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SCHORR LAW TR

A Professional Corporation

ZACHARY D. SCHORR [SBN 222510]
STEPHANIE C. GOLDSTEIN [SBN 278186]
12100 Wilshire Boulevard, Suite 1050

Los Angeles, California 90025

Telephone: (310) 954-1877

Facsimile: (310) 402-5972

 Email: zschorr@schorr-law.com

Attorneys for Plaintiff
JAMSHID NAZARIAN
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SUPERIOR COURT FOR THE STATE OF CALIFORNIA

FOR THE COUNTY OF LOS ANGELES - WEST DISTRICT

JAMSHID NAZARIAN, an individual,

Plaintiff,
Vs.

DOUGLAS EMMETT 1998, LLC, a Delaware
Limited Liability Company, and DOES 1 to 20,
inclusive,

Defendants.

) Case Number: SC125673

)

) [Assigned for all purposes to the Hon. Nancy

) Newman, Department P.]

)

) JAMSHID NAZARIAN’S FIRST
) AMENDED COMPLAINT FOR:

)
)
)
)
)
)
)
)

1)

2)
3)
4)

BREACH OF THE IMPLIED
COVENANT OF GOOD FAITH AND

FAIR DEALING;
FRAUD;

BREACH OF CONTRACT; AND
SPECIFIC PERFORMANCE

DEMAND FOR JURY TRIAL

First Amended Complaint
Case No.: SC125673




O 00 3 N n W e

NN N NN N N N N o e e e e e e e e e
e N O W A W= O YW NN N R W - O

Plaintiff JAMSHID NAZARIAN, an individual (“Nazarian”), alleges against Defendant
DOUGLAS EMMETT 1998, LLC, a Delaware Limited Liability Company (“Douglas Emmett”), and

DOES 1 to 20, inclusive, and each of them (collectively the “Defendants”) the following:

PARTIES
1. Nazarian is, and at all times relevant was, an individual residing in Los Angeles,
California.
2. Nazarian is informed and believes and on that basis alleges that Douglas Emmett, is,

now and at all times mentioned in this complaint (the “Complaint™) was, a limited liability company
organized and existing under the laws of Delaware and doing business in Los Angeles County,
California.

3. The true names and capacities of defendants sued in this Complaint as Does 1 to 20 are
currently unknown to Nazarian, who therefore sues such defendants by such fictitious names. Each of
the defendants designated herein as a Doe defendant is legally responsible in some manner for the
unlawful acts referred to herein. Nazarian will seek leave of Court to amend this Complaint to reflect
the true names and capacities of the defendants designated herein as Does when such identities become
known. Douglas Emmett and the Doe Defendants are collectively referred to as the “Defendants.”

4, Nazarian is informed and believes and on that basis alleges that at all times mentioned in
this Complaint, Defendants were the agents and employees of their co-defendants and in doing the
things alleged in this Complaint, were acting within the course and scope of that agency and
employment.

5. This Complaint concerns the lease of the commercial real property located at 8920
Wilshire Boulevard, Suite 501, Beverly Hills, California 90211 (the “Property™).

GENERAL ALLEGATIONS

6. On or about February 1, 1990, Nazarian entered into a written lease agreement (“Lease”)
with Douglas Emmett’s predecessor in interest, Advent Realty Limited Partnership II, to lease the

Property for the purpose of operating his medical practice for a period of five years. A true copy of the
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Lease is attached hereto as Exhibit A and incorporated herein by reference as though fully set forth.
Thereafter, in or about September 15, 1999, Douglas Emmett and Dr. Nazarian entered into the first
amendment to the Lease. Since then, there have been three more extensions of the Lease.

7. Accordingly, Nazarian has continuously occupied the Property for the past 26 years.
Throughout this time, Nazarian has built a reputable name for his practice, much of which is due to the
prime location of the Property.

8. Specifically, the Property is located directly across from the elevators for the building
within which it is located, making it directly visible to all general foot traffic. In addition, the Property
is in close proximity to both a women’s clinic and dermatologist office. The two practices are located in
close proximity to Nazarian’s practice and Nazarian’s practice services primarily female clients.
Nazarian has substantially grown his practice due to the amount of referrals he has received from these
two medical offices.

9. The Lease contains a provision whereby Dbuglas Emmett can elect to move Nazarian to
another unit in the building that is the approximate size as the Property (the “Relocation Provision™).
To that end, if Douglas Emmett gave proper written notice to Nazarian of its election to move Nazarian
to another unit in the building, Nazarian would have thirty days thereéfter to agree to be relocated or
terminate the Lease. Accordingly, Douglas Emmett would be responsible for, amoﬁg other things,
paying the cost of moving Nazarian’s furniture and equipment to the other unit, should it decide to
move Nazarian’s practice.

10.  On or about September 2014, Douglas Emmett, via David K.N. Huh (Senior Leasing
Agent of Douglas Emmett) and Doreen Galchutt (Project Manager of Douglas Emmett), on the one
hand and Nazarian, via his broker, Eric Krauter, on the other hand, began negotiating regarding the
Lease Renewal for Suite 501. | J

11. Accordingly, on July 27, 2015, David K.N. Huh sent Nazarian an email enclosing a
proposal for the Lease Renewal. Specifically, in this proposal of the Lease Renewal the premises
regarding the Lease Renewal was listed as: |

PREMISES: 8920 Wilshire Boulevard, Suite 501, Beverly Hills, California 90211

First Amended Complaint
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12, Indeed, David K.N. Huh represented in writing to Nazarian that the Lease Renewal
would be for that particular space (Suite 501).

13. Accordingly, on or about August 28, 2015, Nazarian and Douglas Emmétt, via David

K.N. Huh, agreed in writing to extend the terms of the Lease for the Property via a Fourth Amendment

to the Lease (“Lease Renewal™) for a period of five years commencing on January 1, 2016. A true copy

of the Lease Renewal is attached hereto as Exhibit B and incorporated herein by reference as though

fully set forth. Douglas Emmett, via David K.N. Huh, also defined the “premises” in the Lease

Renewal as: “8920 Wilshire Boulevard, Beverly Hills, California 90211, commonly known as Suite

501.”

14.  In consideration of the Lease Renewal, Nazarian agreed to pay an increased amount to
lease the Property.

15.  However, at the time Nazarian signed the Lease Renewal, Douglas Emmett intentionally

concealed the fact that it had already planned to relocate him to another unit in the building (Sﬁite 611)
without disclqsing the same to Nazarian.

16.  In fact, Nazarian is informed and believes and on that basis alleges that Douglas Emmett
had already signed a lease with another tenant to lease the Property, before it executed the Lease
Renewal with Nazarian.

17.  Thus, Nazarian was shocked and surprised when he learned that Douglas Emmett would
be forcing him to relocate his long established medical practice just months after signing the Lease
Renewal.

18.  Certainly, Nazarian would not have signed the Lease Renewal with Douglas Emmett,
and certainly not at a higher rate, had he kﬁown that Douglas Emmett recently signed a lease with
another tenant for the Property and Douglas Emmett was planning to relocate Nazarian to a unit of
much lesser value. In addition, Nazarian would certainly not have begun the‘process of constructing a
new surgical suite for the Property had he known he would never be able to utilize it due to the
relocation. |

19.  Indeed, Douglas Emmett intentionally concealed any mention of relocating Nazarian to

First Amended Complaint
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another unit in the building to induce him to enter into the Lease Renewal.

20.  Despite the above, Nazarian agreed to be relocated to Suite 611 within thirty days of
receiving notice from Douglas Emmett of its election to move him to Suite 611.

21.  Even though Nazarian unequivocally and timely agreed to be relocated per the terms of
the Relocation Provision, Douglas Emmett now refuses to relocate Nazarian to Suite 611, in direct
violation of the Relocation Provision in the Lease.

22.  As a result of Douglas Emmett’s actions, Nazarian incurred damages in an amount

according to proof at trial.

FIRST CAUSE OF ACTION

Breach of the Implied Covenant of Good Faith and Fair Dealing
(Against Douglas Emmett and Does 1 to 20)

23.  Nazarian repeats and re-alleges each and every allegation set forth in paragraphs 1
through 22 inclusive, as though fully set forth herein.

24. It is well settled that, in California, the law implies in every contract a covenant of good
faith and fair dealing. Broadly stated, that covenant requires that a party to a contract not do anything
that will deprive another of the benefits of the contract.

25.  On or about February 1, 1990, Nazarian entered into the Lease with Douglas Emmett’s
predecessor in interest, Advent Realty Limited Partnership I, to lease the Property for the purpose of
operating his medical practice for a period of five years. Thereafter, on or about September 15, 1999,
Douglas Emmett and Dr. Nazarian entered into the first amendment to the Lease. Since then, there have
been three more extensions of the Lease.

26.  Nazarian has continuously occupied the Property from the past 26 years. Throughout
this time, Nazarian has greatly enhanced the good will of his practice, much of which is due to the
prime location of the Property.

27.  Specifically, the Property is located directly across from the building’s elevators,
making it directly visible to all general foot traffic. In addition, the Property is in close proximity to

both a women’s clinic and dermatologist office. The two practices located in close proximity to
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Nazarian’s praétice and Nazarian’s practice service primarily female clients. Nazarian has substantially
grown his praétice due to the amount of referrals he has received from these two medical offices. |

28.  Most recently, on or about August 28, 2015, Nazarian and Douglas Emmett executed the
Lease Renewal to extend the terms of the Lease for the Property for a period of five years commencing
on January 1, 2016.

. 29. By executing both the Lease and Lease Renewal, Douglas Emmett made an implied
promise that it would deliver the particular Property to Nazarian—and not have already signed at lease
with another tenant for the same Property. Indeéd, in both the Lease and the Lease Renewal, the
“prémises” is defined as Suite 501 (the Property).

30.  Nazarian has performed, or fsubstantially performed, all material obligations required of
him under the terms of both the Lease and the Lease Renewal, except for other obligationS that he has
been excused from performing.

31.  All conditions precedent and concurrent conditions requiring Douglas Emmett’s
performance under the terms of the Lease and Lease Renewal have occurred or been met.

32.  As a proximate result of Defendants fraudulent misrepresentations, Nazarian sustained
compensatory damages in an amount according to proof at trial.

33.  Further, paragraph 25 of the Lease specifically states that:

“If the Landlord or Tenant brings an action to enforce the terms thereof or declare rights
hereunder, the prevailing party in any such action, or appeal thereof, shall be entitled to its
reasonable attorneys’ fees and court costs to be paid by the losing party as fixed by the court in
the same or separate suit, and whether or not such action is pursued to decision or judgment.”

34.  Accordingly, Nazarian is entitled to attorneys’ fees as authorized by paragraph 25 of the
Lease.

SECOND CAUSE OF ACTION

Fraud
(Against Douglas Emmett and Does 1 to 20)

35.  Nazarian repeats and re-alleges each and every allegation set forth in paragraphs 1

through 22, inclusive, as though fully set forth herein.

First Amended Complaint
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36. \ On or about September 2014, Douglas Emmett, via David K.N. Huh and Doreen
Galchutt, on the one hand and Nazarian, via his broker, Eric Krauter, on the other hand, began
negotiating regarding the Lease Renewal for Suite 501. |

37.  Accordingly, on July 27, 2015, David K.N. Huh sent Nazarian an email enclosing a
proposal for the Lease Renewal. Specifically, in this proposal of the Lease Renewal the premises
regarding the Lease Renewal was listed as:

PREMISES: 8920 Wilshire Boulevard, Suite 501, Beverly Hills, California 90211

38.  Indeed, David K.N. Huh represented in writing to Nazarian that the Lease Renewal
would be for that particular space (Suite 501).

39. Thereafter, on or about August 28, 2015, Douglas Emmett, via David K.N. Huh,
specifically negotiated with Nazarian regarding the Lease Renewal for that particular space (Suite 501).
Indeed, Douglas Emmett, via David K.N. Huh also defined the “premises” in the Lease Renewal as:
“8920 Wilshire Boulevard, Beverly Hills, California 90211, commonly known as Suite 501.”

40. It follows that on at least two occasions Douglas Emmett, via David K.N. Huh,
represented in writing to Nazarian, that Douglas Emmett would renew its Lease with Nazarian for this
particular Property.

41. The representations Douglas Emmett made to Nazarian were false.

42.  Infact, throughout the Lease Renewal negotiations, Douglas Emmett intentionally failed
to disclose the fact that it had already leased the Property to another tenant prior to Nazarian signing the
Lease Renewal. In ot‘};erb words, Douglas Emmett had planned to relocate him to another unit in the
building prior to Nazarian signing the Lease Renewal for the Property.

43. This fact was only known to Douglas Emmett and Nazarian could not have discovered
this fact.

44.  Accordingly, Nazarian’s reliance on the representations made by Douglass Emmett was
reasonable and justified, especially because there was no mention of relocation in the Lease Renewal
and Douglas Emmett also made no mention of this.

45. In addition, Douglass Emmett had an affirmative duty to Nazarian to disclose known
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facts materially affecting the value or desirability of renewing the Lease for the Property. Specifically, a
person who makes a true representation but knows of other facts that condition or modify the
representation has a duty to disclose all of the other facts that affect the truth and accuracy of the
representation. Indeed, Douglas Emmett’s had a duty to disclose the fact that it had intended to
relocate Nazarian to Suite 611 as it had already signed a lease regarding Suite 501 with another tenant
prior to the execution of the Lease Renewal.

46.  Douglas Emmett intended to deceive Nazarian by concealing the fact that he was not
actually signing a Lease Renewal for the Property.

~ 47.  Douglas Emmett omitted this information in order to induce Nazarian to execute the
Lease Renewal and for a higher rate. Clearly, this gave Douglas Emmett an extreme upper hand in the
negotiation process, as Nazarian would clearly not have agreed to all of the exact terms of the Lease
Renewal had it been for another suite in the building.

48. In fact, had Douglas Emmett disclosed this information to Nazarian, Nazarian would not
have entered into the Lease Renewal with Douglas Emmett at a higher rental rate or began the process
of remodeling the surgical suite in the Property, only to be relocated to another unit of much lesser
value.

49. As a proximate result of Douglas Emmett’s concealment, Nazarian sustained
compensatory damages in an amount according to proof at trial. Specifically, Dr. Nazarian was forced
to stop all work in constructing his surgical suite and thus, can no longer utilize the surgical suite or
conduct any surgeries related to the surgical suite. This, among other things, has caused Nazarian an
extensive amount of damages.

50. Further, paragraph 25 of the Lease specifically states that:

“If the Landlord or Tenant brings an action to enforce the terms thereof or declare rights
hereunder, the prevailing party in any such action, or appeal thereof, shall be entitled to its
reasonable attorneys’ fees and court costs to be paid by the losing party as fixed by the court in
the same or separate suit, and whether or not such action is pursued to decision or judgment.”

51. Accordingly, Nazarian is entitled to attorneys’ fees as authorized by paragraph 25 of the

Lease.
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52.  Indeed, Douglas Emmett’s concealment was a substantial factor in causing Nazarian’s
harm.

53.  Nazarian is informed and believes and on that basis alleges that Douglas Emmett, in
making these representations to Nazarian, acted maliciously and oppressively towards Nazarian, in that
Douglas Emmett knew the representations to be false,‘which caused Nazarian to suffer damages. As a
result, Nazarian is entitled to exemplary damages against Douglas Emmett.

THIRD CAUSE OF ACTION

Breach of Contract
(Against Douglas Emmett and Does 1 to 20)

54.  Nazarian repeats and re-alleges each and every allegation set forth in paragraphs 1
through 22, inclusive, as though fully set forth herein. /

55. On or about February 1, 1990, Nazarian entered into the Lease with Douglas Emmett’s
predecessor in interest, Advent Realty Limited Partnership II, to lease the Property for the purpose of
operating his medical practice for a period of five years. Thereafter, in or about September 15, 1999,
Douglas Emmett and Dr. Nazarian entered into the first amendment to the Lease. Since then, there have
been three more extensions of the Lease.

56.  The Relocation Provision in the Lease states that, if Douglas Emmett gives written
notice to Nazarian of its election to move Nazarian to another unit in the building, Nazarian has thirty
days thereafter to agree to be relocated or terminate the Lease.

57. Douglas Emmett gave written notice to Schorr Law, Nazarian’s attorney, of its election
to move Nazarian to Suite 611.

58.  Within thirty days of receipt of the written notice from Douglas Emmett, Nazarian
agreed, in writing, to relocate to Suite 611.

59.  Douglas Emmett breached the Lease by then failing to relocate Nazarian to Suite 611. In
fact, Douglas Emmett has now unequivocally refused to relocate Nazarian and has demanded he vacate
the Property or Douglas Emmett will commence an unlawful detainer action to recover possession.

60.  Nazarian performed all the obligations required of him under the Lease, except those

First Amended Complaint
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obligations he was prevented or excused from performing.

61. As a proximate result of Douglas Emmett’s breaches, Nazarian sustained compensatory
damages in an amount according to proof at trial. In addition, to the extent that Douglas Emmett
successfully evicts Nazarian pursuant to an unlawful detainer action based on Douglas Emmett’s
breach of the Lease, Nazarian will suffer additional compensatory damages as a result of the same.

62.  As a direct result of Douglas Emmett’s actions, Nazarian was forced to hire counsel and
has incurred attorney’s fees and costs in connection with the same.

63.  Further, paragraph 25 of the Lease specifically states that:

“If the Landlord or Tenant brings an action to enforce the terms thereof or declare rights

hereunder, the prevailing party in any such action, or appeal thereof, shall be entitled to its

reasonable attorneys’ fees and court costs to be paid by the losing party as fixed by the court in
the same or separate suit, and whether or not such action is pursued to decision or judgment.”

64.  Accordingly, Nazarian is entitled to attorneys’ fees as authorized by paragraph 25 of the
Lease.

FOURTH CAUSE OF ACTION

Specific Performance
(Against Douglas Emmett and Does 1 to 20)

65.  Nazarian repeats and re-alleges each and every allegation set forth in paragraphs 1
through 22, inclusive, as though fully set forth herein.

66.  On or about February 1, 1990, Nazarian entered into the Lease with Douglas Emmett’s
predecessor in interest, Advent Realty Limited Partnership II, to lease the Property for the purpose of
operating his medical practice for a period of five years. Thereafter, in or about September 15, 1999,
Douglas Emmett and Dr. Nazarian entered into the first amendment to the Lease. Since then, there have
been three more extensions of the Lease.

67.  The Relocation Provision of the Lease states that, if Douglas Emmett gives written
notice to Nazarian of its election to move Nazarian to another unit in the building, Nazarian has thirty

days thereafter to agree to be relocated or terminate the Lease.
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68.  Douglas Emmett gave written notice to Schorr Law, Nazarian’s attorney, of its election
to move Nazarian to Suite 611.

69.  Within thirty days of receipt of the written notice from Douglas Emmett, Nazarian
agreed in writing to relocate to Suite 611.

70.  Nazarian has performed all conditions, covenants, and compromises required of him
under the Lease, except those obligations he was prevented or excused from performing.

71.  However, Douglas Emmett has now refused to proceed with Nazarian’s relocation to
Suite 611 pursuant to the terms of the Lease. In fact, Douglas Emmett now unequivocally refuses to
relocate Nazarian and has demanded he vacate the Property on or before April 13, 2016 or Douglas
Emmett will commence an unlawful detainer action to recover possession.

72.  For the reasons stated herein, Nazarian has no adequate legal remedy. Damages, if

awarded, cannot be properly ascertained because there is no fixed market value for Nazarian’s loss of |

possession, use and enjoyment of the subject property. Further, an award of damages will be inzitdequate
to compensate Nazarian for the detriment suffered by him, by reason of loss of occupancy, use and
enjoyment of a suite at the property.

WHEREFORE, Nazarian prays for judgment and relief against Defendants as follows:
ON THE FIRST and THIRD CAUSES OF ACTION:

1. For compensatory damages, in an amount according to proof at trial;
2. ~ For interest on damages according to proof;

3. For costs of suit incurred herein;

4. For attorneys’ fees incurred herein according to proof; and

5. For such further relief as the Court deems just and proper.

ON THE SECOND CAUSE OF ACTION:

1. For general and special damages, in an amount according to proof at trial;
2. For interest on damages according to proof;
3. For exemplary and punitive damages;

11
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4. For costs of suit incurred herein;
5. For attorneys fees incurred herein; and
6. For such other and further relief as the court may deem proper.

ON THE FOURTH CAUSE OF ACTION:

1. For relocation of Nazarian’s medical practice to Suite 611;
2. For costs of suit incurred herein;
3. For attorneys fees incurred herein; and
4. For such other and further relief as the Court may deem proper.
DATED: June 21, 2016 SCHORR LAW
A Professional Corporation
ZACHARY D. SCHORR
By: Z ;
===___——7ACHARY D. SCHORR
STEPHANIE C. GOLDSTEIN
Attorneys for Plaintiff
JAMSHID NAZARIAN
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STANDARD OFFICE LEASE

Basic Lease Provisions.

1.1

1.10

1.11

1.12

1.13

1.17

Parties: This Lease, dated for reference purposes only

July 1 . 19 94 . is made by and between
dyent Realty Limited tner a Pelaware limited partne
("Landlord") and Jamshid Nagarjan, M.D., ("Tenant?).

Premises: Suite Number(s) 501 , as shown on Exhibit
A" attached hereto (the"Premises").

Rentable Area of Premiges: 1,298 square feet.

Building Address: 8920 Wilshire Bouleyard, Beverly Hills, California
90211.

Use: _Medical oOffice, Examination of Patients & General Office
(8ubject to the requirements and limitations
contained in section 6.

Term: Five (S) years and Zero {0} months,

Commencement Date: July 1, 1994 , Bubject to
adjustment in accordance with section 3 below.

Bage Rent: $_____2,596,00 plus grose receipts tax of $61.01 per
month.

Base Rent Pald Execution : S___N/bp for

Security Deposit: $5,589.40 currently held by Landiord.

Tenant’'a Share: 1.32 L}

Base Year: The calandar year 1994 .

Number of Parking Spaces: o {2 ae to two

unreserved.

Initial Monthly Parking Rates per Vehicle:Reserved: §__110.00
Unreserved: § 15.00 each.

Real Estate Broker:

Landlord: _Exel Rea) Estate Sexvices, Inc.
Tenant: Exel Real Estate Services,Inc.

Attachwenta to Lease in Addition ta Exhibit A - “Premises” and
Bxhibit € ~ "Rules and Regulations;* "Ad d

Addresns for Notices:

Landlord: Advent Realty Limited Partpership II
45 Milk Street

Boston, Massachusetts 02109
Attantion; Asset Manager

Tenant : Jamghid Nazarjan, M.D.

v ls 1 nia 9021}




é¢n | ~ €

2 Promises.

2 L04 of Prémines énd Deflniion of Project. Landiond hereby leases 1o Tenant, snd Tenant hevebry lesses from Landlord,
umalldmmmtmmnnnemuwmmmmnmmm-m-mm. The Premises
shall not indude an easement for light, sir or view. The building of which the Premises b @ pact (the "Buliding™), the Common Areas (ss
defined below), the land upon which the same are located, along with all other bufidings and Improvements thereon or thereunder, Including
all parking facllides, sre herein coflectively referred to as the "Project.”

22 Chlowistion of Size of Buliding end Promisss. Mnlmhudmﬂewhhdddwkﬂndnmmhm
ulcuhtullnmﬂm%hmh&dmﬁmmumqmmuhtmuhbhdhlhmN-llundlmdnm
Publication ANS! 268.1.1980, & promulgsted by the Bullding Owners and Managers Amoclstion (the “BOMA Smnderd™. The number of
rentable square feet in the Premises has beens coliulated by maasuring the number of wsable square feet within the Pramises calewlared in
.m..amnmmnmmumhqummwnmmmm. 1 the rentable squere feet
in the Prembsed changes after this Lasee Is exeented W-Mmmummmummmumw
multiplying the new aumber of rentable square feet In Premises by the per square foot rental obtained by dividing the Base Rent Intriaily
-set forth In secton 1.0 by the number of rentable square feet inidally set forth In section 1.9, H the number of rentable square feet In the
Premives ks changed, Tensnt's Share shall be sdjusted as provided In section 4.2(s).

23 Commen Areas-Dafinéd. The term “Commion Areas® s defined a5 ol areas and faciities outside the Premises aivd within
mmmﬂnnmdummmmummwwmmu-mmhmmm_dummm
and the vther tenants of the Project and their respective employees, suppliers, customers snd Invitess, Including, but not Emited i, common
mmcu.Wu.mcﬂdm.mhvd\-,p-wcmmmdenmnm“,bdh.lﬂuhdlummmmm.
Landlard may also designate other land and improvements outside the boundaries of the Project 1o bt & part of the Common Aress, provided
that such other land and improvements have & ressonable and fudcdons! relationship to the Project.

1 Torm and Commencement Dete, The vérm and Commencement Date of tve 12ese sre on specified In sections 1.6 and




4 Rent.

41 B0se Rent. Subject to adjustment s herelnstier provided In section 4.9, Tenant shall Landlord
) . to
mmm;«mmmu.wm.mon.mum-meuumyuadmmm.mmemmz::mﬁ
Lease it shal) pay to Landiord the ad Base Rent described In section 1.9. Base Rent for any period during the term hereof which is for
texs than one month shall be prorated based upon the actual number of days of the calendsr month lnvoived. Bese Rent and all vther amounts
payable to Landlord hereunder shall be paysbie to Landiord in Iawful money of the United States, snd Tenant shalt be responsible for delivering
anld to Landiord st the add nmalhmhnrto-u:hmhmumumuchuhnrbaummmyd-lmhwddn..

4.2 Operaling Expense incresses, Tenani shall pay to Iandlord duting the term hereof, in sdditon to th
Share of the amonnt by which all Operating FExpenses far each Compariton Year em::dl the amoumt of ll:“t)pendngt::: e':: :I:‘;::
Year. I fest than 95% of the rentable square feat in the Project is occupled by tenants or Landiord b not supplying services 10 95% of the
rentable square feet of the Project at any time during any calendat year (Including the Bass Yesr), Operating &  for such ealendar year
shall be an amount equal to the Operating Expenses which would normally be expected to be incurred had 9% of the Project’s rentable square
feet been occupled and had Landiord been supplying services to 98% of the Project's rentable square feet throughout such calendar year
(hereinafrer the "Grossed Up Opersting Expenser’), Landlord's good falth estimate of Grossed Up Opersting Expenses shafl not be subject to
- chatlenge or recalculstion by Tenant. Tenant's Shere of Operating Expense Incresses shall be determined in sccordance with the following

(o) “Tenant's Share” I defined 83 the percentage set forth In sectdeon 1.11, which petcentage has been determi;
by dividing the number of rentable square feel in the Premises by ninety-five percent (95%) of the wotal number of v:!'mble squere feet ln':):
Project and mukiplying the resulting quotient by one hundred (100). In the event that the number of renisble square feet in the Project or
the Premiscs changes, Tenant's Share shell be adjusted In the yenr the change accurs, end Tensnt’s Share for such year shall be determined
on the bash of the days during such year thet each Tenant's Shate was in effect.

(h) “Comparison Vear” {s defined o2 each eslendsr year during the term of this Lesse after the Base Yesr. Tenants
Share of the Operating Expense increases for the last Comparison Year of the Lzase Term shall be prorsted sccording to that porton of such
Comparison Year as to which Tenant is vesponsible for & share of such Increase.

() "Opersting Expenses” shall include all cosrs, expenses and (ees incurred by Landiord in connection with or
stributable to the Project, including but not Nmited to, the lollowing Wems: (1) aif costs, expenses end fees sssocisted with ar sttributsble 1o
the ownarshlp, menagement, operation, repsir, maintenance, jmprovement, alterstion and replacement of tha Project, or eny pert thereof,
including but net Himited 10, the following: (A) all surfaces, coverings, decorative ams, cirpets, drapes, window coverings, parking aress, loading
and unioading aress, trash sress, rosdways, sidewallu, stairwsys, fandscoped arens, striping, bumpers, lrigndon systems, Nghting feckities,
bullding exteriors snd roofs, fences and gates; (B) il heating, ventilsting and sir conditioning equipment (HVAC™) (inchuding, but not fmwited
10, the cost of replscing or retrofitting HVAC equipment to comply with laws regulating or probibiting the use or relense of chiorofluorocarbons
or iydrochiorofiuorocarboms), plumbing, mechanical, electrical systems, Hife nafety systems and squipment, eiecommunication equipment,
tlevators, escalatons, tenant disectories, fire detection systems including sprinkier system malntenance and repair; (i) the cost of trash disposal,
Janitorial services and security services wnd systems; (i) the cout of o)l insurance purchased by Landiord snd enumersted in secton 8 of this
Lease, including any deductibles; (iv) the cost of water, sewer, gas, electricity, snd other wilides avallable at the Project snd pald by Landiord;
{v) the cost of tebor, salaries and applicable fringe benefits Incurred by Landlord; (vi) the cost of materials, suppties and sools used in managing,
muintaining and/or dleaning the Project; (vil) the cost of accounting fees, management fees, legat fees and comsuling fees ottributable 10 the
ownership, aperstion, management, maintenance and repair of ihe Project plut the cost of any space occupled by the property mansget and
leasing agent ({ tandlord I the property manger, tandlord shall be entiled to receive o falr morker management fee); (vili) the cont of
replscing, modifying and/or adding improvements or equipment mandsted by any law, statute, regulation or directive of any governmenial
ngency and sny cepairs or removals necessitated thereby (Including, but not limited to, the cont of complying with the Ameticans With Disabifies
Act); (i) psyments made by Landlord under sny ensement, license, operating agreement, declarstion, restrictive covenant, or instrument
pertaining to the payment or sharing of costs smong property owners; (x) any business propeity texes or persons! property texes imposed upon
the fixtures, machinery, equipment, furniture and personsl property used In connection with the operstion of the Project; (af) the cot of all
business Hicenses; (xfi) transportation tages, fees or assessments, including but not limited to, mess ansportation fees, metrorsl fees, wip fees,
regfonsl end transportation district fees, (xil) all costs and expenses associsted with or relsted 10 the implementation by Landlord of any
tramaportation demand management program or similsr program; (niv) fees swessed by any sir qusiity mansgement district or other
governmenta! or quasi-governments] entity regulating pofiution; (xv) the cost of installing intrabuliding network esbling CTNC™) and maiataining,
repaking, securing and replacing esisting INC; snd (xv1) the cost of any other service provided by Landiord or any cast that ls elsewhere stated
In this Leese to be an “Operating Expense.” Resl Property Taxces shall be paild in accordance with section 10 below and she® not be Included
In Opersting Expenses. Landiord shalt have the right but not the obligation, from time to dme, to equitably sliocate some or all of the Opersting
Expenses among differert tenants of the Project or among the different bulldings which comprise the Project (the “Cost Pook™). Such Cost Pools
may include, bt sha)l not be limited 10, the office space tenanis of the Project and the retalt space tenants of the Project.

{d) Operating Fxpenses shall not Include any expenses pald by any tenant directly to third parties, or as to which
Landlord is otherwise relmbursed by any third party or by Insurance proceeds. ,

(e) - it the cont Incurred in making an improvement or replacing any squipment Is not fulty deductible s an
In the yest incusrred In sccordence with genevally accepted sccounting principles, the cost shall be amortzed over the useful life of the
{mpravement or equipment, a5 ressonably derermined by Landlord, together with ¢n interest factor on the tmamortized cont of such iem equal
10 the lesset of (1) twelve percent (12%) per annum or (1) the masimum rate of (nverest permitted by applieable law.

[()] Tenant's Share of Operating Expense incresses shafl be paysbie by Tenant within ten (10) days after s reasonably
detelled statement of actual expenses is presented to Tenant by Landlord. A Landiord’s option, however, Landiord may, from tme to thme,
estimate what Tenant’s Share of Opersting Expense increases will be, and the same shall be payable by Tesant monthly during each Comparison
Yeat of the Lesse term, on the same dey 88 the Base Rent s due hereunder. In the event that Tenamt pays Landiord's estimate of Tenents Shure
of Operating Expenst incresses, Landlord shall use ls best efforts to deliver 10 Tenant within one hundred eighty (190) days sfter the expirstion
of sach Comparison Yesr 8 reasonably detslied statement showing Tenants Share of the actusi Opersting Expense incresses incurved during
such yess. Landiord's faflure to deliver the statement to Tensnt within tald period shall not constitute Landlord's walver of its cigh 10 colect
said smounts or otherwise prejudice Landiond’s tights hereunder. I Tenant’s payments under this section 4.2(0) during seid Comparison Yeas
exceed Tenant’s Shere ¢s Indicated on said stitement, Tenant shat! be entitled to credit the amount of such overpayment aguinst Tenent’s Share
of Operating Eaperve {ncresses nent falling due. If Tensnts payments under this section 4.2() during seid Comparison Year were lens than
Tenant's Share a3 indicated on sald statement, Tenant shall pay to Landlord the amownt of the deficlency within thirty (30) days after delivery
by Ltandlord to Tenani of sald statement. landiord and Tenam shall forthwith adjust between them by cash payment any balance delermined
o exist with respect to that portion of the test Comparlson Yesr for which Tenant is vesponsible for Operating Expense increases,
notwithstanding that the Lesse term may have terminated belore the end of such Comparison Yesr; and this provision shall survive the expiraton
or earler termination of the Lesse.

’ (0] The computation of Tenant’s Share of Operating Expense Increases is intended o provide & formula for the sharing
of conts by tandiord and Tenant and will not aeceaxarily result in the relmb to {andiord of the exect costs h haa incurred.

43 8800 Rent increase,



44 QGross Rectiple Taxes snd Similer Cherges. In addition to Bese Rent, Operating lixpense increnses and other charges
payable by Tenant hereunder, Tenant shall pay to Landlord us addidonal reat, on demend, the enire amount of any pross recelpts oz,
commercial remal tax or similar tax or fee (hereinak llectively referved 10 40 "Grom Reoelpts Th wnd
to peyments made by Tenant to Landlord hereundes. Tenant acknowiedges that Gross Receipts Tazes may not be seperately amessed by the
Aaxing suthority on Tenant's paymemts to Landiord. Landiord shell have the right o determing by any remsonable means the amount of Grom
Receipts Tazes attributable to Tenant's payments, and any ressonable determination made by Landiord shelt be final and binding on Tenant,
even i other methods of determining the Gross Receipts Texes sttributable to Tenent's peyments would result In & differeint amount of Gros
necdpunmwnmlebytmm. Gross Recelpts Taxes shall be paysble by Tenant st the seme time, in the same manner snd under
the same terms and co ns as Tenant pays Tenant’s Shave of Operating Espense Increnses o8 provided In section 4.2(1) of this fesse, Tensnt
shall pay the entire smount of Gross Recelipis Tures and not only increases in the Gross Receiptd Tanes over the Base Year Groms Recelpts Tanes.

s. Socurily Dépodit. Tenant shall deliver to Landiord at the time it executes this Lesse the security deposlt set forth In secdon 1.10

a8 security for Tensat's falthiul performence of Tenants obligetions hereundes, If Tenant fafls to pey Beae Rant or other charges dug hereunder,

or otherwise defanits with respect to any provision of this Lesse, Landiord may wee all of say postion of maid deposht for the payment of any
reason

i
]
i
i
1
i
3
§
'
i
|
|
i

federal, ttate or local permiced use Jaserted (n textion 1.3, Tenant shatl not we the Premiser for any purpose
which would violste the Project’s certifieste ,mmﬂMﬁmﬂuWhhMﬂwﬂhm
covenants, conditiont or other restrictions spplicable to the Project. No eschuive use hep been 0 Tenant hereunder.

ordinance (n effect on such date.
) Tenant shall, at Tenant's sole expense, promptly comply with all applicable laws, ordinances, rules, reguladons,
recommendstions of

and shall not wse ot pevmit the use of the Prenlses or tha Common Areat in sty teanner thet will wend 00 creste waste or @ nulsence or shall
send 1o distwrb other occupants of the Project. Tenant shall obtain, at s sole eapense, 47y pennk or other governmental swdhoriaston required
to (s business from the Premises. Sandiord shell not be flable for the tallure of any other tensmt or person to shide by the requivemens
dzzm«mdmmm-mmmmmmmmumummmmum
obligations under chis Lasse due to such o Iablure.

(%] Condiion of Premised. Except ms otherwise provided In this tease, Tenam hereby accepts the Premises and the Project
in thelr condition existing a8 of the date this Lense s execrted by Landlord and Tentnt, subject to all apphicable federst, state and foca! laws,
ordinances, regulstions and permits governing the wse of the Premlues, the Projects of any applicable conditionsl use
permits or varlancel, dnd any easements, covenants or restrictions affecting the use of the fremines or the Project. Tenant scknowledpes that
it has datiefied inell by b own independent investigstion that the Premines and the Project sre subable for he Intended vee, snd thet neither
Landiord nor Landlord's agents hes made eny representation or y a8 to the p or future sultabitity of the Premises, or the Project
for the conduct of Tensnt’s business.
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2. Malnbonenca, Repsks and ANerations.

7.t WCQWWhMWIhm(MNMJMMM‘WMNM
occupants of the Project) In good condition and repalr. H plumbing plpes, electrical wiring, HVAC duets or vents within the Premises are in
need of repalr, Tenant shall lmmediately natify Landlord, and Landlord shall cause the repain to be completed within a ressonable tme, end
Tenant shall immedistely pay the entire cost of the repairs to Landlord. Except s provided in section 9.9, there shetl be no sbatement of rent
ot Hability to Tenant on account of any injury or interference with Tensnt's business with respect to any bmprovements, alterations or repairs
made by Landlord to the Project or any part thereol. Tenant expresaly walves the benefits of any siatute now or hereafver fn effect which would
otherwise afford Tenant the right to make repains ot Landlords expenst or to terminate this Lease because of Landlord's fallure to keep the
Project in good order, condition and repalr.

1.2 Tontnt's Obiigations.

() Subject to the requiremen of section 7.3, Tenant shell be responsible for keeping the Prenises In good condition
and repair, at Tenant’s sole expense. By way of example, and not limdtation, Tenant shall be responatble, st Tenant's sole expense, for repatring
and/or replucing, carpet, marble, tie or other flooring, paint, wall covesings, corridor end interiot doors and door herdware, seicphone end
computer equipment, interior glams, window treatments, cefling tlles, shelving, cobinets, millwork dnd other tenant improvements. I addition,
Tenant shalt be responsitie for the installation, maintenance and tepair of alf telephone, computer dnd related cabling from the telephone
terminal room on the floor on which the Premises b locsted to and throughout the Premises, snd Tenant shell be tesponeible for sy foss, con,
damage, lisbitity and expense (Including attorneys’ fees) arining out of oc related to the installadon, mainrenance, repelr and replocernent of
such cabling. ¥ Tenant fnlls to keep the Premises in good condition end repair, Landiord may, but shail not be obligated o, make sny necessary
repaiss. 1f 1andlord makes puch repairy, Landiord may bill Tenant for the cost of the repairs s edditional rent, and suid addidonst rent shall
be paysble by Tenant within ten (10) days.

) On the last day of the term hereo, or on any sooner terminstion, Tanant shall susrender the Premises to Landlord
in the same condition & recelved, ondinary wear and tear excepted, clesn and free of debris and Tenants personal property. Tenant shall repair
any damage to the Premises occasloned by the instaliation or removal of Tensat's wade fixtures, furnishings and equipment. Tenant shall leave
the eloctrical distribution systems, plumbing syseem, Highting Astures, HVAC ducts and vents, window trestments, wall coverings, carpets and
other floor covesings, doors and door hardware, miltwork, ceflings snd other tenant improvements st the Premises and in good condition,
ordingry wear and tear excepted.

73 AReretions snd Addions.

») Tenant shall not, without Landiord's prior written consent, which may be given or withheld in Laadiord's sole
discretion, make any alterations, improvements, additions, utility installatdors or repairs (hereinaltes collectively referved 1o as “Alterstions™ ln,
on or about the Premises or the Project. Akerations shall include, but shall not be limited to, the tnetatistion or aRerstion of security or fire
protection systems, communication systems, millwork, shelving, file retrieval or storsge systems, carpeting or other floor covering, window and
wall coverings, electrical distfbution systems, lighting Autures, telephone or computer system wiring, HVAC and plumbing. Al the explration
of the term, Landiord may require the removal of any Alterations (nstalied by Tensnt and the resturstion of the Premises and the Project o
thelr prior condition, st Tenant's expense. if @ work letter agreement s entered Into hy 1andlord and Tenant, Tenent shall not be obligated
to the tenant imp ents conmtructed in sccordance with the work letter spreement. I, 20 8 resuht of siy Alterstion made by Tenant,
Landlard (s obligated 10 comply with the Americans With Disabllities Act or any other law or regulation and such compHance requires Landiord
%o make any {mprovement or Alteration tv any portion nf the Project, 4 & condition to Landlord’s consent, Landlord shat have the right
require Tenant to pay to Landiord prior to the construction of any Alterstion by Tenant, the entire cost of any improvement or elterstion
Landiord is obligated to complete by such lsw or regulstion. Should Landiord permi Tenant to maike s ewn Alverstions, Tenant shall use only
uch contrector & has been expremly epproved by Landiord, and tandiord may refjuire Tenent to provide 1o Landiond, at Tenant's sole cost
and expense, ¢ len and completon bond In an amoumt equel to one snd dnedulf times the estimated cost of such Aherations, to inture

of sny work, "bullders al tiek” § nan pproved by Landiord and workers

by Any Alterations In or about the Premises tat Tenant shall desire @ make shall be presented to Landlord (n written
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shatl b deemed Tenant ] « copy w
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(4} Tensntshall give Landiord not less than ten (10) dayr’ edvance written notice prior to the commencement of any
work in the Premises by Tenant, and Landlord shall have the right to post notices of non-responalbifity In or on the Premises or the Project.

(#) All Alterstions (whether or not such Alterstions constitute trade fixtures of Tenant) which may be made to the
Premises by Tenant shall be pald for by Tenant, st Tenant's sole expense, snd shall be made and done in a good and wurkmentike menner and
with new materiels satisfactory to Landiord, and such Afteration shall be the propety of Landiord and remain upon and be susrendered with
the Premises ot the expleation of the Lasse term, undess Landlord requires thelr removal pursuant to section 7.3(e). Provided Tenant s not in
" defoult, Tenant's persons] property and equipment, other than thet which L sffised te the Premisas 50 that k esnnot be removed without
meteria) damage to the Premises or the Project, shall remain the property of Tenant ¢nd may be removed by Tenant subject to the provisions
of section 7.2(b).

: 74 Falture of Tonsnt bo Remeve Property. U this Lesse ks termdnsted due 10 the explration of ks term or otherwise, and
Tenant fal¥ to remove Its property ss required by section 7.3(b), in sdditon to any dther remedies avallsble to Landlord under this Lease, and
wnl 1o any other right or remedy Landiord may have under applicable law, Landiord may remove any propesty of Tenant from the Premises
tove the same elsewhere at the expense and risk of Tenant.
(X Inturance.
(R} insurénce-Tenent.

(a) Tenant shall obtain and keep in force during the term of this Lesse 8 commerclal genera! Hability policy of
Insurance with coverages scceptable to Landlord, In Landiond's sole discretion, which, by way of exsmple and not limkation, protects Tenant
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from & hostile fire. The policy shall not contsin any Intrs-insured enclusions &8 between inswred persons ot organisstons, bt shell include
coverage for liabllity assumed under this Lease s sn "ineured contract” for the performancs of Tenant's indemnity obligations wader this Lease,

) Tenant shall obtain and keep in force during the term of this Lesse exvended coverage gropesty Insurance with
coversges acceptabie to Landlord, in Landiord's sole discredon. Sald insurance shall be writren on & one hundred percent (100%) replecement
cost bests on Tenant's personsl property, afl tensnt improvements Instalied at the Premises by Landlond or Tensnt, Tenants trade fiatures and
other property. sucln,"' ann, Ade p fon sgainst any perll incuded within the clamtfication *fire end ded age,” agsl

dullam and mafh lschief, , sprinkier leakage, earthquake demage and flood demage. if this Lease b terminated as the result of
n casunlty in accordance with section 9, the prceeds of sald insurance attributable to the replacement of all tenant mprovements at the
Premises shall be pald to Landiord.

() Tenant shall, at ill times during the term hereof, muintaln in effect workers’ compensation Insurance es required
by applicable law and business interruption and extra expense Insurance satlsfactory to Landlord.

6.2 Insurence-Landlord.
) “Landiord shafl obtaln end keep In force & poticy of geners llability insursnee with coverage agatnnt such risks
:rndhwdumununundloddm dvisable insuring tand ~‘aplnnloﬂllyunhhuuﬂ3diemﬂnlp.wdmmdm:
the Project.

®) tandiord sheil slso obmin and keep In force during the term of
covering loss or damege te the Project In the amount of not less than sighty percent (60W) of the full replecement cost thereol, s determined
by Landlord from tmve to tme. The terms and condilorns of ssid policies and the perfls and risks covered thereby shall be determined by

the term of this Lease, 8 policy of rental interruption Insurance, with loss payable 1o Landlord, which insuranee shall, st tandlords
cover all Operating Expenses. At Landiord’s opdon, Landlord may obtain insurence coverages and/or bonds releted to the
parking aress. At Landlords option, Landlord may obtain coverage for fiood and esrthquake damages. In sdéition, Landiord
right 0 obain such sddidonal lnsurance as bs customerlly carried by owners or operttors of other conparable office
geographical area of the Project. Tensnt will not be named as an additlonal (nsured in any indurance policies carried by Landiord
have no right to any proceeds therefrom. The policles purchased by Landiord shell contain such deductibles as Landiord may
addities to amownts peyable by Tenant in sccordance with section 4.2, Tenant shell pey any Incrense In the property insurence
the Project oves what was payable immedistely prior to the incresse to the extemt the incresse e specified by Lamdiond's insurence ca)
belfig cavsed by the nature of Temant’s accupancy or any sct or omission of Tenent,
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[ %] ineurents Pelicies. Tenant shall dellver to Landiond coples of the insurance policies tequired under section 8.1 within
fiteen (15) deyv prior to the Commencement Dete of tiis Lesse, snd Landiord shall have the right t approve the sres and condidons of sald
policies. Tenants insursnce poticies shall not be cancelable or subject %o yeduction of coverage or other modification except alter thisty (30)
days priov written notice to Landiord. Tenant shall, et fesst thirty (30) days prior to the of such polides, furnish Landiord with
renewals thereof. Tenent's insurance policies shall be tasued by lnverance companies 1o 4o business In the state in which the Project

obtain by section 8.1 sbove. Tenant’s Insurance policies shell not Include deductibies ln excess of Five Thousand Dollars (35,000).

04 Walver of Subregetion. tandiord weives any snd sl rights of y ajninet Te for or erising out of demege ‘o,
or destructon o, the Project to the extent that Landloed's buurence policies then In foroe insure agalnet such damage or destruction end permkt
such waiver, and only to the axtent of the insurance proceeds actually received by Landiord for such demege or destruction. Landlord waiver
shaft not relleve Tenant from Hebllity under section 21 below eacept © the extent Landlords insturance company ectvally satisfies Tenant's
obligetions under section 31 In secordance with the requirements of section 21. Tenaat walves any sad all rigins of recovery against Landlord,
tandiord's employees, agents and comtractors for Wabllity or damages i such Uabithy or demage & covered by Tenants i
in force or the Insurence policles Tensnt b required to obtsln by section 0.1 (whather of not the insurance Tenant o required W obue)
section 0.1 ls then In force and effect), whichever Is broader. Tenants waiver shall ot be Buived earried
by Tenant or the deductbles appiicable thereto. Tenant shall cause the insursnce policies & obtaine in accordence with this section § 1o provide
that the insursnce eompany walves all right of recovery by subrogation ageinst Landiord In connection with any Nlablliy or damege covered
by Tenant's insurance policles.
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8s Coversgé. Landlord makes no rep fon to Tenant that the Umits or forme of covesuge apecified above or approved
by Landiord ate adequste to insure Tenant's property or Tenant's obligations under this Lesse, snd the limits of any insrance earried by Tenant
shatl not Hmit Tenants obligetions or Nabllity under any indemnity provision included In this fease or under any other provision of this Lease.

9. Demepe ¢r Destruction.

9.1 EMocl of Damigéd or Destruclion. 11 ol or part of the Project bt

elements, riot, the relesse or exiatence of Harardous Substences (ss defined below) or by sny other cause whatsoever (hereimafter collectively
teferred o as "demages™), but the dawmages sre not material (a8 defined (n section 9.2 below), Landiord shell repsir the demages to the Project
a3 300n 29 & ressansbly possible, end this Lease shall remain n full force and effect. I all or part of the Project i
damaged (as defined jn section 9.2 below), Landiord shall have the right, In ke solé and eomplete discretion, to repalr or 10 rebulid the Project
or to tevminue this Leess. Landlord shal) within ninety (90) deyy after the occurrence of such material damege or destruction notify Tenant
in writing of Landiord's vention to repale ar to rebulld or to terminett s Lasse. Tensnt shall In w0 evant be entded w0 compensation or
domaged on sccount of sanoyence or inconvenience in meking sny repaii, or on stcount of comstruction, or on sccownt of Landlords election
fo terminate this Lease. Notwidmanding the foregoing, if Landiord shel elect to rebulld of repelr the Project, but In good faith determines
that the Premises cannot be rebutt or repaired within two hundred seventy (270) dsyt sfter the dare

derauction, without payment of overtme or other premiums, snd the damage to the Project will render the entire Premises ummeble during
sald two hundred seventy (270) day period, Landlord shall notify Tensnt thereof In writing st the time of Lendiord’s election to rebulld or repair,
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to section 9.3 below, N Landiord or Tensnt terminetes this Lesse in o
Operating Expenee increases and other amounts due hereunder which drist prior o the dete of termination.

9.2 Definition of Materie! Damege. MmlpwmethwmmhuMmﬂeMM
the uninsured cont of repaiting the damage wifl exceed Twenty-Five Thousand Doliars ($28,000). If insurance proceeds are aveiisbie w tandiond
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the cost of repalring the demage exceeds One Hundred Thousand Dollsrs ($100,000). Damage to tha Project shall |h:!hedmd ..m:hll
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proceeds available to repaic the damage In excese of Twenty-Five Thouand Dollsrs ($25,000) be appied to the repayment of the Indebtedmens
secured by the mortgage or the dead of trust, or (c) the demage oecurs during the fest twelve (12) monthe of the Lease term.

[ X] Abstoment of Rent. it Landlord elects to repalr damage to the Project and all or part of the Premives will be wnussble
ot Insccessible to Tenant In the ordinary conduct of its business unti the damage i tepaired, and the damage was not cavsed by the negiigence
or Intentions! acts of Tenant or ks employees, agenty, contractors or invitees, Tenant's Sese Rent and Tenasts Share of Opersting Eapeme
Increases shall be sbated until the repalrs are completed in praporton to the amount of the Pramises which s wnwmble or inaccessible w0
Tenant In the ordinary conduet of Its business. Natwithstanding the foregolng, there shall be no shetement of Base Rert or Tenant's Share
of Operadng Expense incresses by resson of any portion of the Premises being unussble or inscoessible for a perfod equal 1o five () consecutive
business days or less. If the cause of the damage or destruction s sn earthquake or & flood, Tenant shell only be entitled 1 sn shetement of
rent when snd if Landiord ives relmbur for such rent from Insursnce proceeds, if eny.

94 Tonent's Acte. If such damage of destruction occurs 82 a result of the negligence or the Intentional acta of Tenant or
Tenunt's employees, Agents, or inviees, and the proceeds of insurence which are sctually recelvert by Landiord are-not suMidient
to pay for the repair of a8l of the dsmage, Tenant shall pay, at Tenant's sole cost and expense, ko Landlord upon demand, the difference between
the cost of repairing the damage and the | proceeds received by landlord. )

95 Tenant's Property. As more fully set forth In section 22, Landiord shall not be Nable to Tenant or its employves, agents,
contractory, invitees or customers for fom or damage to merchandise, tenamt improvemenss, fixtures, sutomoblies, ferniture, equipment,
computers, flles or other property (hereinehter collectively "Tenant's property) located st the Project. Tenant shall repalr or ceplace ol of
Temant's property at Tenant’s sole cost and expense. Tensnt scknowledges that it I Tenant's sole respomaibliity to obiain adequate lnsurence
coverage to compensate Tenant for damage to Tensnt's propesty.

9.6 Walver. Landiord and Tenant hereby walve the provisions of sny present ot future statutes which relate 1o the terminaton
of leanes when leased property is damnged or destroyed snd agree that such event shafl be governed by the terms of this Lease.

10, Real and Personsi Properly Tanes.

10.1 Payment of Taxss. Tensnt shal pay ta Landlord during the term of this Lesse, in addition to Bese Rent ind Tenant's Share
of Opersting Expense increases, Tenant's Share of the amount by which all “Resi Property Tazes" (as deflned in section 10.2 below) for esch
Comparison Year exceeds the amount of all Res! Property Tazes for the Base Year. Tenant's Share of Real Property Tax increases shall be
paysble by Tenent at the same time, in the same manner snd under the saree terms snd conditions as Tenant peys Tenant's Share of Operating
Expense increases w provided in section 4.2(0) of dhis Lesse. Except as expremly provided in secton 10.4 below, ¥ the Real Propesty Teses
incurred during any Comparison Yesr are less than the Res! Property Tenes incusved during the Base Year, Tenant shall not be entided to receive
sny credit, offset, reduction or benefit 8 o result of sald oceurvenice.

102 Definilon of "Resl Preperly Tax. Az used herein, the twrm "Rea! Property Tanes® shall Include any form of real estate
tar o smesyment, general, special, ordinery or extraoniinary, improvement bond or bonds imposed on the Project or asy portion thereof by
any suthority having the direct or Indirect power to tar, including eny city, county, state or federal government, or any school, agricultersi,
sanitary, five, street, dralnage or other improvement district thereol, as aguinst any legal or equitsble interent of Landiord In the Project or In
any portion thereof, unlems such tax b defined o9 an Operuting Expense by section 4.3(c).

103 Poracndl Preperly Taxes. Tenant shall pay prior to delinquency all taxes assessed against and levied wpon trede fistures,
furnishings, equipment and ol other personal property of Tensnt contained in the Premises or releted 10 Tenant's we of the Premises, If any
of Tenant's personal property shall be assesed with Landland's resl or personal propesty, Tenant shall pay 10 Landiord the taxes atuibutable
1o Tenant within ten (10) days after receipt of a written starement from Landiord senting forth the tanes applicable %0 Tenant’s property.

in causing the el Property Taxes to be reduced or in obtaining o refund, rebats, eredit or similer benefit (hereinafer collectively referved to
a5 0 “reduction”), Landiord shall have the option, In it sole discretion, to (6) retain the benefit of the reduction and to pay, at Landlord's sote
experwe, the costs incurved by Landlord jn causing the reduction to be mede or (b) to ¥he extent practicable, 10 credit the reduction(s) to
Resl Property Taxes for the calendar yest to which a reduction appiles and i recticuiate the Resl Propesty Tuxes owed by

shter the year in which the reduction spplies based on the reduced Real Propesty Taxes (if a reducion appBies 10 Tenant's Base
Year Real Property Tazes shall be reduced by the amount of the reduction and Tenents Share of Resl Property Tar incresses shall be
recuiculated for s Compariscn Years following the year of the reduction based on the juwer Base Year amormt). o Landlord proceeds in
sccordance with {b) sbove, ofl costs incusred by Landiord In obtaining the Raal Property Taa reductions shall be considered an Operating
Fapense and Landlord shall determine, in it sole discretion, to which years tny reductions will be appiied. In sddidon, if Landiord proceeds
in accordance with (b) sbove, sft accounting and related conts incurred by Landiord in calculsting new Base Yests for tenants and in making
all other adjvstments shall be an Operating Expense. If {andiord proceeds In sccordance with (a) sbove, La
refund to Tenant sl or any portion of the reduction or to reduce Real Propesty Tuzes for the yesrs to which sn;

11, Utititlea.

1" Sorvices Provided by Landiord. Subject to all governmental rufes, regulations and guidelines spplicable theveto, Landlord
shall use Its best efforts to provide HVAC to the Premises for normal office wae during the times deseribed in section 11.4, reasonable smovnt
of elecericity for normat office Nigining dnd tractional h office michints, water in the Premises or in the Common Ares for ressonsble
.um-:d““mmmummu and/ox fluorescent tubet and ballssts for standard overhesd Axtures, and buiMing
sianderd } .

112 Inirabullding Netwark Cobling. in addition to the kems described In 1.1 above, Landlord shat! also provide Tenent with
sccess o @ ressonable amount of INC. For purposes of this section 11,2, & reasonsble dmount of INC shall not encesd twe (2) eable pairs per
one thousand (1,000) wseble squete feet of space in the Premises. N Tenant requires additional INC capacity, the cost of providing, maintaining,
repatting and replacing sach eapacity shall be borne solely by Tenent. Additional tNC capacity may only be installed, maintained, repaired and
WMIWWWWMW'M”‘CM- ‘The Balidings minimum goint of entry ("MPOE) for tefephone
service, the INC risers and the telephone terminal rcoms located on each fooe of the Bullding may only be sccessed with Landlord's prior
consent and by contractors approved by Landiord, in Landlord's sole discretion. Tenant shall be responsible for sny loss, cost, damage, Hability
nn:.dm(Wh.aw"eu)nddngmdunlmmﬂnhmhﬂon.mdmmnphmdmhmtdddlmlmc
<8 ty.

11.9 Services Brcivelve fo Tenenl. Tenant shell pay for sll water, gas, hest, electridy, telephone and other wtikies and
services supplied snd/or d exclusively to the Premises or (o Tenant, together with any tanes thereon. If any such services are not
separately metered to the Premises, Tenant sholl pay, st Landlord's aption, elther Tenant's Shave or 4 reassonable proportion to be determined
by tandlord of aft charges joindy metered with other premises in the Project.
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"na Houre of $e:vice. Moliding services and viflides ahall be provided Monday through Pridey from 8:00 s.m. 1o 6:00 p.m.
and Sswurdayh from 9:00 a.m. to 1:00 p.m. Janitorlal services shall be provided Monday through Pridey. HVAC and other Building services
shall not be provided st othet times or on nationally recognized holidays, Nationatly recognized holidays shell include, but shall aot
be limited to, New Years Day, Mattin Luther King Jr. Day, Presidents’ Day, Memoriat Day, tndependenct Day, Labor Day, Thanks, P
and Christmes Dey. hndlordnlunmmuenmmvalwmmm-m-tMome than thost set forth above subject to (af the
payment by Tenant ol Landlord's dard eh Y ined by Land! homdmhlhw, Landlord’s sole discretion, fot sfrer hours
UVAC and (b) Tenant providing to Landlord nlennme(l) businem day’s sdvence wiltten notice of
As of the date of this tease, and subject to future Increases, the standard charge for after hours HIVAC

§
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Tenant shall pay sll sher hours HVAC charges to $andlord within three (3) days sher Landiord bils Tenant for seld charges.

LR Excesd Usegd by Yement. Notwithstanding the wse et forth in section 1.8, Tenamt Muummuau
sexvices in excess of those used by the aversge office bufiding tenant using W premises for ordinery office use. Tenant shall not install et the,
Premises office machines, || fixtures ot other equipment which will generate above aversyt hest, nolse ur'lmlnauﬂunud—w

which will adversely effect the temperature malniained by the HVAC system. If Tenant does use Buliding wtiiities or services in excess of those

Lease, to (2) at Tenant’s expense, install separate metering devices at the Premises, snd to charge Tenaat for Ity usage, (b) require Tenant to
pay to Landlord all costs, expenses and damsges incurred by Landlord as & result of such usage, and () require Tenent to stop wing excen
sitflides or services.

116 inferruplions. Tenant agrees that Landlord shall not be linble o Tenant for it fallure to furnish gas, dectricity, telephone
service, water, HVAC or any other utility services or building services when such fallure s occasioned, In whole ot in pert, by repatrs,
mnulmmumy-mmumhummwhmmmm gas, water, telephone service or,
oﬁnuuﬂlltyntmehuka.bynymddem.mnhyormmuunlmwyammm.Mmmmdumtln
employees, agents and contractors, by act, neglgence or default of Tenan or sy other person of entity, or by any other cause, and such fallures
thall never be deemed lo conjtute an eviction or disturbence of Tenants wse and potsession of the Preslses or relieve Tenant from the
obligadon of peying remt or pesforming any of Its obligations under this Lesse. Purtherrpore, Landiord shall not be Hable under any
drcumstances for loms of property or for Injuty to, or Interference with, Tenont's business, lncluding, without limimtion, lows of profits, however
occurring, through ot in connection with or Incldents] to a faflure to furnith sny rich services or wtilitles. Landiord mey comply with voluntary
mmbu.nﬂelnummhnnymnmmdmmynhduwduuumuwdm water, gas, light or electridty or
the reduction of automobile o other without ing eny liability of Landiord 10 Tenant under this Lesse.

12. Assignment ind Sublediing.

124 Landlord'e Consent Raquived. Tensnt shall not volaniarity or by operarion of law assign, transfer, hypothecate, mottgege,
sublet, or othexwise trarefer or encumber sHl or any part ol Tenant’s interest In this Lesse or in the Premises (hersinalter collectively a
“Transler”), without Landlord's prior written consent, which shall not be unressonibly withheld. Landiord shall respond 10 Tenants writres
request for consent hereunder whhin thirty (30) days afier Landiords receipt of the written request from Tenamt. Any ettempred Transfer
without such constent shall he vold and shall constitute & material default and breach of this Lesse. ? for
consent shall include, and Landiord's thicty (30) day response period rdm«lbnbovzllullmmmh and untll Landiord has
recelved from Tenant, afl of the following lnfmmlon- (o) llnmdol w for the proposed smignee or sebtenant for the pant three (3)
years prepared In dccordance with generally i (b'dmlutmmtuhepupd”uwnhmnmfw
‘thepauhm(!)yun. (e)ianmm-lmﬁnuwnmﬂ\enwudnUuwnhmm(d)n‘mlqldualpdnndnn
business the amignee or subtenant intends to operste at the Premises, (¢) the proposed effocdve date of the amignment or sublesss, (1) » copy
of the proposed sublease of sesignment agreement which inciudes all of the tesme and condiions of
ndeullddatﬂpdond any ownenhip or commercial relstionship between Tenant and the proposed sssignee or msbtenant and (h) o detatied
description of any Alterationd the proposed sssignee or sublenant desires to make aseignee
ot subtenant will be fuseanteed by any person or entity, Tenant's written request shall not be contidered complese untll the informetion
duulhull-(n).(b)M(e)dhmmmmMWMmmmMm.wmmm
the transfer (s) If Tenant ls & corporation, and Tensnts stock i not publicly raded over & secwrities eachange, of more then twenty
five percent (25%) of the voting stock of such corporation during the term of this Lease ( or sot in ont or more transfers) or the
duhbmmdwuﬁh&ndmmthn.umlmhtm«-ﬂ?udnm&y,dmmmhmm)
of the profit and lost perdcipation in such pertnership or entity during the mhlm(-hdnwnuhmu—euﬂm)u
" the dissolution, merger or liquidation of the partnership.

122 Loversptd Buyeul The involvement by Tenant or (ta ssets in any transaction, or series of transactions (by way of
merger, sale, acqubsition, financing, refinencing, tranafer, leveraged tuy-out or otherwise) whether or not & formal amignment or hypothecation
of this Lease or Tenunt's sseets occurs, wivich resuhs or with result bn & reduction of the "Net Worth® of Tenant as hereinafter defined, by an
ommqmlbormﬂmmvﬂvepuuun(M)dmmwmdm-nuwwmmuumuu
umwwmdume.uuumnuamymn-umummmmum
tme sald Net Worth of Tenant was or fs grester, shall be considered 10 be on amignment of this Lease by Tenant to which Landiord may
restonably withhold its consent. "Net Worth” of Tenam for purposes of this section 12.2 shall be the net worth of Tensnt (excluding eny
gusrentors) established under generally accepted sccounting principles conslstently applied.

129 Standerd For Approvel. unﬂadtdlmmmwmwhmnnmwmmh-
complied with each and every requirement, term and condition of this section 12. Tenant scknowledges and agrees that each requirement, term
and condidon In this section 12 i & ressonsble requirement, term or condition. 1t shall be desmned ressonable for Landiord w withhold s
mmmummummmumammnhmm-u-wnm-wq-w
to be In violationt of ite abligations under snother lease or agreement to which Landiord b & party; (0) s Landlonds ressonable Judgment, o
pmpueduhmeunbummhunmhnummmmthamum&hlmumhnmm-vnullnuue
Gnencially to pay the rents due under this Leuse 88 end when they sre due dnd payabie; (c) » proposed aasignee’s or subrenant's business witl
Inpose 4 burden on the Project’s parking fociities, elevators, Common Arded or utilies lmmnhhﬂuw»‘lmmh
Landiord's reasonable Judgment; (d) the terms of a proposed smignment or subletting will aflow the proposed assignee or subtensst to exercise
4 right of renewal, right of expension, right of first offer, cight of first refussl or similer tight hel by Tenant: (¢) a proposed sssignee or
subtenant refuses (o enter fnto » written assignment agreement or sublesse, ressonably satisfactory to Landlord, which provides thet k wilf abide
by and sssume ol of the terms and conditions of thie Lease for the term of any asignment of sublease and containing such other terms and
conditions a1 Landiord ressonsbly deems necessary; (0} the uee of the Premises by the proposed amignes ov subtenart will not be identeal o
the we perhitted by this Lesse; (g) any gusranior of this Lese refused to consent to the Transfer of 40 execute & written agreement resfiirming
d'e.ulmnrO)Tmmbhdeauhuddhndlnmhnl!luhﬂmﬂummuwbwmmw
mhm-tnhwhmnmm“dmm(whhmdm @ Landlord has sued or been sued by
the proposed assignet or subtenant or fms otherwise been ivolved in 8 legel dispute with the propused sssignes or subtenant; (k) the assignee
of subtensnt #s involved In & business which is not in keeping with the thén current standerds of the Project; or 1) the proposed asignee or
mummu-nmmaumunmmmmmmumwmuudmumm

124 AddRiens! Yormd snd Condiione. mmnmaﬂmmmumnmm
()] Ruldluolundlord'umun.anM«ohdlvdanmmt&o-Tmnnhmﬂu-Mordm

mmn-m:mmmmmn.emmonummumhmh«nmm-mmmm»um
by Tentnt hereunder or release any gustanior from lts chilgations under lis guaranty.
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(9] * Landlord may accept rent from sny person other than Tenant pending approval or disspproval of an assignment
or subletting.

{© Nelther & delay in the approval or disapproval of & Tramfer, ner the sccepmnce of rent, shell constiute & walver
or estoppel of Landlord’s right v exercise i rights and remadies for the bresch of any of the terms ot conditions of this section 12.

(C)] The consent by Lendiord to any Transfer shell not constitute & conseat 0 sny subsequent Transfer by Tenant
mtomluheqmnlolmmudwmwnbynndmumm& However, Landiord may consent to tubsequent Transfers or any
or madificath ﬂmﬁow‘lMuIMMMuTmlnIoflmehllbhonM“MMMMMLIMM

sction shall not relieve such persons from linbilhy under this lease,

(e) n the event of any default under this Lease, Landiord may proceed directly sguinst Tenant, any guarentors or
anyone else responsible for the performance of this lease, including any subtenant or smignee, whthout first exhausting Landlord’s remerties
against any other person of entity responsible therefor to Landlord, or any security held by Landlord.

[() Landlosd's written consent to any Transfer by Tenant shall not constitute an scknowiedgment that no default then
exlstn under this Lesse nor shall such consent be deemed a wiiver of sny then existing defauk.

(1) 'Ihedbmvuynrunfmm-nnnymundclmmtldldmhunaadhdﬂngl-mwm
sssignment or subletdng was materially fulse shall, at Lendlord's election, render Londlord’s comsent null end wvold

) Landiord shall not be liable under this Lease or tnder Aty sublease to any subtenent.
(0] No assignment or ablease may be modifled or amended without Landiord’s prier written consent.

®» The occurvence of & transsction described in section 12.2 shall give Landiord the right (but not the obligation)
1o require that Tenant immedistely provide Landlord with an additional securlty deposit equal ¥ twelve (12) times the monthiy Base Rent
payable under the Lesse, and Jandlord may make its receipt of such amount & condition to La anmm

Any smignee of, or subtenant under, this Lease shall, by reason of accepting such ssrignment or entering inw
such sublease, hdaund.forlhel:unlhoﬂamﬂud.mhmmmdmdnuudtomhnmdmﬂywl&udlm«qymmm
condidon and obligaton herein to be observed or petformed by Tenamt duting the term of seid amsignment or sublease, other than such
obligations sa are contrary or inconsistent with provisions of an amsignment or sublesse to which Landiord has specifically consented in wriing.

128 Addlonal Terms snd Candilena Applicable fo Sublelting. The following terms end conditions shall epply o wny
subletting by Tenant of sl or aay pett of the Premises snd shal) be deemed Included In oll subleases under this Lease whether or not expremly
Incorporated therein:

{9) Tensnt hereby absolutely and uneonditonsity assigns and transfers 0 Landiord all of Tenant's interest in all rentals
and income arising from any sublesse entered into by Tenant, and Landiord mey collect such rent and income end apply seme wward Tenents
obligntions under this Lesse; provided, however, m«m-m-hnmhumdmnmwum
Tenamt may receive, cotiect and enjoy the rents accruing under such sublesse, Landlord shall not, by resson of this or any other amignment
of such rents to Landiord nor by resson of the collection of the rents from & subtenant, b deamed to have assumed or rucognized eny sublesse
erwhIl.&tommwlm-nyl-lundmmn'ufomMmﬂydﬁmdi&-ﬂ*ﬁnn.&nﬁ-mmm
sublesae, including, but not limited to, Tenant's obligation to retum any security deposit, Tensnt hereby krrevocably suthorises and directs any
such tubtenant, upon recelpt of 8 written notice from Landlord stating that & defavh exists in the performance of Tensnt's obligations under
this Lease, to pay to Landiord the rents due as they become due under the sublesse. Tenant agrees that such subtenant shall have the right
to rely upon any such statement and request from Landiord, and that such swbtenant shall pay such rents to Landiord without say obligation
or dight to inquire &8 to whether such default exists and notwithaianding any notice from or clalm from Tenant 1o the contrury.

(b} in the event Tenant shall default in the performance of (s obligations under this Lease, Landlord st hs option
undwlm-nyobllndoomdon.mymdnmymhmmhnmahnmd,hwhldnm!mdulmhmoﬂim
of Tenant under such sublease from the time of the exercise of ssid option to the termination of such sublesse; provided, however, Lendiord
nln:mbelnblefm-nypmﬂdmuormmydepunpw wnehmbmnlmemubtuymww.dmum
such sublease

125 fransler Promivet hom Assignment of Subloting. Landiord shal be entitled to receive from Tenant (st and when

*Tranafer Premium® shell mesn all Sase Rent, additonl rent or other consideration of any type whatsoever payable byhmambuum
in excess of the Base Rent and edditonal rent payatle by Tenant under this Ledse, nummammuw the Base Rent
and the addivonsl rent shall be determined on & per rentable square foot basit. “Trensfer Premium® Mlbh\dude.lmmlhhhdn.
kzymmdbmﬂmpubymudwummmnmm:hmwmm , and sny payment in eacess of falr
market value for services rendered bymmndn-ducnm-.tu sasets, fistures, m«m::nmm
by Temsant to the assignee ot subtenent in connection with such Tra

127 mwnmm Notwithetanding anything to the contrary enntained in this section 13, Landiont

seves the space to be retained by Tenant from the space recoptured by Landiord. Landiord may, st ke option, lease any recaptured porton
the Premises 1 the proposed subtenant or assignee or 1o any other person or éntity without Hiabllity %o Tenent. Tenant shall not be entitied
to any portion of the profit, { any, Landlord may realize on sccount of tuch termination and raletting. Tenant acknowiedges thet the purpose
of this section 12.7 s to enable Landlord 1o recelve profit in the form of higher tent or other eonsideration to be received from an snignee
or subtenant, to give Lindlord the abllity to meet addivons) space requirements of other tenants of the Project and 1o permit Landiord to control
the {easing of spece In the Project. Tensnt acknowledges and agrees thet the requirements of this section 12.7 are commerdially ressonsble
and stre consistent with the intentions of Landlord and Tenant.

126 Landiord™s Bxpensetd. In the event Tenant shal ssign this Lease or sublet the Premises or request the consent of Landlord
10 any Transfer, then Tensmt shall pay Lsndiord's ressonable costs and expenses incurred In connection therewlith, including, but not limited
10, sttomeyy, architects’, sccountanty’, engineery’ or other consuliants’ fees,
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1. Defoul; Romedies.

131 DateuR by Tenant. Landiord and Tenant hereby agroe that the occurrence of sny one or more of the following events
is #» materis) default by Tenant under this Lease and that sald default shall give Landlord the rights described in section 132, Landlord or
Landlord's suthorized sgent shat have the right to execute and to defiver sny notice of default, notiee to pay rent or quit or any other notice
landtord gives Tenant.

(» Tenant's lallure to make any payment of Base Rent, Tenant’s Bhare of Opersting Expense increases, Tenant's Shere
of Resl Property Tazes, parking mmmmmmx,mmwmmmm»umwmx
hereunder, unndwhudur.whmmdnfumdnllmbnpahddmm(!)dmmmm&ud Landiord to
Tenant. lnd-eemmmunaud-nutmmm-nodnmuymquﬂmunmmbbmmmmmnmhm&e
shait also constitute the notice required by this section 13.1(s).

()] The sbandonment of the Premines by Tenant in which event Landiord shall not be obligated to give any notice
of defsult to Tenant.

() The faifure of Tenant to comply with any of I obigatons under sections 6.1, 62(b), 72, 7.3, &, 11.4, 12,1
19, 21, 23, 24, 26, 34, 35 and 56 where Tenant falls to comply with I obligationa or falls to cure any earlier breach of such obfigetion within
m(lo)dmbwngwﬂmmuuhmhnﬂodmhmt fn the event Landiord serves Tenant with 8 notice to quit or any other notice
pursuant to spplicable uniswiul detslner statutes, sald notice shall also rorstitute the notice required by thia secdon 11.1¢c). .

[C)] The fallure by Tenant to observe or perform any of the covenants, condithons or pmbh-du\hu-embe
obsetved of performed by Tenant (other than those referenced In sections 13.4(w), m-nd(c).nbve).whmnd- re shall continue for
8 period of ten (10) dsys sfter wriiten notice thereof from Landlord to Tenant; provided, however, thet if the nmno!mmm-
performance & such that more then ten (10) days are ressonsbly required for fts cure, then Tenant shall not be deemed to be la default it
Tenanit commences such cure within stid ten {10) day period and therealter diligently pursues such cure fo compledon. In the event that
umlloullenu‘rmntvddltmwwlumuhumwmlmmueuwmm-ﬂmﬂ
comtitute the notke required by this section 13.1(d).

(1) The making by Tenant or eny guarsmor of Tenant's obligations hereunder of any genersl arrungement or
nmluinmemlonhehndl\dqﬁm(Il)Tunmonny.nmhmh.lW.dehdhllll.s.c- 101 or any sucommor
statute thereto (untess, in the case of 8 petition fied against Tenant or guarantor, the same o dismissed within sinty (60) days); the
appointment of a trustee or recelver to take poseession of substantislly slf of Tenant's asmets located st the Premises or of Tenent's in
this Lease, where possession i3 not restored to Tenant within thirty (30) deys; (Iv) the anachment, execution or other judidal selrure of
wl-umhllyﬂ!olren-nu ansets located mhembumotmmmmmhmkmmmammhmmmomm n thirty

w, stach

provision |h||l be of no force ar effect.

is

(4] The discovery by Landlord that any financial statement, representation or warvanty given to Landlord by Tenant,
or by any guarantor of Tenant's obligstions hereunder, s or was materially felse. Tenant acknowiedges thet Landiord has entered into this
tease in material rellsnce on such information,

(7] If Tenant s 8 corporation or 8 partnership, the dissolution or Nquidation of Tenant.

m §f Tenant's obligations under this Lease are guarsnteed: (1) the desth of 8 gwarsntor, () the termination of &
guarsntor’s Rabllity with respect to this Lesse other than in accordance with the terie of such gusrenty, (W) & gusrantor’s becoming insolvent
ﬂﬂmd':;d.WMGV)'ﬂmﬂﬂm“m , oF (v) 8 guarantor’s breach of s guaranty obligation
on in tory

192 Remedios.

(o) In the event of any materie] default or breach of this Lease by Tensnt, tandiord muy, ot any time thereafter, with
otwh)mnnoﬂeeordemnd and without limking 1andlord in the exerclse of dny Hglit or remedy which Landiord may hive by reston of such
defauht:

' (0] terminate Tenant's right to possemsion of the Premises by any lswful mesms, in which ense this tesse
and the term hereof shalt terminate and Tenant shaill immediately surrender possession of the Pressises (o Landlord. If Landiond terminates this
Lease, Landiord may recovet from Tenant (A) the worth at the tme of award of the uhpeld rent which had been aamed &t the time of
termination; (B) the worth at the tme of awsrd of the smount by which the unpaid rent which would have been carned after termination umil

medmdmrdncudnhmtdmwummmmuhmmwymmhwﬂuhm
- of award of the amount by which the unpeld rent for the balence of the term alfter the tme of sward esveeds the smount of such rental los
that Tenant proves could be ressonably avoided; and (D) any other smownt necetitry 0 compensate Landiond for all detriment
m-ulsymmmmmmmwmmmm-auwmhmmmmdu.-uuunus result
therefrom, Including, but not fimited to, the cost of recovering possession of the Premised, expenses of relensing, including necessery renovation
-nd-lmdmdmmhs.mﬂelmqﬁa,mmlmnmmmmnwmmmnheof
any free tent, reduced rent, tenant improvement sliowance or olher economie concessions provided by Landlord. The “worth at tiee of award®
of the amounts referred to in section 13.2(a)(I}(A) and (B) shell be computed by atlowing interest st the femer of ten pervent (10W) per annum
o the masimum Interest rate permitted by applicable law. mmahummdmau-mm:ohmuzmmm
shall be computed by discounting such amount at the discount rate of the Feders! Reserve Bank of San Prancisco at the tme of award phn
one percent (1%). For purpones of this section |u(n)m.'mf|hnllhhmdmhnﬂmdﬁnﬂommﬂmluhuﬂhtmm
pursusnt to the terms of this Lesse.

()] maintain Tenant's dght of possession in which event Landiord shall have the remedy described in
California Civil Code Section 1981.4 which permits Landliord to continue this Lessé in effect after Tenant's breach and sbandonment and recover
rent 88 It becorsen due. In the event Landiord elects 1o continué this Lases In effect, Tenast shall have the right o sublet the Premisey or amign
Tenants interest in the Lasse fubject 10 the ressonable requirements contained in section 12 of this Lesee snd provided further thae Landiord
shall not require compiance with any sumdard or condition contsined In section 32 that has become uncessonable at the time Tenant seeks
1o sublet or susign the Premises pursuant to this section 13.2(a)(ID.

W) collect sublease vents (or appolnt & recelver (0 collect such rent) and otherwise perform Tenant's .
oﬂlnﬂ;mn.’l’l'o: Premises, It being agreed, however, that the sppointment of & receiver for Tenant shall not constitute an election by Landiond
t0 terminate Lease,

) pursue sny other remedy now or herealter avallable to Landiord under the laws or judicial decisions
of the state in which the Premises yre located.

(L) No remedy or election hereunder shall be deemed exclusive, but shall, wherever possibie, be cumulative with all
other remedies at law or In equity. The explration or termination of this Lease and/or the termination of Tensat's right to possession of the
Premises shall not relieve Tenant of Yability under sny indemnity provisions of this Lease a8 to matters occurting or sccruing during the term
of the Lesse or by reason of Tenant's occupancy of the Premises.



(<) - 1f Tenant abandons or vacates the Premises, Landiord may te-enter the Presmises ond such re-eatry shall not be
deemed 10 constitute Landiord's election to sccept & sutvender of the Premises or to otherwiss relleve Tenant frors Sabitity for s breach of this
Lense. No turrender of the Premises shalt be effective against Landiord uniest Londiord has enterad fnto & writien agreement with Tenant ia
which Landlord expresly sgrees to (T) accept 8 survender of the Premises and (i) relleve Tenant of Sebllity wnder the Lasse. The delivery by
Tensnt to Landiord of posession of the Premises shall not constitute the termination of the Lesst or the sutvender of the Premises.

113 DefauR by Landiord. Landlord shall not be In default under this Lease uriess Landiord fafls vo perform cbiigetions required
of tandiord within thirty (30) days sfter written notice by Tenant to Landiord and to the holder of eny mortgage or deed of trust encumbering
the Project whose name and addrest shall have therctofore teen furished to Tensnt in writing, specifying wherein Landlord has falled to
perform such obligstion; provided, h , that If the nature of Landlond's obligation is such thal more than thirty (30) days sre required for
Irs cwre, then Landiord shell nat be in defavkt i Landlord commencen performance within such thirty (30) day petiod and theresfrer diligently
purtues the same to completion, This Leasc and the obligations of Tenant hereunder shall not be alfected or impaired becsuse Landiord &
unable to flfill any of lts obligations hereunder or is delayed in dolng 90, if such inability or delsy bs caused by reason of srike or other labor

acts of God, rlot, Insurrection, governmental sactiont or requirements, or any othet esuse beyond the reasoneble control of Landlord,
and the dme for Landiord’s performance shell be extended for the perlod of any such delsy.

134 Laté Chirges. Tensnt hereby scknowledges that lste payment by Tenant to Lendlord of Base Rent, Tenants Share of
Opersting fixpente Increases, parking chorges, sfier hourt HVAC charges, ot other sums due hereunder will esuse Landiord o incer coas not
contemplated by this Lease, the exact amount of which wifl be extremely dilficult 1o ascertain. Such costs lnclude, but are not Havited 1o,
processing and accounting charges and late charges which may be imposed on Landiord by the terew of any mortgage or trwst deod encumbering
the Project. , i any lnstaliment of Bese Rent, Tenant's Share of Operatitig Eaptnta
charges or any other sum due from Tenant shall not be received by Landiord when such amotint shall be then, without any requirement
{or notice or demand t Tenant, Tenant shelt immediately pay to # late charge equal 1o #ix percent (0%) of such overdue amount.
The partied hereby agree that such late charge represents a falr and ressonable estimete of tha costs Landiord
payment by Tensnt. Acceptance of such late chsrge by Landlord shall in no event constitute 8 wailver
mdu!n'::mt.wmtundhdﬁmmnﬁn'amdﬂummammmmu_uld
Interest u secdon 135,

128 interost on Pact-dué Obligeations. Except as expresly hereln pravided, any amount due to Landlord that ks not peid when
due shall bear Imerest at the lesser of ten percent (10W) per anuem or the maximum mate pervakited by spplicable lew. Peyment of such interest
shall ot excuse or cure any default by Tenant under this Lease; provided, however, that interest shall not be paysble on fate charges fncurred
by Tenent nor on any anounts epon which late charges are paid by Tenant.

188 Paymant of Nonl and Secinfly Deporit after DohiuR. - Il Tenane falls to pay Base Rent, Tenants Share of Oparsting
Expense increases, parking charges or any other monetsry obligation due hereunder on the date h b due, after
any monetary obligetion on the dete it & due, st Landiord's option, all monatary obligations of Tenant hereander shall thereafter be paid by
cashlers check, end Tenant thall, upon demand, provide Landiord with an sddidonal security depoalt equal 10 three Rent.
1f Landtord has required Tenant to make sald payments by eashiers cheek or to provide en sdditdonsl security depealt, Tenant’s fallure o make
& payment by cashlers check or to provide the sdditdonal security deposit shall be @ material defouit hereunder.

1", Landiord's Right fe Curd Defouit; Paymente by Tensnl. All covenants and agreements 10 be kept or performed by Tensnt under
this Lease shall be performed by Tenant at Tenant's sole con! and expenae and without any reduction of rent. If Tenant shall fall to paform
sny of its obligations under this Lease, within » reasoneble time efter such performance i tequired by the terma of this Lesse, tandiord may,
bt shall not be obligated 1o, after three (3) days prior written notice to Tenant, make any such payment or perform any such act on Tensnts
behalf without walving its rights based upon sny default of Tenant and without releiding Tenant from any obligations hereunder. Tenant shall
pay to Landiord, within den (10) days afer dellvery by Landiord to Tenant of statements cherefore, sn amount equal to the

ressonably made by Landlord in connection with the remedying by Landiord of Tenant's defsults pursusat to the provisions of this section 14.
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does not terminate this Lease in accordence with the foreguing, this portion of the Premises
remaining, except that the rent and Tenant's Share of Expenaes shall be reduced in the proportion that the weble floor axes of the
Premises taken bears to the total usable floor area of the Premiset. Common Aréas taken shatl be excluded from the Common Areas wsble
by Tenant dnd no reduetion of rent shalt oceur with respect thereto or by reason thereol. Landlord shall heve the option in ks sole discredon

16.1 Usé of Parking Fecltied. During the term and subject % the rules and reguistfons attached hereto as Exhibh °C," a0
modified by Landiotd from thme o time (the Rules”), Tenant shall he enthiod to use the number of parking spuces set forth In sextion 1.13
in the parkdng fedility of the Project at the monthly rate applicable from time to time for monthly 8 set by Landiord and/or its licensee,

Wandiord may, It it sole discretion, asmign tandem parking spaces to Tenant snd designace the of any resesved parking spaces. For
purposes of this Leate, & space” refers to the opuce in which one (1) inotor vehicle bs intended 10 park (eg., & tandesn parking stall
includes two tandem § tphces). reserves the right # any ime 10 relocsse Tenant's reserved and enveserved purking
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163 Parking Charges. The inltial monthly parking rate per parking space Is set forth In section 1.14 and {8 Tubject to change

by Landlord, in Landlord's sole discretion, upon five (8) days prior written notiet 1o Tenant. Monthly parking fees sholt be payshle in sdvance
priot to the firs day of each calendar month. Vishtor parking rates shall bé determined by Landlord from time to tme in Landiord's sole




¢ " . ~ ¢ ..

discreton, The parking rated charged to Tenant or Temsnt's viskors may not be the lowest parking rates
the parking (acllity, Notwithetanding snything to the contraty contalned hereln, any tax impossd on the

parking facility, upon the revenues recelved by Landiord from the parking fecility or upon the charged paid for the priviiege of taing the parking
facliity by any governmental or quasi-governmentst entity may be sdded by Landiord to the

dme, or Landlord may require Tenant and other persons teing the parking facliity (o pay said amounts directy 06 the taxing authorhy.

17. Brehér's Fés. Tenant and Landiord each represent snd warrant to the other that nefther hes had any dealings or entared lnto any
sgreemints with any perton, entlty, broker or finder other than the persons, if any, fisted (0 sectdon 1.18, In connection with the negotiston
of this Lesse, snd no other broker, person, ot entlty s entliied to any commission or finder’s fee in connection with the negotation of this Lesse,
and Tenant and Landiord each sgree to indemnify, defend and hold the uther harmiess from and againet eny cleims, demages, costs, expenses,
attorneys’ fees or {labillty for compensation or charges which may be clalmed by any such unnemed broker,
reason of any deslingt, actions or agreements of the indemnitying party.

. Estoppel Coriificate.

8.1 Delivery of Carificete. Tenant shall from dme to time upon not less than ten (10) dayy’ prior written notice from Landlord
execule, scknowledge and deliver to Landlord & siatement In writing certifying such informstion 84 Landiord may bly request including,
bt mot limited 1o, the following: (e) that this Lease Is unmodified snd in full force and effect (ot, H modified, stating the nature of such
modification and certifying thet this Leese, as so modifled, ks it full force and effect) (b) the dete to which the Base Rent and other charges
are paid in sdvance and the amounts so paysbie, (c) that there are nol, to Tenants knowledge, any uncured defavits or unfulfiied obligations
on the part of Landlord, ov specilying such defaules or unfuliliied obiigations, i any sre dalmed, (d) thet afl tenent Improvements to be
constructed by Landlord, If any, heve been completed In sccordance with Landlords obligations and (¢) that Tenant has taken powession of
the Premises.  Any such sratement mey be conclusively relied upon by any prospective purchaser or encumbrancer of the Project.

18.2 Falurs fo Deliver Cortificats, At Landiord's option, the fallure of Tenant to deliver such statement within such time shall
constitute 8 meteriat default of Tenant hereunder, or I\ shalt be conclusive upon Tenant thet (a) this Lease s (n full force and effect, without
modification eacept as may be ted by Landiord, (b) there sre no uncered defeults In Landiord’s performance, (c) not more than one
month's Base Rent has been pald in advance, (d) sl tensnt improvements to be constructed by Llandiord, if eny, have been completad in
accordsnce with Landlord's obligations and (e) Tenant hins taken possession of the Premises.
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19 Financiat Information. From time o time, at Landlord's request, Tenant shall cause the following Ananclal informaton to be delivered
to Landiord, st Tenant's sole cost and expense, upon not fewm than tert (10) deye’ advance wrirten notice from Landiord: (a) & current financlal
statement for Tenant end Tensnts financlsl statements for the previows two accounting years, (b) & current financis! sutememt for any
gusrantor(s) of this Lesse and the guacsntor’(s) financial siatements for the previous two sccounting years and (¢) such other financal
Information pertsining to Tenant or any guarsntor 89 Landiord or any lender or purchtder of Landiord may ressonebly request. AN financiel
nstements shall be prepared in sccordance with generally accepted sccounting prineipals consistendy spplied and, if such Is the normal practice
ol Tenant, shall be sudiied by an independent certified public sccountent.

20. Landlord's LisbMly. Tenant scknowiedges thet Landiord shail have the right 10 waneler o1 or any portion of its interest In the
Project and to assign this Lease 10 the remsferce. Tenant agrees that In the event of such 4 transfer Landlord shall sutomatically be relessed
from sl Nability under this 1ease; and Tenamt hereby agrees to look solely to Landiord's ramferes for the performence of Landlords

hereunder ofter the dete of the transler. Upom such o transfer, Landiord shall, at b option, returm Tenant's sucurity deposk ® Tenant or
tronsfer Tenant's security deposit to Landliord's trareferee and, in elther event, Landlond shall have no Auther Natélity o Tenam for the return

al. indémally. Tenant hereby agrees 1o indemnify, defend and hold hermiess Landiord and it employees, pertiners, agents, contractor,

lendert and ground leasors (sald pérsoms end entities are hereinafter collectively referred o s the “Tndesanified Parder’) from and aguinet any

and all Nabilhy, loss, cost, damage, cliima, loss of rents, lens, judgments, penaltion, fined, setdement coms, Investgution costa, the cost of

commitints and experts, attorneys fees, court costs and other legal axpeises, the effects of environmental contamination, the comt of

environmenta! testing, the removal, remedistion and/or abatesent of Hazardous Substances or Madical Waste (o0 sald terww are defined below),

insurance policy deductibies and othet espenses (herelnsher collectively reftrred 1o &8 "Damages”™) arksing owt of or related 10 an “Indemnified
mesn any

employees, agents,
accupancy of the Premises or the Project, (b) any act, omission or neglect of & Tenant Party, (c) Tenant's fallure to perform any of its
obligations under the Lease, (d) the existence, we or dispossl of any Haitrdous Substance (as defined in section 23 below) brought on w0
project by 2 Tensnt Party, (e) the existence, use ar dispasl of any Medical Waste (at defined in section 34 below) brought on
by a Tenant Party or (T) dny other matters for which Tenant has egreed to indemnily Landlord pursuant to
Tentnt's obligationd hereunder shalt Include, but shell not be limited to (3) compensating the Indempified Parties for
Indetunified Matters within ten (10) days after written demand from an indemnified Party and (h) providing & defense, with counsel ressonably
sadsfactory to the indemnified Perty, st Tensnt's sole expense, within ten (10) days sfter written demand frorir the indessnified Party, of eny
clalma, dction ot proceeding srising out of ot releting to an Indemnified Mattet whether or not dgated or reduced to judgment and whether
or not well founded. If Tenant bs obligated 1o compensate on Indemnliited Party fot Demoges srising out of en Indemnified Matter, Landiord
shall have the immediate and unconditional right, but not the obligetion, without notiet or demand o Tenant, to pay the demages and Tenant
shall, upon ten (10) days advance written notice from Landlord, reimburse Landlord for the costs incurved by Landiord. By way of example,
and not mittion, Landiord shall have the immediate snd wacondidonal tight 1o ehust shy demegen to the Common Aress, another tenant’s
gremise or 0 eny other patt of the Project to be repaired and to compensaté other tengnts of the Project or other persors or entitles for
Dasstges atising out of an indemnified Matter. The Indemnified Parties neud not frst pay any Demages 10 be indemnified harewnder. Tenant's
section shall not be relessed, reduced or othervwise limhed bacsuse one or wore of the indenifiod Pardes are or may
be actively or passively negligent with respect to an tndemnified Matter or beciisé an indeswnified Pasty s or was pardally respomaible for the
Damoges incurred. This indesmity It lntended to apply to the fullest eztont permitied by applicible law. Tanant's obligetions under tdes secton
shall survive the expirstion or termination of this Lesse uniem specifically walvid In waiting by tandiord after sald explrstion or sermination.

2. Exemplion of Landiord from Lishilly. Tensnt hereby agrees that Landiord shall not be Hable for injury to Tenaat's business or any
lom of incomé theretrom or for loms of or damage w the merchandise, tenant improvements, Rstures, fsmiture, equipment, computers, files,
[

the repaie, alteration of fmprovement of any pert of the Project, snd regerdiens of whether the cause of the damage or injury erises out of
Landlordd ot Its employees, agents or contractors negligent or intenional sets. Londlord shall not be Bable for any dameges arising from any

12
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act or neglect of any employets, agents, cantractors or invitees of any othes tenant, occupant or user of the Project, nor
Landiond to enforce the provisions of the lease of sny other tenant of the Project. Tenant, st & materied part of m«u&"ﬁm
hereunder, heretry assumes all sk of dsmage to Tenant's propesty o business or injury to persons, I, upon or mnm..un.m
any cause, Inchuding Iandlord's negligence or the negligence of Its employees, sgents or contractors, end Tenant hereby walves all chaims in
respect thereal againat Landiord, its employees, agents and contrsctord.

n. Hezardous Substances. .

) 2.1 Definltlon snd Consent. The term "Hatardous Substance” s1 tsed (n this Lease shall mesn any product, substance,
chemical, meterlal or waste whose presence, nature, quantity and/or Intensity of exlstence, use, menufacture, dispossl, rensportation, spill,
tduuoﬂﬂm.dthubylheltmlnmbﬂmﬁmMmuhamamhi-npecmmummemudm(n)pmenﬂnnywuﬁoc-m
the public hesith, ssfety or welfare, the environment or the Premises, (b) regulated or montiored by any governmental entity, (c) a baris for
Habﬂhydhndludhm.omnmhlemkyordlldplny\mdetmfdull uuwhnlmueumhwm-yw(d)deﬂmd
4 hazardous materisl of subetance by any (ederal, state or local law or regulaton. Except for small quantides or ordinary office supplics
such =8 copler toner, liquld paper, glue, ink and common howsehold clesning materisls, Tenant shell not eause or permht sny Hazardous
Substance to be brought, kept, or used In or about the Premises or the Project by Tenant, i sgents, smployuis, contractnr or tnvitees.

233 Duly bo inform Lindlord. 1 Tenant kmows, or has ressonable caust to belleve, that & Hasardous Rubsance, or a conditon
Involving of resulting from ssme, hes come to be located in, on or under or about the Premises ar the Project, Terant shatl immedistely give
written notice of such fact to Landiord. Tenant shall also immediately give Lundiord (without demend by Landiord) a copy of eny statement,
ummdm,mm.aw’hﬂmpa.lg&wgdmbwndﬂﬁmmymmﬂﬂuﬁyunhﬂm,um
etering or corupying the Premises, conceming the presence, spill, relesse, Mmd«mmmmmm«
contamination in, on or about the Premises or the Project.

233 inapection; Compiance, um-uum«nmm nt.mmnuﬂ\uﬂmuhnmmmmmm
the Premises st any tme in the cose of sn emetgency, and otherwise 8t ressonable times, for the purpose of inspecting the rondithon of the
Premises and for verifying complience by Tenant with this section 23, Landiord shalt have the right % employ experts snd/or consultants in
wnmalonwldllum-lnmhndlhmh--dwuhmMthMMumﬂWm&n«umumld
any Hazardous Substance on or from the Premises. The costs and espenses of any duch hpudu-dnl&puh&emmﬂum
uniess & contamination, csused or materially contributed to by Tenant, b found to exist or be lmminent, or unless the inspection s requested
or ordered by governmental suthority as the result of any such existing ot imminent violation or contamination. in any such case, Tenant vhall
upon request reimburse Landlord for the eost and expenses of such inspection.

24. Madicol Waetd,

241 Definfton. The term "Maodical Waste” shall mesn the of waste described (n secton 28023.2 of Caltfornis's Health
and Safety Onde and any similar type of waste. Unless specifieally by tection 8 of this Lease (0 use the Premises for medical office
uses, Tenant shall not cause or permit any Medical Waste tn he brought, kept or used {n or aboul the Premtises or the Project by Tenany, tis
employrrs, agents, contractors or invitees.

242 Diaposs! of Medical Wasle. Tenant hereby agrees, at Tenlm'uoleelpeme.mdbpaedhww-tehmplhm
with all federal, atate and local faws, rules and regul Iming to the dl | of Medical Wmudmdlwu&d&eﬂdlulwmh
& prudent end reasonable manner. Tenant shall not place any Medical Waste In refine contsiners empted by Landlord's Jenitorial staf¥ or in
the Project's refuse comainers, A Landiord's aption, in Landlord's sole discretion, Landiord shall have the right, wpon siaty (60) deys’ sdvance
wiitten notice (o Tenant, &t dny time and from Ume to time, to elect to de Medical Waste dlapotet services 1o Tensnt. f Landlord elecu
to provide Medical Waste dlspors! services to Tenant, all costs in by Landiord in providing such services shall be pald by Tenant to
Landiord a8 sdditfone! rent. Landlord may bif Tenant for suld costs besed upon the ectus! cont of providing seld services w Tenanmy, m
mmdwummhummmmmmmmmmummnmdunNmamm

243 Duly 10 inkorm Landlord. Within ten (10) days following Landlord's written request, Tensat shall provide Landiord with
any information requested by Landlord concerning the existence, generstion or disposal of Mudical Waste at the Pressloen, indiuding, bwt not
Hmited to, the following information: {s) the neme, sddress and tefephone sumber of the person or ety em mummﬁmd
s Medical Waste, including 4 copy of sny contract with sald pesson or enthty, (b) & st of éach type of Medical Wame generated by Tenant
nnhehuhumltdenbﬂmdthmmdhusduHWWn&.(e)lmdmm or regulations in Tenants
possession relating to the disposal of the Modical Waste generated by Tenent, and (d) ammnmm
order to generste or dispase of saMd Medica) Wagee. Tenant shall aleo lmmedintely lohndbvd (without demand by Landiord) a copy
of any notice, registration, spplicaton, permie, or ticense given to or recelved from any governmental suthorhy or private party, or persons
entering or occupying the Premises, concerning the presence, release, expoture ar disposel of sny Medicsl Waste in or sbout the Premises or
the Project.

be pald by Landiord, unhuhhwmmhmmdbwhlw“hnmquﬂn&h.hwﬂch
case Tenant shall immedistely reimburse Landiord for the cost of such inspction.

2. Tenant improvéments. Tenant acknowledges snd agrees that Landiord shall not be obligated to construct any senent kmprovements
on behall of Tenant unjess & work fetter agreement (the "Work Lerter”) is attached t0 this Loasse &8 an exhibit and the Work Letrer 4 fully
completed and execated by Landlord. If @ spece plan is attached to the Work Letter, the spact ndnllmhﬁdlumundbdmla
separately inftsled by Landiord. Except as set forth in s Work tatter, h {a specifically ond sgreed that Landiord has no obligaton
and has made no promises to alter, remndel, improve, renovate, repeir or decorate the Premises, the Project, or any pert thereof, or to provide
sny stlowance for such purposes, and that no representations respheting the condition of the Premises or the Project have been made by
Landlord to Tenunt.

6. Subordination.

26.1 Bect of Subordindtion. This
wrltten election, shal) be subject and subordinete to )
hereates placed upon the Project and 1o sny and all sdvances made on thé secticty thareol and to ol renewals, modificetions, consolidations,
replacements and extensions thereol.
disturbed if Tenant b not in defavit and 20 fong a2 Tenant shall pay the
this Lease Is otherwise termingted pursuant to fis terms, At the request of shy mortgages, rustee or ground lessor, Tenant shall sttom to
person or entity. If any mortgagee, trustee or fround lessor dhall elect to have this Leste end any Options granted hereby prioe to the Nen of
its morigege, deed of trust or ground fease, snd shall give writren notice thereol 00 Tenant, this Lease snd such Options shall be deemed prior
to such mortgage, deed of trust or ground lease, whether this Lasse or such Options sre dated prior or subsequent 1o the date of sald mortgege,
deed of trust o ground lease or the dete of recording thereof. In the event of the fareciosuse of a secunity device, the
{») be linble lor any sct or omislon of sny prior landiord or with respect to events ocourring prioe to i acquisition of
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the breach of this Lasse by any prior fandle be
(9 b Babl 1o Teram fo the esu o o ey denrhoct 0 4nY ot or defenen which Tenunt may have aairut the prioe lamiod or

262 Exocution of Documents, Tenant agrees to execute snd acknowledge doctimentl Landiord reasonebly requests
Tmmueeutnoen'mm-“mmm.nmwnnm.ummhulmum.&dummwnhhdm
mortgage, deed of trust or ground {emse, as the case may be. Tenant scdmowledges that the subordinetion agreement may give the lendey the
right, In the lender's sofe discretion, to continue this Lease In effect or to terminsie this Least In the event of & forecionre sele. Tenant's falture
to execute such documents within ten (10) days sfter written demand shall conetitute 8 materis! defoult by Tenant hereundes or, st Landiord's
opton, Landiord shall have the tight to execute such documents on behalf of Tenant a8 Tenants Sttorney-in-fact. Temant does hereby make,

constitute and br bly appoint Yandlord ss Tenant's attomey-in.lfact and in Tenant’ snd stead, to execy documen
sccordance with this section 26.2. " " " vame, place " such "l
27. Oplions.

271 Definition. As used in this Lease, the word “Option® hat the following meaning: (1) the right or option to extend the term
ol(hhla.eorlom&wlﬂllan.nd(z)&ewﬂmaﬂdﬁdﬂmd&lmh&hk&buhﬁ.ﬁldﬂmduhhnh
hunbuonhedﬂndnmdmlmhaﬂumﬁmh&ehﬂmahdmdmﬂhumwd&&m
Any Option granted to Tenant by Landiord must be evid d by 8 written option agreement sttached to this Lease 88 & rider or sddendym

27.2  Opfions Personal. Each Option granted to Tenant in this Lesse, i any, b personal to the originel Tenent and may be
emum»hummwmmgmmmmummmhmuuummmum:m.
by ot 1o any pesson or enthy other than Tensnt, inclading, without limitation, sny permitied transferee s defined tn section 12. The Options,
i any, herein granted to Tenant are not asignable separate snd spart from this Lesse, nor mey eny Option be sepersted from this Lense tn
sny mannet, either by reservaton or otherwise. 1f at any dme 90 Option i exercisable by Tenant, the tause has been smsigned, or & sublesse
exists a1 to any portion of the Premises, the Option shal be deemed nult and vold snd nether Tenant nor any sselgnee or subrensmt shatt have
the tight to exercise the Option.

273 Multiple Options. in the event that Tenant has multiple Options to extend ot renew this Lease @ later Option cannot be
esercised unless the prior Option to extend or renew this Lesse has been o0 extrcieed.

274 Effech of Deforit on Opllont. Tenant shell have no vight to exercise an Option () during the thme commendng from the

mwmummm.molwunwnmmmn.:mmummwmomu-umq
default It cured, or () i Tenunt s in defeult of any of the terms, covenants or conditions of this Lesse. The period of time within which en
Option mey be exercised shall not be extended or entarged by resson of Tenanty inability 10 exerciee an Option becwme of the provisions of

this section 27.4.

7.8 LimRations an Options. Notwithstending enything to the contrary contalned in sny sider or etdendum 1o this Lasse, any
options, rights of first refusal or rights of first offer granted hereunder shalt be subject and secondary to Landionds right to firet offer and feme
any such tpece to any tenant who ki then occupying or leasing such space st the dmé the space hecomes avallable for femsing and shell be
subject and subordinated to sny other options, rights of first refusat or rights of first offer previously given to any other pervon or emity.

7.8 Notics of Exercied of Option. Notwithsanding anything to the y contained in section 43, Tenant mey only erercise
an Option by delivering iy wrinten notice of ise 10 landlord by critified mall, retumn receipt and date of deltvery requested. It shall be
Tenant's obligation to prove that such natice was 30 sent in & mely manner and was delivered w Landiord by the U.S, Fostal Service,

2. Londlerd Ressrvetions. Landiord shall have the right: (a) to the name and eddrems of the Project or Bullding upon not less
than ninety (90) deys prior writters notice; (b) to, 81 Tenant's expemse, and irstall Quliding standerd graphics on or mear the door of
the Premibses and such pordons of the Costmon Aress a3 Landlord shall determine, n Landiord's sole discretion; (¢) © permit any tenent the

adjacent w snd sbove the Premises together with the right o install, use, maintain and replace aquipment, machinery, pipes, condulits and wiring
through the Premises, whick serve other perts of the Project provided that tandionds vse does not unressonably interfere with Tenant's use
of the Premises.

this Lease. anmumAWMdm;annmmmm
b 67 delay fis approvel of sny for the construction of tenant fmprovessents. Landiord shati
Tenant thisty (30) days advance notice of the estimated move in date, 1 the dete that Tenant is moved 1o the new spece, Tenant
remain tn the Premises and shall cominun to performs all of s obligations under this Lasse. After Tenant moves Into the new space, this
Lease shall remdin in fulf force and effect snd be deemed spphicable to such new ipace, 25 o Base Rent, Tenast's Shere of Operating
Experse increstes ond the number of parking spaces Tenant shatl be entided 1o wee, aff of sholl be adjusted based on the reltionship
between the ntiaber of rentable square feet in the original Premises and thé sumber of rentabla square feet In the substituted space. Upon
Tenants reloestion, Landlord and Tenaot shal emend this Losse to provide for thé relocation of the Premises.

3. Helding Over. if Tenant remains In possession of the Premises or any past thereof after the expirstion or esriier termination of the
term hereof with Landlord’s consent, such occupancy shell be @ tenency from month to month upon sil the terms and conditions of this Lease

14
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puulnln.tomm&md‘runn(..mmmuhuMpnynﬂedullhdlemd(l two hundred percen
Rent paynble lmmediarely preceding the iermination date of this Lense of (b) one hundred tnmy-ﬁ)nnm (128w) a'o‘.."&’mf&' :

trespasser.  Nothing contalned
Landiord's consent to Tenant holding over st the expirstion or esdlier terminstion of the Lease term Tenant
aﬂn:uphd hmn:m"&hmmdunddnlmm. m-mmhwnm.mmgumhmmmnmm
cont, aim or g uttormeys’ fees) Landiord may incur 82 & result of T fallure 1o survender , Prem)
1o Landlord upon the termination of this lense. yincweas enanes ® i of the

12, Landiord’s Accose

[ 7] Aocess. Landiord and Landlord's sgents, contractons and employees shall have the right to enter the
times for the purpose of inapecting the Premises, performing eny services required of Landiond, Mhm Mhnmﬁm "mmm&
fenders, ot tenanix, undemunlnfayne-ummdmuulltenmnvdmhnmuwddlhunhhmbwu&ehﬁm.
Inmeamldanmmq,umdmynlnatu’la!hemnhebymmblemumlﬂunhinhmmhllnﬂem'remm
for damage to the Premises or to Tenant's property resulding from such sccess. ‘Landiord may st eny tme place on or sbout the Bullding for
nlewlo;lu'::!u:‘u and landlord may st any dme during the last one hundred twenty (120) days of the term hereof place on or about the
Premises for gnd.

322 Keys. landiord shall have the right to rerain keys to the Tocks on the entry doors to the Premises and ol interior doors
at the Premises. At Landlord's option, Landiord may requi Tenlnttoohh.lhphdoorluhlt&thunhﬁuhﬁlmﬂmﬂndn.
saff or Landlords locksmith and to only use Landlord’s engineering staff or Landlord's lockemith to change locks at the Premises. Tenant shall
pay Landlord's or its lockamith’s standard cherge for all keys and other services obtsined from Landiord's engineering stafl or lockemith.

1. Securlly Mestures. Tenant hereby acknowledges that Landiord shall have no obligation whamoever to provide guard service
mrhymeuum'm'hebueﬂtohﬁe?n:mlluuﬂlemwwmhnmmnmmdumhmbw&m
services. Tenant assumes all responsibliity for the protection of Tensnt, ks agents, employees, contractors snd Invitees and the property of
Tenant and of Tenant's agents, emplayees, contractors and Invitees froms scts of third perties, Nothing herein contalned shall prevent Landlord,
at Landlord's sole option, from implementing security measures for the Project or any part thereol, In whvich event Tenant shell pardeipare in
such security messures and the cost thereof shall be Included within the definition of Operaring Expenses, and Landlord shall have no Hablikey
to Tenant and its agents, employees, contractors and Invitees arleing out of Landiond's negligent provision of security messures, Landlord shalt
have the right, but not the obligation, 10 require olf prrsons entering or leaving the Project to identify themselves 10 & security guard and to
reasonably estabiish that such person should be permitted access to the Project.

34.  Easeménis. Landlord reserves 10 ltself the right, from time 1o time, to grant such essements, tights and dedications that Landiord
deema necessary or destrable, and o cause the recordation of parcel maps and restrictions, so fong a0 such easements, rights, dedications, meps
and restrictions do not unreasonsbly interfere with the use of the Premises by Tenant. Tenem shall sign any of the aforersentioned documenty
within ten (10) duye sher Landlord’s request and Tenents failure to do 90 shall constirute 8 meterial default by Tenamt. The obstruction of
Tenant's view, air, or light by any structure erected in the vicinity of the Project, whether by Landiord or third pasties, shall In no way affect
ths Lease or impase any liability upon Landiond. ‘ :

s, Trantporietion Management Tenant shall fully comply st s sole expense with all present or Asture programs implemented or
required by any governments! o quasl-governmental entlty or Landiond to resnage parking, transportation, alr pollution, or treffic in and sround -
the Project or the metropetitan ares in which the Project le focated.

6. SeverabiMly. The invalidity of any provision of this Lease s determined by 8 cowrt of competent jurisdiction shall in no way affect
the valldity of any other provition hereof.

37, 1imé of Eesence. Time s of the essence with respect to each of the obigations to be performed by Tenant under this Lease.

8, Definfilon of Additions! Rent. All monetary obligations of Tenant to Landiord under the terms of this Lease, incuding, but not
limited to, Base Rent, Tenents Share of Operating Expenses, parking charges and charges for after hours HVAC shall be deemed 1o be rent.

9. ncarporation of Prior Agreéments. This Lease and the attachments listed {n section 1.16 contain it sgreements of the parties with
respect to the fease of the Premises and any other matter mentioned hereln. No prior o contemporaneous agreement or understanding
pertaining to sny such matter shall be effective. Except #s otherwise stated (n this Laase, Tenant hereby acknawiedpes shat no real astate broker
nor Landiord or any employee or agents of eny of sald persons has made any orsl or written warranties or represemations t0 Tenent conceming
the condition or use by Tenant of the Premises o the Project or concerning say other matter addressed by this Lesse.

4. Amendménts. This Lease may be modified In writing only, signed by the parties in Interest at the time of the modification.

a". Noticst. All notices required or permitted by this Lease shafl be in wiiting and may be detivered (a) in pervon (by hand, by
messengey or by courler service), (b) by U.S. Postal Service reguler mall, () by U.S. Postal Service certified mell, retuan receipt requested, ()
byll.s.'aﬂl&ﬂkﬁElpluMll,qud!wuﬂhetm‘.htmulhr.M(e)hh*ﬂﬂhﬂm“ﬁﬂhwm
 given If sexved in & manner specified in this section 41. Mmmwlurldm,ﬁmmbmmwﬂw

simiar notice, shall be deesned personally defiverad to Tenant on the date the notice is personally defivered 1o any employee of Tenant ot the
Premised. The addresses set forth In section 1.17 of this Lease shafl be the address of each party of notice purposes. Landlord or Tenant may
by written notice to the other specify a different address for notices purposes, except thet wpon Tenant’s taking possession of the Premises, the

by spplicsble law whether or net the requirements of this section have been met.

Q. Walvers. No walver by Landiord of any provision hereof shatl be deemed & walver of any other provision hereof or of eny subsequent
bresch by Tenant of the same o any othet provision. Landlord’s consent to, or spproval of, sny act shall not be deemed to render unnecessary
the obtaining of Landiond's content 1o or approval of any subsequent sct by Tensht. The acceptance of rent hereunder by Landlord shell not
be o walver of eny preceding breuch by Tenant of sny provislon hereol, other than the fallure of Tenant to pay the particular rent 30 sccepted,
regirdien of Landlords knowledge of such ding bresch at the tme of accipteace
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4. Covenants. This Lense shell be construed as though tandiord's covenants contmined hereln are Independent and not dependent and

Tenant herehy walves the heneflt of any stanite 1o the X vislons
covenants and conditions. Y contrary. Al pro of this Lease to be obwervad or performed by Tenant are both

", Binding Efect; Choles of Law. Sub) to any pmvision hereof restricting asignment or gublettin, Tena Lense
the pardes, their heirs, persons| representatives, succrssors and assigns, This Lesse shall be governed by Ih'ebl:n dnl';u“:me In :‘.,‘;3."“':

m.h located snd any Huigation conceming this iease between the pariies hereto shell be initiated In the couinty In which the Project s

1s. Atlomeys® Faes. 1f Landlord or Tenant brings an action to enforce the terms hereol or declars f hereunder, prevallin
In-nylududun.orlppulthm,dullbeemm«iwlum-wnmeﬂmwmnmma;lhhwn‘m:smz
by the caurt In the sme or sepurste sult, and whether or not such action s pursued 10 decision or Judgment, The attorneys’ fee award shall
mumwmlhmdmwmmmnmmmnnum.nwmmwmmmmm
incurved in good fahth. l.lmnud-lulhee-dddwmﬁhwhmﬂ-ﬂuﬁumﬂmhﬁhmw
|Mmdmdudﬁltﬂldmhmw.ﬂuhucmllqdldmhnhqmﬂymh
connection with such default. uw-ammmw&ammmumummm
pecuniary lotser within the mesning of Section 365(b)(1)(B) of the Bankruptcy Code or any successor statuee.

4. Auctions. Tenant shall nat condust, nor permit 1o be conducted, wither voluntarily or invohwrterlly, a Prembser
3 uction wpon
;'m"c:mn Arers. The holding of any auction on the Premines or Common Aress in violation of this leet!ul-'l’l shall w-m!m:‘: wmerial
sult hereunder. )

47. Signe. Tenant shall not place any sign upon the Premises (inctuding on the hside or the outside of the doors or windows of
Premises) or the Project without Landiord™s prioe written consent, which may be given ov withheld in Landiord's sole diseretion, umdu:';
have the right to place any sign k deems appropriste on any portion of the Project except the Interfor of the Premises. Any sign Landlord
pemluTunmmpheeuponduhmhumllhemlmhndhyrmm.nmmdem. 1f Landiord permin Tenam to include iv
mmhmeMwamm,memaphau.mmmmhmdmmmmmdmmmmmm
be paid by Tenant, st Tenant's sole expense.

48, Morger. The wol y ot other ! dmhmhm«;mmw tesmination by Landiond,
-h.llnolmmInhmdumm'rmm\mndml.udehMmm:;qm:'t—nda
or may, at the option of Landlond, operste ot an assignment to Landlord of eny or sl of such subtenancies.

49. Quiel Fossstsion. Provided Tenant s not in default hereunder, and subject to the rights of any lender, Tenent shall have quiet
p fon of the Premises for the entire term hereol subject 10 aft of the provisions of this Lesse.

0. Authorfly. If Tenant s a corporation, trust, or g | ot imited po hip, Tenant, and each individasl executing this Lesse on
behalf of such éntity, represents and warrsnts that such individual s duly suthorized to ezecute and deliver this Lesse on behalf of sald entty,
that sald entity ts duly authorized to enter Into this ianse, snd that this tease ts enforcesble ageinst seid entity in sccordance with [t terma.
i :;m':l 18 8 corporatln, trust or partnership, Tenant shajl detiver to Landiord upon demsnd evidence of such authority setisfactory to
Landlord.

sy. Confiiet  Except st otherwise provided herein lo the contrary, any conflict between the printed provisions, exhibits, addends or
riders of this Lease and the typewrirten or handwritien provislons, If any, shall be contratied by the typewritten or handwritten provisons.

82 Muftiple Parffee. 1 more than one person or entity s named as Tenant hereln, the obligations of Tenant shall be the joint and
several responsibility of all persons or endtles named hereln a8 Tenant. Service of a hotice in accordance with sextion 41 on one Tenant shell
be deemed service of notice on all Tenants. .

B > X intorpreiation. Thia Lesse shall be Interpreted a9 X it was prepared by both perties and ambiguides shall not be resolved in favor
of Tenant becsuge s or 8 portion of this Lease wes prepared by Landiord. The eaptions contained ln this Lease ere for convenience only and
shall not be deemed 1o 1imkt or alter thi meaning of this T2ase. As uned In this (etee the wonds senant snd tandiord include the plural a3 well
= the singuisr. Words used in the neiter gender include the maseutine snd feininine gender.

54, ProbibNion Against Recerding. Nelther this Lease, nor any memordndum, aifidavit or other writing with respect thereto, shall be
vecorded by Tenant or by snyone acting through, under or on behall of Tenant. Landiord shall have the right (v record 8 memorandum of
thlnune.demmMmmmmduhumuMhmﬂumymthan.

58, Nefationship of Perffes. Nothing contained in this Lesse shall bé detswed or construed by the pertes hereto or by sny third party
to creste the relationship of principet and agent, parmership, joint venturer or asry sssocistion between Landiord and Tename.

56, Ruied and Meguistiona. Tenant to shide try and conform 40 the Rules and 1o causé I8 employees, suppliers, customers snd
Invitees to 90 abide and conform. (n sholl have the tight, from time to thme, 10 modify, amend and enforce the Reles In & non-
discriminstory manner. Landiord shall not be responsible 10 Tenant for the fallure of other persons idduding, Wt not Bmlted 10, other tenants,
thelt agents, employees and Invitees 10 comply with the Rules,

s7. Right lo Leass, Landlord reserves the sbeolute right to effect such other tenancies in the Project as Landiord tn s sole discretdion
shall determine, snd Tenant s not relying on eny repr fon that sny specific tenant cv number of tenants wil) oecupy the Project,

8. Securly infersel In comidersrion of the covenants and agreementh contained herelh, and a9 & matertal considertion to Landiord
for entering into this Lease, Tenant hereby uncondidonelly grants to Landiord & continuing secusity Interest o and to all personsl property
of Tenant located of feft 81 the Premises and the securlty deposh, i any, and any ddvance rent payment or other deposit, now in or hereafier
delivered to ot coming Inta the porsession, custody o control of Landiord, by of for the secount of Tenant, together with any tacrease In profits
or proceeds from such property. The security intesest granted to Landiond hereunder secures payment and pesformance of all obligations of
Tenant under this Lesse now or heresfier drising or existing. whether direct or Indirect, sbsolute or contingent, or doe or ¥ become due. In
the event of a default under this Lease which b not cuted within the applicable grice period, i any, Landiord &s and shall be entded to all
the rights, powers and remedies granted o secuired party under the Cafifornla Commercia! Code otherwise avellable st taw or In equiry,
lndudln.,Innnotlhhdh.MManm-rnu-hmlm,MMMmmmhuMwmmn
sdditiona] notke or demand regarding this security interest. Tenant agrees thet (t will axecute such other documents or instruments as may
be tessonably necessary 1o carry oit and effectusie the purpose and terms of this stetion, of 88 niherwise reasonably requested by Landiord,
Induding without liritation, enecution of 8 UOC-1 financing statement. Tenint's fallure (o enecte such documents within ten (10) days after
written demand shall consttute & materia) default bry Tenant hereunder and, st Landlord’s option, Lindiord shall have the right W execute such
documents on behsif of Tenant as Tenant's attorney-in-fact. Tenant does hereby make, constitute and frrevocably appoint Landiord a8 Tenant's
sttorney-in-fact, and Léndlord shall have the right to execute such documents in Tenant’s neme. Tenant hereby walves any righs it may have
under Sections 1980 through 1991 of the California Civil Code wivich dre Inconslstent with Landiord's vights under this section. Landiord’s rights
under this section are in addition to Landiond's rights under section 8. ,

9. Securlly for Perfermence of Tenent's Obligetions. Notwhthstanding sny security deposht held by Landiond pursuant 1o Secton §
and eny security Interest held by Landlord pursuant o section 58, Tenant hereby agrees that in the event of & default by Tenant, Landlord shall
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be entided to seek and obuln.u writ of attachment and/or & temporary protective order and Tenant | deferaes

t hereby waives any rights or
contest such & writ of attachment and/or tem rotective ord the i
ek of arach POTArY pi er on m«aumumuumnuummmmoum

80. Atschmonts. The items Kated in section 1.16 are a part of this Lease and are Incorporsted herein by this reference.

1. Conftdentisbly. Tenant acknowledges and sgrees that the terms of this Lasse are confidential and constivte propriety informa

of Landlord. andhlmbnﬂmﬂdwﬂy.ﬂmmﬂydwwnwm_m'umlehh;:
and may tmpalr Landiord's relatlonship with other tenants of the Project. Tenant agrees that &k and e partners, officers, directors,

brokets, and sttorneys, if any, shall not disdose the terma and conditfors of this Lesse 10 any other person ov entty without the prior written
ronsent of {andiord which may he given or withheld by Landiord, In Landiord’s sole discretion. (t I understood end agreed that demages atone
would be an (nadrquate remedy for the breach of this provision by Tenant, snd Landlord shalt siso have the right to seek specific performance
of this provision and 0 seek Injunctive reliel to prevent its breach or continued breach. ) '

62. WAIVER OF JURY TRIAL |ANDLORD AND TENANT HERERY WAIVE THEIR RESPECTIVE RIGHT TO TRIAL BY JURY OF ANY
CAUSE OF ACTION, CLAIM, COUNTERCLAIM OR CROSS-COMPLAINT IN ANY ACTION, PROCEEDING AND/OR HEARING BROUGHT BY
EITHER LANDLORI AGAINST TENANT OR TENANT AGAINST LANDLORD ON ANY MATTER WHATSOEVER ARISING OUT OF, OR IN ANY
WAY CONNECTED WITH, THIS (EASE, THE RELATIONSHIP OF LANDLORD AND TENANT, TENANTS USE DR OOCUPANCY OF THE
PREMISES, OR ANY CLAIM OF INJURY OR DAMAGE, OR THE ENFORCEMENT OF ANY REMEDY UNDER ANY LAW, STATUTE, OR
REGULATION, PMERGENCY OR OTHERWISE, NOW OR HERRAFTER IN EFFECT.

LANDLORD AND TENANT ACKNOWLEDGE, THAT THEY HAVE CAREFULLY READ AND REVIEWERD THIS LEASE AND BACH TERM AND
PROVISION QONTAINED HERIUN AND, BY EXECUTION OF THTS LEASE, SHOW THEIR INPORMED AND VOLUNTARY CONSENT THERETO.
THE PARTIES HEREBY AGREE THAT, AT THE TIME THIS LEASE 1S EXECUTED, THE TERMS OF THIS LEASE ARE COMMERCIALLY
REASONABLE AND EFFRECTUATE THE INTENT AND PURPOSE OF LANDLORD AND TENANT WITH RESPECT TO THE PREMISES. TENANT
ACKNOWLEDGES TIAT IT HAS BEEN GIVEN THE OPPORTUNITY TO HAVE THIS LEASE AEVIEWED BY ITS LEGAL COUNSEL PRIOR TOU ITS
EXECUTION. PREPARATION OF THIS LEASE BY LANDLORD OR LANDLORD'S AGENT AND SUBMISSION OF BAME TO TENANT SHALL NOT
BE DERMED AN OFFER BY LANDULORD TO LEASE THE PREMISES TO TENANT OR THR GRANT OF AN OPTION TO TENANT TO LEASE THE
PREMISES. THIS LEASE SHALL BECOME BINDING UPON LANDLORD ONLY WHEN FULLY EXECUTED BY BOTH PANTIRS AND WHEN
LANDLORD HAS DELIVERED A FULLY EXECUTED ORIGINAL OF THIS LEASE 1O TENANT.

LANDLORD ' TENANT
_Advent Realty [iwited Partnership II. = Jamshid Nazarian, M.D.
8 Delavaye linited partuership
Advent Realty GP )1 i .
o _Limited Partnerahip. By: N e (e _
s Delaware limited pactnership \
Mﬂ%‘;’ Jamshid Nazarian, M.D.
By: Advent Realty Inc., | {print name)
i a Delawsre corporation n: ‘
m: _General Partner , (orint dlde)
' {print ditle)
Oy: ‘{_}4 LAJ, l"‘t 12“"“ - " .y:
_Hicheel A. Ruane
{print name) (print name)
ts: _Chalrman fts:
tprint title) ] Cprint tite)
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RULES AND REGULATIONS

GENERAL RULES
Tenant shall {ahthfully obaerve and comply with the fnllowing Rules and Regulsth

1. Tenant shall not alter any focks or install any new or additional locks or botrs on any doors or windows of Premises
oblaining Landiord's prior written consent. Tenant shall besr the cost of sny lock changes or I':plin required by ‘I’em:u':.e Keyw mu‘z:ln:;
Tenant must be obisined from Landlord at a remsnnable cast to be established by Landiord.

2 MMMn.loMdehlmdmﬂnlnllﬂmmnfwmmdhml/ndmummnmbu .
shall assume any and el respo for protecting the Premisca from thelt, robbery and - Tenant
other means of entry o the Premises closed. piiferage, which indudes keeping doors Jocked and

3, hndludmmed.mlodu:-ndhepht&ednn:nmmodemlmdhmmm Project’s norma)
of business us defined in section 11.3 of the Tease, Tenant, hemﬁmﬂmmﬂhmhhh:‘nmmm
clud-ndlodwduhenluvln.mmhulkhnlculhcnmlhumdhdmdhm Tenant, hts employees, agents or any
uhapmommermotluvlnldnhdennunyumwhmkbnbekd,wnnydmmhlmnhm-wm-
hwqhmewm.mhmulndmdpmwmm.mnthnthmh&mnd&u.mh
mrmmm«m-muymmm-mmmum.umumm-mmmnmuuumm
:dmpronny“:mwnh“n:udwm-dmumhwudummuhqend'mnm. In ease of bvvasion, mob, riot, public
tement, or other commation, Landlord reservey the right 1o access % the
ph o on dtlle:l:: pn.-nm Project during the continuance thereof by any means &

4 umllu\!mewalhuhhl.hbm«dhnkldlumdhmndmuﬂwlmhhm Premises,
time to dme, due to the nnmdutmthduhhmmmﬁnhﬂmmﬂl«umnhmnmmw-::wnm::
dutlo.mmunlonluuﬁmﬂn.Mfmnlwmhdnmmw'hhlmmmww. ¥ Landlord closes or limits
access 1o the Project and/or the Premises (or the reasons described abave, Landlord's sctions shall not conatitute & braach of the Lease.

S. No fumniture, Freight or equipment of any kind shalt be brought into the Project without Landlords suthorisation, AR moving
umemumammm-numw«uunauammmyummmhm::'m-m'&:mm.
landiord shall heve the right to presciibe the weight, sise and position of all safes and other heavy property brought [nto the Project and also
the tmes and manner of moving the same In and out of the Project. Safes and other hesvy objects shalt, f considered necemary by Landlord,
stand on suppores of such thicknew as I necessary 1o properly distribute the weight, and Tenant shall be solely resporsitia for the cost of
inntalling all supports. Landiord will not be responsible for lnes of er damage 10 any such safe or property in any case. Any damege to any
pnn:"ofd!e Pm'ku in r or visitars by moving or maintaining any such safe or other property shall be the sole responsibility
andd expense of Tenant,

6. The requirements of Tenant will be artended to only upon epplication at the management office for the Project or st such office
locadon designated by Landlord. Tenant shall not stk employees of Landiord to do snything vutside their regular duties without special
suthorization from Landiord.

7. Tenant shalt not disturb, soliclt, or canvass sny oocupant of the Project and shall cooperate with Lanidlord and its agents to prevent
the same. Tenant, k employees and agents shall not lolter In or on the enftances, corridors, sidewstis, lobbles, halls, stalrways, elevators, or
any Common Aress for the purpose of smoking tobacco products or for any othet pirpose, wor ih sny way obstruct such sreas, and shall use
them only as s mesns of ingress and egress for the Premises. Smoking shall vot be permitted in the Gommon Aress.

o The tollet rooms, urinsls and wash bowls shall not be used for any purpuse other than that for which they were constructed, and
no forelgn substance of any kind whatsoever shali be thrown therein. The espense of any breskage, stoppage or damege resulting from the
violation of this rule shall be borme by the ienent who, or whase amployess or agents, shall have caused .

9 Except (or vending machines intended for the sole use of Tenant’s employees and invitees, no vending machine or machines other
than fractional hotsepower office machines shall be Installed, maintained or opersted upon the Premises withowt the wrftren consent of Landiord.
Al vendors or other persons visking the Premises shall be subject to the i i of Landlord. Temant shall not permit Iu vendors
or ather persons vielting the Premiees to solich other tensnts of the Project.

10. Tenant shall not use o1 keep in or on the Premises or the Project eny kerosene, gasoline or other inflammable or combustible fluid
or materiel. Tenant shafl not bring Into or keep within the Premises or the Project sny enimats, birds, bicyclen or other vehicles.

". Tenant shall ot use, keep or permit to be wsed or kept, any foul or noxlous gas or substence in or on the Premises, or permit or
aflow the Premises to be accupled or used in & manner offensive or objectionsble to Landiord or other occupants of the Project by reaton of
nolse, odors, or vibrations, or to otherwise interfere In any way with the use of the Project by other tenents.

1" No cooking shall be done or permiteed on the Premises, nor shall the Premises be used for the storage of meschandise, for loading
or for any improper, objectionable or immoral purposes. Notwithstanding the foregoing, Underwriters’ Laboratory approved equipment end
microwsve ovena may be used In the Premises for hesting food and brewing colfee, tes, hot chocolate and simiter baverages for employees and
visitors of Tenant, provided that such use s in accondance with all sppiicable federsl, state and clty laws, codes, ondinances, rules snd
regulstions; and provided further thst such conking does not revult in odors esctping From the Premises.

13 Landlord shall have the right to approve where and how telephone wires sre to be introduced to the Premises. No boring or cutting
for wires shall be allowed without the coment of tandlord. The location of telephone call bozes and other office equipment affized ro the
Premises shall be subject to the spproval of Landlord. Tenant shall not mark, drive nalls or screwa, or el into the partidons, woodwork or
plaster contained In the Premises or in any way deface the Premises or any pert thereol without Landiord's prior written consent. Tenant shall
not tnstall any radio or television antenna, snteltite dish, loudspesker or other device on the roof or exterior walls of the Project. Tenant shall
not interfere with brosdcasting or reception from or in the Project or elsewhere.

14, Landlord resexves the right to exclude or expe] from the Project any person who, in the jJudgment of Landlord, Is intoxicated or under
the Influence of liquor or drugs, or who shell in any manner do sny act In vivletion of any of these Rules wnd Reguladons.

18. Terant shall not waste electricity, water or air conditioning and agrees to cooperste fully with Landlord t0 ensure the most effective
operation of the Project's heatliig and atr conditioning system, and shall refrain from sttempling to adjust any controls. Tenant shall not without
the prior written consent of 1landiord use any method of hesting or alr condifoning other than that supplied by Landioed. Tenant shall not
use electric fant or space hesters in the Premises. . .

18, Tenant shafl store all iis trash and garbage within the Intetiar of the Premises, No materis] shatl be placed in tve trash boses or

if such material b of such nature that it may not be disposed of in the ordinary and customery manner of removing and disposing
of trash in che vicinity of the Project without violation of any lew or ordinence governing such dlsposal. Al trash, gerbage and refuse disposs!
shall be made only through entry-ways and elevators provided for such purposes st such times us Landiord shel designate.
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17. Tenant shall | ",
enn » comgly witt. ..l safety, fire pmtection and evacustion procedure. .ad reguletons eamblished by Landlord or any

18. No awnings or other projection shall be atrachrd to the outside walls or windows of the Project by Tenant. No curtaina, blinda

or screen shall he anmached to or hung in any window or door of the Premises without memwnn:mmmam. undlovr:::l
Iuvuher!‘hltomulntunmlomuudlord'lmwmﬁuuwlndowwm. Tenant shall not plece any signs in the windows
of the Premiges or the Project. Mdmﬂuicenmﬂmhm.lnmemmwt&wnﬁ/wdnmnu.mm-ndmb
calor approved by Landlord. ‘Tenent shalt abide by landiord's regulations concerning the opening and closing of window coverings which are
stisched to the windows In the Premises. MMMMMﬁMMuMQMMMﬁMhMWFM

:dth":rpumkvlamlndmhdmnhnﬂnmhmtduohmbyfrmmnhlwm porcels or other asticles be placed on the
owsills.

19. Tenant shatl not employ any person or persons other than the Jenftor of Landiord for the purpose of clen Premises
otherwise agreed 10 in writng by tandlord. Except with the prior written of Landlord, no p or n"l::n}.‘: those lwm
hy landiord shall be permitted o enter the Project for the purpose of cleaning tamé. Landiord shelt In no'my be responsitie to Tenant for
any loss of propeity on the Premises, however ocentring, or for Any demage done to the effects of Tenant or any of its employees or other
persons by the janitor of tandinrd. Landlord shall not be abiigsted to natity Tenant of the thnes st which the Jonitoria) staff witl enter the
Premises, and Tenant herchy sutharizes the janicocial stafl 1o enter the Premises at any tme, without notice. Janltor service shall include
ordinary dusting and cleaning by the janltar assigned to such work and shall not Include cleaning of carpets or Tugs, except normal vacuuming,
;v moving of fumniture and other speciul services. Window cleaning shall be done only by Landlord at ressonsbie intervaty and at Landlord
PEMA NACestary.

10. Tenant acknowledges thet the local fire department has previously required Landiond 1o particlpare in a fice and emergency
preparedness program or may require landiord and/or Tenant to paricipate in such 8 program In the future, ‘Tenant egrees to take all ecorns

Y to ply with the requ) of such 8 program lncluding, but not imired to, designating certaln employees as fire wardera” and
requiring them m artend any necesary classes and meetings and 1o perform sny required fonctions.

21, Tenant acknowledges that the Building is a non-smoking facility.
Tenant, his employees atients and guests shall not smoke cigar-
ettes, pipes, Cigirs br other topacco in the Premiscs o¢ othel

PARKING RULES  common areas of the Building.

1. Parking wreas shall be used only for parking by vehicles no longer then full size, passenger sutomoblies. Tenant and its employres
shall park sutomobles within the lines of the parking spaces.

2. Tenant shail not permit or aliow any vehicles that belong to or are controlled by Tesant or Tenant's employees, suppliers, shippers,
customers, or invitees (o be loaded, unloaded, or parked In sreas other than those designated by Landiord for such activities. Users of the
parking area will obey all posted signe and park only in the areas designated for vehicle parking.

3. Parking stckers, patking cards and other identificadon devices shall be the property of Landiord and shulf be retumed to Landiord
by the holder thereof upon termination of the holder’s parking privileges. Landiord may require Tenant and each of its employess w give
Landlord a deposit when a parking card or other parking device ls lisved. Landiord shall nct ba obligated to retumn the deposit anless and untfl
the parking card or other device ks retumed to Landlord. Tenant will psy such teplacement charges a8 s reasonably established by Landlord
for the loms of such devices. Lom or thelt of parking identification stickers or devices from sutomobiles must be reposted to the parking operator
immediately. Any perking identificstion stickers or devices reported lost or stolen found on any uneuthorfsed car witt be conflscated and the
iflegal holder will be subject to prosecution.

e Landlord reserves the right ta relocate ail or 8 part of parking spaces within the parking area and/or to reasonably adjecent off slte
tocations(s), and ta aflocate them b pact snd dard size snd tendem speces, o3 long rs the same complies with applicable laws,
ordinances and regulations,

s, Unless otherwise instructed, every person using the parking area s required to park snd tock his own vehicle. Landlord will not be
responsible for any damage to vehicies, injury to persons or loss of property, o of wiich risks are sssumed by the party wing the parking sres.

6. Validation of visitor parking, if estabitshrd, witl be permissible only by such method or methods a3 Landiord may establish at retes
determined by Landiord, in Landlord's sole discretion. Only persons visiting Tenant at the Premises shall be permitted by Tenent to use the
Project’s visitor paridng fedititfes.

7. The mat hing. wasing or cleaning of vehicles in the parking » or G Arens I prohibived

8. Tenant shatl be responsible for seeing that all of ity employeer, agents snd invitees comply with the applicadle parking rules,
regulations, laws and agreemenns. Parking area managers or attendants, ¥ sny, are not suthorized to make or aflow sny exceptions o these
Farking Roles and Regulations. Landiord rexerves the right to terminate parking rights for any person or entty thet wilifully refuses 1o comply
with these rules and regulations.

9. Every driver s required to park his own car. Where there are tondem spaces, the first car shall pull all the way w0 the front of the
space leaving room for & second car to park behind the first car. The driver parking behind the fifst car must lesve his key with the perking
sttendant. Fallure to do 0 shali subject the driver of the second ear to & Fifty Doller ($50,00) fine. Refusel of the driver to lesve his key when
parking in a tandem space shall be cause for termination of the right to park in the parking fecilides. The parking opesator, or hls employees
or agenty, shall be suthorized to move cam that are parked fn tandem should It be necensaty for the operstion of the gurage. Tenant agrees
that all responsibitity for demage 1o cars or the theh of or from ears ks aseumed by the driver, and finther sgrees that Tenant will hold Landlord
harmiess for any such damsages o theft.

10. No vehicles shall be perked in the parking garage avemight. The parking garage shall only be used for defly parking and no vehicle
ot other property shall be stored in a parking space, )

1" Any vehicle parked by Tenant, its employess, contractors or vhitors in & reserved parking space or In any sves of the parking arcu
that s not desijnated For the parking of mich a vehicle may, st Landlord's option, and without notice or demend, be towed away by any towing
company sefected by Landlord, and the cost of such towing shall be peid for by Tenant and/or the driver of sald vehidle,

12 A Landiord's request, Tenant shall provide Landiord with o Hst which includes the name of each person using the parking facilities
based on Tenant's parking rights under this Lease and the license pisie number of the vehicle belng used by that person. Tenant shafl provide
Landiord with sn updatéd iist within five (S) days sfier any pact of the list becomes ineccurate.

Landlord reserves the right at any dme ta change or rescind any one or more of these Rules snd Regulations, or to meke such other
and further ressonable Rules und Regulstions as in Lendlord's judgment may from tme to time be necessery for the mansgement, safety, care
and clesnfiness of the Project, and for the preservation of good order thereln, aa well a4 for the convenience of other occupants end tenents
therein. Landiord may walve any one or more of these Rules and Regulations for the benefiz of eny particuler tenent, but no such walver by
Landlord shall be construed as ¢ walver of such Rules and Regulstions In favor of any other tensnt, not prevent Landiord from theresfter
enforcing sny such Rules or Regulstions agalnst any or all tenants of the Project, Tensnt shall be deened to have read these Rules and
Reguiations and to have agrecd 1o abide by them »s a condition of iz occupancy of the Presalses.
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EXHIBIT "E"

Addendun to Standard Office Lease (the "Lease")
dated the _1 at day of July 1994 Bestween
ADVENT REALTY LIMITED PARTNBRSHIP 11,

a Delavare limited partnership (*Landlorav)
and__Jamghid Nesarian., M.D. (“Tenant")

It is hereby agreed by Landlord and Tenant that the
provisions of this Addendum are a part of the Lease. If there is
a conflict between the terms and conditions of this Addendum and
the terms and conditions of the Lease, the terms and conditions of
this Addendum shall control. Capitalized terms in this Addendum
shall have the same meaning as capitalized terms in the Lease.

1. ] ental. The following monthly Base Rent shall be
payable during the term of the Lease:

a) From the Commencement Date through the end of the
30th full month of the Lease tern, the monthly Base Rent shall be
Two and 00/100 Dollars ($2.00) per rentable square foot; and

b) For the calendar months 31 through 60, the monthly
Base Rent shall be Two and 15/100 ‘Dollars ($2.15) per rentable
square foot.

2. erminat [ sab

(a) Terminatjon Date. Tenant shall have an option (the
"Termination Option™) to terminate this Lease if Jamshid Nazarian,
M.D. dies or if it is determined that Jamshid Nazarian, M.D. is
disabled from the practice of wedicine. For purposes of this
Addendum section, Jamshid Nazarian, M.D. shall be deemed disabled
from the practice of medicine if a medical doctor mutually
satisfactory to Landlord and Tenant determines that Jamshid
Nazarian, M.D. will be unable to work as a medical doctor for a
continuous period during the term of this Lease of not less than
one hundred eighty (180) days. In addition, this Termination Option
is granted subject to the following terms and conditions:

(1) Notice. Tenant shall give Landlord not less
than one hundred twenty (120) days advance written notice of its
election to exercise the Termination oOption. The Lease will
terminate on the latter to occur of the date which is one hundred
twenty (120) days after Jamshid Nazarian, M.D. is determined to be
disabled or at the end of said notice period (the "Termination
Date"); and

(i1) Termination Fee. Tenant pays to Landlord
concurrently with Tenant’s exercise of the Termination Option, a
cash termination payment (the "Termination Payment") in an amount
equal to the sum of:

(A) the unamortized amount as of the
Termination Date of the sum of the following costs relating to the
Premises; .
(1) all brokerage commissions paid or
incurred by Landlord in connection with this Lease, plus

(2) all rent abatements provided by
Landlord to Tenant under this lLease, plus.

: Said costs shall be amortized on a straight-
line basis over the term of this Lease.

(b) Terms. If Tenant timely and properly exercise the
Termination Option, (i) all rent payable under this lLease shall be
paid through and apportionad as of the Termination Date (in
addition to payment by Tenant of the Termination Payment); (ii)
neither party shall have any rights, liabilities, or obligations
under this Lease for the period accruing after the Termination
Date, except those which, by the provisions of this Lease,
expressly survive the expiration or termination of the term of this
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Lease; (iii) Tenant shall surrender and vacate the Prenmi
deliver possession thereof to Landlord on or before the T;ﬂigiitg:g
Date in the condition required under this Lease for surrender of
the Premises; and (iv) at Landlord’s option, Tenant shall enter
into a written agreement reflecting the termination of this Lease
upon the terms provided for herein, which agreement shall be
execgted within thirty (30) daye after Tenant exercises the
Termination Option.

3. Terminatjon of Existing Lease. Upon commencement of this
Lease per Section 1.7, the lease dated November 24, 1989 (“Former
Lease") between Landlord and Tenant will be considered terminated.

4 Abatement of Rent.. Landlord hereby agrees to

conditionally waive one-half (1/2) of the Annual Basic Rent
($1,298.00) plus gross receipts tax ($30.50) for the sixth (6th)
through the tenth (10th) calendar months of the Lease term. 1In the
event Tenant commits a default as defined in Article 13 of the
Lease, and Tenant has fajled to cure the default during the
applicable cure period, Annual Basic Rent coming due thereafter
shall not be waived, and all Annual Basic Rent that Landlord
conditionally waived in the past shall be immediately due and
payable by Tenant to Landlord without notice or demand from
Landlord. If the Lease expires in accordance with its terms, and
does not terminate as a result of a default by Tenant, Landlord
agrees to permanently waive the Annual Basic Rent is has
conditionally waived.

5. Delinguent Rent. Under the terms of the lease dated
November 24, 1989 between Landlord and Tenant ("Former Lease")
there is a delinquent balance of Twelve Thousand Three Hundred
Forty-Five and 24/100 Dollars ($12,345.24) due from Tenant to
Landlord as of June 30, 1994. This Lease dated July 1, 1994 and
commencing July 1, 1994 replaces the Former Lease, As long as the
Tenant performs all of the obligations under this Lease the
delinguent balance under the Former Lease will be forgiven on the
date Tenant has performed the last of his obligations under this
Lease. If Tenant commits a default under this Lease the total
amount of the delinquent rent under the Former Lease shall become
immediately due and payable without notice or demand. Such
delinquent rent shall be deemed "base rent" as defined in this
Lease and Landlord shall have all the same rights with respect to
collection of the delinguent rent as it has with respect to
collection of Base Rent under this Lease.

6. Publeasa to .  Tenant shall have the right,
without Landlord’s consent, upon written notice to the Landlord, to
sublet not more than one (1) office in the Premises to not more
than one (1) other full time medical doctor licensed by the State
of California; provided, that Tenant’s right to sublease the office
is subject to the following conditions:

(a) Tenant shall remain fully liable under the terms and
conditions of the Lease;

(b) Any sublease shall be subject to all of the terms,
covenants and conditions of the Lease;

(c) Landlord shall have no obligation or liability to
any subtenant; :

(d) Tenant shall enter into a written sublease with the
subtenant which shall contain all of the terms and conditions of
the agreement between Tenant and subtenant;

{(e) Tenant shall provide Landlord with a copy of the
written sublease within ten (10) days after the sublease is entered
into; and .

(f) Landlord shall have no liability to any subtenant
and shall not be obligated to accept rent from a subtenant.
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7. Leage Assignment. Tenant shall be relieved of all

liabilities under the terms of the Lease upon assignment under the
following conditions:

(a) There is a formal, legal assignment of the Lease, in
writing, which contains a contingency requiring written approval of
such assignment by Landlord.

(b) Assignee, under the assignment, accepts all terms,
covenants, and conditions of the Lease without change or
modification, including all liabilities and obligations thereunder;

{c) All other terms, covenants, conditions, and
standards for approval under Section 12 of the Lease are complied
with.

IN WITNESS WHEREOF, the parties hereto have respectively
executed this Addendum.

LANDLORD: TENANT:

Advent Realty Limited Partnership Jamshid Nazarian, M.D.
11, a Delaware limited partnership

By: Advent Realty GP II Limited N A e
partnership, a Delaware Jamshid Naznriaﬂ, M.D,
limited partnership
Its General Partner

By: Advent Realty Inc.,
a bDelaware corporation
Its General Partner

BY:
Michael A. Ruane,
Chairman



BECOND Addendum to Standard Office Lease (the "Lease")
dated the _#8 th day of August 1994 Between

-ADVENT REALTY LIMITED PARTNERSHIP II,
a Delaware limited partnership ('Landlora’)
and amshid Nasar M.D. ("Tenant")

It is hereby agreed by Landlord and Tenant that the

provisions of this Second Addendum are a part of the Lease. If
there is a conflict between the terms and conditions of this Second
Addendum and the terms and conditions of the Lease or the First

Addendum,
control.

the terms and conditions of this Second Addendum shall
Capitalized terms in this Second Addendum shall have the

same meaning as capitalized terms in the Lease and First Addendum.

Abatement of Rent: “"Abatement of Rent" as defined in
Exhibit E, Paragraph 4, of the Lease dated July 1, 1994,
shall be amended as follows:

Landlord hereby agrees to conditionally waive one-half
(1/2) of the Annual Basic Rent ($1,298.00) plus gross
recelpts tax ($30.50) for the seventh (7th) through the
eleventh (11th) calendar months of the Lease term. 1In
the event Tenant commits a default as defined in Article
13 of the Lease, and Tenant has failed to cure the
default during the applicable cure period, Annual Basic
Rent coming due thereafter shall not be waived, and all
Annual Basic Rent that Landlord conditionally waiveéd in
the past shall be immediately due and payable by Tenant
to Landlord without notice or demand from Landlord. If
the Lease expires in accordance with its terms, and does
not terminate as a result of default by Tenant, Landlord
agrees to permanently waive the Annual Basic Rent it has
conditionally waived.

IN WITNESS WHEREOF, the parties hereto have respectively

executed this Second Addendum.

LANDLORD:

TENANT:

Advent Realty Limited Partnership Jamshid Nazarian, M.D.
I1X, a Delaware limited partnership

By:

Advent Realty GP II Limited
Partnership, a Delaware
limited partnership

N r“(\624>1__

w o,

Jamshid Nazarﬂrn, M.D.

Its General Partner

By: Advent Realty Inc.,
a Delaware corporation
Its General Partner
By: ' o L

Michael A. kuane,
Chairman
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FOURTH AMENDMENT TO OFFICE LEASE

This Fourth Amendment to. Office Lease (this “Fourth Amendment”), dated August 28, 2015,
is made by and between DOUGLAS EMMETT 1998, LLC, a Delaware limited liability company
(“Landlord”), with offices at 808 Wilshitc Boulevard, Suite 200, Santa‘Monica, California 90401, and
JAMSHID NAZARIAN, an individual (“Tenant™), with officés at. 8920 Wilshire Boulevard, Suite 501,
Beverly Hills, California 90211.

WHEREAS,

A. Landlord, pursuant to the provisions of that certain Standard Office Lease dated July I,
1994 (the “Original Lease™), as amended by that certain First Amendment to Office Lease dated
September 15, 1999 (the “First Amendment™); that certain Second Amendment to Office Lease dated
February 9, 2004 (the “Second Amendment”), and that certain Third Amendment to Office Lease dated
June 10, 2010 (the “Third Amendment”), leased to Tenant and Tenant leased from Landlord space in the
property located at 8920 Wilshite Boulevard, Beverly Hills, California 90211 (the “Building”),
commonly known as Suite 501 (the “Premises”);

B. The Third Extended Term expires at midnight on December 31, 2015, which Third
Extended Term Landlord and Tenant wish to hereby extend, and

C. Landlord and Tenant, for their mutual benefit, wish to revise certain other covenants and
provisions of the Original Lease, as amended.

NOW, THEREFORE, in consideration of the covenants and provisions contained herein, and other good
and valuable consideration, the sufficiency of which Landlord and Tenant hereby acknowledge, Landlord
and Tenant agree:

1. Confirmation of Defined Terms, Unless modified herein, all terms previously defined and
capitalized in the Original Lease, as amended, shall hold the same meaning for the purposes of this Fourth
Amendment. The Original Lease, as madified by the First Amendment, the Second Amendment, the
Third Amendment and this Fourth Amendment, shall hereinafter be referred to as the “Lease.”

2. Extension of Third Extended Term. The Third Extended Term of the Lease is hereby extended
for a period of five (5) years (the “Fourth Extended Term”), from and including January 1, 2016 (the
“Effective Date”), through and including midnight on December 31, 2020 (the “Termination Date”).

3. Revision in Fixed Monthly Rent. Tenantshall pay Fixed Monthly Rent as follows:

Period Fixed Monthly Rent
January [, 2016 through December 31, 2016 $6,497.40
January 1, 2017 through December 31, 2017 $6,741.05
January 1, 2018 through December 31, 2018 $6,993.84
January 1,2019 through December 31,2019 - $7.256.11
January 1, 2020 through December 31, 2020 $7.528.22

All payments of Fixed Monthly Rent shall be made in immediately available funds,

4. Modification to Security Deposit. Landlord acknowledges that it currently holds the sum of
$5,589.40 as a Security Deposit under the Lease, which amount Landiord shall continue to hold
throughout the Fourth Extended Term, unless otherwise applied pursuant to the provisions of the Lease,

Concurrent with Tenant’s execution and tendering to Landlord of this Fourth Amendment, Tenant shall
tender the sum of $1,938.82, which amount Landlord shall add to the Security Deposit already held by

BH Medical Center/Jamshid Nazarian, MD/JS;jm/August 28, 2015
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FOURTH AMENDMENT TO OFFICE LEASE

Landlord, so that thereafter, throughout the Fourth Extended Term, provided the same is not otherwise
applied, Landlord shall hold a total of $7,528.22 as a Security Deposit on behalf of the Tenant. Tenant
hereby waives the provisions of Section 1950.7 of the California Civil Code, and all other laws, statutes,

ordinances or other governmental rules, regulations or requirements now in force or which may hercaﬁcr
be enacted or promulgated, which (i) establlqh the time frame by which Landiord must refund a security
deposit under a lease, and/or (ii) provide that Landlord may claim from the Securlty Deposit only those
sums reasonably necessary to remedy defaults in the payment of rent, to repair. damage caused by Tenant
or to clean the Premises, it being agreed that Landiord may, in addition, claim those sums specified in
Article 13 of the Original Lease, and/or those sums reasonably necessary to compensate Landlord for any
loss or damage caused by Tenant's breach of the-Lease or the acts or-omission of Tenant or any Tenant
Party, As used in the Lease a “Tenant Party” shall mean Tenant, any employee of Tenant, or any agent,

authorized representative, dc51gn consultant or construction manager engaged by or under the control of
Tenant,

5. Revision to Base Year. As of the Effective Date, the Base Year shall be calendar year 2016.

6. Option to Extend Term, Provided that Tenant is not in material default after the expiration of
notice and the opportunity to cure on the date or at any time during the remainder of the Fourth Extended
Term, the “Extension Option” set forth in Section 6 of the First Amendment shall apply during the Fourth
Extended Term. The notice periods set forth in said Section 6 shall be construed to apply to the Fourth
Extended Term and the modified Termination Date under this Fourth Amendment.

7. Tenant Improvements, Tenant shall: be permitted to install certain Improvements in the
Premises in accordance with and subject to the terms and conditions of Exhibit B attached to the Third
Amendment, as such Exhibit B is amended as follows:

a) Tenant acknowledges and agrees that Landlord shall have no obligation to disburse the
Allowance prior.to the Effective Date or aftér December 31, 2016,

b) The reference to California Civil Code Section 3262(d)(4) is hereby deleted and replaced
instead with Californig Civil Code Section 8138,

¢y The admiriistration fee referenced in the last paragraph of Exhibit B is hereby amended to be
six percent (6%) of the total hard costs of the Improvements provided that no administration fee shall be
charged to Tenant in the event the Improvements are cosmetic in nature (such as paint and carpét),

d) During completion of the Tmprovements, neither Tenant or any Contractors shall permit any
confractors, workmen, ‘laborers, material or equipment to come into or upon the Building if the use
‘thereof, in Landlord's reasonable judgment, would violate Landlord’s agreement with any union
providing work, labor or services in or about the Building or disturb labor harmony with the workforce or
trades engaged in performing other work, labor or services in or about the Building or the Common
Areas. If any violation, labor disturbance (such as but not limited to picketing), interference or conflict
occurs, Tenant, upon demand by Landlord, shall immediately cause all contractors or subcontractors or all
materials causing the violation, disturbance, interference, difficulty or conflict, to leave or be removed
from the Building or the Common Areas immediately. Tenant shall indemnify and hold Landlord
harmless from and against all claims, suits, demands, damages, judgments, costs, interest and expenses
(including attorneys fees and costs mcurred in the defense thereof) to which Landiord may be subject or
suffer when the same arise out of or in connection with the use of, work in, construction to, or actions in,
on, upon or about the Premises by Tenant or Tenant’s agents, contractors, directors, employees, licensees,
officers, partners or shareholders, including any actions relating to the installation, placement removal or
financing of the Improvements-and any other lmprovemcnts fixtures and/or equipment in, on, upon or
about the Prerhises.

8. Acceptance of Premises. Tenant acknowledges that it has been in possession of the Premises for
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FOURTH AMENDMENT TO OFFICE LEASE

over twenty (2) years, has ro claim against Landlord, and-therefore releases Landlord from any claim,

loss, liability, cost or cxpense in connection with the Premises or the Lease. Tenant has made its own
inspection of and inquiries regarding the Premises, which is already improved, Therefore, Tenant accepts
the Premises in its “as-is” condition, Tenant further acknowledges that Landlord:has made no currently
effective representation or warranty, express or implied regarding the condition, suitability or usability of
the Premises or the Building for the purposes intended by Tenant.

9. Warranty of Authority. If Landlord or Tenant signs as a corporation, or a limited liability
company or a parinership, each of the persons executing this Fourth Amendment on behalf of Landlord or
Tenant hereby covenants and warrants that the applicable entity executing herein below is a duly
authorized and existing entlty that is-qualified to do business in California; that the person(s) signing on
behalf of either Landlord or Tenant have full right and.authority to enter into this Fourth Amendment; and
that each and every person signing on behalf of either Landlord or Tenant are authorized in writing to do
s0.

10. Broker Representation. Landlord and Tenant represent to one another that it has dealt with no
broker in connection with this Fourth Amendment other than Douglas Emmeit Management, Inc.,
Landlord and Tenant shall hold one another harmless from and against any and all liability, loss, damage,
expense, claim, action, demand, suit or obligation arising out of or relating to a breach by the
indemnifying party of such representation. Landlord agrees to pay all commissions due to the brokers
listcd above created by Tenant’s execution of this Fourth Amendment,

11, Confidentiality. Tenant agrees that the covenants and provisions of this Fourth Amendment
shall not be divulged to anyone not directly involved in the management, administration, ownership,
lending against, or subleasing of the Premises, other than Tenant’s or Landlord's counsel-of-record or
leasing or sub-leasing broker of record.

12.  Governing Law. The provisions-of'this Fourth Amendment shall be governed by the laws-of the
State of California.

13. Reaffirmation, Landlord and Tenant acknowledge ard agree that the Lease, as amended herein,
constitutes the entire agreement by and between Landiord and Tenant relating te the Premises, and
supersedes any and all other agreements written or oral between the parties hereto. Furthermore, except
as modified herein, all other covenants and provisions of the Lease shall remain unmodified and in full
force and effect,

14, Civil Code Section 1938 Disclosure. Pursuant to Celifornia Civil Code Section 1938, Landlord
hereby discloses that the Premises have not undergone an inspection by a Certificd Access Specialist to
determine whether the Premises meet all applicable construction-related accessibility standards.

15. Submission of Document. No expanded contractual or:other righits shall exist between Landlord
and Tenant with respect to the Premiscs, as contemplated under this Fourth Amendment, until both
Landlord and Tenant have executed and delivered this Fourth Amendment, whether or not any additional
rental or secutity deposits have been received by Landlord, and notwithstanding that Landlord has
delivered to Tenant an unexecuted copy of this Fourth Amendment.

The submission of this Fourth Amendment to Tenant shall be for examination purposes only, and
does not and shall not constitute a reservation of or an option for the Tenant to lease the Premises, or
otherwise create any interest by Tenant in the Premises or any other portion of the Building other than the
Premises. Execution of this Fourth Amendment by Tenant and its return to Landlord shall not be binding
upon Landlord, notwithstanding any time interval, until Landlord has in fact executed and delivered this
Fourth Amendment to Tenant.

[Signatures Appear on the Following Page]

BH Medical Center/Jamshid Nazarian, MD/IS:jm/August 28, 2015
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IN WITNESS WHEREOF, Landlord and Tenant have duly executed this document, effective as of the
later of the date(s) written below.
LANDLORD: ' TENANT:;

DOUGLAS EMMETT 1998, LLC,
a Delaware limited liability company .

JAMSHID NAZARIAN, an individual

By:  Douglas Emmett Management, Inc.,
a Delaware corporation, its Manager

Dated:

By:

Androw B, Goodman
Senior Vice President

Dated: __ Q / of (( f/

BH Medical Center/Jamshid Nazarian, MD/JS jm/August 28, 2015
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PROOF OF SERVICE
STATE OF CALIFORNIA, COUNTY OF LOS ANGELES.

I am employed in the County of Los Angeles, State of California. I am over the age
of 18 and not a party to the within action; my business address is 12100 Wilshire Boulevard,
Suite 1050, Los Angeles, California 90025. :

On June 21, 2016, I served the foregoing document described as JAMSHID
NAZARIAN’S FIRST AMENDED COMPLAINT on the interested parties in this action
by placing a true copy thereof enclosed in a sealed envelope addressed to:

Charles G. Brackins . Attorneys for Defendant
Hinshaw & Culbertson LLP . Douglas Emmett 1998, LL.C
11601 Wilshire Blvd., Suite 800

Los Angeles, California 90025

BY MAIL: 1 caused such envelope to be deposited in the mail at Los Angeles,
California. The enveloPe was mailed with postage thereon fully prepaid. I am readily
familiar with the firm’s practice of collection and grocessing correspondence for
mailing. It is deposited with the United States Postal Service on that same day in the
ordinary course of business.

BY ELECTRONIC MAIL: I served the above-mentioned document electronically on
the parties listed at the email address above, and to the best of my knowledge, the
transmission was complete and without error in that I did not receive an electronic
notification to the contrary.

BY PERSONAL SERVICE: I caused such envelope to be personally delivered by
hand to the addressee.

BY FEDERAL EXPRESS: The Federal Express package tracking numbers for these

envelopes are , and the
envelopes were sent FedEx Standard Overnight delivery for receipt on

BY FACSIMILE MACHINE: The above-referenced document was transmitted by
facsimile transmission and said transmission was reported as complete and without
error. ‘

Executed on June 21, 2016, at Los Angeles, California.

(State) I declare under penalty of perjury under the laws of the State of California
that the above is true and correct. )

_— / Karina Wallace

b

PROOF OF SERVICE;
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