Fill in this information to identify the case:

Debtor

United States Bankruptcy Court for the:

Case number

25-58764

Wellmade Floor Coverings International, Inc.

Northern District of G€Orgia

(State)

Modified Official Form 410
Proof of Claim

Claim #30 Date Filed: 10/17/2025

04/25

Read the instructions before filling out this form. This form is for making a claim for payment in a bankruptcy case. Do not use this form to
make a request for payment of an administrative expense. Make such a request according to 11 U.S.C. § 503.

Filers must leave out or redact information that is entitled to privacy on this form or on any attached documents. Attach redacted copies or any
documents that support the claim, such as promissory notes, purchase orders, invoices, itemized statements of running accounts, contracts, judgments,
mortgages, and security agreements. Do not send original documents; they may be destroyed after scanning. If the documents are not available,
explain in an attachment.

A person who files a fraudulent claim could be fined up to $500,000, imprisoned for up to 5 years, or both. 18 U.S.C. §§ 152, 157, and 3571.

Fill in all the information about the claim as of the date the case was filed. That date is on the notice of bankruptcy (Form 309) that you received.

Identify the Claim

1. Who is the current Jerry and Deborah Ivy Family Trust
creditor?
Name of the current creditor (the person or entity to be paid for this claim)
Other names the creditor used with the debtor
2. Has this claim been M No
acquired from
someone else? [0 Yes. Fromwhom?
3. Where should Where should notices to the creditor be sent? Where should payments to the creditor be sent? (if
notices and different)
payments to th99 Jerry and Deborah Ivy Family Trust See summary page
creditor be sent? c/o Verity Properties
450 Ferguson Drive
Federal Rule of Mountain View, CA 94043, United States
Bankruptcy Procedure
(FRBP) 2002(g)
Contact phone _650-967-3085 ext. 112 Contact phone 6505674670
Contact email See summary page Contactemail ~S€€ summary page
Uniform claim identifier (if you use one):
4. Does this claim D No
amend one already
filed? Yes. Claim number on court claims registry (if known) Filedon Sept 8, 2025
MM / DD / YYYY
5. Do you know if O no
anyone else has filed
a proof of claim for Yes. Who made the earlier fiing? ~Deborah Ivy
this claim?

Official Form 410

Proof of Claim

2558764250917071459000408
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Claim #30  Date Filed: 10/17/2025


Give Information About the Claim as of the Date the Case Was Filed

6. Do you have any number No
you use to identify the
debtor? D Yes. Last 4 digits of the debtor’s account or any number you use to identify the debtor:

7. How much is the claim? $ See summary page . Does this amount include interest or other charges?
D No

Yes. Attach statement itemizing interest, fees, expenses, or other
charges required by Bankruptcy Rule 3001(c)(2)(A).

8. What is the basis of the Examples: Goods sold, money loaned, lease, services performed, personal injury or wrongful death, or credit card.
claim?
Attach redacted copies of any documents supporting the claim required by Bankruptcy Rule 3001(c).

Limit disclosing information that is entitled to privacy, such as health care information.

lease for building in Tualatin, OR

9. Is all or part of the claim No
secured?
D Yes. The claim is secured by a lien on property.

Nature or property:

Real estate: If the claim is secured by the debtor’s principle residence, file a Mortgage Proof of
Claim Attachment (Official Form 410-A) with this Proof of Claim.

D Motor vehicle
D Other. Describe:

Basis for perfection:

Attach redacted copies of documents, if any, that show evidence of perfection of a security interest (for
example, a mortgage, lien, certificate of title, financing statement, or other document that shows the lien
has been filed or recorded.)

Value of property: $
Amount of the claim that is secured: $
Amount of the claim that is unsecured: $ (The sum of the secured and unsecured

amount should match the amount in line 7.)

Amount necessary to cure any default as of the date of the petition:  $

Annual Interest Rate (when case was filed) %

O Fixed

D Variable

10. Is this claim based on a D No
lease?

Yes. Amount necessary to cure any default as of the date of the petition. $See summary page

11. Is this claim subject to a T
right of setoff? No

D Yes. Identify the property:

2558764250917071459000408
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12. Is all or part of the claim
entitled to priority under
11 U.S.C. § 507(a)?

A claim may be partly
priority and partly
nonpriority. For example,
in some categories, the
law limits the amount
entitled to priority.

D No
Yes. Check all that apply: Amount entitled to priority

D Domestic support obligations (including alimony and child support) under
11 U.S.C. § 507(a)(1)(A) or (a)(1)(B).

Up to $3,800* of deposits toward purchase, lease, or rental of property
or services for personal, family, or household use. 11 U.S.C. § 507(a)(7). ¢

Wages, salaries, or commissions (up to $17,150*) earned within 180
days before the bankruptcy petition is filed or the debtor’s business ends, ¢
whichever is earlier. 11 U.S.C. § 507(a)(4).

Taxes or penalties owed to governmental units. 11 U.S.C. § 507(a)(8). $
Contributions to an employee benefit plan. 11 U.S.C. § 507(a)(5). $
Other. Specify subsection of 11 U.S.C. § 507(a)(10 that applies. $48715.70 per mo

OO0 0O 0O

* Amounts are subject to adjustment on 4/01/28 and every 3 years after that for cases begun on or after the date of adjustment.

13. Is all or part of the claim
entitled to administrative
priority pursuant to 11
U.S.C. § 503(b)(9)?

No

Yes. Indicate the amount of your claim arising from the value of any goods received by the debtor within 20
days before the date of commencement of the above case, in which the goods have been sold to the Debtor in
the ordinary course of such Debtor’s business. Attach documentation supporting such claim.

$

Sign Below

The person completing
this proof of claim must
sign and date it.

FRBP 9011(b).

If you file this claim
electronically, FRBP
5005(a)(3) authorizes courts
to establish local rules
specifying what a signature
is.

A person who files a
fraudulent claim could be
fined up to $500,000,
imprisoned for up to 5
years, or both.

18 U.S.C. §§ 152, 157, and
3571.

Check the appropriate box:

| am the creditor.

D | am the creditor’s attorney or authorized agent.

D | am the trustee, or the debtor, or their authorized agent. Bankruptcy Rule 3004.

D | am a guarantor, surety, endorser, or other codebtor. Bankruptcy Rule 3005.

| understand that an authorized signature on this Proof of Claim serves as an acknowledgement that when calculating
the amount of the claim, the creditor gave the debtor credit for any payments received toward the debt.

| have examined the information in this Proof of Claim and have reasonable belief that the information is true and correct.

| declare under penalty of perjury that the foregoing is true and correct.

Executedondate 10/17/2025
MM / DD / YYYY

/s/Deborah J Ivy

Signature

Print the name of the person who is completing and signing this claim:

Name Deborah J Ivy

First name Middle name Last name
Title Trustee
Company Jerry and Deborah Ivy Family Trust

Identify the corporate servicer as the company if the authorized agent is a servicer.

Address

Contact phone Email

Official Form 410

2558764250917071459000408
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Verita (KCC) ePOC Electronic Claim Filing Summary

For phone assistance: Domestic (866) 812-2297 | International (781) 575-4050

Debtor:

25-58764 - Wellmade Floor Coverings International, Inc.
District:

Northern District of Georgia, Atlanta Division

Creditor:
Jerry and Deborah lvy Family Trust
c/o Verity Properties
450 Ferguson Drive

Mountain View, CA, 94043
United States

Phone:

650-967-3085 ext. 112
Phone 2:

650-823-1922

Fax:

Email:

accounts-receivable@verityproperties.com;
ivyd@autochlor.com

Has Supporting Documentation:

Yes, supporting documentation successfully uploaded

Related Document Statement:

Has Related Claim:
Yes

Related Claim Filed By:
Deborah Ivy

Filing Party:
Creditor

Disbursement/Notice Parties:
Jerry and Deborah Ivy Family Trust
clo Verity Properties
530 Showers Drive #7-318

Mountain View, CA, 94040-4740
United States

Phone:

6505674670

Phone 2:

6507934402

Fax:

6502105555

E-mail:

accounts-receivable@verityproperties.com;
ivyd@autochlor.com

DISBURSEMENT ADDRESS

Other Names Used with Debtor:

Amends Claim:
Yes, Sept 8, 2025
Acquired Claim:

No
Basis of Claim: Last 4 Digits: Uniform Claim Identifier:
lease for building in Tualatin, OR No
Total Amount of Claim: Includes Interest or Charges:
48715.70 per mo,plus 2311.90 late Yes

Has Priority Claim:
Yes

Priority Under:
11 U.S.C. §507(a)(1c): 48715.70 per mo

Has Secured Claim:
No
Amount of 503(b)(9):
No
Based on Lease:
Yes, 48715.70 per mo/ 2311.90 late fee
Subject to Right of Setoff:
No

Nature of Secured Amount:
Value of Property:

Annual Interest Rate:
Arrearage Amount:
Basis for Perfection:

Amount Unsecured:

VN: D433E647EC33617263E9F7F9D22E77BC



Verita (KCC) ePOC Electronic Claim Filing Summary

For phone assistance: Domestic (866) 812-2297 | International (781) 575-4050

VN: D433E647EC33617263E9F7F9D22E77BC


Submitted By:

Deborah J vy on 17-Oct-2025 11:36:20 a.m. Pacific Time
Title:

Trustee
Company:

Jerry and Deborah lvy Family Trust

VN: D433E647EC33617263E9F7F9D22E77BC


VN: D433E647EC33617263E9F7F9D22E77BC


Lease Ledaer

Lease Information

Page 1

Date 10/15/2025
Lease Id t0000057
Property djjor04
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
%z;ggiﬁ‘:volkz '5t9h7§;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@wellmadefloors.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 Rcls 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, October 15, 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) 19150 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) 19150 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 9,646.36
Payment. Web - Tenant Services

03/01/25 Estimated CAM charges (OPEX) 19150 10,523.30 20,169.66
(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 Reconciliation (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, October 15, 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

09/01/25 Estimated CAM charges (OPEX) 19150 10,523.30 49,055.02
(09/2025)

09/01/25 Base Rent (09/2025) 19150 38,192.40 87,247.42

09/04/25 :ACH-WEB - Online Payment - EFT 67,981.55 19,265.87
Payment. Web - Tenant Services

09/06/25 September Late Fee, 12% of $19265.87 2,311.90 21,577.77

10/01/25 Estimated CAM charges (OPEX) 19150 10,523.30 32,101.07
(10/2025)

10/01/25 Base Rent (10/2025) 19150 38,192.40 70,293.47

10/03/25 :ACH-WEB - Online Payment - EFT 67,981.57 2,311.90
Payment. Web - Tenant Services

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

0.00 2,311.90 0.00 2,311.90

Lease Ledger

Wednesday, October 15, 2025
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LALS

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

1. Basic Provisions (“Basic Provisions").

1.1 Parties: This Lease (“Lease"), dated for reference purposes anly, January 17", 2023, is made by and between Jerry and Deborah
vy Family Trust (“Landiord") and I r Coverings Int ionai Inc. (“Tenant”), {collectively the *Parties,” or individually a *Party").

Landlord's address for notices and rent payment:

450 Ferguson Drive
Mountain View, CA 94043

Tenant's address for notices and rent payment:

1 h
Tualatin, Oregon 97062

1.2 Premises: 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 sireet address of 18150 SW 125™ Court, Tualatin, Qregon 97082, and generally described as containing approximately
32,240 Square Feet of warshouse gpace on +/- 2.17 Acres of land, as shown on Exhibils A ("Premises”).

1.3 Term: Hundred and Twenty (12 onths (“Original Term”) commencing the date following date of Closing of sale by and

B n eborah lvy Family Tr flux LL i Fi ary 16", 2023 ("Commencement Date”) and terminating One Hundred
and Twen hs following ¢ . (See Paragraph 3 for further provisions.)
1.4 Eariv P, H Tenant-shall- have-b ficial lor-tha. b no-less-than-fortv-five—{45)-dave-bafore o d
A 'y 2 4 A} T Y

provisions.)

{1 [V] If this box is checked, there are provisions in this Lease for the Bass Reant to be adjusted,

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

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 Term
which is a partial month

17 Security Deposit (to be paid through escrow) $46,971.83 ("Security Deposit’). (See Paragraph 5 for further provisions.)

18 Pormitted Use: Warehouse and distribution and related office use for Wood Flooring Company (See Paragraph 6 for furher

provisions.}

1.9 Insuring Party: Landlord is the “Insuring Party” unless otherwise stated herein. (See Paragraph 8 for lurther provisions.)

1.10 Options to Extend Lease: Subject to Paragraph 39, Tenant shall have two (2) options to renew Lease.

2. Promiges.

21 Letting. Landlord hereby leases to Tenant, and Tenant hereby leases from Landlord, the Premises, for the term, at the rental, and
upon all of the terms, covenants 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 calculating rental, is an approximation which Landlord and Tenant agree is reasonable and the rental based thereon
is not subject to revision whether or not the actual square footage is more or less.

2.2 Condition. Tenant agrees to take the Premises in “as-is* condition han Landlord Il be requir repl roof on or befor.
December 31*, 2023. As set forth in Saction 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 Premises, its systems or its fitness for

any particular purpose.

23 Compli. with C 1ts, Restrictions and Building Code. N/A

24 Acceptance of Premises. Tenant hereby acknowledges: (a) that it has been advised by the Brokers to satisfy itself wilh respect to
the condition of the Premises {including but not limited to the electrical and fire sprinkler systems, security, envi ital ts. compli with

Applicable Law, as defined in Paragraph 6.3) ard the present and future suitability of the Premises for Tenant's intended use, (b) that Tenant has made
such investigation as it deems necessary with reference to such matlers and assumes all responsibilily therefor as the same relate to Tenant's occupancy
of the Premises and/or the term of this Lease, and (c) that neither Landlord, nor any of Landlord's agents, has made any oral or wrilten representations or
warranties wilth respect to the said matters other than as set forth in this Lease. Tenant shall walk space prior to commencement to note any items that
are not in good working order and Landlord shall remedy such at their sole cost and expense.

Initials ZG
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SINGLE-TENANT LEASE-NET
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3. Term.
3.1 Term. The Commencement Date, Expiration Date and Original Term of this L.ease are as specified in Paragraph 1.3.
1._1; E-»I\’: B H Janaat -uu; anter-tha-Ri H ;v-l sla-the-C Date-to- P i i P to-tha-R i - and
'A.u"\,l O P ' " r' the-Ri : - lo- Ok Fad : - r\-o‘ ok L"’ ’ H k pay -1 An hlb h n' 7 | : ) IMAI SUCH '!7
Allotheor-terme-of-this-L A’.“ h Linclkidi G bul-notlimited-to-the- L"- 3 4 PIvE - Ry P 4, Jaxee-and-i H and

33 n..l., n-P § Hfor 3RY-FOIBOH- 4 dicrd-cannot-deliver i ofthe-R i {o-Tenant-as-agread-herein-by-the-Early
L g ¥ y
P ion-Datei-ane-i ified-in-Paragraph-1-4—or-if no-Eady Roscession-Date-is-spesifiedby-the-C Date-Landlord-shall-not-be
insuch-case-lTenant-ehali-not-excent-as-oth i ided- hn—ann be- H d-lo-pav-rent-or .7 anv-athesobli 4 of Tenantundertheterme-of
- ; P P oy -po ¥
this-bease-untik-Landiord-deli on-ol the-Prormiseso-TonantIE lon-of the-Premices-is-nol-delivered-to-Tenant-within-sixty-(60)-days
P P W
afterthe-C tDato-thea-{id dlord-shall-pav-Tenant-the- -byv-which-(a)anwi inthe- T tic-obii d-to-bav-ite 4
g ) Pay t {a)-any pay
! dlord-as-a-result-of-Tenant's \F.) inthe i
t t's the-p

whero-Terant e-business-is- e § d de-(b)- the-rent-T- .
monthe—and-(ii)-Tenant-may-at-its-option—by-Rotice-in-writingto-Landlord-within-ten{10}-days

Except-as-may-be-oth " ided-—and dk f-when-the-term-actuall i ion-is-hot-tendered—to-Tonant-whenrequired-b:
v )

4. Rent.

4.1 Base Rent. Tenant shall cause payment of Base Rent and other rent or charges, as the same may be adjusted from time to time, to
be received by Landlord in lawful money of the United Statas, without offset or deduction, on or before the day on which it is due under the terms of this
Lease. Base Rent and all other rent and charges for any period during the term hereof which is for less than one (1) full calendar month shall be prorated
based upon the actual number of days of the calendar month involved. Payment of Base Rent and other charges shall be made to Landlord at its address
stated herein or to such other persons or at such other addresses as Landlord may from time to time designate in writing to Tenant.

5. Saecurity Daposit. Tenant shall deposit with Landlord upon execution hereof the Security Deposit set forth in Paragraph 1.7 as security for Tenant's
faithful performance of Tenant's obligations under this Lease, If Tenant fails to pay Base Rent or other rent or charges due hereunder, or otherwise Defaulls
under this Lease (as defined in Paragraph 13.1), Landlord may use, apply or retain alt or any portion of said Security Deposit for the payment of any
amount due Landiord or to reimburse or compensate Landlord for any liability, cost. expense, loss or damage (including attorneys’ fees) which Landlord
may suffer or incur by reason thereof. If Landlord uses or applies all or any portion of said Security Deposit, Tenant shall within ten (10) days after written
quest therefor deposil ys with Landlord sufficient to restore said Security Deposit to the full amount required by this Lease. Any time the Base Renl
increases during the term of this Lease, Tenant shall, upon written request from Landiord, deposit additional moneys with Landlord sufficient to maintain
the same ratio between the Security Deposit and the Base Rent as those amounts are specified in the Basic Provisions. Landlord shall not be required to
keep all or any part of the Security Deposit sep from its g | ts. Landlord shall, at the expiration or earlier termination of the term hereof
and after Tenant has vacated the Premises, retum to Tenant (or, al Landlord's option, to the last assignee, if any, of Tenant's interest herein), that portion
of the Security Deposit not used or applied by Landlord. Unless otherwise expressly agreed In writing by Landlord. no part of the Security Deposit shall be
considered to be held in trust, to bear interest or other increment for its use, or to be prepayment for any moneys to be paid by Tenant under this Lease.

6. Use.

6.1 Use. Tenant shail use and occupy the Premises only for the purposes sel forth in Paragraph 1.8, or any other use which is comparable
thereto and for no other purpose. Tenant shall not use or permit the use of the Premises in a manner that creates waste or a nuisance, or that disturbs
owners and/or occupants of, o causes damage 10, neighboring premises or properties. Landiord hereby agrees lo not unreasonably withhold or delay its
consent to any writien request by Tenant, Tenants assignees or subTenants, and by prospective assignees and subTenants of the Tenant, its assignees
and subTenants, for modification of said permitted purpose for which the Premises may be used or occupied, so long as the same will not impair the
structural integrity of the imp! on the Premi the hanical or electrical systems therein, is not significantly more burdensome to the Premises
and the improvements thereon, and is otherwise permissible pursuant to this Paragraph 6. If Landlord elects to withhold such consent, Landlord shall
within five (5) business days give a written notification of same, which notice shall include an explanation of Landlord's reasonable objections lo the change
in use. Tenant shall be allowed to warehouse goods, or set aside for a monthly fee to customers, freezer/ cooler space wilhout consent. Tenant has
salisfied itself that its proposed use of the Premises is permitted by applicable zoning and land use laws, regulations, and ordinances.

8.2 Hazardous Substances.

(a) Reportable Uses Require C The term “H d Sub " as used in this Lease shall mean any product,
substance, chemical, material or waste whose presence, nature, quantity and/or intensity of existence, use, manufacture, disposal, transportation, spill,
release or effect, either by itself or in combination with other ials expected to be on the Premi is either: (i) potentially injurious to the public health,
safety or welfare, the environment or the Premises, (ii) regulated or monitored by any governmental authority, or (iii) a basis for liability of Landlord to any
governmental agency or third parly under any applicable statute or common law theory. Hazardous Substance shall include, but not be limited to,
hydrocarbons, petroleum, gasoline, crude oil or any products, by-products or fractions thereof. Tenant shall not engage in any activily in, on or about the
Premises which constitutes a Reportable Use (as hereinafter defined) of H; 13 Substances without the express prior written consent of Landlord and
compliance in a timely manner (at Tenant's sole cost and expense) with all Applicable Law (as defined in Paragraph 6.3). This lease shall constitute
consent for all activities reasonably contemplated by the permitted uses stated in Paragraph 1.8, "Reportable Use” shall mean (i) the installation or use
of any above or below ground storage tank, (ii) the generation possession, storage, use, transportation, or disposal of a Hazardous Substance that requires
a permit from, or with respect to which a report, notice, registration or business plan is required to be filed with, any governmental authority. Reportable
Use shall also include Tenant's being responsible for the pi in, on or about the Premises of a Hazardous Substance with respect fo which any
applicable Law requires that a notice be given to persons entering or occupying lhe Premises or neighboring properties. Notwithstanding the foregoing,
Tenant may, without Landlord's prior consent, but in pliance with all Appli Law, use any ordinary and customary materials reasonably required
to be used by Tenant in the normal course of Tenant's business permitted on the Pvemoses so long as such use is not a Reportable Use and does not
expose the Premises or neighboring properties to any meaningful risk of contami or ge or exp Tenant to any liability therefor. In addition,
Landiord may (but without any obligation to do so) condition its consent to the use or presence of any Hazardous Substance, aclivity or storage tank by
Tenant upon Tenant's giving such additional assurances as Landlord, in its reasonable discretion, deems necessary to prolect itself. the public, the
Premises and the environment against damage, contamination or injury and/or liability therefrom or therefor, including, but not limited to the installation
{and removal on or before Lease expiration or earlier termination) of r b Y pr ive modifications 1o the Premises (such as c
encasements) and/or the deposit of an additional Security Deposit under Paragraph 5 hereof.

{b) Duty to Inform Landlord. If Tenant knows, or has reasonable cause to believe, that a Hazardous Substance, or a condition
involving or resulting from same, has come to be located In, on, under or about the Premises, other than as previously consented to by Landlord, Tenant
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shall immediately give written notice of such fact to Landlord. Tenant shall also immediately give Landlord a copy of any statement, report, notice,
registration, application, permit, business p|an license, clalm. aclion or proceeding given to, or received from, any governmental authority or private party,
or persons entering or occupying the P g the pr spill, rel , discharge of, or exposure to, any Hazardous Substance or
contamination in, on, or about the Premises, including but nol limited to all such documents as may be invoived in any Reportable Uses invoiving the
Premises.

(c) Indemnification. Tenant shall indemnify, protect, defend and hold Landiord, its agents, employees, lenders and ground
Landiord, if any, and the Premises, harmless from and against any and all loss of renis and/or damages, liabilities, judgments, costs, claims, liens,
expenses, penalfies, permits and attorney's and consultant's fees arising out of or involving any Hazardous Substance or storage tank brought onto the
Premises by or for Tenant or under Tenant's control. Tenant's obligations under this Paragraph 6 shall include, but not be limited to, the effects of any

contamination or injury to person, property or the environment created or suffered by Tenant, and the cost of i igation (including consultant's and
anomay's fees and testing). i, remediation, r and/or ab thereof, or of any contamination therein involved and shall survive the
on or earlier ination of this Lease. No i liation or into by Landlord and Tenant shali release Tenant

from its obligations under this Lease with respect to Hazardous Substances or stornge tanks, unless specifically so agreed by Landlord in writing at the
time of such agresment.

6.3 Tenant's Compliance with Law. Except as otherwise provided in this Lease, Tenant shall, at Tenant's sole cost and expense, fully,
diligently and in a imely manner, comply wuth all *Applicable Law which term is used in this Lease o include ail laws, rules, regulations, ordinances,
directives, covenants, ts and ions of record, p , the requirements of any applicable fire insurance underwriter or rating bureau, and
the r ions of Landlord's engi and/or consultants, relalmg in any manner to the Premises (including but not fimited to matters pertaining
to (i) industrial hygiene, (ii) environmental condltlons on, in, under or about the Premises, including soil and groundwater conditions, and (iii) the use,
generation, manufacture, production, ir w I, transportation, storage, spill or reiease of any Hazardous Substance or storage
tank), now in effect or whnch may hereafter come into effect, and whether or not reflecting a change in policy from any previously existing poticy.
Notwithstanding the foregoing, Tenant shall not be required to remedy the conditions existing prior to the commencement of this Lease. Tenant shall,
within five (5) days after recelpl of Landlord's written request, provide Landlord with copies of all documents and information, including, but not limited to,
permits, regi: licati reporis and certificates, evidencing Tenant's compliance with any Applicable Law specified by Landlord,
and shall immediately upon receipt, notify Landlord in writing (with copies of any documents involved) of any threatened or actual claim, notice, citation,
warning, complaint or report pertaining to or involving failure by Tenant or the Premises to comply with any Applicable Law.

6.4 Inspection; C li Landlord and Landlord's Lender(s) (as defined in Paragraph 8.3(a)) shall have the right to enter the
Premises at any time, in the case of an emergency, and otherwise at reasonable limes upon 24 hours prior notice, for the purpose of inspecting the
condition of the Premises and for verifying compliance by Tenant with this {ease and all Applicable Laws (as defined in Paragraph 6.3), and to employ
experts and/or consultants in connection therewith and/or to advise Landiord with respect to Tenant's activities, including but not fimited to the installation,
operation, use, itoring, mai orr | of any H jous Sut ce or ge tank on or from the Premises. The costs and expenses of
any such inspections shall be paid by the party requesting same, unless a Default or Breach of this Lease, violation of Applicable Law, or a contamination,
caused or materialty contributed to by Tenant is found to exist or be imminent, or unless the i tion is req d or ordered by a governmental authority
as the result of any such existing or imminent violation or contamination. In any such case, Tenant shall upon request reimburse Landlord or Landlord's

Lender, as the case may be, for the costs and expenses of such inspections.

7. Mai Repairs; Utility | |tations; Trade Fixtures and Alterations,
71 Tenant's Obligations.
(a) Subject to the provisions of Paragraphs 7.2 (Landlord's obligations to repair), 9 (damage and destruction), and 14

(condemnation), Tenant shall, at Tenant's sole cost and expense and at all times, keep the Premises and every part thereof in good order, condition and
repair, non-structural (whether or not such portion of the Premises requiring repairs, or the means of repairing the same, are reasonably or readily
accessible 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
Premises), including, without limiting the generality of the foregoing, the roofs, all equipment or facilities serving the Premises, such as plumbing, heating,
air conditioning, ventilaling, electrical, lighting facilities, boilers, fired or unfired pressure vessels, fire sprinkler and/or standpipe and hose or other automatic
fire extinguishing system, including fire alarm and/or smoke detection systems and equipment, fire hydrants, fixtures, floors, landscaping, driveways,
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 to the Premises. Tenant shall not cause or permit any Hazardous Substance to be spilled or released in, on, under or about the
Premises (including through the plumbing or sanitary sewer system) and shall promptly, at Tenant's exp take all i igatory and/or r dial action
reasonably recommended, whether or not formally crdered or required, for the cleanup of any contamination of, and for the maintenance, security and/or
monitoring of the Premises, the elements surrounding same, or neighboring properties, that was causad or materially contributed to by Tenant, or pertaining
fo or involving any Hazardous Substance and/or storage tank brought onto the Premises by or for Tenant or under its control. Tenan!, in keeping the
Premises in good order, condition and repair, shall exercise and perform good maintenance practi Tenant's obligations shall include restorations,

p ents or when y to keep the Premlses and all improvements thereon or a part thereof in good order, condition and state of
repair. Not wil I thin in thi Landl Iblet f L Iacement and re alrs throughout the L term and an
e 8 8 $ enant as pa 2 2 ¢ g grm. 1f Tenant occupies the
Premises for seven (7) years or more, Landlord ‘may require Tenant to repamt the extenor of the bu:ldmgt on lhe Premises as r bly required, but
not more frequently than once every seven (7) years.

(b) Tenant shall, at Tenant's sole cost and axpsnse procure snd malnmm contracts, with copies to Landtord, in customary form
and substance for, and with contractors specializing and experi d in, the insp and service of the following equipment and
improvements, if any, located on the Premises: (i) heating, air conditioning and ventilation equipment, (i) boiler, fired or unfired pressure vessels, (iii) fire
sprinkier and/or standpipe and hose or other automatic fire extinguishing systems, including fire alarm and/or smoke detection, (iv) landscaping and
irrigation sy , (v) roof, gu ing, and drain maintenance and (vi) asphalt and parking lot maintenance.

7.2 Landlord's Obtigations. Landiord shali, at Landlord's sole cost and expense and at all times, keep the exterior walls, roof and roof
membrane and foundations, in good order, condition and repair (whether or not such portion of the Premises requiring repairs, or the means of repairing
the same, are reasonably or readily accessible {o Landlord, and whether or not the need for such repairs occurs as a result of Landiord's activities, the
elements or the age of such portion of the Premises). Landlord shall pay for any HVAC replacements during the initial term of the lease and renewal
options, however, they shall be able to amortize and pass through lhis cost, over the useful life of assets (per GAAP), within the NNN's. Except as set
forth in the previous sentence and except for the warranties and agreements of Landlord contained in Paragraphs 2.2 (relating to condition of the Premises),
2.3 (relating to compliance with covenants, restrictions and building code), 9 (relating to destruction of the Premises) and 14 (relating to condemnation of
the Premises), it is inlended by the Parties herelo that Landlord have no obligation, in any manner whatsoever, to repair and maintain the Premises, the
improvements located thereon, or the aquipment therein, whether structural or non structural, all of which cbligations are intended to be tha! of the Tenant
under Paragraph 7.1 hereof. It is the intention of the Parties that the terms of this Lease govern the respective obligations of the Parties as to maintenance

and repair of the Premises.

73 Utility Installations; Trade Fixtures; Alterations.

(a) Definitlons; Consent Required. The term "Utlmy Installations” is used in this Lease to refer to all carpeting, window
coverings, air lines, power panels, electrical distribution, security, fire p ication syst lighting fixtures, heating, ventilating,
and air conditioning equipment, plumbing, and fencing in, on or aboul the Promnses The term “Trade Fixtures® shall mean Tenant's machinery and
equipment that can be removed without doing ial d to 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 Instaliations or Trade Fixtures, whether by
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addition or deletion. “Tenant Owned Alterations and/or Utility Installations” are defined as Alterations and/or Utility Installations made by Tenant that are
not yet owned by Landlord as defined In Paragraph 7.4(a). Tenant shall not make any A ions or Utility Installations in, on, under or about the Premises
that would require a permit from a governmental authority without Landlord's prior written consent, not to be unreasonably withheld. Tenant may, however,
make non-structural Utility Installations to the interior of the Premises (excluding the roof), as long as they are not visible from the outside, do not involve
puncturing, relocating or removing the roof or any existing load bearing walls, and the cumulative cost thereof during the term of this Lease as extended
does not exceed $50,000.

(b) [of Any Al { or Utility | ions that Tenant shall desire to make and which require the consent of the
Landlord shall be presented to Landiord in written form with proposed iled plans. All given by Landiord, whether by virtue of Paragraph 7.3(a)
or by subsaquent specific consent, shall be deemed conditioned upon: (i} Tenant's acquiring alt applicable permits required by governmental authorities,
(ii) the furnishing of copies of such permits together with a copy of the plans and specifications for the Alteration or Ulility installation to Landiord prior to
commencement of the work thereon, and (iii) the compliance by Tenant with all conditions of said permils in a prompt and expeditious manner. Any

Alterations or Utility Hlati by Tenant during the term of this Lease shall be done in a good and workmanlike manner, with good and sufficient
terials, and in pli with all Applicable Law. Tenant shall promptly upon completion thereof furnish Landiord with as-built plans and specificalions

therefor.
{c) tndemnification. Tenant shall pay, when due, all claims for labor or materials furnished or alleged 10 have been furnished

to or for Tenant at or for use on the Premises, which claims are or may be secured by any mechanics’ or materialmen's lien against the Premises or any
interest therain. Tenant shall give Landlord not less than ten (10) days' notice prior to the commencement of any work in, on or about the Premises, and
Landiord shall have the right to past notices of non-responsibility in or on the Premises as provided by law. If Tenant shall, in good faith, contest the validity
of any such lien, claim or demand, then Tenant shall, at its sole expense defend and protect itself, Landlord and the Premises against the same and shall
pay and satisfy any such adverse judgment that may be rendered thereon before the enforcement thereof against the Landlord or the Premises. If Landlord
shall require, Tenant shall furnish to Landlord a surety bond satisfactory to Landlord in an amouni equal to ane and one-haif times the amount of such
contested lien claim or demand, indemnifying Landiord against liability 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 Landlord's attorney's fees and costs in participating in such action if Landlord shall
decide it is to its best interest to do so.

74 Ownership; Removal; Surrender; and Restoration.

(a) Ownership. Subject to Landlord’s right to require their removal or become the owner thereof as hereinafter provided in this
Paragraph 7.4, all Alterations and Ultility Additions made to the Premises by Tenant shall be the property of and owned by Tenant, but considered a part
of the Premises. Landiord may, at any time and at its option, elect in wriling to Tenant to be the owner of alf or any specified part of the Tenant Owned
Alterations and Utility Installations. Unless otherwise instructed per subparagraph 7.4(b) hereof, ali Tenant Owned Alterations and Utility Installations
shall, at the expiration or earlier termination of this Lease, become the property of Landiord and remain upon and be surrendered by Tenant with the
Premises.

(b) Removal. Unless otherwise agreed in writing, Landlord may require that any or all Tenant Owned Alterations or Utility
Installations be removed by the expiration or earlier termination of this Lease, notwithstanding their instaliation may have been consented to by Landlord.
Landlord may require the removal at any time of all or any part of any Tenant Owned Al ions or Utility | llations made without the required consent
of Landlord.

(c) Surrender/Restoration. Tenant shall surrender the Premisaes by the end of the last day of the Lease term or any earlier
termination date, with all of the improvements, parts and surfaces thereof clean and free of debris and in good operating order, condition and state of
repair, ordinary wear and tear excepted. “Ordinary wear and tear” shall not include any damage or deterioration that would have been prevented by
good maintenance practice or by Tenant parforming all of its obligations under this Lease. Excepl as otherwise agreed or specified in writing by Landlord,
the Premises, as surendered, shall include the Utility Installations. The obligation of Tenant shall include the repair of any damage occasioned by the
installation, maintenance or removal of Tenant's Trads Fixtures, fumlshmqs equipment, and Alterations and/or Utility Instaliations, as well as the removal
of any storage tank installed by or for Tenant, and the I, rep t, or remediation of any soil, material or ground water contaminated by Tenant,
all as may then be required by Applicable Law and/or good service practice. Tenant's Trade Fixtures shall remain the property of Tenant and shall be
removed by Tenant subject to is obligation to repair and restore the Premises per this Lease. Tenant has the right to remove any existing equipment within

the facility and dispose of such at Tenant's expense.

75 Limitation on Alterations. Anylhing in this Lease to the conirary notwithstanding, Tenant may not remove any portion of the offices,
break room, conference rooms or restrooms during the term of this Lease without Landlord's express written consent, which consent may be withheld or
conditioned in Landlord's sole and unfettered discretion.

8. Insurance; Indemnity.

8.1 Pay t For | R dless of whether the Landiord or Tenant is the Insuring Party, Tenant shall pay for all insurance
requlred under this Paragraph 8 except to the extont of the cost attributable to liability insurance carried by Landlord in excess of $3,000,000 per accurrence.
Premil for policy period: 1cing prior to or ding beyond the Leass term shall be prorated to correspond to the Lease term. Payment shall

be made by Tenant to Landiord within ten (10) days foliowing receipt of an invoice for any amount due. Any failure by Tenant to have and maintain required
insurance under this lease shalt be penalized with a fee of 10% of the then base rental amount per month unlil the violation is corrected and proof of

insurance is provided to Landlord in writing.
8.2 Liability insurance.

(a) Carried by Tenant. Tenant shall obtain and keep in force during the term of this Lease a Commercial General Liability
policy of insurance protecting Tenant and Landlord and Agent (as an additional insured) against claims for bodily injury, personal injury and property
damage based upon, involving or arising out of the ownership, use, occupancy or maintenance of the Premises and all areas appurtenant thereto. Such
insurance shall be on an occurrence basis providing single limit coverage in an amount not less than $3,000,000 per occurrence with an "Additional
Insured-Managers or Landlords of Premises” End ment and contain the “Amendment of the Pollution Exclusion” for damage caused by heat, smoke
or fumes from a hostile fire. The policy shall not contain any intra-insured exclusions as between insured persons or organizations, but shall include
coverage for liability assumed under this Lease as an “insured contract” for the performance of Tenant's indemnity obligations under this Lease. The limits
of said insurance required by this Lease or as carried by Tenant shall not, however, limit the liability of Tenant nor relieve Tenant of any obligation
hersunder. All insurance to be carried by Tenant shall be primary to and not contributory with any similar insurance carried by Landlord, whose insurance
shall be considered excess insurance only.

{b) Carried By Landlord. In the event Landlord is the Insuring Party, Landlord shall also maintain liability insurance described
in Paragraph 8.2(a), above, in addition to, and not in lieu of, the i quired to be maintained by Tenant. Tenant shalil be named as an additional
insured therein.

8.3 Property | {ing, Imp ts and Rental Value.
{a) Building and Imp ts. The Insuring Party shall obtain and keep in force during the term of this Lease a policy or

policies in the name of Landlord, with loss payable to Landlord and to the holders of any morigages, deeds of trust or ground leases on the Premises
("Lender(s)"), insuring loss or damage to the Premises. The amount of such insurance shall be equal to the full replacement cost of the Premises, as the
same shall exist from time to time, or the amount required by Lenders, but in no event more than the commercially reasonable and available insurable
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value thereof if, by reason of the unique nature or age of the improvements involved, such latter amount is less than full repiacement 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 coverage Is and corr ially approp , such policy or policies shall insure against all risks of direct physical loss or damage (except the
perils of flood and/or earthquake 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 or iaw regulating the reconstruction or replacement of any undamaged sections of the Premises
required to be di lished or d by reason of the enfi of any building, zoning, safety or land use laws as the resuit of a covered cause of
loss. Said policy or policies shall also contain an agreed valuation provision in lieu of any coinsurance clause, waiver of subrogation, and inflation guard
protection causing an increase in the annual properly insurance coverage amount by a factor of not less than the adjusted U.S. Department of Labor
Consumer Price Index for All Urban Consumers for the city nearest to where the Premises are located. If such insurance coverage has a deductible clause,
the deductible amount shall not exceed $1,000 per occurrence, and Tenant shall be fiable for such deductible amount in the event of an Insured Loss, as
defined in Paragraph 9.1{c).

{b) Rental Value. The Insuring Party shall, in addition, obtain and keep in force during the term of this Lease a policy or policies
in the name of Landlord, with loss payable to Landlord 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
completion of repairs or repl it of the Premises, to provide for one full year's loss of rental revenues from the date of any such loss. Said insurance
shall contain an agreed valuation provision in lieu of any coinsurance clause, and the amount of coverage shall be adjusted annually to reflect the projected
rental income, property taxes, insurance premium costs and other expenses, If any, otherwise payabie by Tenant, for the next twelve (12) month period.
Tenant shall be liable for any deductible amount in the event of such loss.

(c} Adj t Premi If the Premises are part of a larger building, or if the Premises are part of a group of buildings owned
by Landlord which are adjacent to the Premises, the Tenant shall 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 Py

(d) Tenant's Improv ts. If the Landlord is the Insuring Party, the Landlord shall not be required 1o insure Tenant Owned
Al ions and Utility llations unless the item in question has become the property of Landlord under the terms of this Lease. If Tenant is the Insuring

Party, the policy carried by Tenant under this Paragraph 8.3 shall insure Tenant Owned Alterations and Utility Installations.

84 Tenant's Property | . Subject to the requil ts of Paragraph 8.5, Tenant at its cost shall either by separale policy or, at
Landlord's option, by endorsement to a policy already carried, maintain insurance ge on all of Tenant's personal property, Tenant Owned Allerations
and Utility Installations in, on, or about 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 to exceed $1,000 per occurrence. The proceeds from any such insurance shall be used by
Tenant for the replacement of personal property or the restoration of Tenant Owned Al ions and Utility k llations. Tenant shall be the insuring Party
with respect to the insurance required by this Paragraph 8.4 and shali provide Landlord with written evidence that such insurance is in force.

8.5 Insurance Potlcies. Insurance required hereunder shall 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 Premises, as set forth in the most current issue of "Best's Insurance Guide.” Tenant shall not do or permit to be done
anything which shall invalidate the i policies referred to in this Paragraph 8. If Tenant is the Insuring Party, Tenant shall cause to be delivered to
Landlord certified copies of policies of such insurance or certificates evidencing the existence and amounts of such insurance with the insureds and loss
payable clauses as required by this Lease. No such policy shall be cancelable or subject to modification except after thirty (30) days prior written notice to
Landlord. Tenant shall at least thirty (30) days prior to the expiration of such policies, furnish Landiord with evidence of renewals or “insurance binders"
evidencing renewal thereof, or Landlord may order such insurance and charge the cosi thereof to Tenant, which amount shall be payable by Tenant to
Landlord upon demand. If the insuring Party shall fail to procure and maintain the insurance required to be carried by the Insuring 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.

8.8 Waiver of Subrogation. Without affecting any other rights or remedies, Tenant and Landlord (“Waiving Party") each hereby release
and relieve the other, and waive their entire right {o recover damages (whether in contract or in tor) against the other, for loss of or damage to the Waiving
Party's property arising out of or incident to the perils required lo be insured against under Paragraph 8. The effect of such releases and waivers of the
right to recover damages shall not be limited by the amount of insurance carried or required, or by any deductible applicable thereto.

8.7 Indemnity of Landlord. Except for Landlord's negligence and/or breach of express warranties, Tenant shall indemnify, protect,
defend and hold less the Premi Landlord and ils agents, Landlord’s master or ground Landlord, partners and Lenders from and against any and
alt claims, loss of rents and/or damages, costs, liens, judgments, penalties, permits, attomey's and consultant's fees, expenses andlor liabilities arising out
of, involving, or in dealing with, the occupancy of the Premises by Tenant, the conduct of Tenant's business, any act, omission or neglect of Tenant, its
agents, contraclors, 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 Leasa. The foregoing shall include, but not be limited to, the defense or pursuit of any claim or any action or proceeding
involved therein, and whether or not (in the case of claims made against Landlord) litigated and/or reduced to judgment, and whether well founded or not.
In case any action or p| ding be brought againsi Landlord by reason of any of the foregeing matters, Tenant upon notice from Landlord shall defend
the same at Tenant's exp by ]| bly satisf: y 1o Landlord and Landlord shall cooperate with Tenant in such defense. Landlord need

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

8.8 Indemnity of Tenant. Except for Tenant's negligence and/or breach of express warranties, Landlord shall indemnify, protect, defend
and hold harmless the Premises, Tenant and its agents, partners and Lenders from and against any and all claims, damages, costs, liens, judgments,
penalties, permits, attorney's and consultant's fees, expenses and/or liabilities arising out of, involving, or in dealing with, the activities on the Premises by
Landlord, the conduct of Landlord's business, any act, omission or neglect of Landlord, its agents, contractors, employees or invitees, and out of any
Default or Breach by Landlord in the performance in a timely manner of any obligation on Landlord's part to be performed under this Lease. The foregoing
shali include, but not be limited to, the defense or pursuit of any claim or any action or proceeding involved therein, and whether or not (in the case of
claims made against Tenant) litigated and/or reduced to judgment, and whether well founded or not. In case any action or proceeding be brought against
Tenant by reason of any of the foregoing matters, Landlord upon notice from Tenant shall defend the same at Landlord's expense by counsel reasonably
satisfactory to Tenant and Tenan! shall cooperate with Landlord in such defense. Tenant need not have first paid any such claim in order to be so
indemnified.

8.9 Exemption of Landlord from Llability. Landlord shall not be liable for injury or damage to the person or goods, wares, merchandise
or other properly of Tenant, Tenant's employees, contractors, invitees, customers, or any other person in or aboul the Premises, whether such damage
or injury Is caused by or results from fire, steam, electricity, gas, water or rain, or from the breakage, leakage, obstruction 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 resulls from conditions
arising upon the Premises or upon other portions of the building of which the Premises are a part, or from other sources or places, and regardless of
whether the cause of such damage or injury or the means of repairing the same is accessible or not. Landlord shall not be liable for any damages arising
from any act or neglect of any other tenant of Landlord. Notwithstanding Landlord’'s negligence or breach of this Lease, Landlord shall 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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(a) P i Partial D " shall mean damage or destruction to the impro on the Premi . other than Tenant
Owned Alterations and Utility Instaitations, the repair cosi of which damage or destruction is less than 50% of the then Replacement Cost of the Premises
immediately prior to such damage or destruction, excluding from such calculation the value of the land and Tenant Owned Alterations and Utility
Instailations.

(b) “Premises Total Destruction” shall mean damage or destruction to the Premises, other than Tenant Qwned Alterations
and Utility Instailations the repair cost of which damage or destruction is 50% or more of the then Replacement Cost of the Premises immediately prior to
such damage or destruction, excluding from such calculation the value of the land and Tenant Owned Alterations and Utility Installations.

{c) “Insured Loss” shall mean damage or destruction to improvements on the Premises, other lhan Tenant Owned Alterations
and Utility Ir lations, which was d by an event required to be covered by the insurance described in Paragraph 8.3(a), irrespeciive of any deductible
amounts or coverage limits involved.

{d) “Replscement Cost” shall mean the cost to repalr or rebuild the improvement owned by Landlord at the time of the
occurrence to their condition existing immediately prior thereto, including demolition, debris removal and upgrading required by the operation of applicabl
building codes, ordinances or laws, and without deduction for depreciation.

(e) “Hazardous Substance Condition* shall mean the occurrence or discavery of a condition involving the presence of, or a
contamination by, a H; dous as defined in Paragraph 6.2(a), in, on, or under the Premises.

9.2 Partial Damage-lnsured Loss. If a Premises Partial Damage that is an Insured Loss occurs, then Landlord shall, at Landlord's
expense, repair such damage (but not Tenant's Trade Fixtures or Tenant Owned Alterations and Ulility Installations) as soon as reasonably possible and
this Lease shall continue in full force and effect; provided, however, that Tenant shall, at Landlord's election, make the repair of any damage or destruction
the total cost to repair of which is $10,000 or less, and, in such event, Landlord shall make the insurance proceeds availablie to Tenant on a reasonabie
basis for that purposs. Notwithstanding the foregoing, if the required insurance was not in force or the insurance proceeds are not sufficient (o effect such

repair, the Insuring Party shall promptly ibute the shortage in p! ds ( pt as to the deductible which is Tenant's responsibility} as and when
reqmred to complete said repa(rs In the event, however, the shortage in proceeds was due to the fact that, by reason of the unique nature of the
pi * full repl 1t cost, insurance ge was not cor iglly reasonable and available, Landlord shail have no obligation to pay for the

shortage in insurance proceeds or to fully restore the unique aspects of the Prenuses unless Tenant provides Landlord with the funds to cover same, or
adequate assurance thereof, within ten (10) days following receipt of written notice of such shortage and request therefor. If Landlord receives said funds
or adequate assurance thereof within said ten (10) day period, the party responsible for making the repairs shall complete them as soon as reasonably
possibie and ihis Lease shall remain in full force and effect. If Landlord does not receive such funds or assurance within said period, Landiord may
nevertheless elect by wrilten notice to Tenant within ten (10) days thereafter to make such restoration and repair as is commercially reasonable with
Landiord paying any shortage in proceeds, in which case this Lease shall remain in full force and effect. if in such case Landlord does not so elect, then
this Lease shall terminate sixty (60) days following the occurrence of the damage or destruction. Unless otherwise agreed, Tenanl shall in no event have
any right to reimbursement from Landlord for any funds contributed by Tenant lo repair any such damage or destruction. Premises Partial Damage due to
flood or earthquake shall be subject to Paragraph 9.3 rather than Paragraph 9.2 notwithstanding that there may be some insurance coverage, but the net
proceeds of any such insurance shall be made available for the repairs if made by either Party.

9.3 Partial Damage-Uninsured Loss. If a Premises Partial Damage that is not an Insured Loss occurs, unless caused by a willful act of
Tenant (in which event Tenant shafl make the repairs at Tenant's expense and this Lease shall continue in full force and effect, but subject to Landlord's
rights under Paragraph 13), Landlord may at Landlord's option, either: (i) repair such damage as soon as reasonably possible at Landiord's expense, in
which event this Lease shal! continue in full force and effact, or (ii} give wrilten notice to Tenant within thirty (30) days after receipt by Landlord of knowledge
of the occurrence of such damage of Landlord's desire to terminate this Lease as of the date sixty (60) days following the giving of such notice. In the

event Landlorg elects to give such notice of Landlord's intention to terminate this Lease, Tenant shall have the right within ten (10) days afier the receipt
of such notice to give written notice to Landlord of Tenant's commitment to pay for the repair of such damage totally at Tenant's expense and without
b from Landiord. Tenant shall provide Landlord with the required funds or satisfactory 1ce thereof within thirty (30) days following

Tenant's said commitment. In such event (hns Lease shall continue in full force and effect, and Landlord shall proceed to make such repairs as soon as
reasonably possibie and the required funds are available. If Tenant does not give such notice and provide the funds or assurance thereof within the times
specified above, this Lease shall terminate as of the date specified in Landlord's notice of termination.

94 Total Destruction. Notwithsianding any other provision hereof, if a Premises Total Destruction occurs (including any destruction
required by any authorized public authority), this Lease shall terminate sixty (60) days following the date of such Premises Total Destruction, whether or
not the damage or destruction is an [nsured Loss or was caused by a negligent or willful act of Tenant. In the event, however, that the damage or destruction
was caused by Tenant, Landlord shall have the right to recover Landiord's damages from Tenant except as released under the terms of any insurance
policy then in effect.

9.5 Damage Near End of Term. If at any time during the last six {6) months of the term of this Lease there is damage for which the cost
to repair exceeds one (1) month's Base Rent, whether or not an insured Loss, either Party may, at the Party's option, terminate this Lease effective sixty
(60) days following the date of occurrence of luch damage by giving written notice to the other Party of Landlord's election to do so within thirty (30) days
after the date of occurrence of such d Provided, however, if Tenant at that lime has an exercisable option o extend this Lease or to purchase the
Premises, then Tenant may preserve this Leasa by, within twenty (20) days following the occurrence of the damage or before the expiration of the time
provided in such option for its exercise, whichever is earlier ("Exercise Period"), exercising such option, If Tenant duly exercises such option during sald
Exercise Period, Landlord shall, at Landlord's exp repair such damage as soon as reasonably possible and this Lease shall conlinue in full force and
effect. If Tenant fails to exercise such option during said Exercise Period, then Landlord may at Landlord's option terminate this Lease as of the expiration
of said sixty (60) day period following the occurrence of such damage by giving written notice to Tenant of Landlord’s election to do so within ten (10) days

after the expiration of the Exercise Period, notwith ding any term or provision in the grant of option to the contrary.
9.6 Abatement of Rent; Tenant's Remedies.
(a) in the event of d: d ibed in Paragraph 9.2 (Partial D: ge-insured), whether or not Landlord or Tenant repairs or

restores the Premises, the Base Rent, Real Property Taxes, insurance premiums, and other charges, if any, payable by Tenant hereunder for the period
during which such damage, its repair or the restoration continues (not to exceed the period for which rental value insurance is required under Paragraph
8.3(b)), shall be abated in proportion to the degree to which Tenant's use of the Premises is impaired. Except for abatement of Base Rent, Real Property
Taxes, insurance premiums, and other charges, if any, as aforesaid, ail other obligations of Tenant hereunder shall be performed by Tenant, and Tenant
shall have no claim against Landlord for any d: g ffered by reason of any such repair or restoration so long as Landlord promptly commences such
repair or restoration and thereafter diligently pursues the repair or restoration to completion.

{b} If Landlord shall be obligated to repair or restore the Premi: under the provisions of this Paragraph 9 and shall not
commence, in a substantial and meaningful way, the repair or restoration of the Premises within ninety (90) days after such obligation shall accrue, Tenant
may, at any time prior to the commencement of such repair or restoration, give written notice to Landiord and to any Lenders of which Tenant has actual
notice of Tenant's election to terminate this Lease on a date not less than sixty (60) days following the giving of such notice. If Tenant gives such notice to
Landlord and such Lenders and such repair or restoration is not commenced within thirty (30) days after receipt of such notice, this Lease shall terminate
as of the date specified in said notice. If Landiord or a Lender commences the repair or restoration of the Premises within thirty (30) days after receipt of
such notice, this Lease shall continue in full force and effect. “Commence” as used in this Paragraph shall mean either the unconditional authorization of
the preparation of the required pians, or the beginning of the actual work on the Premises, whichever first occurs.
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9.7 k Sub Conditi fat )8 St ce Condition occurs, unless Tenanl is legally responsible therefor {in
which case Tenant shall make the ir igation and remediation thereof required by Applicable Law and this Lease shall conlinue in full force and effect.
but subject to Landlord's rights under Paragraph 13), Landiord may at Landlord's option either (i) investigate and remediate such Hazardous Substance
Condition, if required, as soon as r bly possible at Landlord's exp in which event this Lease shall continue in full force and effect, or (ii) if the

d costto ir igate and diate such condition exceeds twelve (12) times the then monthly Base Rent or $100,000, whichever is greater, give
written notice to Tenant within thity (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 (80) days following 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 natice to give written notice to
Landlord of Tenant's commitment to pay for the ir tigation and diation of such Hazardous Substance Condition totally at Tenant's expense and
without reimbursement 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 Lease shall continue in full force and effect, and Landlord shall proceed to make such invastigation 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 Landlord's notice of tarmination. if a Hazardous Substance Condition

accurs for which Tenant is not legally responsible, there shall be ak 't of Tenant's obligati under this Lease to the same extent as provided in
Paragraph 9.6(a) for a period of not to exceed twelve (12) months.
8.8 Termination-A Pay Upon ination of this Lease pursuant to this Paragraph 9, an equitable adjustment shall be

made concerning advance Base Rent and any olher advance payments made by Tenant to Landlord. Landlord 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 Landlord under the terms of this Lease.

99 Waive Statutes. 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 to the termination of this Lease and hereby waive the provisions of any present or fulure siatute to the extent inconsistent
herewith.

10, Real Property Taxes.

10.1 (a) 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 shall be made at least ten (10) days prior to the delinquency date of the
applicable instaliment. Tenant shall promptly furnish Landlord with satisf: y svidence that such taxes have been paid. If any such taxes to be paid by
Tenant shall cover any period of time prior to or after the expiration or earfier termination of the term hereof, Tenant's share of such taxes shall be equitably
prorated to 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 to pay any Real Property Taxes required by this Lease to be paid by Tenant, Landlord shall have the right to pay the
same, and Tenant shall reimburse Landlord therefor upon demand.

{b) Advance Payment. in order to insure payment when due and before delinquency of any or all Rea! Property Taxes,
Landlord reserves the right, if Tenant is in default under this Lease, to estimate the current Real Property Taxes applicable to the Premises, and to require
such current year's Rea! Property Taxes to be paid in advance to Landlord by Tenant, either: (i) in a lump sum amount equat to the installment due, at
least twenty (20) days prior to the applicable delinquency date, or (ii) monthly in advance with the payment of the Base Rent. If Landlord elects to require
payment monthly in advance, the monthly payment shall be that equal monthly amount which, over the number of monlhs remaining before the month in
which the applicable tax installment would b delinquent (and without interest thereon}), would provide a fund large enough to fully discharge before
delinquency the estimated instaliment of taxes to be paid. When the actual amount of the applicabie tax bill is known, the amount of such equal monthly
advance payment shall be adjusted 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, Tenant shall pay to Landlord, upon Landlord's demand, such additional sums as are necessary to pay such obligations. All moneys paid to
Landiord under this Paragraph may be ir ingled with other ys of Landlord and shall not bear interest. In the event of a Breach by Tenant in the
of the obligations of Tenant under this Lease, then any balance of funds paid to Landlord under the provisions of this Paragraph may, subject

lo proration as provided 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 at Tenant's expense to contest or review the amount or validity of any Real Property Taxes or to seek a
duction in the d valuation on which any Real Property Taxes are based, by appropriate legal proceedings, and may delay payment of Real

Property Taxes until such contest or review 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 extraordinary, and any license fee, commercial rental tax, improvement bond or bonds, levy or tax (other than
inheritance, income or estate taxes) imposed upon 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, sireet, drainage or olher improvement district thereof, levied against any legal or equitable
interest of Landlord in the Premises or in the real property of which the Premises are a part, and/or Landlord's business of leasing the Premises, but not
including any income tax on the rentals accruing hereunder. The term “Real Property Taxes” shall also include any tax, fee, levy, assessment or charge,
or any increase therein, imposed by reason of evenis occurring, or changes in applicable law taking effect, during the term of this Lease, including but not
limited to a change in the improvements on the Premises, the execution of this Lease, or any modification, amendment or transfer thereof, and whether or
not contemplated by the Parties.

10.3 Joint A If the Premises are not sep I d, Tenant's liability shall be an equitable proportion of the Real Property
Taxes for all of the land and :mprovemenls included within the tax parcel assessed, such proportion to be determined by Landlord from the respective
luati igned in the r's work sheets or such olher information as may be reasonably available. Landlord's r ble determination thereof,

in good faith, shaff be conclusive.

104 Personal Property Taxes. Tenant shall pay prior to delinquency all taxes assessed against and levied upon Tenant Owned
Alterations, Utility Installations, Trade Fixtures, furnishings, equipment and ali personal property of Tenant contained in the Premises or elsewhere. When
possible, Tenant shall cause its Trade Fixlures, furnishings, equipment and all other personal property lo be assessed and billed separately from the real
property of Landlord. If any of Tenant's said personal properly shall be assessed with Landlord’s real property, Tenant shall pay Landlord the taxes
attributable to Tenant within ten (10) days after receipt of a wrilten statement setting forth the taxes applicable to Tenant's property or, at Landlord's option,
as provided In Paragraph 10.1 (b).

11. Utilitles. 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 proportion, to be determined
by Landlord, of all charges jointly metered with other premises.

12. Assignment and Subletting.
121 Landlord's Consent Required.
(a) Tenant shall not voluntarily or by operation of law assign, lransfer, morigage or otherwise \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 withheld, conditioned or delayed subject to the terms of Paragraph 36.
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(b) A change in the control of Tenant shall constitute an assignment requiring Landiord's consent. The transfer, on a cumulative
basis, of twenty-five percent (25%) or more of the voting control of Tenant shall constitute a change in control for this purpose.

12.2 Terms and Conditions Applicable to Assignment and Subletting.

(a) Regardiess of Landlord’s consent, any assignment or subletting shall not: (i) be effective without the express wrillen
assumption by such assignee or subTenant of the obligations of Tenant under this Lease, (i) release Tenant of any obligations hereunder, or (iii) alter the
primary liability of Tenant for the payment of Base Rent and other sums due Landlord hereunder or for the performance of any other obligations to be
performed by Tenant under this Lease.

(b) Landlord may accept any rent or pesformance of Tenant's obligations from any person other than Tenant pending approval
or disapp | of an ig it. Neither a delay in the app or disapp | of such ig nor the ptance of any rent or performance shali

constitute a waiver or estoppel of Landlord's right to exercise its remedies for the Default or Breach by Tenant of any of the terms, covenants or conditions
of this Lease.

{c) The consent of Landlord to any assignment or subletting shall not constitute a consent to any subsequent assignment or
subletting by Tenant or to any subseq or b 1t or subletting by the subTenant. However, Landlord may consent to subsequent
sublettings and assignments of the sublease or any amendments or modifications thereto without notifying Tenant or anyone else liable on the Lease or
sublease and without obtaining their consent, and such action shall not relleve such persons from liability under this Lease or any sublease.

(d) in the event of any Default or Breach of Tenant's obligations under this Lease, Landiord may proceed directly against

Tsnant any Guarantor or any one else responsible for the performance of the Tenant's obligations under this Lease, including the subTenant, without first
g Landlord's r dies against any other person or entity responsible therefor to Landlord; or any security held by Landlord or Tenant

(e) Any assignee of, ‘or subTenant under, this Lease shall, by reason of accepting such assignment or entering into such

sublease, be deemed, for the benefit of Landlord, to have assumed and agreed to conform and comply with each and every term, covenant, condition and
obligation herein to be observed or performed by Tenant during the term of said assignment or sublease, other than such obligations as are contrary to or
inconsistent with provisions of an assignment or sublease to which Landlord has specifically consented in writing.

4] It is expressly aliowed and coﬁtemplaled that Tenant may charge a monthly fee 1o its customers for warehouse space in

the ordinary course of its business.

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

{a) In the event of a Breach by Tenant in the performance of its obligations under this Lease, Landlord, at its option and without
any obligation to do so, may require any subTenant to attorn to Landlord, in which event Landlord shall undertake the obligations of the subLandlord under
such sublease from the time of the exercise of said option to the expiration of such subk , provided, however, Landlord shall not be liabie for any
prepaid rents or security deposit paid by such subTenant to such subLandlord or for any other prior Defaults or Breaches of such subLandlord under such
sublease.

{b) Any matter or thing requiring the consent of the subLandlord under a sublease shall also require the consent of Landlord
herein.

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

(d) Landlord shall deliver a copy of any notice of Default or Breach by Tenant to the subTenant, who shall have the right to cure

the Default of Tenant within the grace period, if any, specified in such notice. The subTenant shall have a right of reimbursement and offset from and
against Tenant for any such Defavits cured by the subTenant.

13. Default; Breach; R di

131 Default; Breach. Landlord and Tenant agree that if an attomey is consulted by Landlord in connection with a Tenanl Defauit or
Breach (as hereinafter defined), $500.00 is a reasonable minimum sum per such occurrence for legal services and costs in the preparation and service of
a notice of Default, and that Landlord may include the cost of such services and costs in said notice as rent due and payable to cure said Default. A
“Defaull” is defined as a failure by the Tenant ta observe, comply with or perform any of the terms, covenants, conditions or rules applicable to Tenant
under this Lease. A "Breach” is defined as the occurrence of any one or more of the following Defaults, and, where a grace period for cure after notice is
specifiad herein, the failure by Tenant to cure such Default prior to the expiration of the applicable grace period, shall entille Landlord to pursue the

remedies set forth in Paragraphs 13.2 and/or 13.3:

(a) Except as expressly otherwise provided in this Lease, the failure by Tenant to make any payment of Base Rent or any other
monetavy payment required to be made by Tenant hereunder, whether to Landlord or to a third party, as and when due, the failure by Tenant to provide
Landlord with re ble evid of insuranca or surety bond required under this Lease, or the failure of Tenant to fulfill any obligation under this Lease
which endangers or threatens life or property, where such failure conlinues for a period of ten (10) days following written notice thereof by or on behalf of
Landlord to Tenant.

(b} Except as expressly otherwise provided in this Lease, the failure by Tenant to provide Landlord wilh reasonable written
avidence (in duly executed original form, if appli ) of (i} pliance with Appli Law per Paragraph 6.3, (ii} the inspection, maintenance and service
contracts required under Paragraph 7.1 (b), (iii) the rescission of an unauthorized assignment or subletting per Paragraph 12.1 (b), (iv) a Tenancy
Statement per Paragraphs 18 or 37, (v) the subordination or non-subordination of this Lease per Paragraph 30, (vi) the guaranty of the performance of
Tenant's obligations under this Lease if required under Paragraphs 1.11 and 37, (vii) the execution of any document requested under Paragraph 42
(easements), or (viii) any other documentation or information which Landlord may reasonably require of Tenant under the terms of this Lease, where any
such failure continues for a period of ten (10) days following written notice by or on behalf of Landiord to Tenant.

(c) A Default by Tenant as to the terms, covenants, conditions or provisions of this Lease, or of the rules adopted under
Paragraph 40 hereof, that are to be observed, comphed with or performed by Tenant, other than those described in subparagraphs (a), (b) or (c), above,
where such Default continues for a period of thirty (30) days after written notice thereof by or on behalf of Landlord to Tenant; provided, however, that if
the nature of Tenant's Default is such that more than thirty (30) days are reasonably required for its cure, then it shali not be deemed to be a Breach of
ihis Lease by Tenant if Tenant commences such cure within said thirty (30) day period and thereafter diligently prosecutes such cure to completion.

(d) The occurrence of any of the following events: (i) The making by Tenant of any general arrangement or assignment for the
benefit of creditors; (i) Tenant's becoming a “debtor” as defined in 11 U.S.C. §101 or any successor statute thereto {unless, in the case of a pelition filed
against Tenanl, the same s dismissed within sixty (60) days); (iii) the appointment of a trustee or receiver to take possession of substantially alf of Tenant's

assets located at the Premises or of Tenant's interest in this Lease, where possession is not restored to Tenant within thirty (30) days; or (iv) the attachment,
Ds
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execution or other judicial seizure of substantially all of Tenant's assets located at the Premises or of Tenant's interest in this Lease, where such seizure
is not discharged within thirty (30) days; provided, however, in the event that any provision of this subparagraph (e) is contrary to any applicable law, such
provision shall be of no force or effect, and not affect the validity of the remaining provisions.

{e) The discovery by Landlord that any financial statement given to Landlord by Tenant or any Guarantor of Tenant's obligations
hereunder was materially false.
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13.2 Remaedies. If Tenant fails 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), Landlord may at its option (but without obligation to do so), perform such duty or obiigation
on Tenant's behalf, including but not limited to the oblaining of reasonably required bonds, insurance policies, or governmental licenses, permits or
approvals. The costs and expenses of any such performance by Landiord shall be due and payable by Tenant to Landiord upon invoice therefor. If any
check given to Landlord by Tenant shall not be honared by the bank upon which it is drawn, Landlord, al its option, may require all future paymeants 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 notice or demand, and without limiting Landiord in the exercise of any right or remedy which Landiord may have by reason of such
Breach, Landlord may:

(a) Terminate Tenant's right to possession of the Premises by any lawfui means, in which case this Lease and the term hereof
shall terminate and Tenant shall immediately surrender possession of the Premises to Landiord. In such event Landlord shall be entitled to recover from
Tenant: (i) the worth at the time of the award of the unpaid rent which had been earned at the time of termination; (ii) the worth at the time of award of the
amount by which the unpaid rent which would have been earned after termination until the time of award exceeds the amount of such renta! loss that the
Tenant proves could have been reasonably avoided:; (iii) the worth at the time of award of the amount by which the unpaid rent for the balance of the term
after the time of award exceeds the amount of such rental loss that the 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
course of things would be likely to result therefrom, including but not limited to the cost of recovering possession of the Premises, expenses of reletling,
including necessary renovation and ion of the Premi bie attorneys’ fees, and that portion of the leasing commission paid by Landlord
applicable to 1he unexpired term of this Lease. The worth at the time of award of the amount referred to in provision (iii} of the prior sentence shall be
computed by discounting such amount at the discount rate of the Federal Reserve Bank of San Francisco at the time of award plus one percent (1%).
Efforts by Landiord o mitigate damages caused by Tenant's Default or Breach of this Lease shall not waive Landlord's right to recover damages under
this Paragraph. If termination of this Lease is obtained through the provisional dy of untawful 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 not previously given, a
notice to pay rent or quit, or to perform or quit, as the case may be, given to Tenant under any statute authorizing the forfeiture of leases for untawful
detainer shall also constitute the applicable notice for grace period purposes required by subparagraphs 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 shall run concurrently afier the one such statutory notice, and
the failure of Tenant to cure the Default within the greater of the two such grace periods shall constitute both an untawful detainer and a Breach of this
Lease entitling Landlord to the r dies provided for in this Lease and/or by said statute.

(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 to reasonable limitations. See Paragraphs 12 and 38 for the limitations
on assignment and subletting which limitations Tenant and Landlord agree are reasonable. Acts of maintenance or preservation, efforts to relet the
Premises, or the appointment of a receiver to protect the Landlord's interest under the Lease, shail not consitute a termination of the Tenant's right to
possession.

{c) Pursue any other dy now ot h ft ilable to Landlord under the laws or judicial decisions of the state wherein
the Premises are located.

(d) The expiration or termination of this Lease and/or the termination of Tenant's right lo possession shall not relieve Tenant
from liability 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.

133 Inducement Recapture in Event Of Breach. Any agreement by Landlord for free or abated rent or other charges applicable to the
Premises, or for the giving or paying by Landlord to or for Tenant of any cash or other bonus, indy t or ideration for Tenant's entering into this
Lease, all of which cor i are hereinafter referred to as “Ind t Provisions,” shall be d d conditioned upon Tenant's full and faithful
performance of all of the terms, covenants and conditions of this Lease to be performed or observed by Tenant during the term hereof as the same may
be extended. Upon the occurrence of a Breach of this Lease by Tenant, as defined in Paragraph 13.1, any such inducement Provision shall automatically
be deemed delated from this Lease and of no further force or effecl, and any rent, other charge, bonus, inducement or consideration theretofore abated,
given or paid by Landlord under such an Inducement Provision shall be i diately due and payable by Tenant to Landlord, and recoverable by L.andiord
as additional rent due under this Lease, notwithstanding any subsequent cure of said Breach by Tenant. The acceptance by Landlord of rent or the cure
of the Breach which initiated the operation of this Paragraph shall not be deemed a waiver by Landlord of the provisions of this Paragraph unless specifically
80 stated in writing by Landlord at the time of such acceplance.

13.4 Late Charges. Tenant hereby ack ledges that late pay t by Tenant to Landlord of rent and other sums due hereunder will
cause Landlord to incur costs not contemplated by this Lease, the exact amount of which will be extremely difficult to ascertain. Such costs include, but
are not limited to, processing and accounting charges, and lale charges which may be imposed upon Landlord by the terms of any ground lease, mortgage
or trust deed covering the Premises. Accordingly, if any instaliment of rent or any other sum due from Tenant shall not be received by Landlord or Landlord's
designee within five (5) days after such amount shall be due, then, without any requirement for notice to Tenant, Tenant shall pay to Landlord a late charge
equal to twelve percent (12%) of such overdue amount. The parties hereby agree that such late charge represents a fair and reasonable estimate of the
cosis Landlord will incur by reason of late payment by Tenant. Acceptance of such late charge by Landlord shall in no event constitute a waiver of Tenant's
Default or Breach with respact to such overdue amount, nor prevent Landlord from exercising any of the other rights and remedies granted hereunder. In
the event that a late charge Is payable hereunder, whether or not collected, for three (3) consecutive installments of Base Rent. then notwithstanding
Paragraph 4.1 or any other provision of this Lease to the contrary, Base Rent shall, at Landlord's option, become due and payable quarterly in advance.

13.5 Bi h of Landlord. Landlord shall not be d d in breach of this Lease unless Landlord fails within a reasonable time to perform
an obligation required to be performed by Landlord. For purposes of this Paragraph 13.5, a reasonable time shall in no event be iess than thirty (30) days
aRer receipt by Landlord, and by the holders of any ground lease, mortgage or deed of trust covering the Premises whose name and address shall have
been furnished Tenant in writing for such purpose, of written notice specifying wherein such obligation of Landlord has not been performed; provided,
however, that if the nature of Landlord's obligation is such that more than thirty (30) days after such notice are reasonably required for its performance,
then Landlord shall not be in breach of this Lease if performance is commenced within such thirty (30) day period and thereafter diligently pursued to
completion,
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14. Cond i 1f the Premi or any portion thereof are taken under the power of eminent domain or sold under the threat of the exercise of
said power (all of which are herein called “condemnation”), this Lease shall terminate as to the part so taken as of the date the condemning authority takes
title or possession, whichever first occurs. If more than ten percent (10%) of the floor area of the Premises, or more than twenly-five percent (25%) of the
land area not occupied by any building, is taken by condemnation, Tenant may, at Tenant's option, to be exercised in writing within ten (10) days after
Landlord shall have given Tenant written notice of such taking (or in the absence of such notice, within ten (10) days after the condemning authority shall
have taken possession) terminate this Lease as of the date the condemning authority lakes such possession. If Tenant does not terminate this Lease in
accordance with the foregoing, this Lease shall remain in full force and effect as to the portion of the Premises remaining, except that the Base Rent shall
be reduced in the same proportion as the rentable floor area of the Premises taken bears o the tofal rentable floor area of lhe building located on the
Premises. No reduction of Base Rent shall occur if the only porticn of the Premises taken is land on which there is no building, access or parking. Any
award for the taking of all or any part of the Premises under the power of eminent domain or any payment made under threat of the exercise of such power
shalt be the property of Landiord, whether such award shall be made as compensation for dlmmutlon in value of the leasehold or for the laking of the fee,

or as severance damages; provided, however, that Tenant shall be entitled to any p Y sep ly d to Tenant for Tenant's relocation
expenses and/or loss of Tenant's Trade letures In the event that this Lease is not tarminated by reason of such condemnation, Landlord shall to the
extent of its net ce d: ived, over and above the legal and other expenses incurred by Landlord in the condemnation matter, repair any
damage to the Premises cnuled by such condernnauon except to the extent that Tenant has been reimbursed therefor by the condemning authority.
Landlord shall be responsible for the pay t of any in excess of such net ce d: g quired to comp such repair.
485—BrokersFee.
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16. Tenancy Statement. Each Party (as "Responding Party") shall within ten (10} days after written notice from the other Party (the “Requesting Party")
execute, acknowledge and deliver to the R ting Party a stat t in writing in form similar to the then most current “Tenancy Statement” form
published by the American Industrial Real Estate Association, plus such additional information, confirmation and/or statements as may be reasonably
requested by the Requesting Party.

17. Landlord's Llability. The term “Landlord” as used herein shall mean the owner or owners at the time in question of the fee title to the Premises, or,
it this is a sublease, of the Tenant's interest in the prior lease. In the event of a transfer of Landlord's tille or interest in the Premises or in this Lease,
Landtord shall deliver to the transferee or assignee (in cash or by credit) any unused Security Deposit held by Landlord at the time of such transfer
or assignment. Upon such transfer or assignment and delivery of the Security Deposit, as aforesald, and assumption of the transferee or assignee of
this Lease, the prior Landiord shall be relieved of all liability with respect to the obligations and/or covenants under this Lease thereafter to be
performed by the Landlord. Subject to the foregoing, the obligations and/or covenants in this Lease to be performed by the Landlord shall be binding

only upon the Landlord as hereinabove defined.

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

19. Interest on Past-Due Obligations. Any monetary payment due hereunder, other than late charges, not received by the Party entitied thereto within
thirty (30) days following the date on which it was due, shall bear interest from the thirty-first (31st) day after it was due at the rate of 12% per annum,
but not ding the i rate allowed by law, in addition to the late charge provided for in Paragraph 13.4.

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

Lease.

21. Rent Defined. All y obligations of Tenant to Landlord under the terms of this Lease are deemed to be rent.

22, No Prior or Other Ag Broker Disclai This Lease conlains all agreements between the Parties with respect to any matter mentioned
herein, and no other prior or g or ur g shall be effective. Landlord and Tenant each represents and warrants

to the Brokers that it has made, and i |s relying solely upon, its own lnvesugalmn as to the nature, quality, character and financial responsibility of the
other Party to this Lease and as to the nature, quality and character of the Premises. Brokers have no responsibility with respect thereto or with
respect to any default or breach hereof by either Party.

23. Notices.

231 All notices required or permitted by this Lease shall be in writing and may be delivered in person (by hand or by messenger or courier
service) or may be sent by regular, certified or registered mail or U.S. Postal Service Express Mail, with postage prepaid, or by facsimile transmission, and
shall be deemed sufficiently given if served in a manner spacified in this Paragraph 23. The addresses noted adjacent to a Party's signature on this Lease
shall be that Party's address for defivery or mailing of notice purposes. Either Party may by written notice to the other specify a different address for notice
purposes, except that upon Tenant's taking pc ion of the Premi the Premises shali constitute Tenant's address for the purpose of mailing or
delivering notices to Tenant. A copy of all notices required or permitted to be given to Landlord hereunder shalf be concurrently transmitted to such party
or parties at such addresses as Landlord may from time to time hereafter designate by written notice to Tenant.

Initials 0s
-10 - \9

SINGLE-TENANT LEASE-NET

=
Real Estate 1990
jonniDas: dock Seplember 22. 2011 244 PM FORM 204N-R-12/91




DocuSign Envelope ID: 99E5D043-9E52-4145-92F2-E584BC915E88

23.2 Any notice sent by registerad or certified mail, return receipt requested, shall be deemed given on the date of delivery shawn on the
receipt card, or if no delivery date is shown, the postmark thereon. If sent by regular mail the notice shall be deemed given forly-eight (48) hours after the
same is addressed as required herein and mailed with prepaid. Nolices deli 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 Postal Service or courier. If any
notice is transmitted by facsimile transmission or similar means, the same shall be deemed served or delivered upon telephane confirmation of receipt of
the transmission thereof, provided a copy is also delivered via delivery or mail. If nofice is received on a Sunday or legal holiday, it shall be deemed
recaived on the next business day.

24. Waivers. No waiver by Landlord of the Default or Breach of any term, covenant or condition hereof by Tenant, shall be deemed 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 lerm, covenant or condition hereof.
Landiord's consent to, or approval of, any act shali not be deemed to render unnecessary the obtaining of Landlord's consent to, or approval of, any
subsequent or similar act by Tenant, or be construed as the basis of an estoppel to enforce the provision or provisions of this Lease requiring such
consent. Regardless of Landlord's knowledge of a Default or Breach at the time of pting rent, the ptance of rent by Landlord shall notbe a
waiver of any precading Default or Breach by Tenant of any provision hereof, other than the failure of Tenant to pay the particular rent so accepled.
Any payment given Landlord by Tenant may be accepted by Landlord on account of ys or damages due , notwithstanding any qualifying
statements or conditions made by Tenant in connection therewith, which such statements and/or conditions shall be of no force or effect whatsoever
unless spacifically agreed to in writing by Landlord at or before the time of deposit of such payment.

25. Recording. Either Landlord or Tenant shall, upen request of the other, execute, acknowledge and deliver to the other a short form memorandum of
. this Lease for recording purposes. The Party r ting dation shall be responsible for pay of any fees or taxes 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. € lative R di No dy or election hereunder shall be deemed exciusive but shall, wherever possible, be cumulative with all other
remadies at law or in equity.

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

29. Binding Effect; Choice of Law. This Lease shall be binding upon the parties, their personal representatives, successors and assigns and be
govemed 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; Attornment; Non-Disturbance.

301 Subordination. This Lease and any Option granted hereby shali be subject and subordinate to any ground lease, mortgage, deed of
trust, or other hypothecation or security device (collectively, “Security Device™), now or hereafter placed by Landlord upon the real property of which the
Premises are a part, to any and all advances made on the security thereof, and {o alt Is, modifications, consolidations, rep! Ws and ions
thereof. Tenant agrees that the Lenders holding any such Security Device shall have no duty, liability or obligation to perform any of the obiigations of
Landlord under this Lease, but that in the event of Landlord's default with respect to any such obligation, Tenant will give any Lender whose name and
address have been fumished Tenant in writing for such purpose notice of Landlord's default 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 reason thereof. if any Lender shall elect to have this Lease
and/or any Option granted hereby superior to the lien of its Security Device and shall give written notice thereof to Tenant, this Lease and such Options
shall be deemed prior to such Security Device, notwithstanding the relative dates of the documentation or recordation thereof.

30.2 Attornment. Subject to the non-disturbance provisions 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 event 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, {ii) be subject o any offsets which Tenant might have against any prior Landlord, or (iii) be bound by prepayment of more than one (1) month’s
rent.

30.3 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 to receiving assurance (a “non-disturbance agreement”) from the Lender that Tenant's possession and this Lease,
including any options to extend the term hereof, will not be disturbed so long as Tenant is not in Breach hereof and atlorns to the record owner of the
Premises.

30.4 Self-E ting. The ined in this Paragraph 30 shall be effective without the execution of any further documents;
provided, however, that upon written request from Landlord or a Lender in connection with a sale, financing or refinancing of the Premises, Tenant and
Landlord shall execute such further writings as may be reasonably required to separately document any such subordination or non-subordination,
attornment and/or non-disturbance agreement as is provided for herein.

31. Attorney’s Fees. If any Parly or Broker brings an action or proceeding to enforce the terms hereof or declars rights hereunder, the Prevailing Party
(as hereafter defined) or Broker in any such proceeding, action, or appeal thereon, shail be entitled to reasonable atlorney's fees. Such fees may be
awarded in the same suit or recovered in a saparate suit, whether or not such action or proceeding is pursued to decision or judgment. The term,
“Prevailing Party” shall include, without limitation, a Party or Broker who sub ially obtains or defeats the relief sought, as the case may be, whether
by compromise, settlement, judgment, or the abandonment by the other Party or Broker of its claim or defense. The attorney's fees award shall not
be computed in accordance with any court fee schedule, but shall be such as to fully reimburse all altorney's fees reasonably incurred. The Parties
shall be entitled to atiorney's fees, costs and expenses incurred in the preparation and service of notices of Default and consultations in connection
therewith, whether or not a legal action is subsequently commenced in connection with such Oefault or resulting Breach.

32, Landlord's Access; Showing Premises; Repairs. Landlord and Landlord's agents shall have the right to enter the Premises at any time, in the
case of an emergency, and otherwise at reasonable times upon 24 hours prior notice, for the purpose of showing the same (o prospective purchasers,
lenders, or (during the last one hundred twenty (120) days of the term hereof) Tenants, and making such ions, repairs, impro or
addltions to the Premises or to the building of which they are a part, as Landlord may reasonably deem necessary. Landlord may at any time during
the last one hundred twenty (120) days of the.term hereof place on or about the Premises any ordinary "For Lease" signs. All such activities of
Landlord shail ba 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 conducled, either voluntarily or involuntarily, any auction upon the Premises without first having
obtained Landlord's prior written consent. Notwithstanding anything to the contrary in this Lease, Landlord shall not be obligated to exercise any
standard of reasonableness in determining 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 provisions of Paragraph 7 (Maintenance, Repairs, Utility llations, Trade Fixtures and Alterations). Unless otherwise expressly
agreed herein, Landlord reserves all rights to the use of the roof and the right to install, and all revenues from the installation of, such advertising
signs on the Premises, including the roof, as do not unreasonably interfere with the conduct of Tenanl's business. Landlord will not unreasonably

withhold its consent to Tenant's instaliation of a solar array upon the roof of the Premises, at Tenant's sole cost and expense. Tenanl shall provide
' DS
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Landlord with reasonably detailed plans with respect to its request to install any such array, including detailed plans regarding the manner in which
the array will be affixed to the roof, and what precautions will be used to avoid leaks or other damage to the roof and the roof covering. All revenues
and credits from any solar array will accrue to the Tenant.

35. Termination; Merger. Unless specifically stated otherwise in writing by Landlord, the voluntary or other surrender of this Lease by Tenant, the mutual
termination or cancellation hereof, or a termination hereof by Landlord for Breach by Tenant, shall automatically terminate any sublease or lesser
estate in the Premises; provided, however, Landlord shall, in the event of any such surrender, termination or cancellation, have the option to continue
any one or all of any existing sub-tenancies. Landlord's failure within ten (10) days following any such event to make a written election to the contrary
by written notice to the holder of any such lesser interest, shall constitute Landlord's election to have such event constitute the termination of such
interest.

36, Consents.

{a) Except for Paragraph 33 hereof (Auctions) or as otherwise provided herein, wherever in this Lease the consent of a Party
is required to an act by or for the other Party, such consent shall not be unreasonably withheld or delayed. Landlord's actual reasonable costs and expenses
{including but not limited to architects', attorneys', angi §' or other fees) incurred in the consideration of, or response to, a request by
Tenant for any Landlord consent pertaining to this Lease or the Premises, including but not limited to consents to an assignment, a subleiting or the
presence or use of a Hazardous Substance, practice or storage tank, shall be paid by Tenant to Landlord upon receipt of an invoice and supporting
documentation therefor. Subject to Paragraph 12.2(e) (applicable to assignment or subletting), Landlord may, as a condition to considering any such
request by Tenant, require that Tenant deposit with Landlord an amount of money (in addition to the Security Deposit held under Paragraph 5) reascnably
caiculated by Landlord to represent the cost Landlord will incur in considering and responding to Tenant's request. Except as otherwise provided, any
unused portion of said deposit shail be refunded to Tenant without interest. Landlord's consent o any act, assignment of this Lease or subletting of the
Premises by Tenant shali not constitute an acknowledgement that no Default or Breach by Tenant of this Lease exists, nor shall such consent be deemed
a waiver of any then existing Default or Breach, except as may be otherwise specifically stated in writing by Landlord at the time of such consent.

(b) All conditions to Landlord's consent authorized by this Lease are acknowledged by Tenant as being reasonable. The failure
1o specify herein any particular condition to Landlord's consent shall not preclude the imposition by Landlord at the time of consent of such further or other
conditions as are then reasonable with reference o the particular matter for which consent is being given.
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38. Quiet P fon. Upon pay t by Tenant of the rent for the Premises and the observance and performance of all of the covenants, conditions

and provisions on Tenant's part to be observed and performed under this Lease, Tenant shall have quiet possession of the Premises for the entire
term hereof subject to all of the provisions of this Lease. .

39. Option to Extend.

39.1 Right to Extend. As long as Tenant is not in default under this Lease beyond any applicable cure period at the time the option
is exercised or at the time the renewal term is to commence, Tenant shall have the Option to extend the term of this Lease for two (2) terms of five (5)
years each, commencing on the day following expiration of the prior term and, on the same terms and conditions contained herein. Other than as set forth
herein, Tenant shall have no further Option to extend this Lease. Tenant shall exercise each extension Option, if at all, by written notice given to Landlord
at least one hundred and eighty (180) days prior to expiration of the original term, or the preceding extended term, if any. As used in this Paragraph 39
the word “Option* means Tenant's right to extend the term of this Lease.

39.2 Determination of Rent. During each Option term, Base Rent shall be adjusted to reflect one hundred percent (100%) the then
fair market rental value of the Premises for the Option term, 10 be no less than the previous monthly base rent paid for by Tenant, determined as hereinafter
provided. Within thirty (30) days after Tenant's nolice of exercise of its Option, Landlord shall notify Tenant of its detarmination of the fair market rental
value. Within thity (30) days after the effective date of such notice, Tenant shall either (i) notify Landlord of Tenant's acceptance of Landlord's
determination of the fair market rental value (less 10%), in which event Base Rent for the extended term in question shall be as so provided in this
paragraph; or (i) notify Landlord of Tenant's rejection of Landlord's determination of the fair market rental value (less 10%), in which event the fair market
rental value shall be determined in accordance with Paragraph 39.3 beiow. The failure of Tenant to give any notice within the required time period shall
be deemed an acceptance by Tenant of Landiord's determination of the fair market rental value.

39.3 Arbitration Procedura.  Within ten days after Tenant's rejection of Landlord's determination of fair market rental value, each party
shall designate a representative who is either an Oregon licensed MAI appraiser skilled in determining rental rates for comparable space in the Portland,
Oregon, metropolitan area, or a real estate broker experienced in leasing comparable space in the Portland, Oregon, metropalitan area. The two
representatives so chosen shall select an arbitrator having the above qualifications or, if they cannot agree, the presiding judge of the Circuit Court of
Multnhomah County, Oregon shali, upon apptication by either party, select an arbitrator having the above qualifications. At least ninety (90) days prior to
the commencemeant of the extended term in question, each party's representative shall submit to the arbitrator a written report stating such representative’s
opinion of the fair market rental value of the Premises, based on a consideration of rental rates then being charged (under the most recently executed
leases) in the Portland, Oregon metropolitan area for space comparable to the Premises. Within thirty (30) days after receipt of such reports, the arbitrator
shall accept one or the other of the reports. The determination of the fair market rental vatue in the report so accepted shall be binding on the parties;
provided, however, that Base Rent during any extended term shall not in any event be less than the Base Rent payable by Tenant immediately prior to
the commencement of such extended term. The cost of the determination of the fair market renta! value pursuant to this Section C shall be shared equally
by Landlord and Tenant. If the arbitrator does not decide the fair market rentai value to be pald prior to commencement of the extended term in question,
Rent shall continue to be payable in the amount previously in effect, and retroactive adjustment shall be made when the arbitrator reaches a decision.

394 Effect of Default on Options.

{a) Tenant shall have no right to exercise an Option, notwithstanding any provision in the grant of Option 1o the contrary: (i)
during the period commencing with the giving of any notice of Default under Paragraph 13.1 and continuing until the noticed Default is cured, or (i) during
the period of time any monetary obligation due Landlord from Tenant is past due (without regard to whether notice thereof is given Tenant), or (iii) during
the time Tenanl is in Breach of this Lease, or {iv) in the event that Landiord has given to Tenant three (3) or more notices of Default under Paragraph 13.1,
whether or not the Defaults are cured, during the twelve (12) month period immediately preceding the exercise of the Option.

[()} The period of time within which an Option may be exercised shall not be extended or enlarged by reason of Tenant's inability
to ise an Option b of the provisions of Paragraph 39.4(a).
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(c) All 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 the 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. Multiple Buildings. If the Premises are part of a group of buildings controlled by Landlord, Tenant agrees that it will abide by, keep and observe all
reasonable rules and regulations which Landlord may make from time to time for the management, safety, care, and cleaniiness of the grounds, the
parking and unloading of vehicles and the preservation of good order, as well as for the convenience of other occupants or Tenants of such other
buildings and their invitees, and that Tenant will pay its fair share of common expenses incurred in connection therewith.

41. Security Measures. Tenant hersby acknowiedges that the rental payable to Landlord hereunder does not inciude the cost of guard service or other
security measures, and that Landlord shall have no obligation wh to 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 to cause the recordation of parcel maps and restrictions, so long as such easements, rights,
dedications, maps and ictions do not unreasonably interfere with the use of the Premises by Tenant. Tenant agrees to sign any documents
reasonably requested by Landlord to effectuate any such easement rights, dedication, map or restrictions.

43. Performance Under Protest. If at any time a dispute shall arise as to any amount or sum of money to be paid by one Party to the other under the
provisions hereof, the Party against whom the obligation to pay the money is asserted shall have the right to make payment "under protest” and such
payment shall not be regarded as a voluntary payment and there shall survive the right on the part of said Party to institute suit for recovery of such
sum. If it shall be adjudged that there was no legal obligation on the part of said Parly to pay such sum or any part thereof, said Party shall be entitied
to recover such sum or so 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, limited 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 parinership, Tenant shail, within thirty (30) days after request by Landlord, deliver to Landiord evidence satisfactory to Landlord
of such authority.

48. Conflict. Any conflict between the printed provisions of this Lease and the typewritlen or handwritten provisions shall be controlled by the typewritten
or handwritten provisions.

48. Offer. Preparation of this Lease by Landlord or Landlord's agent and submission of same 1o 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 modification. The parties shall amend
this Lease from time to time to reflect any adjustments that are made to the Base Rent or other rent payablte 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 obtaining of normal financing or refinancing
of the property of which the Premises are a part.

Multiple Parties. Except as otherwise expressly provided herein, if more than one person or entity is named herein as either Landlord or Tenant, the
obligations of such Multipie Parties shall be the joint and several responsibllity of all persons or entities named herein as such Landlord or Tenant.

48

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 THERETO. 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 )T 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 sxecuted this Lease at the place and on the dates specified above their respective signatures.

By LANI °S¥APERY Deborah Ivy Family Trust By TENANT: Well
oorali ). twy 2/13/2023 Chlien
By, 1ZE1C0AAA5384A0. -

Name Printed: Ming Chen and Zhu Chen

Name Printed:  Deborah J. Ivy

Title: Trustee title: President and Secretary
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EXHIBIT A

The Premises (Approximate)
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B10 (Official Form 10) (04/13)

UNITED STATES BANKRUPTCY COURT Northern District of Georgia PROOF OF CLAIM
Name of Debtor: Case Number:
WELLMADE FLOOR COVERINGS INTERNATIONAL, INC. ET 25-58764

AL

NOTE: Do not use this form 1o 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 ather 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: (g50) 823-1922  email |[VYD@AUTOCHLOR.COM

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

Court Claim Nomber:
(If 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 (G50 567-4670  ¢Mall  YKFAILE@VERITYPROPERTIES.COM

71 Check this box il you are aware that
anyone else has filed a proof of claim
relating to this claim. Attach copy of
statement giving particulars.

38,531.72

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

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

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

I Check 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.

BUILDING LEASE AGREEMENT-TUALATIN, OR LOC

2. Basis for Claim:
(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)

(See instruction #3b)

3b. Uniform Claim Identifier (optional):

Amount of arrearage and other charges, as of the time case was filed,

4, Seeured Claim (See instruction #4)
Check the appropriate box if the claim is secured by a lien on property or a right of

included in secured claim, if any:

setoff, attach required redacted documents, and provide the requested information. $
Nature of property or right of setoff: MReal Estate O Motor Vehicle M Other Basis for perfection:

Describe:

Value of Property: $ Amount of Secured Claim: $
Annual Interest Rate % MFixed or IMVariable Amount Unsecured: $

(when case was filed)

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.

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

7 Wages, salaries, or commissions (up to $12,475%)
carned within 180 days before the case was filed or the
debtor’s business ceased, whichever is earlier -

11 US.C.§ 507 (a)(4).

O Up to $2,775* of deposits toward
purchase, lease, or rental of property or
services for personal, family, or household
use— 11 US.C §507 (a)(7).

3 Taxes or penalties owed to governmental units —
11 US.C, § 507 (a)8).

3 Contributions to an
employee benefit plan —
11 U.8.C. § 507 (a)(5).
Amount entitled to priority:

48,715.70

o Other — Specify $
applicable paragraph ol
11 U.8.C §507 (a)(i)(ﬁ) !

*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 adjusiment.

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)




B10 (Official Form 10) (04/13) 2

7. Documents: Attached are redacted copies of any documents that support the elaim, 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(e)(3)A). [fthe 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:

8. Signature: (Sec instruction #8)

Check the appropriate box.

3 Lam the creditor. (3 | am the creditor’s authorized agent. Ijl am the trustee, or the debtor, (7 I am a guarantor, surety, indorser, or other codebtor,

or their authorized agent. (See Bankruptey Rule 3005.)
(See Bankruptey Rule 3004.)

I 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 AU Ay o *“7) TEAPY 09/08/2025
Ag%rgs[s: ?EHI% (tglﬁ%\(omﬁ rlbuﬁP\(}%( if different from notice address above): (Signature) - 7 ; / (Date)

MOUNTAIN VIEW, CA 94043

Telephone number; (650) 823-1822 email: IVYD@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 bankrupicy cases not filed voluntarily by the debtor,
exceptions to these general rules may apply,
Items to be completed in Proof of Claim form

Court, Name of Debtor, and Case Number; claim is entirely unsecured. (See Definitions.) Ifthe claim is secured. check the
Fill in the federal judicial district in which the bankruptey case was filed (for box for the nature and value of property that secures the claim, attach copies of lien
example, Central District of California), the debtor’s full name. and the case documentation, and state, as of the date of the bankruptey filing, the annual interest
number, [f the creditor received a notice of the case from the bankruptey court, rate (and whether it is fixed or variable), and the amount past due on the claim,

all of this information 1s at the top of the notice
5. Amount of Claim Entitled to Priority Under 11 U.S.C. § 507 (a).

Creditor’s Name and Address: If'any portion of the claim falls into any category shown, check the appropriate
Fill in the name of the person or entity asserting a claim and the name and box(es) and state the amount entitled to priority. (See Definitions.) A claim may
address of the person wha should receive notices issued during the bankruptey be partly priority and partly non-priority. For example, in some of the categories,

case. A separate space is provided for the payment address if it differs from the the law limits the amount entitled to priority.
notice address. The creditor has a continuing obligation to keep the court

informed of its current address. See Federal Rule of Bankrupley Procedure 6. Credits:
(FRBP) 2002(g). An authorized signature on this proof of ¢laim serves as an acknowledgment that
when caleulating the amount of the claim, the creditor gave the debtor credit for
1. Amount of Claim as of Date Case Filed: any payments received toward the debt
State the total amount owed to the creditor on the date of the bankruptey filing,
Follow the instructions concerning whether to complete items 4 and 5. Check 7. Documents:
the box if interest or other charges are included in the claim. 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
2. Basis for Claim: ol any security interest and documents required by FRBP 3001(c¢) for claims based
State the type of debt or how it was incurred. Examples include goods sold. an an open-end or revolving consumer credit agreement or secured by a security
money loaned, services performed, personal injury/wrongful death, car loan. interest in the debtor’s principal residence. You may also attach a summary in
mortgage note, and credit card. If the claim 1s based on delivering health care addition to the documents themselves. FRBP 3001(c) and (d). Ifthe claim is based
goods or services, limit the disclosure of the goods or services so as to avoid on delivering health care goods or services, limit disclosing confidential health care
embarrassment or the disclosure of confidential health care iformation. You information. Do not send original documents, as attachments may be destroyed
may be required to provide additional disclosure if an interested party objects to after scanning.
the claim.
8. Date and Signature:
3. Last Four Digits of Any Number by Which Creditor Identifies Debtor: The individual completing this proof of claim must sign and date it. FRBP 9011,
State only the last four digits of the debtor’s account or other number used by the | If the claim is filed electronically, FRBP 5005(a)(2) authorizes courts to establish
creditor to identify the debtor. 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
3a. Debtor May Have Scheduled Account As: the best of your knowledge, information, and reasonable belief, Your signature is
Report a change in the creditor’s name, a transferred claim, or any other also a certification that the claim meets the requirements of FRBP 9011(b),
information that clarifies a difference between this proof of elaim and the claim Whether the claim s filed electronically or in person, if your name is on the
as scheduled by the debtor. signature line. you are responsible for the declaration. Print the name and title, if
any, of the creditor or other person authorized to [ile this claim. State the filer’s
3b. Uniform Claim Identifier: address and telephone number if it differs from the address given on the top of the
If you use a uniform claim identifier. you may report it here, A uniform elaim form for purposes of receiving notices. If the claim is filed by an authorized agent,
identifier is an optional 24-character identifier that certain large creditors use to provide both the name of the individual filing the claim and the name of the agent.
facilitate electronic payment in chapter 13 cases. 1t 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.
4. Secured Claim:
Check whether the elaim is fully or partially secured. Skip this section if the
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SHIP DATE: 08SEP25
CAD: 260002746/INET4535

ACTWGT: 0.50 LB
BILL SENDER

(650) 967-3085

MOUNTAIN VIEW, CA 94043

ORIGIN ID:NUQA
450 FERGUSON DR
UNITED STATES US

0 CLERK

DEBBIE IVY
AUTO-CHLOR
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