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Item 1.01 Entry into a Material Definitive Agreement.

On April 25, 2019, Flux Power, Inc., a wholly owned subsidiary of Flux Power Holdings, Inc. (the “Company”) entered into a certain lease agreement (the “Lease
Agreement”) with Accutek (“Lessor”) to rent approximately 45,600 rentable square feet of industrial space located at 2685 S. Melrose Drive, Vista, California (the “Premises”).

The Lease Agreement has an initial term of seven years and four months and commences on or about August 2019. In addition, under the Lease Agreement the
Company has (1) an option to extend the term of Lease Agreement for two additional twenty-four months period, and (2) a right of first refusal to lease an additional
approximately 15,300 space feet. The Company will be required to pay approximately $42,400 per month, for rent for the first twelve months of the lease term, which will
increase at a rate of approximately 3% per year. The Company will also be required pay its share of operating expenses, taxes and any other expenses payable under the Lease
Agreement.

The foregoing description of the Lease Agreement does not purport to be complete and is qualified in its entirety by reference to the full and complete terms of the
Lease Agreement, a copy of which is filed hereto as Exhibit 10.1 and is incorporated herein by reference.

Item 9.01 Financial Statement and Exhibits.

10.1 Lease Agreement




Signature

Pursuant to the requirements of the Securities Exchange Act of 1934, the registrant has duly caused this report to be signed on its behalf by the undersigned hereunto
duly authorized.

Flux Power Holdings, Inc.,
A Nevada Corporation

Dated: April 30,2019 /s/ Ronald F. Dutt
Ronald F. Dutt, Chief Executive Officer




Exhibit 10.1

AIRCRZE

STANDARD INDUSTRIAL/COMMERCIAL MULTI-TENANT LEASE - NET

1. Busk Provishons [“Basic Provisions™).

11 mun.mmnrl.unﬂ.d-wh only _April SOTY | mmade byand between
Fluz Powe ["Lessee™), [collectively the “Parties”, or individually 2 "Party™).

1.3a) mmwﬂmmnmtrHMuuumwmmmmﬂwm commenky known
a5 (street address, unitfsulte, ity state); TGRS B, Mol enone Driwe, Vi A Hz0R1 Mmmwmmu
Countyol _San Diego .ummmmmmmmmummmwmw Sulte A {=oulh e
of Lhe H>.-:'.-1'.-"F:!-. approximately 4% 617 reptable square fcol Industrl SUACE ., in additon 1o
Lesser's rights. o ute and ocugy Hhe Premises &3 herpinafes ipacifed, Lesues thall have non-extlusive rghts 1o any utilty raceways of the bullding conlaining the
Premises ("Bullding™) and to the Common Ancas (a3 defined in Paragraph 1.7 belowl, but shall not have anry rights 1o the rodd, or exterion walls of the Bullding or 1o
By GENes Dulngs in the Project. The Premises, the Bulbding, the Common Areas, the ind upon which they ane located, along with all other bulldings and
mmmmmmwuuw ﬁnmmn

2y Lirk  [Plessor™) and

1 Peddeap _Tonant shall bave ite pro-rata abare (which shall be equal to 138 parking
A Vil of the packing cigbed wilh tha Tuilding sl it T Do 100 enreserved vehice parking

| spaces fOr Lhe entire building, isee sto Paagraph 261

13 werm: _Scven (V) yessand _Hour (4] months("Original Term”) commencing _fAliaqust 1, 2019 (0
|Dm'lm¢m Ko in, 2096 (e Date”}. (Seesiso Paragraph 3 ai1el Paragraph "fsl

14 Early are Lpguse mary have ron-eachasve possession of the Premises June 1 U1 ["Eardy

Date’). (See alio Paragraphs 1.2 and 1.3 and paragraph 52
1% BaweRent: 547, 423, 8] (5,81 PO per mosth [(Date Rent”), payabie on the day ol each month commencing
18 -Eﬂﬂﬂwu
I 1 s w15 chechnd, theve are provisions in this Lesse for tha Base Bent to be 50 ='th al
1.6 Lessee's Share of Common Asea O goyenty=ronr and #lghty tos il b m{ T4, Hd W)

[CLessee’s Share”™). mwmmmgudmwmmmmummmmmdﬂﬁmm 1hodl recabiulite Letiss’s Shane 1o
reflect such modification.

7 mmmmmmwm

{a) BaseRent: C40, 4 B for the pediod _Aian 1, 20 irough A 018, subject Lo
Apareoprnt ot Bent uanes Pargaraph $1 and goheodule or Paragr: H

(¥)  Commeon Arca fortheperiod .

() SecumyDeposit: _5107,771 . 4%  [Security Deposit’). (Seealso Paragraphs i1l Paragraph 61)

@) Other: ln-r

{e} wmmmdﬂm S1en, 609,24 .

18 Agresduse:  CEfice, rosearch a |-1 d spmenl. gadenbly, teating, digtribution. customes

aysnort gnd any other yge permil ynder 31l applicable laws ang gonjng . (Seeabo Fargaph &)

1.5 ingaring Party. Letior i the “Insaring Party”. {’Sﬂa&omﬂ
1.10 Real Estate Broker., ﬁummﬁwm

(1] niation: The brokers (the “rokers”) and brokerage relstionships Cxtit in this tanscnon (check applicable bowed):
? Cuphman & Wakefield (Marry Hoendlor J Dennis Vicoep] | repeesents Lessor exiushvely {Lessor's Broker™);
S ughes Marine [Craig Knos!  repesets Lesee exusively (“Lessee's Broler®); of

— represests both Lessor and Lesses ["Dual Agency™).
Paymant to Brokers. mmmmdmmwmmmmmwmmmmmmwh

(o) Paymer
l’.u 11,,,1.1;)!1 66 , - - wd . et
111 Guarantor. mmdlhummummwur L ln ). (See alwo Paragraph 37)
112 Attachments. Aftached hereto re the lolowing. all of which constitute 3 pant of thisLasse:
I 5 Asentum consisting of Pargracs 0 through _ 111
Jam#mmm

| - a current 10 of the Rules and Regulations for the Project;

anmdulmwwmwmwm

| aWork Lefter;

\’imﬁpﬂiﬂﬂ: Paragraph GB: Right of Pirat Befusal to Leasoe Additional Spacer Paragrap
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S3: Option to Extend: Paragraph 70: Solar Powee Agrconel

L Premiei.

diflprent. mmhmumﬁmmﬁwmum
11 Condition. Lessor shall deliver That portion of the Premizes contained within the Building [*Unit™] 1o Lrssos broom cean and free of debris on the
o Date of the Early Po mmmmmmmwmnmmmmmmhwmm

nd that hummmmwmummuwm“mmmﬁeMWh i a non-Compliance with such
mmudmm&ﬂnﬂlmdmmamuMMwummwmmmmum
mmﬁhmmwmm.wummhmhmwmmdmmmummwm
mmmmmumw.mmm FeCRify same at Lessor's exponss. The warranty periods shall be as follows: (i) 6
monEhs s b0 the: HVAC systerns, and (4] 30 days 5 10 the remaining systems and olher elements of the Unit. HLrstee does not give Lessor the reguined notics within
m-m-wmmﬂw.mdwwmﬂmmm«mmnmmﬂmnumﬂmmﬂw
lencept for the repairs to the fire sprinkler systems, maf, loundationd, and)for bearing walls - see Paragraph 71, Lexsor als0 warrants, that unleys otherwise spacified in
ml.ammu-mnumwmmmdmmmm:lﬂmmmﬂmwmmnwwm
(i) any bankruptey procesding a¥ecting the Promises.

13 Complisnce, Leasor warmants that to the best of ils knowiedge the improvements on thi: Promizes comply wilh the building codes, applicable baws,
wumdmmmmrﬂﬂwumhm:mmmmm«m
thercol, was conmructed. Mmmmmmwwuummﬂmmmmmmuwmwmmm
Mﬂumuwﬁ-ﬁh}ﬂlmHMMimlﬂwmrwmmﬂummlumMm?.lanmdeun
b made by Lewses. MOTE: Lestee i responsible for determining whethar or ot the and by the aoning ane far
Lessae's wie, and ackn fledges that past uses of the Premises may no longer be allowed, I the Premises 40 not comply with 59 warranty, Lissor shl,
mammm&wmﬁdﬂmmmummhnhmmmw:ﬂmdmmm
lhewn--ﬂl.osw'ﬁw.nmumnmmmdrmnﬁﬁmmsmmmmm
woerection of that sl whall be the: of Lessee 3t Lessee's sole cost and o thi Applicaki e hereafter changed 50 as to
mmmmmdmmmmﬂumwwmmmhummmmmdwm
m.wmmummmduummwmmMmmwmmmmm
of such work as follows:

[E]] Subhnmwmlmtmwwumulmdmmmmmﬂmwwmu
mwﬂ-uhmwmmmmmummmwmwmmmtmwmmumﬂw
nlc:lzmdlmmmmmwmﬁm'hnhﬂ.mumrmmmtmmmmmmm
mmmmmmm‘-mmmwummmwmmmmmwummmm
maonths’ fate Rent., i Lessee olocts ter Lessee shall ¥ coase the use of the Prevmises which requines swuch Capital Expenditure 300 defiver 10 Lassor
written nofice specifying 3 termination date 3t least 50 days Suzh wermin date shall, i no event be earlicr thisn the Lst day That Lessee

il Immmummmﬂmwmmmwmmwmmnwwm
-Mmlmnrmmmmwawmmmumwmmmmmmuummmm
-rmmmlmmummthdmﬂummmmmuummmumttmummﬂmmmwmmhe

days wiiliten notioe o Lessor,

(] Notwithatanding the abowe. the provisions W Capital are £ apply only to non-vohuntary, unexpected, and new
Fephcatie Requirements. If the Capital Exponditures M instesd trigpered by Lessoe 333 redult of on sctual or proposed chanpe in wie, changs in intentty of use, o
ﬂm»wmmwmlhueren.mum:ﬂmmumuwmamdmmmmmmﬁ»

iy b Fecessny to elimingte the requirement for such Capital of () wch Capital £ B 124 Cwm expende. Letioe thall not have any
right to terminate this Lease.

24 Leiie that: lﬂ:mmwmwwmwmmmm:mmmm
Lessor and/ior Brokers 10 satisty (@self with respect to the size and condition of the Premises. (mnhuding but not kmited to the slectrical, FVAL and fire spenider
Systems, security, emvironmental sspects, and with, A the Americans with Disabilities Act), snd their suitsbility for Lesiee's
Ietended use, (o) Lessoe has fdde swch iy 23 it deems y with reflerence to such mamers snd aasumes. Ml redpongibility therelor 3s the same relite

wwmmmummmhﬂmmmmnmwnmmlnm.mmm.nl]&m
mmmmpmmwmmwlﬂwnwnuuuum‘ummmwlﬂuhmuwﬁ
responsibility to imvestigats the Rnancial capabety and/or sultabdity of il proposad teagets.

L5 Levine o3 Prior Owner/Occupant. The watranties made by Lesior in Paragraph 2 shall be of no foroe of effect If immedistely prior 1 The Sta Date Lettes
s the dwner or cccupant of the Premizes. 1 uch event, Lessee shall be responsible for sy netessary comeetive work.

16 Vehicle Parking. Lesace thall be entitied to s the rumber of Parking $paces specified in Paragraph 1.2{b) on those poctions of the Comemon Aras
devgnsted from fme 10 Hime by Lestor for parking, Lessee shall not use mare parking paces than taid rumber. Shid parking spaces shall be used for by
ﬂm»mmﬂmmm«ﬂ-wwﬂa“mmmm’ Lesaor may regulate the loading and
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wehicles by adop and as in Paragraph 1.9, Mo webickes other than Permintid Sins Viehicles may be parknd inthe Comman Arss without
mﬂmmdu’w [LES- LT

{3} Lessee shali not permit or aliow any vehicies that belong to or are controlled by Lessee or Lessee’s b
EOMLracton of imvitees 1o ba loaded, unlodded, or parked i oreas other than those dosignated by Lesser for such activities,

(b} Lessee chall ROR service oF store any vehicles in the Common Areas.

{e)  HLessee permits o aliows any of the p £ rscribed n this 1.5, then Lessor shall ke the right, without notice, in sdditkon
10 fuch other fights Bnd remedics that it may hawe, bo FeMawe of Tow Iwary The wehicke imabeed and change The (o1l 10 Lesser, which cost shall be immediately
pryable upon demand by Lesser,

17 Common Areas - mmmmwﬂsm“immmmmwmmmmmmu

the Project and interior Wity receways and installationd within the Unit that are by U Lessor Tro 1o time for the gereral
non-exclasve use of Lessar, Lesses and other tenants.of the Project and thair respective suppliers, sh T and inviteet, including
parking areas, iading nd unloading sredt, triih area, roofs, v w3 nd areas.

2B Common Aread - Lessen's Rights. Lewsor grants 1o Lessee, fof the bonefit of Lesses and s employees, supplien, shippery, confracton, oustome s and
imvitees, during the term of this Lease, the nos-eschusive right to use, in common with others entitled 1o tuch use, the Comeman Azeas as they st froem time [0 fime,
Subject 1o any rights, powers, and privileges reserved by Lessor under the tenms hereof or undeer the terms of sy rules and reguldtionsof restrictions governing thee
use of the Project. Under no circumstances shall the right hansin granted 1o vst the Common Arcas b deemied 10 inchude Ihe fight 10 SUNE 3y Propenty, 1empdeanity
o permanently, i the Comimon Aread. Ady such Sorcge shall be panmithed only by the pricr wristen consent of Lessar or Lesior's designated agent, which corsent
may be revolied 3t any time. tn the event that any wnauthorined storage shall occur, then Lessor shall have the right, without notice, in sddition to such other rights
Mmsﬂun may hawe, to remone the property and charge the (032 B0 Lesses, which cost thall be emmediatily payable upoa demand by Lessor,

‘Common Areas - Rules 30d Regulations. Lesior of such OTher person(s) i Lessor may appoint iholl hawe the exchuiive control ind management of the
Commmnmlmnm,ﬂunmwmmmmmw-u rules and ["Bules and ") for
the management, sadety, care, and cieankiness of the grounds, the parking and unloading of vehicles and the prescrvation of pood order, 33 well 33 for Ihe Comnence
of gther otTupants of tenants of the Bullding and the Project and Thelr invitess, Lessee agrees 10 ablde by and confioem to ol such Rules and Regulations, and shall
e its best efforts to cause its employees, suppliers, shippers, customers, contracions and Imitees 1050 abide and conform. Leysor shall mot be respomible to Lessee
for the non-compiliance with said Rules and Reguiations by other tenants of the Project.

110 Common Areas - Chamges. Lessor shall have the: right, in Lessors sole discretion, from time to time:

8} To make changed 1o the Comman Aredd, intluding, withoul Brmitation, changes in the location, sire, shape and rumber of driveways, entrances,
parking spaces, parking areas, loading and unloading aneas, ngreis, egress, dinecton of traffic, areas, and utility

by Toclose remporarily any of the Comenon Aroas for o loag a1 BCCREE 10 the Premites remaing avakable;

€] Todesigrate other lnd outskde the boundaries of the Project to bea parnt of the Commaon Areas;

i) Toadd gs and o the Comman Areas;

e Fo use the Common Areas while iin Fruaking TEPRIFE Of 10 the Projedt, of aiy portion thereof; and

" mwnepe-ien-mmmwmmmwuu«mmwmmmmmammmu
earcise of sound deemto be.

X Term.

31 Term. The Commencement Gate, Expiration Date and Original Term of this Lease are as specified In Paragragh 1.3 Ald Early Termination is
specified in Paragraph 58.

3.2 Early Possession. Any peowision herein granting Ledsse Early Posesson of the Premiues i aubpeet to and sonditioned upon the Premises being svailable
fior such possession prioe to the Commencomant Oate. Any graet of Exry Potzsstion only Conweys 3 non-exciutivg Ngt 1 o00udy the Premizes. If Lesiees totally or
partially oocupies the Premises prior 1o the © Date, the ‘to pay Base Rent shall be abated for the pericd of such Early Possession. All other

| verms of this Loase fuuiades but not kmited to the obligations 10 pay Lessee's Share of Common Ares Operating Expenses, Real Property Tases snd insurance
wnd 10 the: 4} shall bee i effect during such period. Asy such Early Possession shall not affect the Expiration Date.

33 Delay InPossesshon. Lewsor agrees to use its best cor efforts to deliver of the 0 Lessed by the Commencement
Date. I, despite said efforts, Lessor i unable to deliver porsession by such date, Lessor shall nat be subject to ary Rabslity thenefod, nor shall such fiure affect the
valigity of this Leate of change the Expiration Date. Lissee shall not, haweever, be obligated 10 pay Rent or perform ity other cbiigations until Lewsor delivers
poisession of the Premises and any perod of rent abatement that Lessee would ofherwise have enjoyed shall run from the date of delivery of possession and
tontinue for & period equal to what Letuss would otherwiss have enjoyed under the terms hereol, but minus a0y diys of deley caused by the 30t of omissions of
Lessee. M possession i not delivened within 60 days after the Commencement Dite, 34 the same may be extendod under the terms of any Work Letter muted by
Parties, Lessee may. at s option, by notice in writing within 10 days after the end of such 60 day period, cancel this Lease, in which event the Parties shall be

from all . I such written nofioe is not received by Lessor within said 10 day period, Lessee’s right to cancel shall berminate. M

of the s mot wilhin 120 diys after the Commendement Date, this Lease shall terminate unkess other agreements are rosched between
Lessos and Lisies, in wiiting.
34 Lessee Compliance. Lessor shall not be of the Pr 10 Lessee wntil Lesses Complies with its Obgation 1o provide:

evidence of insufance (Paragraph 8.5). Pending delivery of such evidence, Lessoe shall be reguired to perform all of its obligations under this Leate from and after the
Start Date, including the payment of Rent, notwithstanding Lessor's election 10 withhold possession pending receipt of such evidence of insurange, Further, if Lessos
i required to perform sy other condimions. pror 10 OF LORCUITENS with the Start Date, the Start Date thall oocur but Lessar may elect to withhdld possession wntil such
condithons afe Satiefied,

4.  Rent.
a1, Rent Defined. All monctary obligations of Lesses 1o Lessor undar the term of thit Lease (sept for the Security Depodit) ade desmed 1o be rent (Rent”),
421 Common Ares Operating Expenses. Lessee sthall pay to Lessor during the term herecd, in addition to the Base Kent, Lessee’s Share (a3 specrfied in
Facagraph 1.6) of all Common Area Operating [xponses, & hereinalter defined, during each calendar year of the term of this Lease, in sccordance with

| Paragraph 53 and we tollowing provisions:
{3} “Common Area Operaling Experaes”™ ane defined, for purposes of this Lease, as alll costs nelaging to the ownerchip and operation of the Project,
inchuding, but not kmied 1o, the foliowing:
M The Fipair and iR neat, clean, pocd onder and condition , and if neceisany the replacement, of the folicwing:

(33} The Comman Areas snd Commaon Area improvements, intluding pariing areas, loading and unloading areas, trash arcas, roadwarr,
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pariowy, ateas, bumpers, irfigation syitems, Commaon Ares ighting Lecilites, tendes and gates, elevalors, fool, exerior walls of the
buildings, bullding Sreiems and roof drainage systems.
(bb) Exterior shgrs b by Wendnt directories.
{ec)  Ary fire sprinkler gysteend.
(dd) AS ether areat and impovesments that are within the exerior boundaries of the Project but outiide of the Promises and/or sy other
space occuped by 2 tenant.
(] The cost of water, gas, electrizity and telephon 10 service: the Common Afeas and any uilities not separstely metened,
i) mmﬂmmmwmmmmmﬂw;m'mmmmmmww
U extiericr of Sy struclures andithe cost of any enviconmental inspections.

(W] Beserves st asige for ms repair and/or of Common Ared improvements and quipment.
(v} Real Property Taxes a5 defined i Pasagraph 10}
) The cost of the fior the by Léssor pursuant to Paragraph 8.

[l Ay deductibie portion of an insured loss concerning the Bulding o thie Camemon Areas.

fwiil) Auditnes’, accountants’ and attorneys’ fees and costs relited to the aperabion, masntenance, repair and replacement of the Project.

[} The cost of any capital inaprovernent to the Building or the Project not the of graph 2.3 , that
Ledsor shall allocate the cost of amy such capal improvement over 3 12 yedd penod 3nd Ledses shall not be required 10 pay more than Lesser's Share of 1/148th,
the eost of such capital impeovemant i 3y ghven month. Lessee shall pary Interest an the unamaortized balance but may prepay its cbigation at any e,

Ix) The cost of amy other cenices 1o be provided by Letsor that are stated elsewhere in this Lease to be 3 Common Area Operating Expense.

[} Mmmwmmmmmmnwwmaﬁhwmumammmmu
the Project or to the operation, repair and mantenance thereof, shall be allocated entirely to such Uniz, Building, or other tulkiing. However, amy Common Area
Cparaning Eipentes and Real Property Tases that are ot specifically sttributable 1o the Ruilgieg o 1o sy other buikling of 10 The repai and
thereal, shall be equitably allocated by Lessor to all buligings in the Project.

fe]  Theinchusioen of the improwments, facilibes and services set forth in Subparagroph 4, () shail not be deemed to impomu an obligation upan Lesor o
i R L3 imprineements or facilitios of 1o provide those services unlacs the POt ainesdy has the same, Lessor already provides. The services, of Lessar has
agreed elutwhere in this Lease to provide the same of some of them.

4] Lessee's Share of Common Area Opevating Expenses is paabie monthly on the same day as the Base Rend is due hergunder Th amaunt of such
prpments shall be baned on Leator's estimate of the annual Comemon Anea Gperating Expenses Withan 60 days dfter wiitten request (bul nol more than once each
year] Lessor Mdﬂrmmawdﬁummmmmummmmmwwmm:ﬂm. "
Lessee’s payments during Wah yoar cRioed Lidiee’s Share, Lessor shall crodit the smount of much over-payment sgaintt Lesee's future payeents. N Lessee's
PARITENAS during Such year wene ieis than Lessee’s Share, Lessoe shall pay to Lessor thie amaunt of the deficiency within 10 days after delivery by Lessor to Lesses of
the statement.

fe}  Common Area Operating Expenses shall not include any expenses paid by amy tenant dinectly 1o thind parties, of 21 1o which Lessor i otherwise
reimbrsed by aivy thitd party, dther lonant, br nsurance proceeds,

43 Payment. Lewsee shall cause payrment of Rent 1o be recehved by Lessar in lawful money of the United States, without offset or deduction (oxept a5
speeifically permitted in this Lease], on of before the day on which it 5 duse. All monetary amaunts shal be roundicd 10 the pearest while doliar. In The event that any
inwice prepared by Lessor iinaccurate such indeturacy shall not constitute 3 wawer and Lisser shall be obigated 10 pay the amourt set forth in this Leate. Rent for
any period during the term heneof which is for less than one full caksndar month shall be prorated based upon the actualnurnber of days of said month, Payment of
Feril shall be: made 6o Lesior ot 1ts address stated herein o¢ 10 sch ofber persons o place a5 Lessor may from tme o time i writing. ofa
panyrment which is less than the amount then due shall not be s wakver of Lessor's rights to the batance of such Rent, regardless of Lessor's endorsemant of any chock
s stating. n the event that any cheh, deaft, of athes nsTrument of payment piven by Lessee th Lessor i dishonoeed fof By redton, Lessee bgrees to pay to Letsor
the S of S5 o SN 10 amy Labe Charge and Lessor, 3t it option, may rgquirs 38 future Rent be paid by cashie's check, Paymersits will be applied first 10 sconsed
u-:hmwmrsmmwmmmmmmwmmwwwwmmuwmr
‘oudtstanding charges or oosts.

5. Security Deposit. Lessee shall doposit with Losor upon execution hereoll the Security Depesit as seeurity bor Lestee's Llthiul performance of its cbigations
under this Lease. 1f Leyses (il to pay Rend, of ofherwise Defaults under this Leate, Lessor may e, apply OF retain 3l o 3my portion of wakd Security Depost for the
oayment of any amourit alneady due Lesser, for Rents which will be dus i the futuee, 3nd/ of 1o relmburse or compensate Lessor for sy fiability, expense, lots or
damags which Lessor may wuffer or incur by reason thereot. STDCCT Lo Paragrapli 61, o tessor uses or applies 2 or sy portion of the Secunity
mmml-wlomihmmmwmm:mmumwmmumMmm
u'h fane, il » Lo s, i L B 1 L A i 3.l L

LT} Y adeall a0 5B 3 i Mo G & Shaeanaly g Dol

Shonubd the Agreed Uke be o & mator I the of Lesiee of 1o acco date 3 of Lessor shall have the
Fight to increase the Security Deposit to the extent necessary, i Lessor's irasonable judgment, 1o sccount for amy increased wiear and tea that the Premises may

suffer a1 2 negull thereol. 1f & change in tontrol of Lessee oocurs duning this Lease and foliowing suth change the findngial condition of Lesses s, In Letsor's reasonable
edgment, Bgnificantly reduced, Lesses shall depost such additional moniet wah Lessor a5 shall be sufficient to cause the Security Deponit to be at 3 commarcially

reasonabic level based on such change in financial condition. Lessor thall nal be requined to keep the Security Deposit tegarate [rom its penersl sccounts. Within 50
mmmmuﬂnumdhmLmﬂﬁlwnlhuwmﬂmmmmmmamwml.nmrmlwmun
mmmmmmmmmmmmmmuummmmmuomdwhnmomum
be considened to be hakd in trust, to bear intedest of 10 be prepayment for amy menses 1o be pasd by Lesses under this Lease. THE SECURITY DEPOSIT SHALL ROT BE
UISED B LESSEE IN LIEL OF PAYMENT OF THE LAST MONTHS RENT.

& s

61 Use. Lessee shall use and ocoupy the Premises anly fof the Agreed Use, o any other legal use which is reasonably comparable theveto, and lor no other
Purpoe. Lessss shall not use of (iR thit use of the Premises in a manner that i unlawful, oreates damage, waste of b fusinge, o that dislurbs occupsnts of o
Gautes damage 1o neighboring premises of properties. Other than guide, Bgnal and teeing cye dogs, Lesses shall not beep or liow in the Premises smy pets, animaly,
Birdy, fich, or reptiles. Lessor shall not unreasonably withhold of dely 125 consent 1o any written request for 3 modifcation of the Agreed Use, 5o kong a5 the same will
Pt impdir the tructural integrity of the Building or the mechanical or electrical systoms thenein, and/or i 0ot dgnificantly mone burdenseme to the Project. If Lessor
#lects 10 withhald consent, LEssor Shall within 7 diys after such request give written notification of same, which notice shall inchude an explanation of Lessee's
objectiond 16 the change in the Agreed Use.
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6.2 Hazardous Substances.

{8) Reportable Uses Require Consent. The term “Hazardous Substancs” &1 Lued in this Leats thall méan sy product, subilance, o waste whose
presenge, wse, manglacture, dpots, IIAEPOTLITen, Of relise, either by itsell or in combination with ofher materials expectiod to be on the Premises, issither: (i)
potentially Mjuricus tothe public health, afety or wellare, the o the ises, (i) or d by vy SUthority, of (i) a bagis
for potential Fabdity of Lessor to any govermmental agency of thifd party under Halute or law theory. Hazardous Subttances thall inchade, bat

‘on the Premises which cor aRep Uz of Hazardous Submances withaut the cxprces priod wiithen consent of Lessor and timely compliance (af Lessee's
mim#www%‘mmlﬂMMwmdeumemmmM
possesion, stlorage, use. transportation, or that reguines & permit (rom, or with respect (o which b Feport, NOTICE, fegietration of
wmmuma-mqwudmumm.ﬂwmmmmmummd:mmmmhmm
Applicable Requirements requires that a noBioe be given to perwons snteving or ocoupying the Premises or nesghboning properties, Notwithitanding the forepoing.
Lesses may ute 3ny ofdinary and customary material readonably requiied to be wied i the normal course of the Agreed Use, ordinary office supplies |copier toner,
Trquied PO, ghue. eic.) and comeman household cleaning materials, so long a5 such use s in compliance with all Applicabie %, 15 Aol 3 Rep Use, and
mwmhmwmmwwwmdmumwmuuuhnmm In addition,
Lisssor frdry Condition its consent 1o sy Use upon 25 LES50C PO GO MECRSEArY 10 Protece iTuel, the publs,
wwmhwwmmmthmgmmehmmwmmrm
Lease expiration of termenation) of protective modifications (such as 5] andfor g the Security Deposit.

(B Dwity to inform Lessor. meummmmmm-ommwmmmmwumnmumu
memmmnnwmwwmmmmwmmﬂmmwmwmmnuu

copy of any repon, notoe, cism of other dol whiich it has of quch

€} Lessee Remediation. mmmmwmmmmmhﬂCwmhmm.mmmw
{inchading theough the plumbing or sanizary sewer system) and shall promptly, st Lessee’s expenis, comphy with all and take afl ngateny
andfor remdial action reasonably recommended, whither or not ormally ordered or required, lor the ceanup of 30y oo of, and for the

scurity and/or monitoring of the Premises o neighboring properties, that was caused or materially contributed 1o by LEsies, 0f pertaining to of invahing any
Hazardous Substancs Brought ontd the Premiied during the term of this Leate, by of fof Lesses, or any third party.

(4 Lessee indemnification. mmmmmmmmmmmmmmummnmu
against ary and 31 lotd of rents and/or damages, liabiities, judgments, claims, ! and fees arising out of Or imoiving any
mmwmmmwwh-mw wwmm:mmmmmmmmmmmm

ol ary Subrtance under the Premises. from areas outslde of the Project not caused or contributed to by Lewsee). Lesioe's
mmmmmumnmmamwwhﬁnwwmwmmmumwm *nd
ihe cout of remseval, andfor L, ard shall survive the Expiration of bermination of this Léass. No terminaion,
CANCRRINON OF PEkEALE MEFEEMENt entened nto by Lewsor and Lesiee thall reledse Lessoe Trom its obligations under this Lease with respect 1o mazardous Substantes,
wnkets ipasfically 20 agrecd by Lessor in writing at the time of such agresment,

(#}  Lessor indemnification. Excopt a3 otherwie provided in paragmoh 8.7, Lessor and its successons and ausigns shallindemniy, defend, reimbirse and
hald Lazsee, it ool beiders, from and againgt amy and ol g the costof which a6 suffered 35 3
diredt result of on the annh‘powwm“mwmmwwmmdmm
IgRATS OF Smplovets. Leisod's obligations, 53 and when requined by the Apphcable Requirerments, shall inchude, but not be bmited to, the tost of imvestigation,
Femovdd, rermediation, restoration andjor abaterment, and shall survive the cxpiration or termination of this Lease,

in and Lessor shall retiin the responsibility and pay for any ime diaiion measur by
entities il PESPECT 10 the of -unwmnrhmwlmummmmm
wmmﬁhwﬁnlmdwwm‘ ions”, as defined in 732} tucicrww] of Une Premises, inwhich event Lessee chall
ber for such pay Lrszee shall mnwmmuwmdmmmmwmwmm

reazonable 3C0ess 10 the Premie ot reasonable Times in arder to carry cut Lessoe’s i

(1] mmoﬁnnawmmlmmmmlmmmmdmmmmum
responsible therclor (in which case Lesses shall makss the knvestigation and by the and this Lease shall continge
mMWNMwmww:wmwuwmmmmmaum“mmmwmmm
mmmlm#mamﬂnﬁﬂnnwﬂmhmmmmmmnuwm-Ihn.nr!ll!
the e ot m::mummmm:nmwum“mmwmm
30 darys after receipt by Lessor of dge of the of such of Lessor's desine 1o erminate this Lease as of the date 50
days foliowing the date of such notice. mmmmmmwummmmmmmmnmmwmﬂ
Lessee's commitment o pary the amount by which the cost of the exceeds an Bmount equaito 17 Temes the then
manthly Base Rent or $100,000, whichewver is greater. mmmmmmﬁmww”ﬂmwmummmm
cormimitment. in such event, this Lease shall continue in full forte and effoct, and Lessor thall prodecd o make such k00N a1 potaitie after
the required funds are avaitabile, f Lesset docs not give such natice and provide the required funds or assusrance thareol within th e provided, this Laxss shal
Mnﬂmmmhma'smum

63 Lessee's G with Except as otherwide I his Lesrse, Lesses shall, a1 Lessee’s sole expense, fully, diligenthy and
in 3 tmely manner, materially comply with all tha of sy e fie i RIS OF FATInG budidu, a5d the
res of Lessor's s and/for mmmmmwummmﬂwmnﬂmwsm
e iy CICN 07 Decime effective after the S1art Oote. Lessee shall, within 10 days after receipl of Lessor's written request, provide Lessor with copass of all permits
and other d and ciher inf tson evidenging Lesses's with amy Applicabie Requirernents specified by Lessod, and shall immediatedy upon
recript, notify Lssor in writing (with copees of sy of aivy or actual chaim, notice, dtation, warning. complaint o report pertsining 1o
of biwiving the lillure of Lesser or the Premises to comply with any Applicable Reguirements. Likewise, Lessee eha imensditely Bive writhen nobice 1o Lessor of; (i)
ary wiater damage to the Premises and sy suapectiod setpage. pooling. damphess or other 307 € 1o the icen of modd; or (i) any mussiness o
other adors that might indicate the presence of mold in the Premines.

64 Imspection; Compliance. Lessor and Leisor's “Lender” (a3 defined in Parag 30 and cor By Lessor shall have the right to enterinto
Premisgs at any tme, inthe cxse of an and at nable times after b motice, for the purpose of inspecting andfor testing the
mawmmammnmmmmThem&mmummmmhmm:mu

orat Co (e Paragraph 9.1) it found to cxist or be imminent, o the inspection it requeded or W
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governmental authority. in such cate, Letsee Sholl (npon reguest resmburse Ledior for the £o9t of Guch nipection, w0 kong od such nspection b reasonably related 10
the violation of contamnation. |n addition, Lessee shall provide cophes of all relevant material safety data sheets (MSDS) to Lessor within 10 days of the receipt of
writlen request fherelor. Lessee acknowledges that any failure on its part 1o sliow ssch napections or testing will £xpose Lessor 1o ks ind potEntislly Cause Lessor
toiincur conts not contemplated by this Lease, the extent of which will be extremely dMcult 1o Jcertain, Atcordingly, should the Lessee fail to aliaw such inspections
anclfor tesTng in & fimily fxchion the Baie Rent shall be sutomatically increased, without amy requirement for natice to Lessee, by an amount equal to 10% of the
then existing #ase Rent or 100, whichewer i groater for the remainder o the Leass. The Parnes SEroe that such ingresse in Base Rent represents fair and reatonabie
compensation for the additional ritk/fosts that Lessor will incur by reaton of Lesiee's tailure 10 aliow Such inspection andjlor testing. Such increase in Base Rent shall
s Event condTitule 3 walver of Lessec’s Default or Breach with respect to such fadure nor provent the exercise of any of the other rights and rmedes granted
herewnder,

7. Maintenance; Repairs; Utility installations; Trade Fixtures and Alterstions.
‘Obligations,

Tl Lewset's
[3) InGeneral. Subject tothe of 230G 2.3C wor), 6.3 (Ledses’s Complianes with Applicable Requiiementsl, 7.2
[Lessor's Obigations), 9 (Damage o Destnation), 3nd 14 (Condemnation), Lessee shall, 3t Lessee’s sole keep the 5, Uity for

Lesee’s exclusive use, no matter where located], and Alterations in good ordes, condition and repatr (whather of nit the: Rortion of the PrEmises FeqUENg repairs, of
that meand of repainng The mame, s reaschably of readity scoettible 10 Lediees, 3nd whether of not the need flor such repairs ocours as a result of Letses's use, amy
Preos ute, the slements of the age of such portion of the Premises), including. but not liemited to, 38 equipment or Lacilities, such as plumbing, HVAL equipment,
etectrical, lighting facikties, boilers, pressure vessels, Rxtures, interior walls, intorior surfaces of exterion walls, oeilngs, Moors, windowi, door, plate glass, snd

shoylights bul excluding any ioerms which are the responsibibity of Lessor pursusnt to Paragraph 7.2 AN Paragraph 57. um i keping the Premises in
oo crder, condition and repair, thall exercise and perform good Specifically Vg the . ot ol the service
tontracts required by Paragraph 7.1(0) bebow, Hﬂ‘lmﬂiﬂhﬁ* o ety o keep the Premises and all

improvements thereon of 3 part thereol in good order, condition and state of repair.

(o]  Service Contracts. Lessee shall, 3t Lessoe's sole expente, procine Snd malatiin contracts, with copees to Lexsos, in costomary form and substance for,
and with Contracton pedislising and experienced in the o of thee B g and g if ary,  and when nstalied on the Premises: i)
HVAL equipment, (] botler and pressure wessels, and [iii) clarfers. Mowewer, LeSsor reserves Ihe right, Upon notios 1o LoTies, 1o protune 3nd maintsin aiy of ol of
swuch service Contracts, and Lessed shall reimburse Letsod, upon demand, ke the cost thereol.

(e} Fallure to Perform. If Lewsse fails to perform Lessoe’s obliga unsder this 7.1, Lessor may enter upon thes Premises after 10 days’ pror
writhén notice toLessee (except inthe case of an emenpencyl in which Case im0 nothoe $hall be requined), perform fuch obigations on Lesiee™s behall, and put the
Premises in good order, condition and repair, 3nd Lestes shall promgtly Py 1o Lessor 3 sum equal to 1155 of the cost thereal.

() Replacement. Subject io Lessee's indemanification of Lessor as set forth in Paragraph 8.7 below, and without releving Lesses of iabity meuiing rom
Lesses’s fallure to exercise and perfarm pood maintenancs practices, if 30 tom described in Paragraps 7.1(b) cannot be ropained offsbr than ot 3 st which i in excess
of 5O% of the cont of replacing such Remm, then such em thall be replaced by Lessor, and the cost thereol shall be prorated between the Parties and Lesser shall only
b obligated 10 pay, each month during the remainder of the term of this Lease, on the date on which Base Rent i diss, an amount egqusl 1o the product of maltiphyng
ihe cost of such replacernent by a fraction, the numerator of which 5 one, and the dencrminator of which is 148 (. 1/1841h of the cost per month). Lessee shall pay

7.2 Lessor's Obligations. Subjectto the of 22(C 230G } 8.2 [Comenon Arca Operating Expendes), & (Use), 7.1
(Lexsee’s Obligacions). 3 Damage or Destruction] and 14 {Condemnation), Lessor, SseCt to rembursement pursuant to Far az and pursuant o
Paragraph 57, sall keep in pood order, condition and repsir the loundations, exeror walls, structural condition of intenar basring walk, exterisr roof, fine
sprinkier sysem, Comman Anea fire akanm and/or smoke: detection systerns, Aire hydrants, parking lots, v, patioarys, diiy & fences, signs and
ity SYFCm MTVing the Commin Aneas and Bl pants. thereod, 25 well as providing the senvices for which there is 3 Common Area Operating Expente pursuant io
Faragraph4.2. Lesior shall not be obligated to paint the exierior or interior suriaces.of exterior walis nor shall Lessor be oblgated 1o madntasn, Fepair of replace
windows, doors or plate glass of the Premites.

T3 Uniity installations; Trade Fixtures; Alterations.

(3] Definitions. The term "Utility installations” refiers to ol floor and window covenings, 3 and/or wacuum lings, power panels, electrical distibution,
security and fine protection systems, communacation cabiling, ghting fixtures, HYAC equipment, plumbing, and fending in or on the Premises. The term “Trade
Fetures™ shall mean Lesies's ¥ and that can be without doing material damage 1o the Premiss. The term “Alerations” thall mean amy
modification of the improvements, other than Utility installations or Trade Fistures, whether by sddithon o debétion. “Lesses Owned Alterations and/or Utility
Installations” are defined a5 Altérations and/or Uity Installations made by Ledses 1hat are nol yel owned by Lewsor pursuant to Paragraph 7.8(s).

6] Concent. Lestee thall not male any Alterations or Utility installations to the Primines without Lessor's prior wilften CONent. Leties miy, however,

wctal or Urility o the interae of the Preenises (mchuding the rool) without such consent but wpon notice o Lessor, as long a3
thesy e R0t witible from the culside, do not imvobve puncturing, relocating or remeving the roof o any existing walls, will not afiect the siectrical, plumbing, MVAC,
manmmmmummmmmmmwwhmmmm
such 33 compliance with Title 24, and/or M safety systems, and the cusnulative cost thereo during this Lease s extiended does not excied 3 fum oqual to 3 month's
Base Rent inthe aggregate or a cum equal 1o.one month's Base Rent in any ong year. Notwithatanding the: forsgoing, Lesses shall not make of perm sy foof

penetrations and/or install amything on the roof without the prior wiithen Jpproval of Lesson Lessor may, a5 3 0 granting requine Lessee
0 utiline @ ConErRCIor Choden Bnd,or approved by Lessos, WMHMWMmﬂmwmmﬂmmlmmﬂm
Lessor shall be d o Lessor in form with detaiied plans. Consent shall be desmid conditionod upon Lesses's: (i) vert

mmmwmmﬂmmmmmmmwwmmdummmmma
conditions of sakd pedmits and other Applcable Requirements in 3 prompt and expoditious manner, Ay Alterations or UTiity Instaliations shall be perdormed in &
worlumaniiio manner with good and suficient materals. Lessee Shall proengitly updn Completion furnith Leasor with as-built plans and spetifications. For wark which
O AR Smount i excets of ofe Mmanth's Bade Renl, Lessor mary condition ity content upon Legtse provading 3 ben and complenon bond in a0 srmoent equal to 1500
ol the oot of such or Wbty and/or upon Leses's posting an additionsl Security Deposil with Lessor,

f€)  Uens;Bonds. Lestos thall pay, when due, all claims for laber o materials furnished or alleged to have been furnished 1o or for Lesses ot or for use on
the Pramises, which claims ae or may be secured by amy mechanic’s or materialmen’s Bin agaenst the Promises or sy terest thevein, Lesses shall gve Lesior not
beax than 10 days notice prior Lo the commencement of ary work in, on of 300Ut The Premmises, and Lessor shall have the right to post notioes of non-responshility, i
Lessew shall contest the valdity of asy such lien, claim or demand, then Leszes shall, at its sole expendse defend and protoct itsell, Lessor and the Premises againg the
same and thall pay and wafisly any fuch sdvene judgment that may be rendered therson before the enforoement thaveol. If Lessor shall requine, Letss thall fusrish
asurety band in an amount equal to 150% of the amaount of such comtesed len, claim of demand, ndemnifying Lessor against lability for the same,
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0 PErDCPLE in sy such 3C0on, Lessee shall pay Lessor's attormeys’ fees and coste.
74 and
{3} Dwmership. Subject to Lessor's right 1o require remaoval or elect ownership as . all and Unility e made by
Lessew shall be the proporty of Lessos, bul congadencd & part of the Premises. Lessor may, at any time, umhmwbﬂmwdalun specified part of
he Lesver Owned and Uility Undess per paragraph 7.4(0) herood, ol Lessoe Owaid and Uiliey
shall, 3t the expination or terminasion of this Lease, become the property of Lessor and be surrendered by Lessse with the Premises.

) memovat, Stihjecl Lo Paragrapl 55, ey deiivery o Lessee of written notice from hmnuwlurmn and not wmnm
prioe to the end of thir term of this Lease, LEssor may requint that any or 3l Letsee Owned or Uity lnstall by the
termanation of thi Lease. mmmumawmﬂﬂawmdmeMwwwmmm-hmh
requined Consent.
1) mwnmwmmmwmmm«wmmmm‘dmw
parts and surfaces thereol broom clean and free of deliris, andd in good operating onded, condition and state of repair, crdinary wear and tear escepted. “Ordinary
wear and 1e0s™ shall ot inglude any damAEe OF deterionton that would have been Ty pood practice. R the feregoing, f the
lmmhm&ummwmm subject o Paragrapl 55 wessee shail surrender the Premises in the same condition a5
delwered 10 Lesaas on thi STart Date with MO sllowance for ordinary wear and toar, mmwmm wed by the or
removal of Trade Tixtures, Lesses owned Alterations andfor Utility 15, a5 el i The remawal of BTy Frorape Tank instaled by o
ot Lastes. WmmmmmmwmﬂmMMMHWWUMMWMWW(W
Harardaus Subilances which were wia gy from ancas outshac of the Progect] o the level in Apg
Mm“mlhmﬂmwﬂhm‘wm mmmummmnrm“mmx«m
warier permi date shall by 1o haves been abandoned by Lessee and may be disposcd of of retained by Lessor a5 Lessor may desire. The fallure by Lessee
o timely vacate the Premises pursuant 1o Ehis Paragraph 7.8{c) without the expred wiltten corsent of Lessor shall constitute 3 holdover under the provisions of
Faragraph 26 below,

8

Insurance; ndemnity.
81 Paymont of Promiems. The cost of the pe for th pOlicaes Fegy o e carried by Lewsor, pursuant to Paragraphs. .200), 8.343) and
B.3[b). shall be a Common Area Dperating Expenst. Premiums for policy penods commending prior to, o extending beyond, the term of this Lease thall be pronted
o oincide with the correspanding Start Dite of Depiration Date.

B2 Usbilty Irsurande.

{a) Carrled bylessee. Lediss shall obtain and keep in force 3 Commertial General Liability policy of insurance protecting Lessee and Leswor as an

‘addutignalinsuncd againet claims for boddy injury, perional injury and property damage based upon or ariing cut of the D, e, or at
the Premises and 2l Sreas appurtenant theretd. Such nsurance shall be on an occurrence basis providing singie limit coverage in 30 amount rof less than 51,000,000

6 botwedn insuled parions OF OFEANIEAtONS, bt shall include for bty der this Least 35 3n "Insuned contract” for the performance of Lessee's
indemny obligations under this Lease. The Emis.ol i Tt the: liability of Lesses nor refieve Lestes of any obiligation hereunder.
Lesie shall provids an ity Hablity wwhich provides that its insurance shall be primacy fo and not contributoy with amy wumilar insurance
carried by Lessor, whose shall be on e

anly.
b} Carvied by Lessor. Lessor thall maintain Eabiity inserante an describod in Paragraph 8.2(a), in addifion 10, and not in beu of, the inturance requined to
be maintained by Letsee. Lesses shall not be named a5 an sddimionsd insured therein,
E3 Property - and Rental Vahue.
fal Building and Improvements, Lessor shall abtain and keep in foroe 2 policy o polickes of insuranoe in the name of Lessor, with ko payable to Lessor,
Ay ground-etiod, B0d 1o Sy Lender inturng lom of damage to the Premise. mmumaanmmumwmummwmd
the Premises, s the same thall mdst from time Lo time, or the amount required by any Lendérn. Bul in i event mone than the Wi
inwurable value thereol. Leusoe Owned and Utility mmmm‘-mmdﬂhmwmuhmMH
the coverape is svailable snd commencially sppropriate, such policy of policies shadl iniure sgaingt 34 risks of derect physical lossor damage (oucept the perits of flood
andfor canhquake unless requined by a Lender], including coverage for debvis removal and the it ol 2y Ag S FeqUINng 1he upgrang,
RN, FECORIUIUCTIoN O repladement of By portion of the Premises as the result of 3 covered ioss. Said policy or policies shall also contain an agreed valuation
[prorvishon in Biew of any colnsurance cle, wakeer of subrogation, and Inflation guand protection Causing an increade in the anmual propeTly INSUARCE COVEIIEE
amount by a lacior of not kess than the adiested US. Department of Labar Contamer Price indes for All Urban Consurmers for the city nearest 10 where the Premises
areiocated, I such indurdnie Coverape s 3 deductible clouse, the deducithe armdunt shall not sxeed $5,000 pr oooEmence.
) RentalValoe Lessor shall slso obtain and keep in foroe o policy o policies in the name of Lesuor with bow payabl 1o Lessor and oy Lender, injunng
e bos of the Bkl Rent o0 ot yeas with an e of for an B0 days ("Rental Value insursnce”). Sakd indurance shad contibn an
A ebd vRRUATION P iy Nz o iy clniste, andd the amoint of coverage thall be adjunted snnually to reflect the projected Rent otherwise payable by
Lesser, for the nest 12 month peniod.
) Adjscont Promises. Lessce thall pay for any increass in the premiums for the property insurance of the Building and for the Common Areas. or other

Bulkings in The PrOJect If £k INCreass i Couted by Lested's 3014, e of of the

i) Levser's improwements. Sance Lessor i the insuriog Party, Lessor shall it be required 1 insune Lesses Cmed and Unisty
unlesi the iem in queition has become the propenty of Lessor undsd the terms of this Lesse.

B4 Lesses’s Property; Business Inter ‘Worker's G

{2} Property Damage. Lessee shall obtain and maintaln insurance coverape on all of Lesiee's perional propedty, Trade Fotunes, and Leses Owned
Alerations and Unility installations. Such shall be Fulll ot cost coverage with a deductibde of not to exceed 51,000 per octurmence, The protesds
Hroem 2y such indurance shall be used by Lestee for the replacernent of personal property, Trade Fistures and Lessee Owned and Ly

it}  Businets interruption. Lesses shall abtain and maintain loss of income and exira expenie Insurance in 2Mounts a5 will rembures Ledtes for dinect of
ndinect boss of Gammings attributabie 1o all perils commonly insened againet by prudent lessees in the of Lessee or L4 of access to the

Proedies 28 3 redult of duch peril

e}  Worker's Compentation inturance. Lesies thall obtain and masntsin Wotler's Compensation nsurance in Such Jemount 36 mary be required by
Apphcabile Requirements. Sudh policy shall intiuds 3 Waker of Subrogation’ sndorement. Lissee shail provide Lessor with 3 copy of such endorsernent along with
the cortificate of insurance or copy ol the policy required by paragraph 8.5

x - &
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{d)  NoRepresentation of Adequate Coverhpe. Letior Makes fd MEORESAnIInan that the bt of forme of coverage of inturance specified herein e
adeguate 1o cover Lessee’s property. by or: wnder this Lease.

a5 Policies. ited herein thall be by companies maintaining during the policy term 2 "General Policyholders Rating” of at leass A VI,
a1 et forthin the Mo corrent Hive of “Hest’s Inturance Guide™, Of Such Other FITNG 31 My b requined by 3 Lender. Letase shall not da of permit 1o be done
anything which imalidates the required insurance policies. Lessee shall, prior to the S2an Date, deliver 1o Lessor certified copies of policies of such msurance or
certifcites with copies of the reguired endomements avidencing the and s of the required . Nosuch policy shall be cancelabie or subject
umﬂmmnmmmmum [Lessee thall, 31 least 10 days prior 10 the expiration of such policies, furnish Lessor with evidenoe of

banders” ewidencing renewal thereol, or Lessor mayincrease his knbility ingurance coverage and charge the cost thereol to Lezses, which
‘amount shall be pryable by Lessee 1o Letaor upon demand. Swch policies thall befor o term of 3 least one yiar, of the length of the remaining term of this Lease,
whachever i bets. I eithar Party thall sl 1o prOCUre 30 MOEREIN the IRGLIEnGh required 1o be carvnd by &2, thi other Party may, but shall not be requaned 1o, procure
and maintain th same,

B6  Walver of Subrogation. ‘Without allecting sy other rights or remmhes, Letsor and Lessor oach hentty nelodse and reliewe the other, and wake their snfine
right to recover damages againit the othar, for loss of or damaga 1o 3 property arsng out of or intident 1 the perils reguingd 10 be Insured against herein. The
effect of such releases and waiversis not limited by the amount of carried of reqy or by any hereto. The Parties. agres (o hume
their respetthve property damage insurance cartiers wabee amy right to submgation that such companies may hawe agsimt Lisar of Levsee, 21 the case may be, 50
TN B LR IRGLACE (1008 IRl ated Theratn.

BT indemnity. Except for Lessor's gross neglgence or willful misconduct, Lesses shall indemnify, profect, defend and hold harmiess the Premises, Lessor and
s agents, Lewsor's master of ground keisor, paners and Lendors, from and against sty and all clsims, lossof rents and/for liens,

¥ and fres, andfor arisng out of, g, of with, 3 Breach of the Leate by Levsoe snd/for the s and/or
eccupancy of the Premises and/or Progect by Lessee and/or by Lessee’s employesd, contractonsof imvitiees . If any action of procending is brought againgt Leusor by
reason of sy of the forcgoing matters, Lossee shall upon notoe defend the samde a1 Lessee's xpense by counsel reasonably S0STACL0NY 10 Lessor and Lessor thall
cooperate wilh Lesies in such deferse. Ledsor need nod have first paid any such ciaém in order 10 be defended or indemnified.

B8 Ewemption of Lessor and its Agents from Liability. Notwithstanding the nogligence or breach of this Lease by Lessor or its agents, neither Lessor nor s
‘agents thall be liable under ary Circumatances for: (1) infury of damage 1o the PEFION Of BOOdS, wints, merthandise of other property of Lestee, Lessee's employets,
contracton, imilees, customers, of amy other person inof about the Premises, whether such damage or injury is coused by or results from fire, steam, chectricity, gas.
wiler o £3in, indoor air quality, the preseade of mold of from the breakinge, leakinge, obslruction of olher defocts of pipes, fire sprinklers, wires, applances, plumbing,
HVAC or lighting fixtunes, Of froem amy GEher Cause, whether the said injury o damag fesults from conditions arising upon the Premises of upon other portions of the:
Huiding, or from other sources of places, (i) any damages arrsing from by 3c1 or neghect of any other tenant of Letsor of from the failare of Leisor of s agerts (o
enflorce the provisions of my cther lease in the Project, of (i) injury 10 Lesses’s business of for any Bexof noome of profit therefrom. Instead, it i tended that
Letsen’s sobe recouwse in the event of such damages of njary be 10 file 2 claim on the isurande polsty(ies) that Lestee i requited tomaintain pariuant to the
provisons of paragraph &

B3 Failure to Provide Insurance. Lewsce atkndwicdges that any faiure 0 its part 10 obtain of maintsin the INgurance Mguined hersin will exposs Lewsor 1o
risks and patentially chuse Letiod Lo Incur costs not contemplated by this Lease, the extent of which will ba dilfcult to nghy, for iy mgnth
of portion thereod that Lessee does not madntain the requined npurances and/or dos not provde Lessor with the requsned binders of certificates cvidencing the
existente of the required insurance, the Base Rent shall be avtomatically increased, without any requisement for notice (o Lessee. by 29 amount egual to 10% of the
then existing Base Rent or $100, whichever is greater. The parties agree that such increass in Base Rent represents fair and neasonable compensation for the
sddivional rizk/costs that Lessod will incur by resdon of Lestes's fadure 1o maintain the required inturance, Such increase in Base Rent shall in no event conantule 3
watver of Lezses's Default or Breach with respect to the fadure to malatain tuch irurance, prevent the exercise of amy of the other rights and remedies granted
hereunder, nor relicve Lessee of its o the i specified inthis Lease.

9, Domage or Destruction.
4.1 Definition.

{(a) “Premises Partial Damage” thall mesn damage of destruction 10 the IMprovements on the Premites, other than Lettes Owned Alterations snd Unility

which can ba repained in 3 months or less from the date of the damage or destruction, and the cost theneof does not exceed 2 sum equal to &
maonth's Base Rent. Lestor thall notify Lesute in waiting within 34 days from the dato of the damagt or SHIrection o 1o whiother or not tha damage is Parial or Total.

ft}  “Premites Total Destruction” shall mesn dImags of desinuchion 10 The IMpAVEMEnts on the Premides, other than Leies Cned Allerationd and
Uniliey Intallations and Trade Mixtunes, which cannat reasonably be repaired in 3 months or kess from the date of the damage of destrctson andfor the oot thereal
eEnbeds & Lo equal 16 month's Base Renl. Lessor sholl notify Lessen inwriting within 30 days fiom the date of th damage of Sostruction 35 1o whether or not the
damage i Partial o Total,

(&) “irsured Loss” shall mean damage or on the other than Lssoe Gwned and ity instal. and
Trade Flrtures, which wis caused by 80 event requined 10 be covered by the insuhisnce destrided in Pargraph B.3a), irrespective of any deductible amousts of
covorage kmits imvplved,

{d) “Replacement Cost® whall mean Ihe cost 10 repain or rebasid the improvements owned by Levior ot the time of the occurrence to their condition
emring imamediately peior therets, including demolnian, debris removal 3nd upgrading required by the operatan of Appicable Requerements, 3ad witholt deduction
for deprediation.

{#}  "Mazardows Substance Condition” shall mean the rourmence of discoveny of 3 condiion invpiving the presence of, or 3 contamination by, 3
HAERABOUS SubELance, in, on, OF under 1he Premises which requises restoration.

9.2 Partil Damage - lngared Loss. 1 2 Promises Partial Damage that ks an Ingured Lodd o0turs, then Lessor $hall, at Legsor"s expende, repair such damage (bul

not Lessed's Trade Fixtwnes o Lessoe Owned and Uity 500N possible and this Lease shall continu in full force and effect;
provided, however, that Lessee shail, at Lessor's election, make the repair of sy damage of destruction the total cost to repair of whichiis $10.000 of less, and, i such
event, Lessor chall make any proceeds wilesses on basis for that purpase. the ing, if the regqui

ingurance wad nol in foree oF the: INGUTSCe PROCeEd: Be NOT Tuffkckent 1o eMc fuch ropaiy, the |rturing Party thall promptly CORTIDUL The INGMMES in procesds B
and when required 10 complete said repains. hﬂnmmmmmmuhhﬂ Mhmdhwmdhmﬂ
replacerment (04T INGUrANGE COVErag: Wit nat , Lessor shall have no 10 pay for the: Tage i
uhqmmmmammmmmmwmmmumm.wmmmmmm
Tollowing receipt of witten natice of such thortage and request therefor. If Lestor receives wald fund or adequate assurance thersol within e 10 day perod, the
Pty respontible for mading the fepairs Shall (ompdete thim 35 500< 33 rexsonably potsibie and thes Legse shall remain in full force and eflect. o such funds or
WESUTInCE e HOL Pe0RE, LETSor My feverThikeds ehecl by willlen notice Do Lesies within 10 days Theneafer toc (1) make fuch remoration and repalr at @

cormmercially reazonabie with Letsor paying sy Shortape in procecds, inwhich case this Lease thall reenaén in full Torce and effect, of () have this Lease 1 30
i (AN Page 8ot 17
INITIALS Last Edited: 4/23/2019 3:15 PM

© 2017 AIR CRE. AJl Rights Reserved. MTN-26.10, Revised 11-01-2017




days thereafter. Lesses thall not be entitied to reimbursement of sy hands contributied by Lesser o repair any soch damage of destruction. Premises Pantial Damaee
due 10 flood or esrthaquake shall be subject to 23, g that theve may be some e, bt the net proceods of any such insurance
hall b imadi available for the repairs if made by either Party,

93 Partial Damage - Uninsured Loss. 1a Preenises Partial Damage that i not 30 insed Lots oteurs, unless caused by a neglgent or wilul ace of Lewsee (in
which event Ledses shall ke the repadrs ot Ledses's expende], Ledsor may either: (1) repalr such damage 34 $00A 33 reasonably possible o Leisor's experie (subject
to reimbursement pursuant to Paragraph 4.2], in which svent. this Leaws shall continue in hall fonce and effect, or (3] terminate this Lease by giving written natice Lo
Lisses within 10 danys after receipt by Lisior of kidwiedips of The sccurrence of such dimage. Such termination shall be effective 60 days followang the: date of such
motice. |m the svent Letsor slects toterminate this Lease, Letses shall have the right within 10 days aler receipt of the termination notice to ghe written notice to
Lessor of Lesee"s commitmant to pay fior the nepair of such damage without resmbursement from Legsor. Lesses thall provide Lezsor with sald funds or sanisfactony
agzurance thineof within 20 days sfter making such commitment. In such event this Lease shall contimue in full force snd effect, and Lessor thall proceed 10 maks
such nepain as soon a reasanably possble after the requined funds ane avallable. If Lesser does not make the required commitment, this Leass shall ienminate as of
the date specified in the termination notice.

G4 Total Destrsction. Mobwithstanding amy other provesion hereol, if 3 Prémites Total Destruction ooturs, this Lease shall terminate 60 days following such
Destruction, If the damage or destruction was caused by the gross negligence or willful misconduct of Lessee, Lessor shall have: the right to recover Lessor's damages
from Letsee, eatept 36 provided in Paragraph 8.6,

95 Demage Mear End of Term. Wt sy time during the last & months of this Lease there ks damage for which the cost to repsir exceeds one month's Base
Rent, whether or not 3n insuned LowT, Lessor mary termanate this Leage efective 60 days following the date of occurrence of such dImags by Eving & written
termination notice 1o Lesses within 30 days after the date of otturrence of such damage. Nobwsthatanding the foregong. if Lectee 3t that fime has an seerCiaable
option to extend this Lease or to purchase the Premises, then Lettee may proterve this Lease by, (3] esercizing, such option and (b providing Lessor with amy shortage
in procesds [or thereal) meeded to mals the repairs on of before the sarker of (i) the date whach is 10 days sier Letses’s receipt of
Lessor's written AoBoe purporting to terminate this Lease, of (i) the day priod to the dade upon which such option expines. i Lessee duly emercises such option during
sch period and provides Levsor with funds (or adequate assurance thensof] 1o cover amy thartage in nsurance procesds, Lessor shall, at Lessor's enmmercially
reNEOnble SRS, FERON TUCh AMAPS IS S00N B1 reatonably Pottible hnd this Lease thall continue in full force and effect, I Lisges fails 1o eabitine tuch option and
provide such funds or asiurance during such penod, then thes Lease tholl on the date specified in the motice and Levsee’s opfion chall be
sutnguithed.

96 Abatement of Reni; Lessee's Remedies.

fa) Abatement. in the cvent of Promises Partial Damage or Premises Total Destruction or 8 Harandous Substance Condition for which Lesses i not
respontibie under this Leate, the Rent payable by Lesses for the petiod for the repak, ummupmuumm
proportion to the degree 1o which Lettee’s use of the Premiset i1 impaired, but nat to exceed frosm ¢ Al other
obligaticns of Lezus hereunder thall be parformed by Lesses, and Lessor shall hove no Ksbilty for ary such damage, destruction, <Jiticon, repasr or
oxept as provided hevein,

(B} Remedies. If Lessor is obligated to repair or restore the Premises and does not e, ing and way, such repain or
restoration within {150 days after such obligation shall scorus, Lestes may, 30 any tme prior 1o the COMMencemaent of Iuch Fepasr of MRoMRTon, Five wristen

inotice to Lessor and toany Lenders of which Lesses has attual notice, of Lesses's election 1o terminate this Lease on a date not less than | el days fallowing the
giving of cuch notice. I Lessae ghves such notice and such repair of restoration b not commenced within 30 days therealter, this Lease shall terminate o5 of the date
specified i 13id notice, uwwumummmnmmmumhuwwm “Commence” thall mean
eitheer the ung of ithe pr ol the reg plan, or the of ithe actisl work on the Premises, whichewer first ocours.

ar Advance Upos ter of this Lease pursuant 1o Paragraph G.20g) or Paragroph 9, an equitable adjustment shall be made
Conbindng dvande Bade Rend and any olber advance payments made by Lessee to Lessor. Lessor shall, in addition, refurn to Lesses so much. of Lessee's Security
Darporsit a% hag ot been, of i not then required to be, used by Lessar.

10, Real Property Tames.

10.1 Definition. As wied herein, the term “Real Property Tames” shall include any form of assetsment; real extate, peneral, special, ordinary or extracedinary, or
rertal kevy Of tax (other than iheritance, personal ICome of eitate Laxei); Mmprovement bond; and//or kcenie foe Imposed Wpan OF kvied 3g3indT any legal of
equitable interest of Lessor bn the Project, Lessor's right to other income therefrom, andjor Legsor's businecs of leasing, by amy Juthonty hoving the derect or indirect
power to tax and whese the funds are generted with reference 10 1he Project dadress. The term “eal Property Tases™ shall slio inchode sy L, fee, levy, Bsscsament
o chafpe, of 3y increate therein: (1) imposed by reason of events otturring during the term of this Lease, including but not limited 1o, a change in the ownership of
the Progect, (] & change in the improvemnents therean, and/for (i) Ieded or on Y OF eoquipe B By Lessor 10/ Lesses parsuant to this Lease.
In cabnstating Real Property Tames for amy calendar year, the Real Property Tases for ey real estale Lo year shall be included in the calculation of Real Property Tases
for swch calendar year based upon the aumber of days which such calendar year and b year have in common.

10.3 Payment of Taxes. twuﬂmrwodmmm «wmmmwhwwmn#mhwmm:umwm
shalt be iy the f Comerade Ares L e with the of Paragraph &,

mmwmmwwmwmmmm%»hmmﬁimnmnm
3 being cauted by additional improvemants placed wpon this Project by other ketuses or by Lessor for the exchugive enpoyment of such other leseer. Notwithaanding
Paragraph 10.2 hereol, Leses shall, however, pay 1o Letsor 3t the time Comenan Aned Operating Expernied sre pryable under Parpraph 4.2, the entirety of sy
lincrease in Real Property Tamed if assessed soleby by reason of Altérations, Trade Fixteres of Utility instalations plaoed upon the Premises by Lesies or al Lessee's
requaes ar by reason of any alterations or improwements. 10 the Promibees mads by Lessor subsoguent To the exctution of this Lowse by the Partes,

1004 Joint Assesument. if the Bullding is ROt SEporately auiesied, Real Property Tases allocated o the Building ihall be an equitible proporion of the Real
mmmuhnﬂwhwﬂmmmmmwwmmmuumwwmmw
valuations assigned in the assessor’s work sheeds or such other information as may be . Lessor's r de determanation thereol, i good faith,
shalibe contlusive.

105 Personal Property Tased. Lesves shall pay peior 1o delinguncy all taes sssesed againdt 3nd kvied upon Liisee Owoed Alterations and Uity
mmmmmmammwdmmuhm ‘When possible, Lessee thall caune its Lessen
Orwred and Uttility Trade Fintures, and all other Property o be and billed from the real
propirty of Lessor. W amy of Lesses’s waid property shall be sttested with Lessor's real property, Letoes thall pay Ledior the tns attributabie 1o Lostes's property
within 10 days after receipt of 8 written statement setting forth the tues applicable 1o Leies’s property.

11 Unilithes and Services. Lessee thall pay for ol water, gad, heat. lght, power, telephone, trash dispodal and other utilmes and 1ervices supplied to the 3,
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‘tengether with 3y Limkd thaveon. e of 4.2, 11 3t arvy time in Lesaor's 1008 judgment, Lestor determaned that Letues b using &
desproperiionate amount of water, electricity or other commeny metered uiilies, or 1hat Lessee i generating such 3 Rege volume of trash 35 to requine an increase
in the sioe of the trash receptacke and/or an increase in the number of fimes per month that it b emptied, then Leisos may increase Lessee's Base Rent h-rnmm:
equalio suchincreated conty. There shallbe no sbaternent of Rent and Letsor thall nod be lable in amy respect for the ay

of dincontinance of 3y utility or service due 1o oL, stnke, RDor dispute, Dredldown, Joodent, wummmmmmwh
cooperation with govermmental request or dirsctionds.

12 Assignendnt and Subletting.
| 121 tessors Consent Requied, Subiject to Paragraph 62

(3] Lessee shallnat voluntanly or by cperation of Liw assgn, transite, mortgags of encumber (colisctively, “assign or assignment”™) or subiles all or any
part of Lessee's terest bn this Ledse of in the Premises without Lessor's prior wiitten consent.

{b) Unlets Lesses ks 5 corporation and its stock i publichy traded on 2 national sock exchange, a change in the control of Lestes shall constitube an

I ausignonent reguinng consent. The trantfer, on 3 cumulathe basis, of 5 1.2%or mone of the voting control of Lessee shall constitute 3 change in control fior this
PP,

g} The imastvernent of Lesses o ity assets in any or sericsof [y vy of mieeger, sale, acquisition, financing, transder, beveraged
iry-out o ptherwise], whether of nol a formal sssigment or ypothecation of Uhis Leose oF Lessee's 3350t OC0urs, which retults oF will result in 2 reduction of the
Net Worth of Lissee by an amount greater thin 255 of such Net Worth 25 i was represented at the time of the execulion of thes Lexie or 3t the time of the most
recent assignment to which Lessor has of s it exints prior to said Dranscton or such whichever wat of i
greaten, shall be conbdered an auvigrment of this Lease bo which Lissor may withhold i3 consent. “Met Worth of Lessee™ shall mean the net worth of Lesses

vy s under principies.

[d]  Anmassignment or subletting without consent shall, at Lessor's eption, be a Default curabie after notice per Paragraph 13.1(d), or & noncurable Breach
without the: neoessity of amy nobior and grace period. If Lessor chocts 10 (ot suth unaporoved assgrment of subletting a5 3 nonturable lreach, Lessor may either: (i)
werminate this Lease, or (i) upon 30 days weitten notice, incredse the mondhly Bade Rent 1o 110% of the Bade Rend then in effect, Further, in the event of such Breach
and rental adjustment, (i) the purchase price of any option to purchase the Premises held by Lessee shall be subject to similar adjustment to 110% of the price
prewioushy in efect, and (i) ol freod snd non-Fued rentsl sdj 3 g the of thie Lease term shall be increased 1o 110% of the scheduled
adjusied rent.

[e) Levsee’s remedy for amy broach of Parsgraph 12.1 by Lenor shall be Emited to compensatony damages and/of injunctive neliel.

i) Lessor may reasonably withhold content to 3 proposed atsighment or subletting if Lessee is in Default 82 the time consent is roguested.

the forepoing. allowing a da minimis portion of the Premices, be. 20 squane feet o less, to be used by a thind party vendor in
connection with the instalation of 3 wending o sholl not 2 subletting.
| 122 Remsanac and Subject to Paragraph 62

[3)  Regardless of Letsor's consent, nd 3tugnment of subllerting shall : (i be effective withoun the eupress writien astumption by such astignee o
subbeigee of the obhgafions of Leisee under this Leaie, (8] relidie Ledsse of aivy otiigations hereunder, of (i) siter the pravary Kbty of Lesses for the payment of
Rewit of Tow the performance of amy other obligations (o be performeod by Lessee.

B} Lessor may acoept Rent of pe of Lessoe's from any person other than Lesses pendieg approval or ol an ansigr
Nedther 2 deliy in the apps ol such ngr the ol Rent o pevs shall B waives of of Letsor's ight to
mhwﬂuhm:w«m

(8] Lessors Onsent 60 M FSHERTIENL Of Sabletting Shall Aol (ORIItUE & CoNSEN 1o My o g

) I the event of amy Defaull or Breach by Lessee, Lissor may prodecd Sirecthy Jgainst Lessse, 2y Guarantors Of 3myone ehe retpontibie for the
performance of Lessee’s obligations under this Lease, any ot withoot first exhausting Lessor's remedices against amy other person or

entyty responaible therefor 1o Lessor, or 3y Security held by Lessor,

e} mmhmwmwwmmhhmmwmmwmmsuw
fnancial and operations| responsibility and appropristeness of the e o but not imited to the intended wie andjor requined

of the 1, if any, ‘with 3 fee of $500 3¢ for Lessors g and said FEQUEST. LESSEE BEFEES 10 provide Lessor
with puth other or 4 andjior ot my be {Sew sho Paragr

36)

) Ay sssignee of, or sublesses undes, this Lease shall, by reason of sccepting such sssignment, antering nto such sublease, o entering nto possession
a(ﬂ-P-unh-w-mpmuwmmnl.hmummmﬂmmmwmmmmmmmmm
herein to be observed or performed by Letses during the term of said assignment o sublease, ather than such at are y i o
proviskans of an ssignmant o sublease 1o which Lezsor has specifically consented to in writing.

(g} Lexsor's comsent bo any assignment or subletting shall not transler tothe assignes or sublessee any Option granted to the original Lessee by this Lease
wnless such transder s specifically consented to by Lessor in writing. [See Paragraph 39.2)

113 Additional Termd and Conditions o The i€ DeriE and anmmmmmuﬂmm#
the Premicies and shall be deomed included in all subleases under this Lease whether of nol expressly incorporated thereis:

b mmmmmmmnﬂmkmmﬂmnﬂlﬂtmwmmmmwﬂmmmwm
same toward Lessed's obilgations under this Lease; providied, howrn, That wntil 2 Breach shall occur in the performance of Lesee’s obligations. Lesdet may tolledt
said Bent. in the event that the amount coliected by Lessor exceeds Lessee's then outstanding obligations any such exces shall be nefunded to Lessee. Lessor shall
001, by feason of the kregoing of any didigniment of tuch wubleads, nor by reaton of the collection of Reat, be dewmed Eable 1o the wublidies for any failure of Lessee.
to perform and comply with any of Lesses’s cbiigations 10 swch subleises. Lesues henety author d any such wpon receipt of a
written notice from Lessor stating that & Breach eers in the performance of Legtee's obligations undsr this Leass, to pay to Letsor 3l Rent due and to become due
wnder the subleate. Subletsse shall rely upon any uch notice froem Lessor and thall poy all Rents 1o Lestor without any oblgation or fight 1o nguife at 1o whether
such Breach exists, notwithstanding any claim fram Lessee 1 the contrary.

b} Innhe eventof 3 Baeach by Lesses, LEssor may, M LS OpOon, requine fublecses 10 30000 10 Letsor, i which swent Lewsor thall underake the

of i Sub unader such ubk Frgemy the: Himee of the etrcize of sakd option 10 the ion of guch Lessord shall not be
Iabie for amy prepaid rents of secunty deposit pakd by suth sublesses to fuch subllessor or for amy prior Defaults of ireaches of such. subletsar.

[c}  Amy matter requiring the consent of the dublesior under & subleade shall slio require the coment of Lessor,

6] Mo subleised shall forther assign o subdel 38l or any part of e Premises without Lessor's. prior writhen consent.

e} Lessor shall delver a copy of any notice of Default or Breach by Lessee to the sublesiee, whi shall e the right 1o care the Default of Lessee within
ihe grace period, il amy, specified in suth notice. The sublessee shall have 3 right of reimbusement and offset from 3nd 3EMnt Lesses for any fuch Delaults cured by
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the publesses.

13 Defsult; Breach; Remedics.

131 Defaull; Breach. A “Default” it defined 25, faure by the Leties 19 comply with of perlonm sy of the terma, covenaats, condinons of Rubes and
FReegulations under thiiLoase. A “Bresch” s defined as the oocurrence of one or mare of the foligwing Deliulls, snd the failure of Leties to cure such Detault within
amy applcable grace peviod:

fa)  The abandonment of the Premises; or thi vacating of the Premises without providing 5 commereially reasonabie kel of Security, or whers the
o

coverage of the property & i Faragragh B.3 is jeopardized a5 3 result thareal, o withoid providing
wandaliem,

IB)  The failure of Lesses 1o make any payment of Rent or any Security Doposit requined 1o be made by Lesses hereundér, whether 60 Lessor of to 3 third
pany, when due, 1o provide evidence of o suncty bond, of i fusfill sy obligation under this Lease which endangers or threatens Iife o

property. where such failure continues for a period of 3 business. days following written notoe to Lessee. THE ACCEPTANCE BY LESSOR OF A PARTIAL SAYMENT OF
RENT O SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY OF LESSOR'S RIGHTS, INCLUOING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE
PREMISES,

{c)  The fadure of Lessee Lo allow Lessor and/or s agents ateess to the Premites of the comminsion of waste, Bct of acE constituting public of private
uisanie, andjor an liegal sctiviry on the Premises by Lessos, whiste Such 3c00nk conbinue for 3 period of 3 business days lollowing written nabice 10 Lesses. in the
event that Lessss (ommils waste, B naisance of an illegal activity a second time Uhen, the: Lessor may ket 1o 1reat such conduct as a non-curable Breach rather than 3
Detault.

1) The fadure by Lesser 1o provide (i) reasonable winten ol with A F 1) the serv (i) P
rescission of an unautharized sisgnment of tubletting, (iv) an Extoppel Corficate or [N {wi] enidonce cou g amy
FUaranty and/or Guaranto, (vi) ary document nequestied under Paragraph &1, (vis) material solety dsta sheets (MSOS), or {0 any cther dotumentation o
mmmmww:ﬂmmnmuummmmm”h.w#mmmm
natice 1o Lessee.

{#) A Default by Lesses as to the tenms, covenants, condimons or provisions of Dhis Leaie, of of the rults adopled under Paragraph 2.9 heneof, other than
Whae descrived in subparagraphs 13.3(a), (b) (c) or (d), above, wheve such Dafault continues for a period of 30 days after ;: h r, What
the nature of Lesser's Default b5 such that mare than 30 days sre reasonably required for its cure, thon 2 thall not be deemed 1o be a Breach if Letsee commences
such gure within id 30 day period and thereafer dilpently s cure to

iy h-emmmuwumm;mmmmﬂtﬂmmmuwhlhwdmmwbu
wuﬁmnuu.:_cimlkumwmmmmhmmd-mmwm.ﬁrmhmmwmp;m}
the appoirtment of 3 trustos of recenes 10 lake pousession of substaniiably all of Lessee’s atmets located ot the Premises o of Lesise's inlerest in this Leate, whers
PRASELI0N 15 AOL feitored o Lessee within 30 days; or (iv) the attachmaent, sstcution of othes il seirure of subssantially 3 of Lessee’s ssets iocated 32 the
h\kﬂmudlznu'!hmunmmmmwnhmwmnmmmnm;mnmmwumum
subparagragh is contrary 1o 2y 3ppbcabic law, such provision shall be of no force or eftect, 3nd nol atect the validity of the remaining provisions.

(g} The discovery that any financial statement of Lesiar o of Sy Guarantor given 10 Lessor was materially fale.

(h)  1ithe performance of Lessee's obligations under his Lease 1 guaranteed: (i) the death of 3 ) the: o 't labdity
-thrruwu:-dlsuumummhmmhmdmmmammwummuamhm.
Guarantor's refusal 1o hanoe the guaranty, or (v) a Guarsntor's beesch of its iy on an v banis, and Lessee's fallure, withan 60 dayi folowing
-nm-nnwuqumwmmmmwmmmmmmmmmﬂmﬂmu
exeeds the comibined fnancisl resounies of Lessee and the Guarantorn that cuisted at the Bme of exctution of this Lease.

13.2 Remadies. i Lesses a8 1o perform any of it affirmative duties of obligations, within 10 days after written notice (of in case of 3n emempency, without
notice), Lessor may, 3t &5 option, perfod such duty of obiigation on Lessee's behal, including but not kméted to the olitaining of reasonably required bonds,
Insurance polickes, of governmental iCenses, permits o Jpprovals. Leses shall pay 10 Lessor an amount equal 10 1155 of the costs and expenses ingurned by Lessos
I such performance upan recoipt of an imvoics tharefor, 19 the event of a Breach, Lessor may, with or without further notioe of demand, and withoul limiting Lesser
in the exarcise of sy right or remedy which Lessor may have by reason of such Breach:

51] mmmwmdlnmwmmmnmmﬂmmmwmmmm
surrender possession 10 Lexsor, In wuch ewent Lissor shalllbe entitied to recover from Lessee: (i} the unpakt Rent which had been sarned a The time of termination:
() the: woth 2t the fime of aard of the amourit by which the unpaid rent which would hame Dien sarsed fter bermination until the time of sward exesds the
muwrmwummmmmmmmmwhwxmmqu-udmmwmmwmh
wmduwumnmﬂmmmmdmmmwmmmmuwmwm“uum
MeTEIsary 1o Compensate Lessor for all the detriment proximanely caused by the Lessec’s afure 1o perionm it4 obligations under this Lease or wiich in the ordinary
courie of things would be Eluely to result thevefrom, inchuding but not kmeted 19 the cost of e of the i of g, includang

¥ and of the Premises, reascnable aftormeys' fees, and that portion of sy kasing. ek by Lessor in with this
Lease apphecable 1o the unexpired tenm of this Lease, mw-mmumunmmmnmmuuwm
seAlence shall be computed by discounting such amount aL U dicount fate of the Federal Reserve Bank of th District within which the Preseisss are located ot the
tierse of aweardd plizs one peroat. Efionts by Lessir to mitigate damages caused by Lessee's Braach of this Leate shall not waiwr Lessor's right (o recover any damages 1o
which Letior iz otherwise entithed. If of this Lease | d thetagh the provisonal réntdy of unlawdul detainer, Leasor shall have the Fght 1o Fetomes
hnnpmﬁ‘wmﬂmmmuunnmwmukmmmmmww-ummmhamuh
notice and grace penod required under PIrapraph 13.1 was not previously gheen, 3 natice 10 rent Of Quit, of 13 perform or quit gheen to Lissee under the uniswdisl
detaines eatute thall abvo constituie the notice required by Parsgraph 13.1. In such cate, the groce period reg by Paragraph 13.1 and the
Mmmmmmhmumwmummmmdhmmmmmmmhmul
detainer and 4 Breach of this Lease énbithng Lessor 1o the nemedics priveded for inthis Leate 3ndlor by sad statute.

(b)  Continue the Lease 3nd Lessee’s AEht 1o possession and recover the Rent a5 1t becomes due, in which sl Lesses may sublet of 3ssign, Subject only
w ions. Acts of efforts b0 reled, and/for the appointment of 3 recener 10 DEOHECt the Lestar's inedests, shall not constitute a
termination of the Lessee’s right 1o podsession.

(e} Pursue amy other remedy now or hereafter wadable under the laws o judicial dectsions of the state whensie the Premises are located, The exphation
o Rerminanon of thiv Lease and)ior the termination of Lessee’s right to possession thail not seliive Ledsse from Kabaty undes sny indemnity provisions of 1his Lease
2410 matters octurting O dccruing during the term heveof of by reason of Lesses's octupancy of the Premises.

133 ArnY B for free or abated rent or other charges, the cost of tenant smprovernents for Ledtse podd for or perfoemed by
Lessoe, of for the ghving of paying by Lessor to or for Lissee of amy cash of other bons, o for Lessee’s. g into this Lease, ail of which

a ot =
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are reforred to 25 “ind " shall be deemed condifianad upon Lewsee's Tull and Tsthiul performance of al of the terma,
Cowendnls a0d conditions of this Lease. Upon Breach of this Lease by Lessee, any such inducsment Provision shall sutomatically be detmed deleted from this Lease
ard ol no harther force or efect, and aay rent, other charge, bonus, inducomant or tondensnon tharsolons 33160, Ehven of paid by Lesior under such an
Inducernent Provision shall be immedistely due 3nd payable by Lessee 1o Lewsos, notwithatanding any subsequent cure of saxd Breach by Letsee. The acoeptance by
Lessor of rent or the cune of the Breach which d the ol this shall not be deemed 3 waiver by Lessor of the provisons of this paragraph
wnless specifically a0 stated in writing by Lessor ot the time of tuch scosptande.

134 Late Charges. Leises heneby acknowlodges that late payment by Lesses of Hent will cause Lessor toincur costs nol comtemplated by this Leass, the sxact
amount of which will be exiremely Aificult to ascertain. Such costs inchude, But are not limited 10, processing and sccounting chadpes, and late chanpes which misy be
Iimpoted upon Lessor by s Lender. Accordingly, H any Rent thall not be received by Lesior within 5 days after such amount shall be duse, then, without any
fequirement for notice to Lestes, Lesuse thall immediately pay 1o Lessor o ong-time late charpe oqual to 10% of each tuch overduse Smbunt of 5100, whichever &
preater. The parties hereby agree that such late chaige afairand of the costs Lessor will incur by reason of such iste peyment.
Acteptance of such late change by Lessor shall in noevent constitute 3 waiver of Lessee's Default of Breach with respect 10 SUulh Cvenius amaunt, nor provent the
exercisr of amyof the other rights and remaedies granted hereunder. In the event that 3 ite charge i piyable hentunder, whother o not collected, for 3 conteautive
naTaiments of Bade Rend, then notwittatanding any provision of this Lease 10 the contrary, Base Rent thail, 3t Lessor's option, becoemes due and paysbie guartesty in
advance.

135 Interest. Adry ¥ due Ledsor other than late charges, not received by Lessor, when due shall bear interest from the 313t day
after it was due. The interest [“interest™) charged shall be computed ot the rte of 10% per aanum but Shall 6ot euteed the masimanm rate allowed by tiw, nterest ks
payabile in addition to the potential bate change provided for in Paragraph 104,

136 Beeach by Lessor.

(3] Notice of Breach. Lewsor shall not be decmed in breach of this Lease wnbeas Lesor il within 3 reasonaible Time 10 perfon an oblganen reguined 1o
b perfigmed by Lessor, For purpodes of this Parsgraph, o reasonable time shall in no event be bess than 30 dayt alter receipt by Lessor, and any Lender whose name
2] piddiress $hall e been furnished to Lesses in witing for such purpose, ol written notice itying whasrein susch of Legsor has not been perfonmed;
provided, however, that if the natiare of Lexsor's abligation is such that moee than 30 days are reasonably requined for s performance, then LeTSor Shall it b n
breach if performance i commenced within fuch 30 diy penod and therealier diligently pursued to completion.

() Performance by Lessee on Behalf of Lessor. In the event that neither Lessor nor Lender cunes mid breach within 30 days after receipt of sakd natice,
ot if having commenced zaid cure thiy do not dligently pursue it to completion, then Lesses may elect 1o cure 13k breach o Lesser's oxpense and obfset from Rent
the actual and reasonable com to perform such cure, provided however, That such offset shall not Exceed 4 3MGUAL Squalto the greater of one monih's Base Hent or
tho Sacurity Deposie, resarving Lessee's right 1O reimburserment from Lessor for any such expense in exoess of such offsel. Letsee shall document the cost of taid cure
and supply sakd datumentathon Lo Lessor.

14 Condemnation. If the Premises or amy portion thereol are taken under the power of erninert domain or sold ander the threat of the eeencise of L power
[callectively "Condemnation”), this Lease shall terminate a5 1o the part taken 35 of the: date the Lonaemning Suthority tales Tl O pOtEe450n, whichéver irst ocours.
#maore than 10% of the foor area of the Uni, of mone than 5% of the parking spaces i taken by Condemaation, Lestes may, 31 Lessee's opion, to be exercised in
mmmmmawuﬂummwmmmummwmmmummmmmmmm
autharity thall have faken possession] terminate this Lease as of thi date the cond '3 ¥ Lakes such H Lesson dods Aot Ierminate This Lease in
mmmmuummeunlWmumwmuwmmﬂmmmwlmmmmmnm
i prOpOrtian 10 the reduchion in utility of the Premises caused by such Condemnation, Condemnation swards snd/of payments thall be the progety of LEssor,
whether susch awand shall be made & compensation for dimination in value of the lexsehold, the valioe of the par taken, or for severance damages: provided,
hgwetvey, that Ledsee shall be entithed to any paid by the for Lesser's lessof and)for Trade Fixtunes,
withwt regard to whether or not this Leass s terminated pursisant 1o the provissons of this Parsgr Al e, a0 Uity 1niladations made Lo the Premises
by Lessee, For pusposes of Condemnation only, shall be condidercd the property of the Lessee and Lessee shall be entified to any and ail compensation which i
panabile therlon In the event that this Lease is not terminated by reason of the Condemnation, Letsor shall repair sy damages 1o the Fromises caused by such
Condemnasion.

Brokerage Fees.

15.1 Additional Commission. in 30dihon to the payTRents owed pursuant to Paragraph 1.10 above, Lessor agrees that: () il Lessee exercises amy Oprion, [b) &
Lessot OF aryone aMkated with Leitee 3cquites from Lessor any rights 1o the Premices of other promisss owned by Lessor and located within the Propece, (] # Letuss
remakng in pessession of the Premises, with the consent of Lessor, aher the expiration af this Lease, of (d) i Base Rent i increased, whather by agreement or
operaton of an eucalation clause herein, then, Lessor shall pay Brokers o fee in sttordance with the fee scheduls of the Brokers in cifect at the time the Lease was
entouted.

15.2 o O vy barpet of doroe ol Lezsor's interest in this Leade gholl be 1o hinee Lesor's hereunder.
{Bagknrs shall be third party fi of the g of Pa 100, 15, 22 and 31. I Lessor fails to pay to Brokers sny amounts due a5 and for brokerage
fipes pertaining to this Lease whon dwe, then such amounts shall accroe interes. bn sddimon, if Legsor Lails 1o poy Sy pmoants 1o Leses"s Broker whien due, Lettss's
inoker may send writien notion o Lessor and Lessoe of such Tadure and if Lessor fails 1o pay such amauwnts within 10 days after said nosice, Lessee shall pay said

TRONNCE 10 its Broker and offset fuch anunty againit Rent. in addition, Leyvses's Broker shall b decmed to be a third party ol vy apr
mmhmmwwm:mmhwwumm broderage fee owed.
e of Reoker Lessee and Lestor sach represent and warrant to the other that it has had no dealings with any

mwammmm%lw}hmmtﬁm S tht no gne other than said named Brokers i2 entitled 1o amy
comemission or finder’s fee n connection herewith, Lesses and Lessor do sach hereby agres o indermnily, protedt, deferd and hold the other harmiess from and
againg: liabiliy for compenianion of tharges which may be clamed by any such unnamed broker, finder or other similar party by reason of any dealings or actions of
the indemanitying Party, including any costs, experses, attorneyy’ fees reasonably incurned with respect thercto,
16, Extoppel Certificates.

{3} Each Party [23 "Responding Party”) shall within 10 days after written notice from the other Party (the “Requeiting Party” ] sxscule, scimowledge and
mwmmm;mmmnwwwuwmwwm form published BY IR CRE, phes such additional
andjior s 2% mary be y Iy b Party.

HM if the Responding Party shall fd to exetutie of deliver the Estoppel Certificate within such 10 day period, the Requesting Party may execute 30
wmnmmmumunmmwmmmwnmmmwmwmmmnm
uncured defaults in the Requesting Party's performance, and (i) if Lessor is the Requesting, Party, not meore thin one month's rent has been paid in advance.

irospective purchaners and encuimbrancers may rely upon the Requesting Farty's Estoppel Certificate, and the Responding Party shall be extopped from the
:& Page 12 of 17
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truth of the facts contained in said Certificate. in addition, Lesses acknowiedgrs that any fallure on its part 10 provide such an Estoppel Cormhcate will epose Lessor
to resks, and potentially caine Lessor 10 incur costs not contermplated by this Leads, of which will be  ifficudt 1o Accordingly, should the
mmwmmmawzwmm:mmummmwhmwmm
requiremnent for notice to Lessee, by an amount equal 1o 10 of the then existing Bast Rent of 5100, i greater for of the Lease. The Parties
agroe that such increase in Bade Rent repredents fie and ¢ Bor th rislfoosts that Lessor will Incur by reason of Lessee's failune o
privide the G Suchi i Base Rent shall in no event constitute 3 waiver of Lessee’s Default or Broach with respect to/the fadure to provide
the Extopped € nor prevent th of any of the othef rights and remedies pranted hereundec

2] Wiessor desires to finance, refinance, or sell the Premises, or 2y pant thereo!, Letues and il Guarantons shall within 10 days after written notice
fraenLessor defiver to any lender or esigr by Lessor such % may b ks d by mach lender o pusthacer,
inchuding bt not limited 10 Lesser's nancial statements for the past 3 years. All such Hnancial SLatements shall e fetehved by Ledsor and such lender or purthaler in
confidende and thall be wed only for the purposes henein et forth.

17. Definition of Lessor. The tenm “Lessor™ it wied honein shall mesn the cwner of owhers 2t the tiene in question of the fiee fitle to the Premises, o, if thitis s
subleass, of the Lesses’s interest in the priot lease. I this event of 3 tranfer of Lezsor's title o Intenest in the Premises of this Leade, Lessor Shall deliver 1o the
transfanes Of assigree (in cath of by credit) any wiused Security Deposit held by Lessor. Upon such transder or assignment and delivery of the Security Deposit, a6
aloresaid, th prior Lessor shall be relieved of all lability with respact to the cbiigations and/ior covenants under this Loase theveafter to be performed by the Lessor.
Subject 10 the foregoing. the obligations and/or Covenantsin this Laase 1o be performed by the Ledaor shall be binding orly upon the Lessor 23 hercinabave defined,

18 The of aney pr of this Lease, ot determined by a court of competent jurkasiction, shall in na way affect the validity o aney other
provision heneol.

19. Days. Unleis otherwise specifically indicaled o the contrary, the word “days™ as wsed in this Lease shall mean and refier to calendar dayi.

0. Umitation o Listlity, The obliganons of Lessor under this Lease shall not comitute personal obligations of Lessor, or it partners, members, directors, officers.
of thaneholders, and Ledtes thall look to the Promises, and to no other assets of Letsor, for the matitfaction of any lability of Lessor with respect Tothes Leass, and
shall not seek recourse SEBINGT Lessor's partners, mambery, directors, officers.or shassholders, o any of thesr permond assets for such S TN,

21, Time of Essence. Time i of the cusence with nespect 1o the performance of ol sbligations to be performed or obsereed by the Parbes under this Lease.

22. No Priod of Other Agreements; Broker Disclaimer. Thit Lease containg all agredments between the Parties with respect Lo any matber montioned beroin, and no
other prior ar o 1 shall be effective. Lessor and Lexse sach represents and warrants to the Broker that it has made, and
hmmmummuummw-mmmmmmwmmmumm-mmm nature,
quality and character of the Premizes. Brolers have 50 responEbiity with reipedl thencto of with respect to sy default of breach hereof by ether Farty.

23, Notices.

3.1 Notice Requinements. All natices required of povmitted by this Lease of apphcable low shall ba in writing and may be delivered in peron (oy hand of by
COUTIET) OF My b 2ent by Fegulsd, Covtified of registerad mall of LS. Postal Service Express Mail, with postape prepaid, or by facsimile transmibssion, or by email, and
shall be deemed sufficiently given i served ina manaer gpecified bn this Paragraph 1. The addreises noted adjacent 1o 2 Party's signature on this Lease shall be that
Party's address for delivery or malling of notices. Lither Party may by writhen notsoe Lo the other specily a different address for notice, Except that Upon Lewiee’s.
uwmd:unﬂﬂnﬂmﬂm-mﬁsmum Acopy of a8 notices 1o Lessor shall be concurrently transmitied to ssch
partyor parties 3t such addresses 3 Lessor may from time 1o time hereatter designate in writing,

21.2 Date of Notice. Ay nothoe sent by registensd of certified mall, returm receipt reguested, shall be déemed given on the date of delvery shown on the
feceipt Card, of Il no delivery date is shown, the postmark thereon. i sent by regular mail the notce shall be deemed given 72 hours after the same b sddreised i
required herein and malled with postage prepasd. Notices delvered by United States Cxpeess Mail 0r 0vernight courier that guarantees next day delivery shall be
detmed gheen 24 hours after delivery of the 43 10 the Postal Serice o couriet. Notces delrired by hand, o tronsmitted by facsimile transmission or by emad
ahall e detmed delered upon actual receipt. If notice i received on 2 Saturday, Sunday o kegal holidey, it shall be deemed received on the next buiness day.
24, Walvers,

(a3} Mo waiver by Lessor of the Dolault or Broach of any term, corenant of condithon heteof by Lessee, shall be deemed 2 waiver of ary other term,

covenant of condition heneol, or of amy subsequent Defaalt or Breach by Lesoee of the yme of of 30y Other torm, Covenant of condilion hereol. Lessor's consent o,
o approwl of, sy 3t shall il be deermed to render unnecessary the abtaining of Lessor's consert 10, or approval of, any subsequent or similas act by Lesses. orbe

construed as the basis of an o enforoe the p o ey of This Least: reguiring such comsent.
6] Theascoeptance of Rent By Letsor thall not be 3 waiver of 3y Deliult or Broach by Lessee. Any paymest by Lessoe may be accepied by Lessor on
account of monies or due Lessorn, any qualifying or made by Lesses in wehich such

and)for conditions shall be of na force or effect whatsoever unless specifically agreed 1o in wiiting by Lessor 3t of before the sme of depotit of such paymant.
ft]  THE PARTIES AGREE THAT THE TERMS OF THIS LEAST SHALL GOVIRN WITH REGARD TO ALL MATTERS RELATED THERETO AND HEREEY WAIVE THE
PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUCH STATUTE IS INCONSISTENT WATH THIS LEASE.

5. Dischotures Regarding The Nature of & Resl Litate Agency Relationshig,

{a} ‘When entering into a discutsion with 2 real estate agent rega areal eitate aLessor or Lessse should from the cutset understand
mm&wmum-mmmwmmnwmmwmmmmmwwmrm
this trandaction, a3 folows:

) Lessor's Agent. A Lessor's agent under 3 listing Jgrecment with the Lessor acts s thir agent for the Lessor only. A Lessor's 3gent of subagent
s the following affirmative obligations: T the teszar A fiduciary duty of utmost cive, integrity, honesty, and loyalty in dealings with the Lessor, o the Lettad and
the beszor: [a) Disgent exercise of reasonable skills and care in periormance of the agent's duties. (B} Aduty of honest and fair dealing and good faith. (c) A duty to

disclose all facts known to the agent materially affecting the value or desirability of the property that are not imown 1o, or within the diligent attention and

oburevation of, the Parties. An agent i not obligated 10 neveal 1o sither Party anvy confidential information obiained from the other Party which does nal invoive the
affirmative duties set forth above,

() fruee’s Agent. Anagent can Bgree t 3835 agent for the Lestee only. 1n these SRustiond, the agent i not the Lessor's agent, even il by

e BEEAT dy Feceive for services edther in full orin part from the Lessorn An agent scting only for a Lessee has the following

aifirrnative obligations. T the Lessre: A fduciary duty of wtmast care, integrity, honesty, and ioyalty in dealings with the Lesses, T the Lesser and the Lewsor: (3]
Diligent exercise of neasonabie skills and care in perfarmance of the dgent’s duties. (bl A duty of honest and fair dealing and good faith, jc) A duty to disclose all facts.
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KoWn 10 Uhe agent g e vk 0f y of the property that are not known 1o, or within the diigent attention and cbservation of, the Parties.
Anagent is not cbligated to reveal o either Pasty any confidential information obiained from the other Party which does not invoive the sffirmative duties set forth

b

(i} Agent Repreienting Both Lessor and Leasee. Armal estate agend, either arting directly or through one or more associate licenses, can legally be
the agent of both the Lexsor snd the Lexses ina tranaction, but onby with the knowbegpe and consent. of both th Lessor End the Lesses, b 3 dual agEndy Stuston,
Whe il P the: boliowing affinmative obligations 10 both the Leisor and the Ledsee: (2) A fiduciary duty of ulmo care, integyity, honesty and loyalty in the dealings.
wth elther Lissor of the Lissee. (B Other duties 1o the Lessor and the Lestee a1 stated above in [ihor (4). both Lessor and Lesses, the
axgenl may not without the sxpress permitsion of the respective Party, dciose 10 the other PRty That Uhe Lessor will Sccept renl i 2n Bmount ks than that indicated
in the listing or that the Lessee is willing Lo pay & higher rent than that offered. The above duties of the agent ina real extate transaction do not relieve a Lessor of
Lessee from the responsibeny to protect their own interests. Lessor and Lessee should carcfully resd sl agreaments (o 31ue that they adequatoly axpoads thesr
wndrizanding of the tronsaction. A neal estate agent isa person qualified to advise about real estate. If kegal or tax advice is desired, consult » competant
professional.

(b} Brokers have no reipondtality with fespect 1o any default of breach hereof by efther Party. The Farthes agree that no lawust of other legal
proceeding imvolving any breach of duty, enror or cmission relating 1o this Lease may be brought against Broker more than one year after the Start Date and that the
Tabiliny (inchoding court costs aod SMorneys’ foes), of any Broker with fespect 10 sy such Linwauil and/or legal proceeding shall not sxcesd the fee feceived by such
Arokes pursudnl 10 this Leoses provided, however, that the foregeing limitation on exch Broker's Bability thalll not be applicable to any gross neghigence of willfl
misconduct of such Beoker.

(€} Leseor and Lesten dEree o kientify to Brokers a3 "C iy nfarmation g s thatls by sasch Party to
be confidential
26 Mo Right To Holdover. mhumﬂwwmnmmﬂmmummmeﬂmmwumdmm it
ervenit that Lestes holds ower, thien the Dade Rent shall be increated 1o 150% of the Bade Rent et empiration or termination.
mmmqumemmmm#umnmnmwmmmwm
17. Comulative Remedies. No remedy oF ehection b der shall be d exch bt shall, whs possible, be cumulative with all other remaedies 21 liw or
i equity.
15 Covenants and Conditions; of Agr Al of this Lease to be o parit by Lessee ane both covenants and conditions.

I construing this Lease, all headings and tithes are lor the commmmeente of the Partess only and thall not be corsidened a part of this Lease, Whenever roguised by the
content, the singular shall include the plural and vice versa. Thit Lease thall not be constraed ot if prepaned by one of the Parties, but rathes accordang to (s i
miganing a1 3 whole, 23 i both Parvies had prepared it

9. Binding Fifect; Choce of Law. This Leate shall be binding upon the: parties, thlr perssnal repressntatiees, soccesons and asigns and be gowerned by the L
of the State in which the Premises are located, Amy itigation between the Partes hofeto g thit Leans ghadl B i et COuRY i whath the Prémises
are located,

30

0.1 Subordination. This Lease and any Option granted hereby shall be subtect and subordinate to any ground kease, mongape, deod of trust, or cther
mummmmmmmm placed upon o BTy i Sl Bhvanced Made on thi Saturity theneol,
s to sl thereol Lesses aprees that the holders of any such Security Devices [in this Lease topether refierred (o as “Lender”)
Mhmumwwmhmmmﬂm#umummﬁmMMdewmmhmMMmmw
harwbyy supnrion 1o the en of its Security Device by ghing withan notie thereo! 10 LELiee, whersupon thi Leais 3nd sach Optons thall be desmad prior 10 tisch
Securnty Device, Rotwathatanding the relitive dates of the documentation or recordation thereol.

30.2 Attornment. inthe event that Lessor transhers tithe 1o the Premises, or the Premises are scouined by anather upon the forscinwurns or termination of 5
Secutity Device towhich this Lease bt subongnated (7] Lissee shall, Subliect to the non-disturtante provisions of Paragraph 30,3, aftor 10 uth new owner, and upon
PRQUEE, ERTET 0 3 Dew leais, containkng all of the termd nd prondsions of this Ledse, with such new owner for the remainder of the term hereal, or, 3t the election
of the new cwner, this Lease will automatically become 3 new loase Betwoen Lesses and such new g, and (i) Lessor shall thereatter be refieved of amy further
obligations hereunder and wch nerw owner shall 3ssume 3 of Lesior's oblggations, extept that such few cwner shall not: (2} be Kable for any 3¢t of omixsion of any
priof lessor of with Fetpact 1o events clruring prior 10 Mgquiiition of cwnerships () be sulject 10any offssts or deferes. which Lesses might have agakngt any pricr
lessor, (€} be bound by prepayment of mone than ane manth's rent, ov {d) be llable for the retunn of any socurity deposit paid 1o smy prior lewwos which was not pakd or
credited 10 such new ownet,

30.3 Men-Disturbance. With ridpect to Security Devices entered into by Lessor after the emecution of this Lease, Lessoe”s subordnation of this Lease shall be
SuleCt to receiving 8 commencially roasonabile ron-disturbande g 2 “Non i it"} froni the Lender which Noa-Diturbance Agreement
DOVEe that Lesses's podsesiion of the Premizes, and this Leats, inchuding any opiiond to sxtend the term hermal, will sl bt disturbeed so bong i Levses is ot in
Breach heteol and sitorns 1o the record cwner of the Premises, Further, within 60 days after the exccution of this Lease, Lessor shall, f requested by Lesses, use it
commercially reasonable eflarts 1o obtain s Non-Disturbance Agrecmant from th halder of ary pre-mdating Security Device which i secured by the Pramitss. In the
SV BRI LAS10q it wnabie 1o peovided The Non Disturbance Agreement within said 60 days. then Lesses may, at Lessee's option, directly contact Lender and aftempt

o negotiate fiod the execution and delhvery of 2 Non-Drturbonoe Agreement.
304 Self-Executing. The agreements contaencd in this Paragraph 30 shafl be cifective without the of sery further
AN WIS GRSt IroMm LEson of 3 Lander in with a sale, or dmmmmmmmmmm
asmay be required (o any andfor Noa-Disturbance Agreerment prowided for herein.
I wh If any Party or Broker brings an acticn or procesding f the: Premises whether b in B, Lot of equity, of 1o detkane rights.
Party [as Mhﬂmmmmwwmmummmmwmmﬂm

um I the ST U OF fecovened i 3 separate tull, whether OF Rol sudh JChon of proceeding b punieed 1o dechion of jodgment, The term, “Prevaling
Party™ shall include, withcut limitation, 2 Party or Beoker who substantially obtains or defeats the relief scught, a3 the case may be, whether by compromise,
MMWmmhmwmwmdmmum The sttorneys” teet sward shall not be computed in accordance with

iy Cowrt fed schedule, But shall Bé futh a5 Do fully feirnburse ol " fees In addition, Leuar shall be entitled to attorneyy’ lees, oot and
exgenses incurned in the preparation and sernce of nances of Dedault and ¢ in there whither or not 3 kegal action is subsequently
commenced in connection with sisch Default or resulting Breach (52005 3 2 e fof such sefvices and consultation).
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32 Lessor's Access; Showing Premises; Repalrs. Lessor and Lessor's agents shall have the sight to enter the Premises ot any time, In the tise of 3n emergency, and
otherwise at e abter bl prior notice fof the purpode of thowing the 1ame to prospective purchasers, lenders, o tenants, and making such

epain, dadibions to the P 5 Lesaod may deem necetainy of desirable and the eretting, using and maintaining of wtilites,
mmmmmmwmmmnmuMsmmmmﬂm*smumm AR St
Ctivatacs shall be without abatement of rent of Kability to Lesiee,

1% Auctions. Lezsee thall not condiacl, nor permil 1o be conducted, any suction upon the Premises without Lewsor's prior wrilten condent. Lessor shall not be
obligated 1o exertise sny standard of reasonableness in detormining whether 1o permit an Juction.

3. Signa. Lessof may place on the Premises ordinary “For Sake™ signs ot any ime and crdimary "Tor Lease™ signs during the last B moaths of the term hereol. Fxcept
for ordinary “For Sublease™ signs which may be placed onby on the Premises, Lexsee shall not PLICE Iy S p0n The PROCT wiThOUT LESAOr'S frior witllh (oA
AS glgrs mustt comply with all Applcable Requirements.

35 Termination; Merges, Unbeis ipecifically stated mnmwwmm«wwdumhmwmm
o hereol, or a herec! by Lessor for Breach by Lessee, shall leser eatate in the Promises; provided,
Ierwnzver, that Lissor may elect 1o continue amyf one of 3l eulsting sublenancies. uw;mmnmdmm“mmumummh
withen AOBOE 10 the holder of sy sich besser interest, shall CORSTITUDS Letor's elechon 1o have fuch cvent (onitilule the terminaticn of such intereit.

36. Consents. AN requests for consent shall be inwriting. Deept a3 herein, I this Lease the consent of 3 Party 15 required 1o an act by
ior for the other Pasty, such consent shall not be unfeatonabily withiteld of délayed. Lessor's ach Costs and bl it Rmited 1o
AAChITECTS’, MMarmeys’, engineers” and other consultants” fees) i the of or 0, 8 request by Lessee for 2y Lessor consent, incloding

Supporting documentabon therefor. Letsor's content to ey act. assignment of subletting shall not comtitute sn acknowledpment that no Default or Breadh by Lesses
of this Lease exixts, noe shall such consent be deemad a waiver of any then cxisting Dcfault of Brissch, Exept ot mary be ctherwine spaciically stated in wiiting by
Leisow 3t the tiene of Such condent. The Bilure to specify henein amy particular condition to Lessor's consent shall not preciude the impoomon by Lessor at the e of
consent of such further or other conditions as are then reasonabile with neferencs 1o the particular matter for which consent i Being given. 1 the event that ither

Party dsagnees with amy o e by the other and Thee reasons bor duch the party shall furmish
3 FESI0RE i Wiiting nnwmmmwmmmm
37. Guarantor.

371 Emecution. The Guarantors, B amy, shall sach extcute o gaaranty in the fomm mast recently published BY At CRt,
37.2 Defauly. it shall constitute a Detaul of the Lessos if any Guarantor fally or refuses, upon request 1o provide: hlmdhmdhm

mclating the authority of the party signing on Guarantor's behall to obligate Guarantor, and in the case of 3 corporate copy of 3 of g
board of directors autharizing the making of ssch ¥. (&) current i k!mwmuqmmmmmmmmu
il bn et

38 Quist Possession. Subjoct to payment by Lesses of the Rent and perfarmance of 0 of the covenanty, conditions and provisions on Lessee’s part io be observed
and performed under this. Lease, Lesses shall have quiet possestion and quist engoyrment of the Premises during the term hereol.

39. Optiond. Il Lessee ks granted By option, 01 defined below, then the following provisions shall apply.

351 Definition. "Option” shall mean: (a) the right to.extend or reduce the Lerm of or renew this Lewse or twoextend or reduce tha term of or renaw any l6ase
that Lesser has on other property of Lessor: (B) the right of first refusal or first offer 1o lease either the Premises of other property of Lessor; (o) the right o parchase,
the right of first odfer 10 purchase of thie Fight of fini refutal 1o puncthade the Premises o other property of Letae

39.2 Options Personal To Original Lesses. Ay Option granted 1o Lesses in this Lease b personal to the original Lessoe, 3nd cannot be susigned or mercised by
mmmmMMw«wmmmmunm ion of th and, i by Lessor, with Lessee cortifying that
Lasson has

%3 wmhmmmmmwwwwmummmammmmmmlum
Options have baen validly excrcized.

1904 Efect of Delault on Options.

fa)  Lessew shail have noright to ewercise an Option: (i) during the: poriod commencing with the giving of any notice of Defaull and continung wntil Lakd
Default is cured, (] during the penod of Time any Rent i wpald (withou! regard to whether notice thereod is given Lessee), [ik) during the fime Lesse &s in Breach of
Ehis Lease, of (] in the event that Lessee has been given 3or more notices of separate Defaul, whether or not the Defauits are cured, dusing the 12 maonth period
ienmeediately preceding the exercize of the Dption.

(b}  The period of Teme within which o Opbon may be esercised shall not be extended or enlarped by reason of Letsee’s inabaity Lo exeecise an Option
Becaune of the provisicns of Paragraph 35.4(a).

(€} AnOption shall terménate and bo of nd further force of effect, notwithatanding Lessed's due and Dmely exorcise of the Option, if, after such exsrcise
a0d prior 10 the commencement of the extended term of completion of the punchase, (i Lessee fails to pay Rent for 3 period of 30 days after tuch Rent becomes dus
fwithout any mecessity of Lessor to give notice thereof), or (i) if Losste commits o Breach of this Lease.

0. Security Measures. Lessoe hateby acknowledges that the Reat payalie to Lessor hereunder does not include the cost of guard service or other security
masures, and that Lessor shall have no obligation whatsosver to provide same. Letsoe assamis 3l responsibility for the protection of the Premes, Lesies, it
agents and invitess and their property from the acts of third parties.

41 Resenations. LEsior restrves thi right (i) 1o grant, without the consent of jainder of Lesies, such catements, rights and dedications that Lessor deems
Aeeeiiany, (§) 1o canse the recordation of parcel maps and restrictions, and (] 1o create and/or install new wtility raceways, 30 long as suth casernents, rights,

map, and wtility s o gt by interfere with the wse of the Premises by Lessee. Lessee aprees 1o sign any documents.
resonably regueIted by Liisor to effectuate such rights

4L Performance Under Protest. if a1 any time o dispute thall arise 35 10 a0y dmonnt oF Suim of mondy 10 be pald by one Party 10 the other whder the provisions
bereod, the Party against whaom the obligation o pay the money i asserted shall have the right to make payment “under protest™ and ssch payrment thall not be
regarded a3 3 voluntary payment and there shall survive the right on the part of said Party 1o institute sult for recovery of such mum. 1 it ehall be sdjudged that thers
wias o legal obligation on the par of £ PaTy 10 pary such Sum or by part thereol, 23k Party shall be entitied to recover such sum or $o much therecf as it was not
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Begally fequised to poy. A Party whd Soed Nol iitlate il or the recoveny of Sumd pakd "uider protest™ wilhin & months Thall be déermed 1o fawe waked it ight to
protest such payment.

£: 8

fa) o ether Party hereto b a corporation, trust, limited Bability companmy, partnership, or similar entity, each individusl soecuting this Leass on behalf of
sanch entity represents and warmants that he of the it duly suthorised to sercute and defiver this Lease on ita behalf. Each Party shall, within 30 days after request,
deliver to the other Pacty satisfactony evidence of such authority,

o] Hthis Lease & exetuted by mone Than one person of entity &s “Lessee”™, cach such person of entity shall be jointhy and severally kable hereunder, 1is
agreed that anyone of the named Lessees shall be any to this Lease, or other docurment ancillary theneto and bind all of ithe
named Lesiees, and Lessor mary rely on the same a5 if ol of the naemed Lessess had eoscuted such document.

fg)  This Lease may be executed by the Farties in counterparts, each of which thall be deermed an origmal and all of which together shall constitule 0ne
and the same instrument.

a2, Conflict. Amy conflict betwesn the printed provicions. of this Lease and the: typewritten or handwrithen prosisons shall be controlied by the bypewritten or
handwrinten provigons.

45. Difer. Preparation of this Lease by sither parmy or their agent and submitacn of e ta the other Pamy hall not be deemed an offer to lease 10 the other
Party. This Lease is not intended tobe binding until executed and defneered by all Parties hereto.

45 Amendments. This Lease may be modified only in writing, signed by the Paries in mterest at the ime of the modification. As long as they do not materially
change Lemsee's obligations hereunder, Lesiee agrens 10 make such seazonable non-monetary modifications 10 this Leate a5 may be reatonably nequired by a Lorder
i connection with the obtaining of normal finandng or refinancing of the Premides,

47, Wakver of Jury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR PROCEEDING INVOLVING THE PROPERTY
OR ARISING QUT OF THIS AGREEMENT.

48 Ar of Dis: An reguiring the Arbisration of o8l daputes betwesn the Parties and/for Brokers srising out of this Lease | :x- g ot

attached to thislease.
49, Accessibility; Amerh with Act.
(3  The Premises:

V‘-mmm an inspection by a Certified Access Specialing [CASp). Kote: A Certified Acoess Specialint [CASp) can inspect the subject premises and
determine whethe? the b0t premises Comply with 31l of the appikable ConmAUCHon-related scoesnbbty Mandards undet Bate kew, Although state Liw docs not
requine 3 CASp inspection of the subject prerises, the commercial property owner or lessor may not prohibé the lessee or tenant from obkaining & CASp mapedtion of
th subject promises for the sccupancy or patential occupancy of the etsee or tenant, if requested by the lesses of tenant. The parties shall mutually agree on the
arrangerments for the time and manser of the CASD nipaction, the payment of the fee for the CASD mapection, and the CoTt of maling Aty Fepairs NECETLan 10
correct of censtny standards within the premises.

have: undisrpone a0 incpeotion by 3 Certified Acess Specalist ([CASD) and it was d that the: met all consruchon-felated
scoessibility standands pursuant to California Crvil Code §55.51 o seq. Lessee schnowiedipes that it received a copy of the inspection report at least 45 hours. prioe to
EnECUNAE thal LA 3nd JEPEET B0 ket uch Feon confidentisl

| bt undergone 20 inspection by a Certified Access Specialist [CASD) and it was determined that the Premises did not meet all applicable construction-related
sccedability SAnIfds pursudnt to Callonmia Chil Code §55.51 ot 760, Letsee Chnowhidipts that it received 3 copy of th INSPEcTIoNn report B st 48 hourt peior to
eneguting this Lease and agrees 1o keep such report confidential except a5 necessany to complete repairs and correcions of violationns of constraction related
seccssibility standands.

I thes avent that The Premises have been aoed 2 inspection report by a CASp the Letsor thall provide o cogry of the disability aooesd inspection certificate to Leties
within 7 coys of the cxoution of this Lease.

) Since compliance with the Americang with Disabllities Act (ADA) and other state and local ¥ satutes are depe upon Lessee's speofic
s of th Primilses, Lessor Makes /G Waltenity Of FEpreseRtation a5 1o wiethar of ot thi: Promises comply with ADA of sy similar kegistetion, In the event that
Lessee's wie of the Premises reguires 3 or additions to the in arder o be in with ADH or other acoessibility statubes, Ledset agrees 1o
malke any such necessary modifications and/or sdditions 3t Lexsee’s expense.

LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND FACH TERM AND PROVISION CONTAINED HEREIN, AND BY THE EXECUTION OF THIS
LEASE SHOW THIH INFORMID: AND VOLUNTARY CONSTNT THERTTO. THE PARTIES HIRERY AGRTT THAT, &T THE TIBMT THIS LEASE I3 EXECUTED, THE TERMS OF
THIS LEASE ARE COMMERCIALLY REASONALL AND DFFECTUATE THE INTONT AND PURPOSE OF LISSOR AND LESSIE WITH RESPLCT TO THE PREMISES.

ATTINTION: NORTPRISINTATION OR RICOMMINDATION I3 MADE BV AIR CRT OR BY ANY BROKTR AS TO THI LIGAL SUFFICITRGY, LIGAL FFFICT, OR TAX
COMSECQUENCES DF THIS LEASE OR THE TRANSACTION TO WHICH IT RELATES, THE PARTIES ARE URGED TO:

1. SEEKADWVICE OF COUNSELAS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE.

1. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID INVESTIGATION SHOULD INCLUDE BUT NOT BT
LEMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE TONING OF THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF
AND OPIRATING SYSTOMS, COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT AND THE SUTTABMUITY OF THI PRIMISES FOR LESSEES INTENDED USE.

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

The parties hereto have exetuted this Leass o€ the place and on the dates specificd abowe thels respective dignatures.
Executed at: Empouted at:
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ADDENDUM
TO THAT CERTAIN STANDARD
INDUSTRIAL/COMMERCIAL MULTI-TENANT LEASE-NET
DATED April 4, 2019, BY AND BETWEEN
ACCUTEK ("LESSOR")
AND
FLUX POWER, INC. ("LESSEE")

This Addendum amends the provisions of the above-referenced lease including any
attached exhibits or addenda thereto (collectively, the “Lease”). it being the intent and agreement
that the provisions of the Lease are hereby affirmed by the parties, bul. 1o the extent that the
provisions of this Addendum conflict with or differ from the terms of the Lease, the provisions
of this Addendum shall control. Capitalized terms not defined herein shall have the definitions
that are given to such terms in the Lease.

50.  Base Rent Schedule. During the Original Term, the monthly Base Rent shall be as

follows:
Months: Monthlv Base Rent: Annual Rent:
Months | through 12 $42.423.81 $509,085.72
Months 13 through 24 $43,696.52 $524,358.29
Months 25 through 36 $45,007.42 £540,089.04
Months 37 through 48 $46,357.64 $556,291.71
Months 49 through 60 $47,748.37 £572,980.46
Months 61 through 72 £49,180.82 £590,169.88
Months 73 through 84 £50,656.25 $607,874.97
Months 85 through 88 £52,175.94 $626,111.22

51. Abatement of Rent.

(a) For so long as Lessee is not in Breach under the terms of this Lease, the Base Rem
payable by Lessce as scheduled in Paragraph 51 above shall be fully abated for
months two (2), three (3), fourteen (14) and fifteen (15) of the Original Term.
Lessee shall continue to pay Lessee’s Share of Common Arca Operating Expenscs
during such abatement period.

52. Early Possession. Lessor shall provide Lessee with no less than two (2) months of rent-
free and Common Area Operating Expense free Early Possession of Premiscs prior to
Commencement Date, which shall not be considered part of the Abatement of Rent, to construct
the mutually agreed upon Lessor Improvements, set up its FF&E and provision its phone and
data services and operate in Premises. In no event shall Lessor deliver Premises and Lessee’s
Early Possession commence later than June 1, 2019,

) :
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53.  Operating Expenses. Lessee shall pay its proportionate share of the actual Operating
Expenses associated with the Premises and the Project. Operating Expenses include real estate
laxes, common area maintenance expenses and insurance costs. As part of the Operating
Expenses, there shall be a fixed charge, which shall not exceed three percent (3%) of the Base
Rent, as a Lessor-charged property management fee, and such property management fee is
designed to reimburse Lessor for all of its management related expenses. In order to prevent a
double payment by Lessee stemming from Lessee paying for the direet property management
expenses and the aforementioned property management fee, the above-referenced property
management fee shall be the sole and comprehensive payment by Lessee to Lessor for all wages,
salaries, benefits, office rent and any other direct costs associated with Lessor’s ownership and
management of the Building. Lessee shall have an annual cap on Lessee’s share of Controllable
Operating Expenses, which are defined as all cumulative expenses other than taxes, insurance,
and common arca utilitics costs, of no more than four percent (4%) per year over the prior
calendar vear expenses actually paid by Lessee.

Lessee shall have industry standard audit rights of Lessor’s Operating Expense aceounting.
Janitorial service and separately metered clectricity to the Premises shall be paid additionally and
directly by Lessee 1o such service providers. The estimated 2019 per square foot costs for
Operating Expenses ($0.20 per square foot) and that the HVAC maintenance is included in such
Operating Expenses. Whenever reasonable and the market permitting, Lessor is obligated to
pursue all “Prop. 8" reductions or other temporary decreases of the Building’s real property
taxes. Lessor has provided Lessee with report with details of the $0.20/5qft Operating Expenses.

Lessor shall maintain and replace all structural walls, foundations, concrete subflooring,
structural elements of the roof and underground utilities (*Structural Elements™) of the Building
and site structures at Lessor’s sole cost, which cost shall not be included in the Operating
Expenses. Any capital incurred by Lessor before the Commencement Date or during the Lease
Term for capital related to improving the Building’s architecture, parking lot, common areas or
structure may not be passed through to Lessee. Lessor shall also not be allowed to bill for
“reserves™ for futurc capital replacements as an Operating Expenses. Notwithstanding, the only
capital replacement cost that may be passed through to Lessee during the Term are i) those
required by law after the Lease Commencement Date; and ii) items that reduce the utility
expenses of the building, and only to the extent that such reduction is realized.

54.  Operating Hours. Lessee shall have complete control of the hours of operation of the
HVAC systems.

55. Improvement Allowance. Lessor shall provide Lessee an Improvement Allowance of
$50,000.00 for the cost of Lessee's improvement construction, which shall be primarily new
flooring, wall covering removal and new paint, new ceiling tiles and light fixtures in the office
area, and all related fees and expenses. Lessee shall not be obligated to remove or restore the
Lessor Improvements in the Premises upon expiration or early termination of the Lease.

56.  Office & Warehouse FF&E. Lessee shall purchase the existing furniture, workstations,
chairs, breakroom furniture, and data cabling/server racks in the office area and electrical
distribution, compressed air piping, air compressor, lighting and racking in the warehouse area




(“FF&E™) for $55,500.00 to be documented through a separate agreement. Proposed Bill of Sale
attached.

57.  Building Condition. Lessor, at Lessor's sole cost, shall provide that the roof, existing
HVAC systems, electrical, lighting, fire sprinkier and plumbing systems serving and within the
Premises are in good working condition, have recently been operated and have been regularly
serviced. As part of its response to this RFP, Lessor shall provide a report documenting the age,
condition and life expectancy of all of the existing HVAC units serving Premises. If it is
discovered during the Lessee’s Improvement process or within the first six months of Lessee's
occupancy that any of the above-mentioned systems do not have a remaining useful life of at
least as long as the Lease Term, then such system shall be replaced by Lessor at Lessor's sole
cost. Lessor, at Lessor’s sole cost, shall deliver the existing concrete sub-flooring with moisture
vapor and alkalinity emission rates at or below requirements of floor covering manufacturer
warrantics. Lessor, at Lessor’s sole cost, shall also deliver the Building and Premises (including
the parking areas) in a condition that meets all current codes and conditions including Title 24,
seismic, fire and life safety. structural support of existing MEP items and ceilings, exit lighting
within the building and cgress lighting at all exit doors leaving the building, and Americans With
Disabilities Act requirements (including path or travel 1o and from the building and parking
arcas). Any such compliance work required for the above, whether discovered prior to
acceptance of the Premises or during the Lessee’s Improvement process, may be performed by
Lessor concurrently with the Lessee Improvement work and such costs shall be at Lessor’s sole
expense and shall not be deducted in any way out of the Lessee’s Improvement Allowance.

58.  Termination Right. l.essee shall have a one (1) time right to terminate this Lease any
time after the 36th month of the initial Term, provided that Lessee delivers to Lessor (i) written
notice of ils election 1o exercise its Termination Right at least six (6) months prior to the
Termination Date and (i) upon the Termination Date, a termination payment equal to 33% of the
total Base Rent and estimated Common Area Operating Expenses obligated to be paid for the
remainder of the initial Term.

59.  Signage. At no fee or profit for Lessor, Lessee shall be allowed to install Building top
signage on the exterior of the Building, signage adjacent o Lessee’s main suite entrance and
monument signage at Lessee’s sole expense. Lessor shall not allow any other tenant to install
building top or building eycbrow signage. The costs associated with the purchase, installation,
maintenance and eventual removal of such signage shall be borne by Lessee. All signage shall
conform to all zoning and CC&R’s, and Lessor shall have reasonable review and approval rights
of Lessee's signage.

60.  Roof Rights. At no cost 1o Lessee, Lessee shall have use of the roof for installation of its
own communications devices. Lessee, at Lessee’s sole cost, shall repair any damage caused by
any roof penetration at the installation or removal of such devices. Lessee shall obtain Lessor's
reasonable approval in advance of such installation of any communications devices,

6l.  Security Deposit. Lessee shall tender a Security Deposit equal to $127,271.43 upon
Lease execution and shall provide an additional $42,423.81 prior to December 31, 2019 so that
the total Security Deposit being held by Lessor will be $169,695.24. So long as Lessce provides

1Y 3
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financial statements confirming that its net worth is al least as much as its net worth as of the
Commencement Date and Lessee is not in Default, Lessor shall apply $42,423.81 to Rent due for
Month 13, $42,423.81 to Rent due for Month 25 and $42,423.81 to Rent due for Month 37 of the
initial Term — so that the remaining Security Deposit as of Month 37 will be $42,423.81. Lessee
shall also pre-pay the first month's Base Rent ($42,423.81) upon Lease execution.

62.  Subleasing. Lessee shall have the right to sublease or assign any portion of the Premises to
any related entity, subsidiary or successor (“Affiliate”) without Lessor’s consent, but by providing
notice 10 Lessor. Such sublease or assignment to an Afliliate shall not relicve Lessee from
liability under the Lease. An assignment or subletting to any enlity other than an Affiliatc shall
require Lessor’s consent, which shall not be unreasonably withheld, conditioned or delayed.

Under no event shall the raising of additional capital, or an IPO event, trigger an assignment
under the lease so long as Lessee is substantially the same legal entity.

Lessor shall not have a recapture right in the event of subleasing or assignment. Any profits from
a third party sublease or assignment shall be split equally between Lessor and Lessee afler
Lessee’s costs of subleasing have been first deducted (including commissions, legal fees, tenant
improvements and any other concessions reasonably required to induce a subtenant).

63.  Prior Access. Al Lessee’s own risk, Lessor shall coordinate with Lessee prior access to
the Premises during construction for installation of equipment and trade fixtures, provided
Lessee’s access shall not interfere with the timely completion of the Lessce Improvements.
Lessee shall not be allowed to conduct business in the Building before Lease Commencement.

64.  Hazardous Materials. Lessor shall indemnily Lessee from any Hazardous Materials
(including asbestos containing materials and lead based paint) on or below the Premises, Building
and Project including microorganisms, mold, lead, etc. within existing MEP and fire sprinkler
systems. Lessor shall be solely responsible for the costs associated with the repair, abatement,
removal, or cleanup of Hazardous Materials that are not deposited by Lessee or Lessee’s employees.
Lessce shall indemnify Lessor from any claims arising from Lessee’s use of any Hazardous
Materials and shall use such materials in compliance with all govemmental codes and restrictions.

65.  Nondisturbance. As soon as commercially reasonable following request by Lessee,
Lessor shall obtain for the benefit of Lessee a non-disturbance agreement in a commercially
reasonable form, beginning with the project lender and from any party thercafier having a
superior position to the Lease during the Lease Term and any Renewal Option periods.

66. Payment to Brokers. Lessor shall pay a leasing Commission to Hughes Marino for the
initial Term and any expansion terms of lessee through exercise of its Expansion Right, ROFR of
four percent (4%) of the aggregate NNN Rent for months 1-60 of paid rent and two percent (2%)
for any additional fixed term thereafter. Such Commission shall be paid by the Lessor fifty
percent (50%) upon mutual Lease exccution and fifty percent (50%) upon Commencement of the

Ly 4 @ %f
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In addition, Lessor shall pay a leasing commission 1o Cushman & Wakefield for the initial Term
and any expansion terms of the lessee through exercise of its Expansion Right, ROFR of two and
one half percent (2.5%) of aggregate NNN Rent for months | — 60 of paid rent and one and one
half percent (1.5%) for any additional fixed term thereafier. Such commission shall be paid by
the Lessor fifty percent (50%) upon mutual Lease execution and fifty percemt (50%) upon
Commencement of the Lease.

67.  Expansion Right. During the first year ol the Term, subject to the Right of First Refusal
in Section 68, Tenant shall have the right to lease Suite B at the then-current terms and
conditions of the existing Lease (i.c., the same rental rate schedule and lease expiration) by
providing written notice to the Landlord and entering into an amendment to the Lease
memorializing the expansion,

IN WITNESS THEREOF, Lessor and Lessee have exccuted this Addendum concurrently
with the Lease of even date herewith.

LESSOR: LESSEE:
Accutek, Flux Power, Inc.
@w e A7
Nam-: Darren D. ‘-:Z'JE olek Name: v _DJﬁ
Its: e O
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ADDENDUM #2 TO AIR COMMERCIAL REAL ESTATE ASSOCIATION
STANDARD INDUSTRIAL MULTI-TENANT LEASE - NET

Paragraph 70
This Addendum is to that Lease dated 2019, by and between Accutek, as Lessor (“*DDCT), and Flux
Power, Inc., a California corporation, as 17}, for the premises commonly known as 2685 5. Melrose

Drive, Vista, California, 92081 [the “Building™).

Capitalized but undefined terms used In this Addendum 2 shall have the same definition and meaning as in the
Lease. in the event of any conflict or inconsistency between the terms and provisions of this Addendum, and the
terms and provisions of the Lease Agreement, the terms and provisions of this Addendum shall contrel.

1 During the term of the Lease, FPI shall pay DDCT $5,000.00 per month as compensation for DOCT
running the solar power system on the Building and providing FPI with credits on the FPI's monthly
electric bills generated by the solar power system.

2. Once the cumulative amount of the $5,000.00 monthly payments from FPI to DDCT reaches
5$350,000.00, the monthly payment due from FPI to DDCT as compensation for the solar power
system shall be reduced to 52,500.00 per month for the remainder of FPI's occupancy of the Building.

3, DDCT shall be responsible for ongoing maintenance and operation of the solar power system, and the
costs of such maintenance and operation shall not be accounted for as part of the Operating
Expenses.

4. While FP1 is leasing only Suite A of the Building, DOCT shall receive the SDGAE bills for the Building,

and FPM shall also pay to DDCT on a monthly basis as follows:

a.  80% of the monthly SDGAE bill for the Building during the period that DDCT occupies Suite B and
hias at least one employee working in Suite B.

b. 90% of the monthly SDGEE bill for the Building during the period that DDCT occupies but does
not have any employees working in Suite B.

5. In the event another tenant unrelated to DDCT leases Suite B, DDCT at DDCT's sole expense, shall
separate the electric meters for Suite A and Suite B and shall re-direct the power production of the
salar power system 1o be 100% credited towards the SDG&E bill for Suite A. FPI shall transfer the
SDG&E account and monthly bills for Suite A into its name and DDCT shall no longer have any
responsibility for the power use, electricity credit or SOGRE payments related to Suite A

[ In the event that FP1 expands inlo Suite B and leases the entire Building, DDCT shall not be required
to separate the meters and instead FPI shall transfer the SDG&E account and menthly bills for the
entire Building into its name and pay 1007% of the SDGRE bill for the Building and shall receive 100%
of the credit generated by the solar power system.

7. Upon sale of the Building, FPI's shall select from one of the following two alternatives: (1) FPI's
required monthly payment per Section 1 of this Addendum #2 shall be reduced by 50.015 per month
for every $1.00 in cumulative payments that FPL has paid to DDCT by the date of the sale (for
instance, if FPI has paid a total of 550,000 then the monthly payment that FPI is required to pay to
the new owner shall be reduced to 54,250 and if FP1 has paid a total of 5175,000 then the monthly
payment shall be reduced to $2,500) or (2) FPI shall have the right to pay to DDCT a one-time
payment of the difference between $350,000 and the cumulative amount that FPLhas paid to DOCT
and upon such payment there shall be no further monthly payments due from FP1 to any party as
compensation for the solar power system and FP1 shall be only obligated to pay its pro-rata share of
the monthly SOG&E bill for the Building (which shall include the credits generated by the solar power
system). In the event that FHPI occupies the entire Building, it shall be responsible to pay 100% of
the monthly SDG&E bill for the Building. The new owner shall be responsible for ongoing
maintenance and operation of the solar power system, and the costs of such maintenance and
operation shall be accounted for as part of the Operating Expenses.




ILESSEE:

Flux Power, Inc. !?

By: = ﬂ.i_:‘ [TH)

s cE O

Date: if= 50 T OL ?




AIRCRZ

RIGHT OF FIRST REFUSAL TO LEASE ADDITIONAL SPACE
STANDARD LEASE ADDENDUM

Property Address: ZGBS S, Meelpose Drive, Wistag, CA
[steeet address, city, stave, vip)

f8) Subject to the provisions of Fargraph 39 Lesses shall have 3 one-ene nght to kaate (the “Rght 1o Leass™) the space described in subparsgraph (o) f such space
becomes avallable during the term of this Lease.

(b} This Right te Lease shall only apply to the following spacein theProfect: _ Suilt o B (approximately 15, 444 SF)  (the "Addidional
Space”).

{€)  Priorto offering the Additional Space 1o amyone else Lessor shall give Lessee written notice of the availability of the Additional Space and the date the existing
1enant of acrupant, i amy, is expected to vacate such space. For 3 period of throe buiness days folliowing delineny of such notice, time being of the essence, Lessee
chall hawe the right 10 fequest Trom Lessor & witllen Salement setting forth the Basic exonomic Lermd, incuding, but not imited 10, Lesor's determination of the
monthly Base Hent, an inmprovement dowance, i any, and all other cronomic torms and vely, the “E i Termns”), upon which Lessor is willing
1w leate the Additional Space. Lessee must make such request inwriting. I Lessor had not received suth 2 request rom Lessee within such teee penod Lesses shall
b conchasively pregurmed 10 hove slectod nol 10 leade the Additional Space and Lessit's Raght 1o Lease the Additional Space will therealter be rull and void and of no
Turther foroe or effect.

) 1nestablishing the Economi Terms the Lessor will make & good faith determination of e fair market rental rate for Lhe Additional Space. The term “lair markt
rentalrate”™ agused in this subparagraph shall mean the rental rate that 3 willing, comparable, renewal tenant [exchoding sublease and v waild
iy, 30 3 willing owner of & comparabie quality Dullding Mcated In the same vicinily would a0oept, lof comparable $pace taking wnto Bccount (7] 1he ape, guality and
wdnmwnmmmqwmmummmﬂwmmmummmamdm
space mailabiity, kength of lease term, Lessoe sioe, Lewses improvement W ENpONEC and O, A @y OUNET COONOMIC Matters then being
wnmumummmmmmmmmmmmmhmwwhmuamwm
then ihe Base Rent payable with respect to the original Premises.

e} For aperiodof three business days alter receipt of the Economic Terms from Lessor, time being of the stsence, Ltssee shall have the nght to gees witien nobice
toLessor of Lessee’s exercise of its Right to Lease the Additional Space upon the Economic Terms and the same non-Economic Terms as set forth in this Lease with

TEIDECE 1O the Premises. If Lestee Bimely Exertines 1 RIght 1o Lease 35 peovided heren, the partied wil promptly th FRCUTE 3 0 this Lease 1o
include the Additional Space in the Premites and to decument the kease terms thersol. I Lessor has not received such notice from Lessee within such time period

Leaser shall be conclusively presumed 10 have slected not 10 bease the Addional Space and Lestes's Raght 1o Leste the Additional Space will tharesfter be null and
woid and of nd further force or effect.

AIR CRE. 500 North Brand Bbed, Suite 900, Glondale, CA 51203, Tl 213-687-8777, [mail contractuairore.com
NOTICE: No part of these works may be reproduced in any 1orm without germission in writing.
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AIRCRZ

OPTION(S) TO EXTEND

Lassoa: Flux Powez, ]nc
Property Address: 2885 S, Molpowe Drive, Vista, Ch SZ0H]
(street address, city, state, sip)

Paragraph: b

A OPTION(S] TO EXTEND:
Lezsor hereby Erantsto Lissec the option 1o extend the term of this Lease for _ T o, (7] Lueply={oyr [(Z4)  month perodis)
commencing when the prior term expines upon ech and all of the folowsng tenms. and conditions:

i Inorder toemercise an option to exend, Lesser mus! give writhen notice of sach election 1o Lessor and Lessor must recebe the same st a1
A60  butnot o than manths prior 1o the date that the option penod would commence, time being of the susence. Il proper notification of the
wercies of an option is not gven and/or received, wuch option shall sutomatically expire. Dptions (if there are more than one ) may only be cxertised CoMtatutively.

(W) The provisions of paragraph: 39, including those relating o Lessee’s Delault s61 forth i pargraph 19,2 of this Lease, are conditions of this Option.

() Extapt for the provisions of this Loase Eranting an Opon Of OPTONS 10 extend the term, all of the terms and conditions of this Lease eatept whane:
soecifically modified by this cption shall apply,

{iv]  This Option i personal 1o the ofigingl Lissee, and cannot be asugned of exoroised by anyons other than said orgingl Lessee and only whilke the orginal
Lessee is b full ol the and without the of thercafter assigning oF

{w)  The redathly rent for sach month of the option period shall be caltutated a5 follows, using the method(s) indicated below:
(Eheck Methodis) 1o be Used and Fill In Appropaatedy)

-
— Coit gl Adpal sl jons)
PR, S0 T T — & B actamsidd by shen b i Shad il b cpciBhend). gl
il U8 f Lt Tl T S Dol s o e el B skt s LT TR TN AL Ty Sy AL Lkl " LS UL R Lk
c 3 b1 S el Srmmo sind . soed i i L by
& . s Bt s . musaia s o i detaitna 00 a8 b banaal e 8 PN SO i O S cp sl
e i il d i Lt wlasd i s aedliasl by e ! Sotaladadeidisl boll A ! destinlas il i 3 TN e
gt agided b i - L TRTEFN | O gy NLRIERR. IS EORE I T A e e
[ |
L PRI B T T il e Libied TR PR T Mocabtoe |l IE o Dt "G bl zh
aliaialach il Db (i ihaal R st s, bl 2 L : Lol st Luais Lie i .
- " S48 a
i g I L P o DT S | ablaaia & L
sha £ i i n i isudd basid . ol L allsassdios
Lhen il i 1 il Lhen i i L 4 & T l 4 !
g Ll b dhoa - Y S alagis Aplubsgs Jadlk

| m maarket mentsl value Adjustment{s) (Miv)
3 On (Filin MRV Date{s)i the Base Rent shall be adjusted 10 the "Market Rental Vahse™ of the property as bollows:

1) Four manths prior 1o each Marke: Rental Value Adjstment Date described sbave, the Partes shall attempt 1o agree upon what the new MRV will be
on the adjustment date. I agresment Cannot De reddhed, within thiny dayt, then:

18) Lessor and Lessee shod | chy Sppoint sty gret of beoker to extablish the new MEV within the next 30 days. Amy
associted costs will be spiit egually between the Parties, o
&) Both Lessor and Ledses shall sach i ke a e of the MRV and submit mach determination, in writing, o

arbitration in accordance with the fallowing pronisions:

(0] mummmmmmmmnwmm!émmwl ! eoker ["Congultant™ -
ik s of thakr chescs B 301 33 30 Sristrator (Note: the parses may nol select sither of the Brokers that was involved in negotisting the Leasel. The two

—y pa——
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T hall LAMACT 3 Third iutudily SOEAEEMNE COntultant 10 307 36 B thifd Jbarstor,

[y ! 1o (i s i - .
LET bt Bial ek Bt 0o v Sarplay, T

i bt e AR L
LRI b it os

[ f either of the Parties fils to appoint an arbitrator within the specified 15 dayy, the arbitrator timely appointed by ong of them shall reach

2 deckion on hit of het own, and said decition thall be binding on the Parties.
fiv)  The eatie cost of such scbitration thalllbe paid by the pacty whose submitted MRV is not selected, b, the one that is NOT the closest to

the actual MRV,
2} When determining MBIV, the Letsor, Lesses and Consultanss thall consider the terms of comparable market transactions which thall incluce, but nat

Hmited Lo, rent, rental adjustments, abated rent, lease term and financial condifion of terants.
Notwithstanding the foregoing. Uhe now Base Rent shall not be bess than the rest pavable for the month

£l pr ing the rent adi
b Uponthe extablishment of each New Market Rental Value:
the i MRV will betome the new “Bace Rent™ for the purposs of arry funther and
thie fest month of ¢ach Maret Reatal Value teem shall Become the new “Base Month™ fior the purpase of calculating any further Adjustments,

3
bl

On (Tl in FRA Adgustment Cate{s)): The Mew Bate Rent thall be:

Vi, Initial Term Adjustments
T formials used to caltulate sdiustments 1o the Base Rate during the orginal Term of the Lease shall contings 1o be used during the extended term.

B NOTIE:
Unless specified othenwise hensin, notice of ey rental sdjustments, other than Med Rental A s, shiall b made: 2 spe in paragraph 13.of the Lease.
€. BROKER'S FEE:

i st in with paragraph 15 of the Lease or if applicable, paragraph 9 of the

Thr Brofoers shall be paid a Broberage Fee for each adustment

Sublease,
AR CRE. 00 Morth Brand Bivd, Sulte 900, Glendabe, CA 31203, Tel 213-687-8777, Email contracts@alnere.com
NOTICE: No part of these works may be reproduced b any form without permission in writing.
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BILL OF SALE

THIS BILL OF SALE (this “Bill of Sale™) is made as of April i + 2019, from Accutek (“Seller™) to Flux
Power, Inc. ("Buver™).

RECITAL

WHEREAS, Scl Buyer arc partics to that Standard Industrial/Commercial Multi-Tenant Lease- Net
dated April % =, 2019 (the “Lease™) pursuant to which the Buyer has agreed to lease the Premises (as
defined in the Lease™).

WHEREAS, pursuant to Paragraph 56 of the Lease, the Seller desires to sell, assign, transfer and convey to
Buyer, and Buyer desires 1o accept and obtain all of Seller’s right, title and interest in and to the furniture
and equipment described in Exhibit A (the “FF&E™), subject to the terms and conditions set forth herein.

AGREEMENT

NOW, THEREFORE, for and in consideration of the sum of Fifty-Five Thousand Five Hundred and
00/100 Dollars ($55,500.00) 1o be paid by Buyer 1o Scller in twelve monthly instaliments of Four Thousand
Six Hundred Twenty-Five and 00/100 Dollars (54,625.00) per month and other good and valuable
consideration, the receipt and sufficiency of which are hereby acknowledged, and the mutual covenants set
forth herein, Seller docs hereby SELL, ASSIGN, CONVEY, TRANSFER, SET OVER, and DELIVER
unto Buyer, without representation, warranty whatsoever all of Seller's right, title and interest in and to such
FF&E. If Buyer does not deliver the 12 monthly payments resulting in a full $55.500.00 payment for
FF&E 1o Scller, then Seller’s shall have the right to repossess the FF&E. Repossession of the FF&E shall
be the Scller’s sole recourse against the Buyer and Seller agrees to accept the FR&E in its “as is”, “where
is” condition, with all faults. Upon such repossession Buyer shall have no further rights 1o use or possession
ol the FF&E.

Buyer acknowledges that Seller makes no representation or warranty with respect 1o such FF&E and that
Scller's interest in such FF&E is being transferred in its "as is” “where is™ condition, with all faulis. Seller
confirms that Buyer is relying solely upon its own investigation of such FF&E.

TO HAVE AND TO HOLD the foregoing described FF&E unto Buyer, its successors and assigns, forever.

This Bill of Sale is made by Seller and accepted by Buyer subject to the provisions sct forth in the certain
Lease between Scller and Buyer dated as of April ___, 2019 (the "Lease Agreement™),

THIS BILL OF SALE IS ACCEPTED BY BUYER WITHOUT REPRESENTATION OR WARRANTY
OF ANY KIND, EXPRESS, IMPLIED OR STATUTORY, AND WITHOUT RECOURSE AGAINST
ASSIGNOR.

This Bill of Sale may be executed in multiple counterparts, and all such exceuted counterparts shall
constitute the same agreement. [t shall be necessary 1o account for only one such counterpart in proving
this Bill of Sale.

EXECUTED to be effective as of date set forth above.

Acculek Flux Power Holdings, Inc.

L7 — o[PS

Name: T R Lz 0T rame___ LT O A

lu.-_c(a7[¢’a—_ Is: e 0
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M_ﬁé?_?[_’_ Date: 4. Z E2 f"?__

List of Exhibits:
Exhibit A ~ Fumniture and Equipment Schedule

EXHIBIT A
Furniture and Equipment (“FF&E™)

List of existing furniture, workstations, chairs, breakroom furniture, and data cabling/server racks in the
office arca and electrical distribution, compressed air piping. air compressor with air tank, lighting and
racking in the warchouse arca to be provided.

Office Equipment for Flux Power
SUITE A - EQUIPMENT
= Compressor and air tank
*  Lighting and warchouse racking
*  Electrical drops and compressed air piping above the shop floor and below the large mezzanine
area
= Suspended heater units

AVA WOOD OFFICE FURNITURE

+  Bowed front U-shaped Desks — gty |
Squared front U-Shaped Desk - gy 6
Bowed front L-shaped desk — gty |
Squared front L-shaped desk — gty |
Hutch - 3
Bookshelves - &
Diesk Height 2 Drawer Filing Cabinets - &
Credenza Cabinets- 3
Guest Chairs — 23
Round Tables -2

LI

- & & & @

STEEL CASE FURNITURE / CUBICLES
*  Desk Height, long two drawer filing cabinets — qty 2
*  Transaction Counter Cubicles with fabric tack boards — gty 4
*  Aluminum color five drawer file cabinets — gly §
*  Sundard Cubicles most 6x 8 with files, drawers, fabric tack boards- gty 21

BREAKROOM FURNITURE BLACK LUNCH ROOM CHAIRS
= Black break room stacking chairs - qty 75
*  Square breakroom lunch tables — Qty 14
*  Lockers—qty 15
s Tv/Dvd player

Wi will be adding more items that we may include or offer as we move out.

4U26-5060-43 1001




AIRCRZ

DISCLOSURE REGARDING

REAL ESTATE AGENCY RELATIONSHIP
{As requined by the Chvil Code)

When you Crter nto 3 Aicudiin with a real estale ageni regarding a real EXTabe TEANEICTION, you should Froem the dutiet understand what type of agency relationshap
of Fepresentation you wish 10 have with the agent in the tramaction.

SELLER'S AGENT [“Sefler” included both a vendor and a kessor]
A Sefler's agent under a listing agrecment with the Seller acts 23 the agent for the Seller oaly. A Scller’s agent or 3 subagent of that agent has the following affemative
obligations:

Tothe Seller: A fiduciary duty of utmost cane, integrity, honesty and lovally in dealings with the Selier.
To the Buyer and the Selier;

[a)  Diligent enercise of reasonabie doill and care in perforrance of the apent’s duties.

b  Aduby of honest and kair dealing and good fanh.

fe) A duty 1o descose a0 facts knowh 10 the agent materlally slfecting the walue or desiratality of the peopsrty that are ot known te, o within the dligent
AR 30 pLYErTON of, The paries. An agest i not oblgatod 1o neveal to sTher Darty iy o frem the other party that does not
irvehee the affirmative duties set forth above.

BUYTR'S AGENT {“Buyer” includes both » purchaser and 2 lessee)
Asefling agent can, with 3 Buyer's consent, agree 10501 35 agent for the Huyer only. In Lhese stuations, the agent s not the Seller's agent, even & by agreement the
agent may reothe Compeniation for tenvices rendered, either in full or in part from the Sefler. An 3gent acting onty for a Buyer has the following afhrmative

oblgatiant:
Tathe Buyer: A fiduciany duty of utmont care, integrity, honesty and loyalty i dealings with the Buyer:
To the Buyer and the Seller:

I3} Digont cmicise of reasonable skill and care in performance of the agent’s duties.

18 Aduty of honest and fair dealing snd good faith.

14] -ldwtoﬂmonlhmhammmwmmwmumﬂhﬂmmmﬂﬂmmma-ﬂwm
astenition and observation of, the partie
An ageat i not obfgated to reveal to ether party amy confidential information cbtained from the ther party that doms not invoha: the affirmathes dutios et forth
above,

AGENT REPRESENTING DOTH SELLER AND BUYER
Aﬂm“mmmwmmwmmwmmmuwwﬂmwmmmmmmw
only with the nowiedis 30d condent of both the Selier and the Bayer.

13 Gudl AfEncy diuation, the agent has the ioliowing afirmative obbgabons to DO The Seller 3nd the Buyer:

(3] A fidduciary duty of utmast care, integrity, honesty and koyalty in the dealings with either the Saller o the Bayer.

o} Other dumes 1o the Selier and the Buyer 2 stated abowe in thoir respectne sections.
In Fepresenting both Seller and Buyer, the agent mary not, without 1 mission of the cthvn party, desclose Lo the other party that the Sedléer will acoept
3 price less than the listing price of that the Buyer will pay 2 price greater than the price offered.

The sbove duties of the agend in 3 real estate trarsachion 9o not reliewe 3 Seller o Burper from the repantibiity 10 protect his of ber cwn inlereste. You should

carefully read all agresments 10 255ure INa! they ¥ Expeess your ag of the transaction. Areal estate agent i 2 person qualified o advise about
real extate, If bngal of tax advice i delired, consult 3 competent profersional
Theoughout your real property LansaCIon you may fecehn: more th zh form, upon the mumber of apents aisisting n the tandacton. The

b requires aach agent with whom you have more than a casual relationthip 10 present you with this disclosure: form, You should nead i3 contents each time it is
presented o you, considering the relationship betwsen you and the eal #i1e agent in your specific Tranmction, This disclosure form includes the provisions of
Secticns H79.13 to 2079.24, inchutive, of the Chel Code set forth on page 1. Read it carefully. |/WE ACKNOWLEDGE RECEIPT OF A COPY OF THIS [SCLOSURE AND
THE PORTIONS OF THE CIVIL CODE PRINTED ON THE BACK (OR A SEPARATT PAGE].

L mover | ) semir | ] vessor WA tospee Date:
™M m | ki
I Buyer L | Selter \f:lﬁl L Lessee Date.
Apent: _Cushnan & Wakefield seeucs 01BR0AGT

E
By BAE Lic = Dt Hlas‘ 'PI

or

HOTE:

* Whan the lsting brokerage company alsa represents Buyer/Lesses: The Listing Agent shall hive one Agency Dischosure lorm signed by Sefler/Lessor and 3 second
Agency Desclosune form sigred by BuyeriLessee.

* When Seller/Lessor and Buyer/Lewse are Ty il eroketage 1) the Listing Agent shall have ore Agency Disclosune form signed by
Mﬂwﬁlllwm‘;wmﬂhmmwmtm%hhwm“mumw;mmm
form presented to Sefler/Lessor for SEnatisng pehor 1o presentation of the offer, W ithe same: formis used, Sclor,Lossor may Tign heve:

N page 10t @
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THIS FORM HAS BEFN PRIPARED BY At CRE, WO REPRESENTATION 5 MADE AS TO THE LEGAL VALIDITY ORt ADEQUACY OF THIS FORM FOR ANY SPECIFIC
TRANSACTION. PLEASE SECK LEGAL COUNSIL AS TO THE APPROPRIATENESS OF THIS FORM.
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DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIP
CIVIL CODE SECTIONS 2079.13 THROUGH 2079.24 (2079.16 APPEARS ON THE FRONT)

TOTRAT A used in Sections 2079.14 to 2079, 24, intiuthe, Uhe loliowing terms have the lollowing meanings:

{a) “Agent” means a peson acting under provisions of Title 9 (commencing with Section 2295] in a res) property transaction, and indudes 4 persan wha I
Beensed o 3 feal estate beokes under Chapter 3 (eommencing with Section 10130) of Part 1 of Division 4 of the Business and Professions Code, #nd Under whose
mam‘umwnuﬁwmum.m‘mmm‘mammuwuamﬂmwwmm
cnwucs!mmum-nsem-:ﬂ:.sqalMzﬂqumeW%membdﬂ-lwmwﬂnumwmmm
umunw-lnd-lu-ahﬂ#wmumm“hmmnﬂhmmwﬂuwmw“ummmmwnm
capacity of an amsoiate Mensee. The agent in the real tr bears for hisior her associate boensess who periorm as agents of the agent,
Whenan associate licenses ewes 3 duty 10 dny principal, of 10 any buyer of soiler wha s not a prindpel, in & ral propeity transaction, that duty s equivalent 1o the
duty owed to thal party by the broker for whom the axsociate beensoe functions. ) “Buyer™ means o ina real property ir and includes a person
mmmu-ul-ummﬂmlmaﬂummw.wmmmmunwnmmammum
mannes, with the object of entening into a read property tramsaction. “Buyes” includes wendos or lessee. (d) “Commertial real property” means ol real peaprty in the
Rate, exept singhe-family residential real property, dwelling units made subjact to Chapter 2 [commencing with Section 1540) of Title 5, mabilchormes, as definedin
$action 758.3, o recreational vehiches, a5 defined in Section 799,29, (e) “Dual agenit”™ means an agent acting, sither dineCliy or Ihrough an associte loensee, as agent
for both the selicr and the biyer na real property transaction, (i) mwnwunmmmamﬂ“mﬂyWmemh
mwmmm-mummmumhﬂum.mm “Listing dgent” means 2 persan wha has obtained & listing of real property 1o
ct 25 an agent for compensation. (k) "UBHINg pice” i the smount expressed in dollar specified in the lating for which the seller 1§ willing 1o 3eB Eha real progety
Ehrough the listing agent. (i) "Offering price” ba the smcunt sxpressed in dollars specified in 20 offer 1o purchase for which the buyer is willing to buy the real progerty.
m‘mmwm-mmmhnmmwlmmwmmmhmﬂdmmmw
mmnmmmmmmqmewwmuwmummmmummuuuwmmmw

four cwelling unats, sy commertisl real property, any leasshald in these types of propeny one years and when offered for sale or
20k thegugh an agent tothe iy Section 100316 of the Business and Professons Code. (1) *Roal property IRREaCTon™ means 2
Transaction for the mile of real property in which an.agent s empioyed by one or more of the princigali to 5T in that and includes 3 listing or an ofier to

parchase. ) “Sell” "sale,” or "sokd” refers to 3 tranaaction for th tranafer of redl propserty from the sellet to the buyer, and includes schanges of real property
mmwmmmhmmu»-ﬁmnhmmmmﬂmnwmhmmmu
Eeasehold expoeding one yeas's duration, {n) “Seller” means the transferor in & res! property transaction, and inschudes an owner who lis real property with s sgent,
whether of nata trander results, or who receives an offer to purchase real propenty of which e or she is the owner from an agent on behall of another. “Selier”
Includes both avendor and a lessor, (o) “Seling agent™ means a ksting agent whao acts slone, or an agent wha 3015 in Cooperation with a ksting agent, and wha sells or
finds and obtaing 3 buyer for the real property, of an agent wha locates property for 3 buyer of who finds 3 buyer for a property for which no listing cxists snd
presents. an offer to purchase 1o the selier. (p) “Subagent” means a person 10 whom an agent delegates agendy powers a3 provided in Article 5 [commencing with
Secoon 1345) of Chapter 1 of Tithe 9. Howsver, “subagent” does not inchide an 33s0ckite licenias who B 3cting under the supervision of an.agent in a real property
Lrafisation.

207914 Listing agents and salling agents shall provide the selier and baryer in a neal properTy Transaction with a copy of the disclosure lorm fpacihed in Section
207916, and, except a5 provided bn subdivision (<), shall obcain 3 sgned dcknowisdpement of recespt [rom that salber o buyer, calept as provided in This secion or
Section 2079.15, a5 follows: (a) The ksting agent, i amy, shall provide the disclosurs form 1o the seller prior to entering inlo the Bsting agreement. (b] The sefling agent
hall provide the Gisclosure: form to the welier a3 s0on 3 peacticable prior 1o presenting the seficr with an offer 10 purchase, uniess the selling ageot proviousty
provided the: sefier with a copy of the distiosure form pursuant 1o subdivision [a). (¢ Wiene the seiling agent doss nol deal on 3 face-to-face hads with the seiler, the
disclozure form prepared by the sellng agent may be furnished to the seller (and ack of receipt for the selfing agent from the seller) by the
Fting agent, of the scling agent may deliver the disclomrs fonm by certified mal addressed to the seller st his.or her 3at kngwn sddresi, in which cate na signed
scknowledgement of receipt ia roquired. (d) The seling agent thall provide the disclosure form 1o The buryer 333000 25 pracTiCable pricr to execution of the buysr's
affer to pURCRASE, ceCept that f the offer 10 purchase is nof prepared by U selng agent, the selling agent shall present the diciouns fonm 1o the biyer not kter
than the next business day after the selling sgent receies the offer 1o purchase froen the boyer.

W0ras fnany circurmatance i which the selier or Buyer refuses to sign an acknewiedipoment of feceipt pursiant to Sechon 207914, the 3gent, or 3 25500t
lenses acting for an agent, shall set forth, sign, and date 3 written dectaration of the facts of the refusal.

07936 Beproduced on Page 1 of this form.

00947 mumnmmmmmmmmmwaﬁmmMwhmnmumm
exchusively as the buyer's sgent. exclutively 35 the seller's agent, or .2 ual agent representing Bath th buyer and the Seller. This relationship thall be confimed in
mmwmmuﬂmummmmwwnmmwmwmﬂtwmwum

with execution of that controct by the buyer and the selier, 0] As 5000 as the leting agent shall desciots o the solier whether the listing
agent ks acting in the real property transactian exchutively 5 ihe seller’s agent, or asa dusl agent representing BOLN e buyer and seller. This relationshio shall be
confirmed in the contract 1o purchase and sell read yorina witing of ackn: Ery the seller and the listing apent prior to o coincident

with the execution of that contract by the selier,
fe) The confiemation required by ulbdivisions (a) and [b) $hall be in the follawing form.
] ’ Al e e agent of jchwck ool [] e selier exciusivery. o [] bosh the buyer and selier.

e o Ll b 2

ety ¢ s e ageat of (check one). ] the buyer exchusevedy; or [ the seder exchmively. or
M o Selbng Agect et the Laee g i Laheg Ageer) [] oot ttoe Bruper mnnel weter.

{d) The disclosunes and confirmation requined by this section shall be in addition 1o the disclsure required by Section 2079,14,

207318 mmwmammmmmnwmhmmmmmm‘wummummmmm
Trangaction,

Wri9  The aof of the i 1030 agent by the weller or buyer i not necessanily determinative of a particutar

' by
agency relationship between an agent and the selier or buyer. Alisting agent 3nd 3 4elling agent may agree to share 3y COMPEREINon or COMMESSKN paid, of any
right 1o any compensation or for which a0 arines o the result of & real extate trancaction, and e berms of any such agreement shall not
necessarily b determinatve of 2 particular relationship,

2079.20  Nothing in this articke prevents an agent. from solecting, 31 3 condition of the agent’s employment, 3 specific lorm of agency relationthip not
(] Page 3 of 4
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prohibited by this article i the requirements. of Section 2079.14 nd Section 2079.17 are complicd with.
2073.21  Adual agent shall ot dclose 10 the bayer that The seller is willing o sellithe property at  price lets than the ksting price, without the seess wrilten
consent of the selier. A dusl agent shall pot disclose to the seller that the buyer is willing 10 pay a price greater than he offering price, without the sxgeess written
congent of the buyer. This section does not alter in Wy wiy Lhe duty of responsibality of 3 dual agent to any principal with respect 1o confidential indormation other
than price.
207922 Nathing in this articke peecludes 3 lising apent from atuo being 3 selling agent, and the combination of these functions in ane agent does Aot of Reel, make
that agent a dual agent.
207923 mammwmwmmhmwmmwmwmsmmmhmdmm
which s the object of the agency with the weitten cansent of the parties Lo the ageney relaticnship,

() A lender o 40 auction company retained by alender to control spects of 3 transation of real property subject Lo this part, including valdating the
aales price, shall not require, a4 3 condition of receiving the leader's approval of the transaction, the homeowner or lksting agcnt to defend of indernlty the lender or

Auction compary from any kabdity aleged to result from the actions of the lender or J0thon company. Ay claute, pi 3 o agr purporting 1o
impote an obligation o defend of indemnnify 3 lendts of 85 BTN in ol this i Is againgt public polkoy, woud, and 3
2079.24 Nothing in this article shall be construed to elther the duty of & owed buyers and sellers by agents and their sisociate boensees, mubagents,

and emgplayees or to refleve 3gents nd their suociate liensees, subagents, and smployess from llablity for their CONTUCt in conmection with acts governed by this
artiche or for ey breach of b Niduciany duty or a duty of disclosure.
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ADDENDUM #3 TO AIR COMMERCIAL REAL ESTATE ASSOCIATION
STANDARD INDUSTRIAL MULTI-TENANT LEASE - NET
—
This Addendum is to that Lease dated 2 2019, by and between Darren D. Chocholek Trust, a
California trust, 3s Master Lessor; Accutek Packaging Equipment Company, Inc., a California corporation, as Lessor;
and Flux Power, Inc., a California corporation, as Lessee (“FPI¥), for the premises commonly known as 2685 5.
Melrose Drive, Vista, California, 92081 (the “Building”) where Master Lessor currently leases the entire Building to
Lessor.

Capitalized but undefined terms used in this Addendum 3 shall have the same definition and meaning as in the
Lease Agreement. In the event of any conflict or inconsistency between the terms and provisions of this
Addendum, and the terms and provisions of the Lease Agreament, the terms and provisions of this Addendum
shall contral,

1. Master Lessor warrants and represents to Lessee that Lessor is not now, and as of the commencement of
the Term hereof will not be, in default or breach of any of the provisions of Lessor's lease on Premises,
and that Master Lessor has no knowledge of any claim by Lessor that Master Lessor is in default or breach
of any of the provisions of the Lessor’s lease on Premises.

2. Master Lessor hereby acknowledges and consents to Lessor leasing Premises to Lessee under the terms of
the Lease Agreement and acknowledges that Lessor has the full right, power, and authority to enter into
the Lease Agreement and has the full pawer and autharity to perform the obligations as Lessor under the
Lease Agreement.

3. Inthe event of a termination of Lessor's lease on Premises for any reason, Master Lessor shall recognize
Lessee as the lessee of the Premises and shall honor all terms and conditions of the Lease Agreement as if
Master Lessor where the Lessor.

LE
7 P ing Equipment Company, Inc.
A

=
By: 1

R A hs: =fn S VP
ome: 4 /2542 one: ¢ /25/) 9
LESSEE:

Flux ., Ing -

OIS =

By: :




