lease, but that in the event of Landlord's default with respect to any such obligation, Tanant will give any Lender whose name and
address have been fumished Tenant in writing for such purpose notice of Landlord’s defauft and allow such Lender thirty (30) days following receipt of
such notice for the cure of said default before invoking any remedies Tenant may have by reeson thereof. If any Lender shall elact to have this Lease
and/or any Option granted hereby superior 1o the lien of its Securily Device and shall give written notice thereof to Tenant, this Lease and such Options
shali be deemed prior to such Security Device, notwithstanding the relative dates of the documentation or recordation thereof.

30.2 Attornment. Subject to the nor i 16 of Paragraph 30.3, Tenant agrees to attorn to a Lender or any other party who
acquires ownership of the Premises by reason of a foreclosure of a Security Device, and that in the avent of such foreclosure, such new owner shall not:
(i) be liable for any act or omission of any prior Landlord or with respect to events occurring prior to acquisition of ownership, unless the act or omission is
ongoing. (if) be subject to any offsets which Tenant might have against any prior Landlord, or (iii) be bound by prepayment of more than one (1) month's
rent.

303 Non-Disturbance. With respect to Security Devices entered into by Landlord after the execution of this Lease, Tenant's subordination
of this Lease shall be subject fo raceiving assurance (a “non-disturbance agreement”) from the Lender that Tenant's possession and this Lease,
including any options to extend tha term hereof, will not be disturbed so long as Tenant is not in Breach hereof and attorns to the record owner of the
Premises.

304 Self-Executing. The sgreements contained in this Paragraph 30 shall be etective without the execulion of any further documents:
provided, however, that upon written request from Landlord or a Lendsf in connection with a sale, financing or refinancing of the Premises, Tenant and
Landlord shall execute such further writings as may be y required to sep ly document any such subordination or non-sub .
attomment and/or non-disturbance agreement as is provided for hofem

31. Attorney's Fees. If any Party or Broker brings an action or procaeding to enforce the terms hereof or daclare rights hereunder, the Prevailing Party
(as hereaher defined) or Broker in any such proceeding, action, or appeal thereon, shail be entilled to reasonable atiorney’s 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 decision or judgment. The term,
“Pravailing Party” shall include, without fimitation, a Party or Broker who substantially obtains or defeats the relie! sought, as the case may be, whethar
by p seitlement, judg or the by the other Party or Broker of its claim or defense. The atiomey's fees award shall not
be computed in accordance with any court fee schedule. but shall be such as to fully reimburse all atiomey’s fees reasonably incurred. The Parties
shait be entitled to attorney's fees, costs and expenses incurred in the preparation and service of notices of Default and consultations in connaction
therewith, whather or not a legat action is quently in ction with such Oefauit or resulting Breach.

32. Landlord's A : Showing Premi: Repalrs. Landlord and Landlord's agents shall have the right to enter the Premises al any time, in lhe
casa of an emergency. and olherwlse at reasonable times upon 24 hours prior notice, for the purpose of showing the same (o prospectlve purchasers,
lenders, or (during the iast one hundred twenty (120) days of the term herecf) Tenants, and making such ions, repairs, impr or
additions 1o the Premises or to the buikling of which they are a part, as Landlord may reasonably deem necessary. Landlotd may at any time during
the last ona hundred twenty (120} days of the.term hereof place on or about the Premises any ordinary "For Lease” signs. All such activities of
Landlord shall be without abatement of rent or liability to Tenant as long as Landlord uses reasonable efforts to minimize any disruption of Tenant's

activities at the Premises.

33. Auctions. Tenant shall not conduct, nor permit to be canducled, either voluntarily or involuntarily, any auction upon the Premises without first having
obtained Landiord's prior written consent. Notwithslanding anything to the contrary in this {ease, Landlord shall not be obligated lo sxercise any
standard of reasonabieness in delermining whether to grant such consent.

34. Signs. Tenant shall not place any sign upon the Premises, except thal Tenant may, with Landlord’s prior written consent, install (but not on the roof)
such signs as are reasonably required to advertise Tenant's own business. The installation of any sign on the Premises by or for Tenant shall be
subject to the provisk of Paragraph 7 (| . Repairs, Utility Installations, Trade Fixtures and Alterations). Unless otherwise expressly
agreed harein, Lmdlord reserves all nghu to the use ol the roof and the right to install, and all trom the i ion of, such advertising
signs on the Premises, including the roof, as do not unreasonably interfere with the conduct of Tenant's business. Landlord will not unreasonably
withhoid its consent to Tenant's instaliation of a solar array upon the roof of the Premises, at Tenant's sole cost and expense. Tenant shali provide

bs
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Landiord with reasonatly detailed plana with respect to 1ts requast to Install any such aray, iled plans regarding the mannsr in which
the anray will be aifixed to the mof. and what precautions will be usad to avoid leaks or ciher damage to the roof and the roof covering. All ravenues
and credits from any solar array wifl acerue to the Tenant,

Termination; Merger. Unisas specifically staled otherwlse In writing by Landlord, the veluntary or other sumender of this Lease by Tenant, the mutuel

ion or ion hereof, or & ion heteof by Landiord for Breach by Tenant, shall automatically terminate any sublease or lesser
sstate in the Premisas; provided, however, Landiord shall, in the event of any such der, termination or have the option (o continue
any one or ail of any existing sub-tenancies. Landiord's fatlure within ten {10) days following any such event to make @ written eiection to the conlrary
by written natice to the holder of any guch lesaer Interest, shall consbitute Lendiond's election to have such event constitute the termination of such

intarest.

38. Consents.

) ) (s) Except for P h 33 hereof (Auctions) or as otherwise provided herein, wh in this Lease the consent of a Panty
s nquue}'l to &n aci by or for the other Party, such consent shall nol be i) \d or delayed. Landiord's actual ble costs and
(ir_\dudlnq but not limited to . ye', angi or other fges) | in tha cor of, or response 1o, a raquest by
Teénant for any Landiord consant pertaining to this Lease or the Premises. including but nat fimited to to an assi a sublatting or the
presance or use of a } practice of storage isnk, shall be paid by Tenant to Landiord upan receipt of an invoice and supporting
documentation therefor, Subject to Paragreph 12.2(e) fo g of subletting), Landlord may, as & condition 1o considering any such

request by Tenant, require that Tenant depos't with Landiord an amount of monsy (in addition to the Security Deposit held under Paragraph 5) reasonably
calcuiated by Landiond to reprasent the cost Landlord will incur in considering and responding to Tenant's request. Except as otherwise provided, any
unused portion of said daposit shall be refunded to Tenant withou! intersst. Landlord's fo any act, assig! of this Lease or sublelting of the
Premises by Tenant shiall not constitute an acknowledgement that ne Defaultor Braach by Tenant of this Leass exists, nor shall such consent ba deemed
a waiver of any then existing Default or Breach, excapt 8s may be oiharwise specifically stated in writing by Landlord at the lime of such cansent.

! () All conditions to Landlord's consent authorized by this Lease ars acknowledged by Tenant as being reasanable. The failure
to specify herein any particulor condilion to Land[ord'a consent shall not preciude Ihe imposition by Landiord at the time of cansent of such further or other
conditions as sre then ¢ blo with refe {0 the parti matter for which consent is baing given.
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28. Quiot Possession, Upon paymant by Tenant of the rent for the Premisas and the obsarvance and performanca of sll of the covenanis, condilions
and provisiona on Tenant's part 1o be observed and performed under this Lease. Tenant shal} have quiet possession of the Premises for the entire
term hereof subject to aif of the provisions of this Laase. .

30, Optlon to Extend.

381 Right te Extend. As long as Tenant is not in default under this Lease beyond any appliceble cure period at the lims the option
is exercised or at the time tha renewal term is to commence, Tenant shall have the Option to axtond the term of this Lease for two (2) terms of five (5)
years aach, on the day following exp of the prior 1arm and, on the same tetms and conditions contained herein. Other than as set forth
hereln, Tenant shall have no further Option to extend thig Lease. Tenant shafl exercise sach extenalon Option, if at all, by written notice given to Landiord
at least one hundred and eighty (160) days peior to explrafion of the originat term, or the precading sxtended term, if any. As used in this Paragraph 39

the word “Oplion* means Tenant's right to extend the term of this Leage,

39.2 Ootermination of Rent. During each Option tesm, Base Rest shall be adjusted to refiect one hundred percent {100%) the then
fair market ranial value of the Premises for the Option term, Io be no less than the previous monthly basa rent paid for by Tenant, detarmined as hereinafter
provided. Within thirty (30) days after Tenant's notica of exsrcise of its Option, Landlord-shati notfy Tenant of its determination of the fair market rental
vakie. Within thity (30) days after the effactive date of such notica, Tenant shall either (i) notily Landlord of Tananr's acceplance of Landiord’s
delefmination of the falr markel rental value (fess 10%), [n which event Base Rent for the extanded term in quesfion shall be as 50 provided In this
paragraph; or (i) notify Landlord of Tenant's rejection of Landlord's datermination of the fair market renta) velue (iess 10%), in which event the falr merket
rental value shall be determined in accordance with Peragraph 39.3 below. Tho fallure of Tenant la give any notice within the required time period shall
be deemed an acceplance by Tenant of Landiord's determination of the fair market rental value,

383 Arbitration Procedure.  Within len days afler Tenants rejection of Landlord's determination of fair market rantal value, each party
shall designato a representative who is elthar an Oregon I d MAI appraiser skilled in d ining rental rates for comparable space in the Portland,
Qregon, matropolitan area, or a real eslate broker exp d in leasing parable space in the Porlland. Oregan, metropalitan area. The two
represeniatives 6o chosen ghall selact an arbitrater having the above quaifications or, if they cannot agree, the presiding Judge of the Clrcult Court of
Mudinomah County, Oregon shall, upon application by etiher party, select an arbliralor having the above qualifications. Al least ninety (30) days pror 1o
the "

ofthe term In question, each party's rep five shall submit to the arbitrater a written report stafing such representative’s
opinian of the falr markel rental value of the Pramises, based on o conslderation of rental rates than baing charged (under the most recently executed
jsases) in the Portiand, Oregon pollian area for space tothe P Within thirty (30) days after recelpt of such reposts, the arbitrator
shall accept ona o the other of the reports. The datarmination of the fair market renta! valus in the repart 3o accapted shall be binding on the parties;
provided, howaver, that Base Rent during any extended term shatl not in any event be less than the Basa Rent p by Tenant ty prior to
tha t of such ded tsrm. The cost of the determination of the fair market renta! value pursuant to this Section C shall be shared equally

by Landiord and Tenant. N the arbitrator does nat decide the fair market rental velus to ba pald priof to of the termin q
.Rent shall continue to be payable In the amoun! previously In effect, and retroactive adjusiment shall be made when the arbitrator reaches & decision.

304 Effect of Defauit on Options.

(D) Tenant shall have no right 1o exarcise an Option, notwithstanding any provision in the grant of Option 10 the contrary: (i)
during the period commencing with the giving of any notice of Default undes F h 13.4 and ing until the noticed Default is cured. or (i) during
the period of ime any monstary cbiigation due Landlord from Tenant is past dua (without regard to whether nolice thereof is givan Tenant), or (iii) during
the time Tenant is in Braach of this Lease, or (iv) in the event that Landiord has givan to Tenant three (3) or more notices of Default under Paragraph 13.1,

whether of not the Defaults are cured, during the twelve (12) month period [ataty p ing the ise of the Option.
[(5)) The period of time within which an Option may be exercised shall not be extended or aniarged by reascn of Tenant's inability
to lase an Opton of the provi of Paragraph 39.4(a).
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(c) Al rights of Tenant under the provisions of an Option shall terminate and be of no further force of effect, notwithstanding
Tenant's due and timely exercise of tha Option, if, after exercise and during the term of this Lease. any of the conditions set forth in Section 39.4(a)(i)
through (iv) arise or exist.

40. Muttiple Bulldings. If the Premises are part of a group of buildings controlled by Landlord, Tenant agrees that it will abide by, keep and observe all

ble rules and raguiations which Landlord may make from time to time for the managament, safety, care, and cleaniiness of the grounds, the

parking and unloading af vehicles and the preservation of good order, as wall as for the i of other or Tenants of such ather
buildings and their invitees, and that Tenant will pay its fair share of common expenses incurred in connection therewith.

41. Security Measures. Tenant heraby acknowiedges thal the rental payable to Landlord hersunder does not include the cost of guard service or other
security measures, and that Landiord shali have no obligation whatsoever (o provide same.

42. Reservations. Landlord reserves to itself the right, from time to time, to grant, without the consent or joinder of Tenant, such easements, rights and
dedications that Landlord deems necessary, and 10 cause the recordalion of parcel maps and restrictions, so long as such easements, rights,
d maps and ictions do not biy interfere with the use of the Premises by Tenant. Tenant agrees to sign any documents

by L to effe any such rights, dedication, map or restrictions.

Y

43. Performance Under Protest. If at any time a dispute shall arise as to any amount or sum of manay to be paid by one Party to the other under the
provisions hersof, the Party against whom the obligation to pay the money is asserted shall have the right to make payment “under protest” and such
payment shall not be regarded as a vol Y pay and there shall survive the right on the part of said Party to institute suil for recovery of such
sum. [f it shall be adjudged that there was no legal obligation on the part of said Parly to pay such sum or any part thereol, said Party shall be entitled
to recover such sum or s0 much thereof as it was not legally required to pay under the provisions of this Lease.

44. Authority. If either Party hereto is a corporation, trust, fimited liability company, or general or limited partnership, 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. If Tenant is a
corporation, trust or partnership, Tenant shail, within thirty (30) days after request by Landiord, deliver to Landiord evidence satisfactory to Landiord

of such authority.

45. Conflict. Any conflict between the printed provisions of this Lease and the typewrittan or handwritten provisions shail be controlled by the typewritten
or handwritten provisions.

48, Offer. Preparation of this Lease by Landlord or Landlord's agent and submission of same 16 Tenant shall not be deemed an offer to lease to Tenant.
This Lease is not intended to be binding until executed by all Parties hereto.

47. Amendments. This Lease may be modified only in writing, signed by the Parties in interest at the time of the modificalion. The parties shall amend
this Lease from time to time to reflect any adjustments that are made to the Base Rent or other rent payable under this Lease. As long as they do not
materially change Tenant's obligations hereunder, Tenant agrees to make such reasonable non-monetary modifications to this Lease as may be
reasonably required by an institutional, insurance company, or pension plan Lender in connection with the oblaining of normal financing or refinancing
of the property of which the Premises are 3 part.

Multiple Parties. Except as otherwise expressly provided herain, if more than one person or entity is named herein as either Landlord or Tenant, the

48
obligations of such Multiple Parties shall be the joint and saveral responsibiiity of all persons or entities named herein as such Landlord or Tenant.

LANDLORD AND TENANT 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 THEREYO. THE PARTIES HEREBY AGREE THAT,
AT THE TIME THIS LEASE 1S EXECUTED, THE TERMS OF THIS LEASE ARE COMMERCIALLY REASONABLE AND EFFECTUATE THE INTENT
AND PURPOSE OF LANDLORD AND TENANT WITH RESPECT TO THE PREMISES.

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

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

By LANI 5 Wmh& Deborah vy Family Trust
erale ). fvu1 2/13/2023
By, -

1ZEIN0AL15384AD

By TENANT:

Name Printed: Ming Chen and Zhu Chen

Name Printed:  pehorah J. Ivy

Title: Trustee Title: President and Secretary
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EXHIBIT A

The Premises (Approximate)
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