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STANDARD INDUSTRIAL/COMMERCIAL SINGLE-TENANT LEASE·· NET 
(DO NOT USE THIS FORM FOR MULTI-TENANT BUILDINGS) 0 ~ ( (;I Ii'\'\). '- -St ~ 

l-t.7,o.s~ 1":s. i ~ 
1. Basic Provisions ("Basic Provisions"). SA ~err '1 C> ~.,,, ! l~o.c 

1.1 Parties: This Lease ("Lease"), dated for reference purposes only.January 15 , 2001, is made 

byandbetweenDr. John Paul Kassabian and Mary Kassabian, as Trustees under the declaration of 

Trust dated October 17, 1986 f/b/o Dr. John Paul Kassabian and Mary Kassabian, as to an 

undivided one-half interest, and Norayr Tuncer, as Trustee of the Marital Deduction Trust under declaration of Trust dated October 18, 
1994, ae to an undivided one-half interest ("Lessor") and Barbeques Galore, Inc. , a California corporation 

("Lessee"), (collectively the "Parties," or individually a "Party"). 
1.2 Premises: That certain real property, including all improvements therein or to be provided by Lessor under the terms of this Lease, and 

commonly known as 11021 West Pico Boulevard 

the County of Los Angeles , State of California 

, located in 

, and generally described as 

{describe briefly the nature of the property and, if applicable, the "Project", If the property is located within a Project) a p ... P ___ _ 

roximately 5, 941 square feet single-story commercial building ("Premises"). (See also Paragraph 2) 

1.3 Term: 10 years and o months ("Original Term") commencing earlier of1) 120 d~yr@lowlng 
Early Poe;et:i:;e;ion Datt:, or 2) tht: datt: Lt:eet:t: opt:ne for 11uelnt:ee In tht: Prt:mlet:e ("Commencement Date") and ending May i4, 2o11 · .. 

("Expiration Date"). (See also Paragraph 3) - -~- --

1.4 Early Possession: January 15, 2001 ~: t''Early Possession Date"). (See 
also Paragraphs 3.2 and 3.3) 

-·. 
1.5 Base Rent: $11, 882. 00 per_ month ("Base _Rent':\. paydiJ.~Oi~ che first day of each month commencing 

on.: t-he . C_ommence:me~t Dat:~e_"·----- -----~-- .. _-~-- --· (See also Paragraph 4) Commencing January 

.0.15;z6oo'and-c~ntl~~ing through the balance o(the initial lease term, the Base Rent shall be $13;515.78 per month. 
0 If this box is checked, there are provisions in this Lease for the Base Rent to be adjusted. - -

1.6 Base Rent Paid Upon~~ecution: $11, 882. 00 as Base Rent for the period first month .of the -

Lease following the Commencement Date. 

1.7 Security Deposit: $None (uSecurity Deposit"). (See also Paragraph 5} 

1.8 Agreed Use: Any non-noxious retail use,. including the retail sale of 

11arl1equee, emokt:re, flreplac;ee, patio ht:att:re, frt:t:-etandln0 etovt:e, epact: ht:att:re and rt:lated accessories, including cooking and grilling 

utensils and equipment, charcoals, wood chipe;, parts, cookbooks, sauces, spices, n;iarinadee;, rube, vinegars, pre-packaged, frozen gourmet 

food products supplied by Omaha Steaks International, Inc. including steaks'\> hamburgers, frankfurters, fish, and deeeerte (for 

off-Premises consumption only), and Christmas ornaments and artificial Christmas trees (seasonally only). Subject to the provisions of 

Paragraph 6.2, Lessee may operate an outdoor L-P (propane) tank exchange program whereby Leeeee'e customers may return an empty 

tank for each full tank purchased, provided however that Lessee shall be responsible to obtain any permits required, operate in compliance 

with all regulations and laws and fully indemnify Lessor in connection therewith. Lessee shall also be permitted to display its merchandise 

and demonstrate the cooking abilities of its merchandise directly outside the Premises, provided however that Lessee shall be responsible 

to obtain any required permits for same and fully indemnify Lessor in connection- th~rewith. Lessee agrees to operate under the trade 

name "Barbequee Galore" or any other trade name that Leeee may use in the majority of its stores in California from time to time. (See 
also Paragraph 6} -" · 

1.9 Insuring Party: Lessor is the "Insuring Party" unless otherwise stated herein. (See also Paragraph 8} 
1.10 Real Estate Brokers: (See also Paragraph 15) 

(a) Representation: The following real estate brokers (collectively, the "Brokers"} and brokerage relationships exist in this transaction 
(check applicable boxes): 

0 Grubb & Ellie represents Lessor exclusively ("Lessor's Broker"); 

0 ----------- Epstein & Aeeociatee represents Lessee exclusively ("Lessee's Broker"); or D -----------­
--------- represents both Lessor and Lessee ("Dual Agency''). 

(b) Payment to Brokers: UiaoA e*eG1:1tioA aAd delivery of this bease by beth Parties, Lessor shall pay to the Broker the fee agreed to in their 
separate written agreement (or if there is AO s1:1sh a§reeFReRt, the Sl:IFR of ____ % of the total Base ReRt for the brol<era§e servises reAdered by said 
BFekei+. 

1.11 Guarantor. The obligations of the Lessee under this Lease are to be guaranteed by N_o_n_e ________________ _ 

----- ("Guarantor"). (See also Paragraph 37) 
1.12 Addenda and Exhibits. Attached hereto is an Addendum or Addenda consisting of Paragraphs 52 through 70 and Exhibits 

___ , all of which constitute a part of this Lease. 
2. Premises. 

2.1 Letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, at the rental, and upon all of 
the terms, covenants and conditions set forth in this Lease. Unless otherwise provided herein, any statement of size set forth in this Lease, or that may have 
been used in calculating rental, is an approximation which the Parties agree is reasonable and the rental based thereon is not subject to revision whether or 
not the actual size is more or less. 

2.2 Condition. Lessor shall deliver the Premises to Lessee broom clean and free of debris on the CommeRsemeRt Date or the Early 
Possession Date, whishever first oss1:1rs ("Start Date"}, and, so long as the re.quired service contracts described in Paragraph 7.1 (b) below are obtained by 

Lessee within thirty (30) days following the Start Date, Lessor warrants that the existing electrical (at least 400 amp service), plumbing (including one 

existing gas line located at the building), fire spriRl<ler, lighting, heating, ventilating and air conditioning systems (existing 18 tone) ("HVAC"}, loading 
doors, if any, and all other such elements in the Premises, other lhaA those s0Rstr1:1stod by bessee, shall be in good operating condition on said date and that 
the structural elements of the roof, bearing walls and foundation of any buildings on the Premises (the "Building") shall be free of material defects. If a 
non-compliance with said warranty exists as of the Start Date, Lessor shall, as Lessor's sole obligation with respect to such matter, except as otherwise 
proyided in this Lease, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of such non-compliance, rectify 
same at Lessor's expense. If, after the Start Date, Lessee does not give Lessor written notice of any non-compliance with this warranty within: (i) ORO year as 
to the s1:1Ffase of the roof aAd the stF1:1st1:1ral portioRs of tho roof, fe1:1AdatieAs aRd beariR§ walls, (ii) six (e) meAths one year as to the HVAC systems (provided 

Lessee performs requried quarterly maintenance), (iii) Four (4) monthe; tf\irty (aQ) days as to the remaining systems and other elements of the Building, correction 

of such non-compliance shall be the obligation of Lessee at Lessee's sole cost and expense. In addition to the above warranty by Lessor and 
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_ pro~id.Gd the required e;ervice contracte; dee;cir-- -:l in Paragraph 7.1 (b) below are obrained by l --:ee within thirty (30) daye; following the 

Start' Date, Notwithe;tanding the foregoing, l.....4or agreee; to be ree;pone;ible for any repair(e;)'\,...,.Jee;e;ary to HVAC for the period of time 

commencing on the Start Date and continuing only for a period of one year and Lee;e;or e;hall be ree;pone;ible for repairing the e;tructural 
portione; of the Premie;ee; and the expoe;ed and unexpoe;ed utility e;ye;teme; e;ervice the Premie;ee; up to the building from the point after 
which the utility company'e; ogligatione; end, at Lee;e;or'e; e;ole coe;t. 

2.3 Compliance. Lessor warrants that the improvements on the Premises comply with all applicable laws, covenants or restrictions of record, 
building codes, regulations and ordinances ("Applicable Requirements") in effect on the Start Date. Said warranty does not apply to the use to which 
Lessee will put the Premises or to any Alterations or Utility Installations (as defined In Paragraph 7.3(a)) made or to be made by Lessee. NOTE: Lessee is 
responsible for determining whether or not the zoning is appropriate for Lessee's intended use, and acknowledges that past uses of the Premises may no 
longer be allowed. If the Premises do not comply with said warranty, Lessor shall, except as otherwise provided, promptly after receipt of written notice from 
Lessee setting forth with specificity the nature and extent of such non-compliance, rectify the same at Lessor's expense. If Lessee does not give Lessor 
written notice of a non-compliance with this warranty within six (6) months foUowing the Start Date, Lessor shall have no obligation to correct said non-compliance: 
similarly, Lessee shall have no obligation to correct said non-compliance GOFFestioA of that ROA sempliaAGe sl'lall be tile obligatioA of bessee at bessee's sale Gast 
aAEl expeAse. If the Applicable Requirements are hereafter changed (as opposed to being in existence at the Start Date, which is addressed in Paragraph 
6.2(e) below) so as to require during the term of this Lease the construction of an addition to or an alteration of the Building, the remediation of any Hazardous 
Substance, or the reinforcement or other physical modification of the Building ("Capital Expenditure"), Lessor and Lessee shall allocate the cost of such 
work as follows: 

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

(b) If such Capital Expenditure is not the result of the specific and unique use of the Premises by Lessee (such as, governmentally 

mandated seismic modifications), then Lessor shall pay for all costs relating to such workand bessee shall allosate tfte elaligation to pay fer SllGh sests pllFSblant 
to the provisions of Paragraph 7.1(s); provided, howo11or, that if SllGh Capital exponditblre is roqllirod dllring tho last two years of tftis boaso or if bessor 
reasonably determines that it is not osonomisally foasilalo to pay its sl'laro thereof, bosser shall have tho option to toFFRinato this boaso llpon ninety (90) days 
prior written notioe to bossoo llnless besseo notifies bosser, in writing, within ton (10) days after reooipt of bessor's termination notioo that bessee will pay for 
sblsh Capital eitpeAdirure. If bessor does not oleot to terminate, and fails to tender its share of any SllGh Capital expeAditllre, Lessee may advaAoe Sllsh funas 
aAd Elodllst same, with Interest, from Rent llntil Lessor's share of sbloh oosts have laeon flllly paid. If bessea is llnablo to finanso bessor's share, or if tho 
laalanoe of the Rent dlle aAd payalalo for tfto romainElor of this Lease is not sllffioieRt to fl:l:lly reimlallrso bessoo OR an aJJsot basis, bosseo shall ha•10 tho right 
to toFFRiRate this beaso llpOA thirty (30) days written notioo to bosser. 

(c) Notwithstanding tho above, the provisions concerning Capital Expenditures are intended to apply only to non-voluntary, unexpected, and 
new Applicable Requirements. If the Capital Expenditures are instead triggered by Lessee as a result of an actual or proposed change in use, change in 
intensity of use, or modification to the Premises then, and in that event, Lessee shall be fully responsible for the cost thereof, and Lessee shall not have any 
right to terminate this Lease. 

2.4 Acknowledgements. Lessee acknowledges that: (a) it has been advisPrd by Lessor and/or Brokers to satisfy itself with respect to the 
condition of the Premises (including but not limited to the electrical, HVAC and fire sprinkler~ystems, security, environmental aspects, and compliance with 
Applicable Requirements), and their suitability for Lessee's intended use; (b) Lessee has made such investigation as it deems necessary with reference to 
such matters and assumes all responsibility therefor as the same relate to its occupancy of the Premises; and (c) neither Lessor, Lessor's agents, nor any 
Broker has made any oral or written representations or warranties with respect to said matters other than as set forth in this Lease. In addition, Lessor 
acknowledges that: (a) Broker has made no representations, promises or warranties concerning Lessee's ability to honor the Lease or suitability to occupy the 
Premises; and (b) it is Lessor's sole responsibility to investigate tho financial capability and/or suitability of all proposed tenants. 

2.5 lessee as Prior OwnertOGGllpaAt. Tho warranties made lay bosser in Paragraph 2 shall tao of no foroo or offeot if immediately prior to tho 
Start Dato bessee was the owner or oooblpaAt of tho Premises. In Sblsh event, bossoo sl'lall la:!i roe;ponsiblo for any nooossary ooFFeotivo '#Ork. 
3. Term. 

3.1 Term. The Commencement Date, Expiration Date and Original Term of this Lease are as specified in Paragraph 1.3. 
3.2 Early Possession. If Lessee totally or partially occupies the Premises prior to the Commencement Date, the obligation to pay Base Rent 

shall be abated for the period of such early possession. All other terms of this Lease (including, but not limited to, the obligations to pay Real Property Taxes 
and insurance premiums and to maintain the Premises) shall, however, be in effect during such period. Any such early possession shall not affect the 
Expiration Date. 

3.3 Delay IR Possession. bosser agrees to blSO its laost oommoroially roasonalalo efforts to deliver possession of the· Promises to lessee ey 
tho Commonoomont Oate. If, despite saiel efferts, bosser is 1:1nalalo to Eloliver possession as agreed, Lessor shall not tao s1;11ajoot to aAy lialaility therefor, nor 
shall sbloh failblro affest tho validity of this boase. bossee sl'lall Rot, hewo'>'or, lae olaligatod to pay RoRt or perform its other obligations blAtil it resoives 
possession of tho Promises. If possession is Rot delivered within sixty (eO) days after tho Commonoomont Oato, Lessee may, at its option, lay notioo in 
writiAg withiR ten (10) days after tho end of Sllsh sil<ty (eO) elay period, sanool this boaso, IA whioh ovoAt tho Parties shall be disol=iargod from all olaligations 
here1Jnder. If Slloh written Rotioo is not reooivod lay bosser within said ten (10) aay period, besseo's right to oanoel shall terminate. El<sopt as otl=iorwise 
previeloel, if possossioA is Rot toAEloroEl to bossoo by tho Start Oato aREl bossoo Eloos not tormiAato this boaso, as aforesaia, any iiorioEl of rent aeatomont that 
bessoo woblld otftorwise have onjoyoa shall rnn from tfto date of delivery of possession and oontinblo for a period eq1Jal to what Lessee wolllEl otherwise ha't'O 
enjoyed binder tho terms hereof, lallt minlls any Elays of delay oablsoEl lay tho aots or omissions of bessoe. 1.f possession of tho Promises is not Eleliverod 
withiA follr (4) months after tho CommeAsement Oato, tftis boaso shall tormiAate llAloss other agreements are roashoEl laot\voeA Lessor and bossoo, in 
writiA§'. 

3.4 Lessee Compliance. Lessor shall not be required to tender possession of the Premises to Lessee until Lessee complies with its obligation 
to provide evidence of insurance (Paragraph 8.5). Pending delivery of such evidence, Lessee shall be required to perform all of its obligations under this 
Lease from and after the Start Date, including the payment of Rent, notwithstanding Lessor's election to withholc! possession pending receipt of such 
evidence of insurance. Further, if Lessee is required to perform any other conditions prior to or concurrent with the Start Date, the Start Date shall occur but 
Lessor may elect to withhold possession until such conditions are satisfied. 
4. Rent. 

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

4.2 Payment. Lessee shall cause payment of Rent to be received by Lessor in lawful money of the United States, without offset or deduction 
(except as specifically permitted in this Lease), on or before the day on which it is due. Rent for any period during the term hereof which is for less than one 
·{1) full calendar month shall be prorated based upon the actual number of days of said month. Payment of Rent shall be made to Lessor at its address stated 
herein or to such other persons or place as Lessor may from time to time designate in writing. Acceptance of a payment which is less than the amount then 
due shall not be a waiver of Lessor's rights to the balance of such Rent, regardless of Lessor's endorsement of any check so stating. 

5. Seourity l;)eposit. bessee shall deposit with bosser llpoA exeobltioA hereof tho Sos1:1rity Deposit as seourity for Lessee's faithful porfermanoo of its 
olaligatioAs llAelor this Lease. If Lessee fails to pay Rent, or otherwise Oofabllts binder tftis boaso, bosser may 1:1so, apply or retain all er aAy iiortioA of saiEl 
Sesllrity Oeposit for tho payment of any arnoun.t dlle Lessor er to reimlaurso or sompensato Lessor fer any lialaility, expense, loss or darnago whioh Lessor 
may Sllffer or inollr lay reason thereof. If bosser llses or applies all er aAy portioA of saiel Sesurit;' Deposit, bossee shall within ten (10) days after writteR 
request therefor deposit moRios with Lesser SllffisieRt ta rostaro saiEl Soe1;1rit;i Dopasit to the full amo1:1At reei1:1ireEl by this b.ease. If tfle Base ReAt iRsreases 
dllring the term of this beaso, bossoe shall, upeA writteR request from bosser, deposit additional maAies with bessor so that the total amollnt of the Seollrity 
Oeposit shall at all times laoar tfto same proportion to tho iAoroaseEl Base Rent as tho initial Sooblrity Ooposit laore to the initial Basa Rent. Shoblld the Agreed 
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Use ~e amenEleEl te assemmeElate a material shar<"""-- iA the busiAess ef Lessee er ta assammadate a S1;J'_,~"see er assigAee, Lesser shall have the right to 
iAsroase tRe Sesurit)1 Oepasit ta the exteAt Aesest,_)A Lessar's reasaAable judgmeAt, te asoeuAt fer a~1sreaseEl wear aAEl tear that the Promises may 
suffer as a result thereat. If a GhaAge iA oeAlrol af Lessee eGours EluriAg this Lease aAd fellewiAg suGh ohaAge the fiAaAsial oeAditiaA ef ~ssee is, iA besser's 
reaseAable judgmeAt, sigAifiGaAtly roduGed, Lessee shall deposit suGh aelditieAal meAies with Lessor as shall be suffiGieAt ta Gause the SeGurity Oei:iesit ta be 
at a GemmerGially roaseAable le·1el baseel eA said GhaAge iA fiAaAGial GeAElitieA. Lesser shall Rat ea reeiuireel ta keep tRe Seeurity Oe13osit se13arato from its 
goAoral aGGOUAts. WithiA feurteeA (14) days after the eMpiratioA or tefffliAatieA ef this Lease, if Lessor eleots to apply the Seo1Jrity Oe13esit eAly te llApaid 
ReAt, aAd otheFwise withiA thirty (3Q) Elays after the Premises ha•1e eeeA vaeateEl pursuaAt to Paragraph 7.4{6) belew, Lesser shall retum that 13ertieA of the 
Seo1Jrity Deposit Aet 1Jsoel or applieel by Lessor. ~la part ef !he SeGurily Oepesit shall be GeAsielereel ta 13e helel iR tr1:1st. ta sear iAterest or ta 13e prepaymeAt 
fer aAy moAies ta be paid 13y Lessee uAder this Lease. 
6. Use. 

6.1 Use. Lessee shall use and occupy the Premises only for the Agreed Use, or any other legal use which is reasonably comparable thereto, 
and for no other purpose. Lessee shall not use or permit the use of the Premises in a manner that is unlawful, creates damage, waste or a nuisance, or that 
disturbs owners and/or occupants of, or causes damage to neighboring prqperties. Lessor shall not unreasonably withhold or delay its consent to any written 
request for a modification of the Agreed Use, so long as the same will not impair the structural integrity of the improvements on the Premises or the 
mechanical or electrical systems therein, is not significantly more burdensome to the Premises. If Lessor elects to withhold consent, Lessor shall within five 

(5) business days after such request give written notification of same, which notice shall include an explanation of Lessor's objections to the change in use. 
6.2 Hazardous Substances. 

(a) Reportable Uses Require Consent. The term "Hazardous Substance" as used in this Lease shall mean any product, substance, or 
waste whose presence, use, manufacture, disposal, transportation, or release, either by itself or in combination with other materials expected to be on the 
Premises, is either: (i) potentially injurious to the public health, safety or welfare, the environment or the Premises, (ii) regulated or monitored by any 
governmental authority, or (iii) a basis for potential liability of Lessor to any governmental agency or third party under any applicable statute or common law 
theory. Hazardous Substances shall include, but not be limited to, hydrocarbons, petroleum, gasoline, and/or crude oil or any products, by-products or 
fractions thereof. Lessee shall not engage in any activity in or on the Premises which constitutes a Reportable Use of Hazardous Substances without the 
express prior written consent of Lessor and timely compliance (at Lessee's expense) with all Applicable Requirements. "Reportable Use" shall mean (i) the 
installation or use of any above or below ground storage tank, (ii) the generation, possession, storage, use, transportation, or disposal of a Hazardous 
Substance that requires a permit from, or with respect to which a report, notice, registration or business plan is required to be filed with, any governmental 
authority, and/or (iii) the presence at the Premises of a Hazardous Substance with respect to which any Applicable Requirements requires that a notice be 
given to persons entering or occupying the Premises or neighboring properties. Notwithstanding the foregoing, Lessee may use or self (as part of its normal 
inventory) any ordinary and customary materials reasonably required to be used in the normal course of the Agreed Use, so long as such use is in compliance 
with all Applicable Requirements, is not a Reportable Use, and does not expose the Premises or neighboring property to any meaningful risk of contamination 
or damage or expose Lessor to any liability therefor. In addition, Lessor may condition its consent to any Reportable Use upon receiving such additional 
assurances as Lessor reasonably deems necessary to protect itself, the public, the Premises and/or the environment against damage, contamination, injury 
and/or liability, including, but not limited to, the installation (and removal on or before Lease expiration or termination) of protective modifications (such as 
concrete encasements) and/or increasing the Security Deposit. 

(b) Duty to Inform Lessor. If Lessee knows, or has reasonable cause to believe, that a Hazardous Substance has come to be located in, 
on, under or about the Premises, other than as previously consented to by Lessor, Lessee shall immediately give written notice of such fact to Lessor, and 
provide Lessor with a copy of any report, notice, claim or other documentation which it has concerning the presence of such Hazardous Substance. 

(c) Lessee Remediation. Lessee shall not cause or permit any Hazardous Substance to be spilled or released in, on, under, or about the 
Premises (including through the plumbing or sanitary sewer system) and shall promptly, at Lessee's expense, take all investigatory and/or remedial action 
reasonably recommended, whether or -not formally ordered or required, for the cleanup of any contamination of, and for the maintenance, security and/or 
monitoring of the Premises or neighboring properties, that was caused or materially cont~\tiuted to by Lessee, or pertaining to or involving any Hazardous 
Substance brought onto the Premises during the term of this Lease, by or for Lessee, or any third party. 

(d) Lessee Indemnification. Lessee shall indemnify, defend and hold Lessor, its agents, employees, lenders and ground lessor, if any, 
harmless from and against any and all loss of rents and/or damages, liabilities, judgments, claims, expenses, penalties, and attorneys' and consultants' fees 

arising out of or involving any Hazardous Substance brought onto the Premises by or for Lessee, or any third party Invitee or cue;tomer of Lessee (provided, 
however, that Lessee shall have no liability under this Lease with respect to underground migration of any Hazardous Substance under the Premises from 
adjacent properties). Lessee's obligations shall include, but not be limited to, the effects of any contamination or injury to person, property or the environment 
created or suffered by Lessee, and the cost of investigation, removal, remediation, re$toration and/or abatement, and shall survive the expiration or 

termination of this Lease. No termination, cancellation or release agreement entered into by Lessor and Lessee shall release Lessee from its 
obligations under this Lease with respect to Hazardous Substances, unless specifically so agreed by Lessor in writing at the time of such 
agreement. r . 

(e) Lessor Indemnification. See Addendum Lesser aAEI its sl:IGGessors aAEI assigAs shall iAdemAify, ElefeAd, reim13urso aAEI held Lessee, its 
employees aAd leAelers, harmless from aAd agaiAst aAy aAEI all eAvireRFReAtal damages, iAsl1JeliA5 tho Gest ef remediatioR, whish eMisteel as a reslllt of 
Hazarele1Js Slll3staAses eA the Promises prier le the Start Dalo er whish are Gallsed 13y the grass AegligeAGe er willful misseAelllGt. ef Lesser, its ageAts or 
emplayees. Lesser's ol31igatioAs, as aAd wheA reqlliroel 13y the AppliGable Req1JiremeAts, shall iRol1Jele, l31:1t Aet 13e limiteel to, the Gest af iA\'estigatieA, FeFF1eval, 
remediatioA, restoratioA aAdler abatemoAt, aAEI shall sllrvi•,<e tl=to el(JliralieA er tefffliAatieA ef this Lease. 

(f) Investigations and Remediations. Lessor shall retain the responsibility and pay for any investigations or remediation measures 
required by governmental entities having jurisdiction with respect to the existence of Hazardous Substances on the Premises prior to the Start Date or which 
results from Lee;e;or'e; negligence or willful misconduct, unless such remediation measure is required as a result of Lessee's use (including "Alterations", as defined 
in Paragraph 7.3(a) below) of the Premises, in which event Lessee shall be responsible for such payment. Lessee shall cooperate fully in any such activities 
at the request of Lessor, including allowing Lessor and Lessor's agents to have reasonable access to the Premises, following reasonable notice to Lessee, at 
reasonable times in order to carry out Lessor's investigative and remedial responsibilities. 

(g) Lessor Termination Option. If a Hazardous Substance Condition occurs during the term of this Lease, unless Lessee is legally 
responsible therefor (in which case Lessee shall make the investigation and remediation thereof required by the Applicable Requirements and this Lease shall 
continue in full force and effect, but subject to Lessor's rights under Paragraph 6.2(d) and Paragraph 13), Lessor may, at Lessor's option, either (i) investigate 
and remediate such Hazardous Substance Condition, if required, as soon as reasonably possible at Lessor's expense, in which event this Lease shall 
continue in full force and effect, or (ii) if the estimated cost to remediate such condition exceeds twelve (12) times the then monthly Base Rent or $100,000, 
whichever is greater, give written notice to Lessee, within thirty (30) days after receipt by Lessor of knowledge of the occurrence of such Hazardous 
Substance Condition, of Lessor's desire to terminate this Lease as of the date sixty (60) days following the date of such notice. In the event Lessor elects to 
give a termination notice, Lessee may, within ten (10) days thereafter, give written notice to Lessor of Lessee's commitment to pay the amount by which the 
cost of the remediation of such Hazardous Substance Condition exceeds an amount equal to twelve (12) times the then monthly Base Rent or $100,000, 
whichever is greater. Lessee shall provide Lessor with said funds or satisfactory assurance thereof within thirty (30) days following such commitment. In 
such event. this Lease shall continue in full force and effect, and Lessor shall proceed to make such remediation as soon as reasonably possible after the 
required funds are available. If Lessee does not give such notice and provide the required funds or assurance thereof within the time provided, this Lease 

shall terminate as of the date specified in Lessor's notice of termination, and Lee;sor shall refund to Lese;ee within thirt;y (30) days the the unamortized coe;t of 
Lessee's tenant Improvements and fixturee; in the premesis net of the tenant improvement allowance provided to Lese;ee by Lessor hereunder. 

6.3 Lessee's Compliance with Applicable Requirements. Except as otherwise provided in this Lease. Lessee shall, at Lessee's sole 
expense, fully, diligently and in a timely manner, materially comply with all Applicable Requirements, the requirements of any applicable fire insurance 
underwriter or rating bureau, and the recommendations of Lessor's engineers and/or consultants which relate in any manner to the Premises, without regard 
to whether said requirements are now in effect or become effective after the Start Date. Lessee shall, within ten (10) days after receipt of Lessor's written 

request, provide Lessor with copies of all permits and other documents, and other information evidencing Lessee's compliance with any Applicable 
Requirements specified by Lessor, and shall immediately upon receipt, notify Lessor in writing (with copies of any documents involved) of any threatened or 

actual claim, notice, citation, warning, complaint or report pertaining to or involving the failure of Lessee or the Premises to comply with any Applicable 
Requirements. 

6.4 Inspection; Compliance. Lessor and Lessor's "Lender'' (as defined in Paragraph 30 below) and consultants shall have the right to enter 
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into-Pr:.emises at any time, in the case of an emerg!'~ -,,,and otherwise at reasonable times, for the purpo• tinspecting the condition of the Premises and 

, for verifying compliance by Lessee with this Leas~ne cost of any such inspections shall be paid bY\,__,}or, unless a violation by Lessee of Applicable 
Requirements, or a contamination by Lessee is found to exist or be Imminent, or the inspection is requested or ordered by a governmental authority as a result 
of Lese;ee's actlvltes at the property. In such case, Lessee shall upon request reimburse Lessor for the cost of such inspections, so long as such inspection is 
reasonably related to the violation or contamination. 
7. Maintenance; Repairs, Utility Installations; Trade Fixtures and Alterations. 

7.1 Lessee's Obligations. 
(a) In General. Subject to the provisions of Paragraph 2.2 (Condition), 2.3 (Compliance), 6.3 (Lessee's Compliance with Applicable 

Requirements), 7.2 (Lessor's Obligations), 9 {Damage or Destruction), and 14 (Condemnation), Lessee shall, at Lessee's sole expense, keep the Premises, 
Utility Installations, and Alterations in good order, condition and repair {whether or not the portion of the Premises requiring repairs, or the means of repairing 
the same, are reasonably or readily accessible to Lessee, and whether or not the need for such repairs occurs as a result of Lessee's use, any prior use, the 
elements or the age of such portion of the Premises), including, but not limited to, all equipment or facilities, such as plumbing, heating, ventilating, 
air-conditioning, electrical, lighting facilities, boilers, pressure vessels, fire p(otection system, fixtures, walls {interior aRa eiaerier), foYRaatieRs, ceilings, mets, 
floors, windows, doors, plate glass, skylights, landscaping, driveways, parking lots, fences, retaining walls, signs, sidewalks and parkways located in, on, or 
adjacent to the Premises. Lessee, in keeping the Premises In good order, condition and repair, shall exercise and perform good maintenance practices, 
specifically including the procurement and maintenance of the service contracts required by Paragraph 7.1{b) below. Lessee's obligations shall include 
restorations, replacements or renewals when necessary to keep the Premises and all improvements thereon or a part thereof in good order, condition and 
state of repair. Lessee shall, during the term of this Lease, keep the exterior appearance of the Building in a first-class condition consistent with the exterior 
appearance of other similar facilities of comparable age and size in the vicinity, including, when necessary, the exterior repainting of the Building. 

{b) Service Contracts. Lessee shall, at Lessee's sole expense, procure and maintain contracts, with copies to Lessor, in customary form 
and substance for, and with contractors specializing and experienced in the maintenance of the following equipment and improvements, if any, if and when 
installed on the Premises: {i) HVAC equipment, {ii) bailer, aRa pressYre vessels, (iii) fire e:xtingyishing syslerns, insl1;1aing fire alarm anclfer srno~e aetestioR, 
(iv) laRascapiRg aRa irri§atioR systems, (v) roof severing aRa ar:aiRs, (Yi) ariveways ana parldn§ lots, (vii) slarifiers (viii) basis iililify feea le !he perirneler ef lf:.ie 
BuileliRg, and (ix) any olher eq1;1iprnenl, if reasoRably requirea by Lessor. 

{c) Replacement. Subject to Lessee's indemnification of Lessor as set forth in Paragraph 8.7 below, and without relieving Lessee of liability 
resulting from Lessee's failure to exercise and perform good maintenance practices, if the Basic Elements described in Paragraph 7.1(1J1 cannot be repaired 
other than at a cost which is in excess of 50% of the cost of replacing such Basic Elements, then such Basic Elements shall be replaced by Lessor, and the 
cost thereof shall be prorated between the Parties and Lessee shall only be obligated to pay, each month during the remainder of the term of this Lease, on 
the date on which Base Rent is due, an amount equal to the product of multiplying the cost of such replacement by a fraction, the numerator of which is one, 
and the denominator of which is the number of months of the useful life of such replacement as such useful life is specified pursuant to Federal income tax 
regulations or guidelines for depreciation thereof {including interest on the unamortized balance as is then commercially reasonable in the judgment of 
Lessor's accountants), with Lessee reserving the right to prepay its obligation at any time. 

7.2 Lessor's Obligations. Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance), 9 (Damage or Destruction) and 14 
(Condemnation), it is intended by the Parties hereto that Lessor have no obligation, in any manner whatsoever, to repair and maintain the Premises, or the 

equipment therein, all of which obligations are intended to be that of the Lessee, except th.at Lee;e;or agreee; to be ree;pone;ible for all maintenance of 
and repaire; necee;e;ary to the e;tructur.al ae;pecte; of the exterior w.alle;, foundation, e;upport columni:; and roof, and Lee;e;or e;hall maintain 

and repair expoe;ed and unexpoe;ed utility e;ye;teme; e;ervicing the Premie;ee; up to the building from the point after which the utility 

company'e; obligatione; end. It is the intention of the Parties that the terms of this Lease govern the respective obligations of the Parties as to maintenance 
and repair of the Premises, and they expressly waive the benefit of any statute now or hereafter in effect to the extent it is inconsistent with the terms of this 
Lease. 

1

' 
~ 

7.3 Utility Installations; Trade Fixtures; Alterations. 
{a) Definitions; Consent Required. The term "Utility Installations" refers to all floor and window coverings, air lines, power panels, 

electrical distribution, security and fire protection systems, communication systems, lighting fixtures, HVAC equipment, plumbing, and fencing in or on the 
Premises. The term "Trade Fixtures" shall mean Lessee's machinery and equipment that can be removed without doing material damage to the Premises. 
The term "Alterations" shall mean any modification of the improvements, other than Utility Installations or Trade Fixtures, whether by addition or deletion. 
"Lessee Owned Alterations and/or Utility Installations" are defined as Alterations and/or Utility Installations made by Lessee that are not yet owned by 
Lessor pursuant to Paragraph 7.4(a). Lessee shall not make any Alterations or Utility lnstall::'tion,s to the Premises without Lessor's prior written consent not 

to be unreae;onably withheld. Lessee may, however, make non-structural Utility Installations or Alterations to the interior of the Premises {exsluaiRg including 

penetrations to the roof) without such consent but upon notice to Lessor, as Jong as they are not visible from the outside, ao Roi iR"•olve puRsluriR§, 
relocatiRg or romo¥iRg the roof or aRy existiRg walls, and the cumulalivEfeost thereof a1;1ring this Lease as extenaea does not exceed $60,000 iR tf:.ie aggregate 

or $10,000 $30,000 in any one leae;e year. 
(b) Consent. Any Alterations or Utility Installations that Lessee shall desire to make and which require the consent of the Lessor shall be 

presented to Lessor in written form with detailed plans. Consent shall be deemed conditioned upon Lessee's: {i) acquiring all applicable governmental 
permits, (ii) furnishing Lessor with copies of both the permits and the plans and specifications prior to commencement of the work, and (iii) compliance with all 
conditions of said permits and other Applicable Requirements in a prompt and expeditious manner. Any Alterations or Utility Installations shall be performed 
in a workmanlike manner with good and sufficient materials. Lessee shall promptly upon completion furnish Lessor with as-built plans and specifications. Pei: 
'Nork wf:.iish cosls aR amouRt eeiual to the greater of one moRtf:.i's Base ReRt, or $10,000, Lessor may sonelitioA its soAseRt 1:1poR Lessee proviaiRg a lieR aRa 
oornpletioR boRd iR aR amo1:1Rt eq1,1al ta oRo aRd oRe half times the estimates oest of s1:16R Alte,atieR or Utility IRstallatioR aRalor upoR Lessee's postiRg aR 
aelelitieRal Sesurily Deposit •.vitf:.i Lessor. 

(c) Indemnification. Lessee shall pay, when due, all claims for labor or materials furnished or alleged to have been furnished to or for 
Lessee at or for use on the Premises, which claims are or may be secured by any mechanic's or materialmen's lien against the Premises or any interest 
therein. Lessee shall give Lessor not less than ten (10) days' notice prior to the commencement of any work in, on or about the Premises, and Lessor shall 
have the right to post notices of non-responsibility. If Lessee shall contest the validity of any such lien, claim or demand, then Lessee shall, at its sole 
expense defend and protect itself, Lessor and the Premises against the same and shall pay and satisfy any such adverse judgment that may be rendered 
thereon before the enforcement thereof. If Lessor shall require, Lessee shall furnish a surety bond in an amount equal to one and one-half times the amount 
of such contested lien, claim or demand, indemnifying Lessor against liability for the same. If Lessor elects to participate iR aRy such aclioR, Lessee sf:.iall pay 
Lessor's atlomeys' fees aRa sosts. 

7.4 Ownership; Removal; Surrender; and Restoration. 
(a) Ownership. Subject to Lessor's right to require removal or elect ownership as hereinafter provided, all Alterations and Utility 

Installations made by Lessee shall be the property of Lessee, but considered a part of the Premises. Lesser rnay, al aRy tiffle, elesl iR writiRg te be !he e'.'1Aer 
of all or any specified part of the Lessee Owned .'\Iterations aAa Utility Installations. Unless otherwise instructed per Paragraph 7.4{b) hereof, all Lessee 
Owned Alterations and Utility Installations shall, at the expiration or termination of this Lease, become the property of Lessor and be surrendered by Lessee 
with the Premises. 

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

{c) Surrender/Restoration. Lessee shall surrender the Premises by the Expiration Date or any earlier termination date, with all of the 
improvements, parts and surfaces thereof broom clean and free of debris, and in good operating order, condition and state of repair, damage by Insured 
cae;ualty and ordinary wear and tear excepted. '·'Ordinary wear and tear'' shall not include any damage or deterioration that would have been prevented by 
good maintenance practice. Lessee shall repair any damage occasioned by the installation, maintenance or removal of Trade Fixtures, Lessee Owned 
Alterations and/or Utility Installations, furnishings, and equipment as well as the removal of any storage tank installed by or for Lessee, and the removal, 

replacement, or remediation of any soil, material or groundwater contaminated by Lessee. Trade Fixtures shall remain the property of Lessee and shall be 
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removed,py Lessee. The failure by Lessee to tirr. '~ · vacate the Premises pursuant to this Paragraph 7 - \ without the express written consent of Lessor 
shali constitute a holdover under the provisions of~graph 26 below. \_~/ 

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

liability insurance carried by Lessor under Paragraph 8.2(b) in excess of $2,QQQ,QQQ $3,000,000 per occurrence. Premiums for policy periods 
commencing prior to or extending beyond the Lease term shall be prorated to correspond to the Lease term. Payment shall be made by Lessee to Lessor 
within ten (10) days following receipt of an invoice. In thll 1JV1Jnt liability lnsurancll carrilld by L1Jssor undllr Paragraph 8.2(1:>) costs morll that $2500, L1Jssor shall 
providll Lll551lll with 5uch notlcll 30 day5 i:>1Jfor1J thll prllmium 15 dull. Th1Jr1Jaftllr, .Lll5Bllll 5hall havtJ tlln (10) day5 to provldll Lll55or with namtJ and contact Information of an 
in5urancll ag1Jnt or company that will providll thll 5amll or i:>1Jttllr ln5urancll conv1Jrag1J for a smallllr prllmium. If the: prllmium i5 grllatllr than 10% llls5, Lll55or 5hall utllizll thll 
Lll5Sllll providlld in5ruancll ag1Jnt or compamy to 51Jcur1J thll insurance: r1Jquir1Jd to i:>IJ carrllld by Lll55or h1Jr1Jund1Jr. 

8.2 Liability Insurance. 
(a) Carried by Lessee. Lessee shall obtain and keep in force a Commercial General Liability Policy of Insurance protecting Lessee and 

Lessor against claims for bodily injury, personal injury and property damage based upon or arising out of the ownership, use, occupancy or maintenance of 
the Premises and all areas appurtenant thereto. Such insurance shall be on an occurrence basis providing single limit coverage in an amount not less than 

$2,QQQ,QQQ $3,000,000 per occurrence with an "Additional Insured-Managers or Lessors of Premises Endorsement" and contain the "Amendment 
of the Pollution Exclusion Endorsement" for damage caused by heat, smoke or fumes from a hostile fire. The Policy shall not contain any intra-insured 
exclusions as between insured persons or organizations, but shall include coverlilge for liability assumed under this Lease as an 'insured contract' for the 
performance of Lessee's indemnity obligations under this Lease. The limits of said insurance shall not, however, limit the liability of Lessee nor relieve 
Lessee of any obligation hereunder. All insurance carried by Lessee shall be primary to and not contributory with any similar insurance carried by Lessor, 
whose insurance shall be considered excess insurance only. Le:ssor shall i:>1J namlld as an additional lnsur1Jd th1Jr1Jln. 

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

8.3 Property Insurance - Building, Improvements and Rental Value. 
(a) Building and Improvements. The Insuring Party shall obtain and keep in force a policy or policies in the name of Lessor, with loss 

payable to Lessor, any groundlessor, and to any Lender(s) insuring loss or damage to the Premises. The amount of such insurance stiall be equal to the full 
replacement cost of the Premises, as the same shall exist from time to time, or the amount required by any Lenders, but in no· event more than the 
commercially reasonable and available insurable value thereof. If Lessor is the Insuring Party, however, Lessee Owned Alterations and Utility Installations, 
Trade Fixtures, and Lessee's personal property shall be insured by Lessee under Paragraph 8.4 rather than by Lessor. If the coverage is available and 
commercially appropriate, such policy or policies shall insure against all risks of direct physical loss or damage (except the perils of flood and/or earthquake 
unless required by a Lender In which ca51l Lll5sor shall pay thll incr1Jas1Jd prllmiums for such ln5urancll), including coverage for debris removal and the enforcement 
of any Applicable Requirements requiring the upgrading, demolition, reconstruction or replacement of any portion of the Premises as the result of a covered 
loss. Said policy or policies shall also contain an agreed valuation provision in lieu of any coinsurance clause, waiver of subrogation, and inflation guard 
protection causing an increase in the annual property insurance coverage amount by a factor of not less than the adjusted U.S. Department of Labor 
Consumer Price Index for All Urban Consumers for the city nearest to where the Premises are located. If such insurance coverage has a deductible clause, 
the deductible amount shall not exceed $1,000 per occurrence, and Lessee shall be liable for such deductible amount in the event of an Insured Loss. 

(b) Rental Value. The Insuring Party shall obtain and keep in force a policy or policies in the name of Lessor with loss payable to Lessor 
and any Lender, insuring the loss of the full Rent for one (1) year. Said insurance shall provide that in the event the Lease is terminated by reason of an 
insured loss, the period of indemnity for such coverage shall be extended beyond the date of the completion of repairs or replacement of the Premises, to 
provide for one full year's loss of Rent from the date of any such loss. Said insurance shall contain an agreed valuation provision in lieu of any coinsurance 
clause, and the amount of coverage shall be adjusted annually to reflect the projected R\:mt otherwise payable by Lessee, for the next twelve (12) month 
period. Lessee sl'lall ee liaele fer any dedustiele ameunt in tl'le event ef susl'l less. & 

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

8.4 Lessee's Property/Business Interruption Insurance.:., 
(a) Property Damage. Lessee shall obtain and maintain insurance coverage on all of Lessee's personal property, Trade Fixtures, and 

Lessee Owned Alterations and Utility Installations. Such insurance shall be full replacempnt cost coverage with a deductible of not to exceed $1,000 per 
occurrence. The proceeds from any such insurance shall be used by Lessee for the replcrcerrlent of personal property, Trade Fixtures and Lessee Owned 
Alterations and Utility Installations. Lessee shall provide Lessor with written evidence that such insurance is in force. 

(b) Business Interruption. Lessee shall obtain ano maintain loss of income and extra expense insurance in amounts as will reimburse 
Lessee for direct or indirect loss of earnings attributable to all perils c0mmonly insured against by prudent lessees in the business of Lessee or attributable to 
prevention of access to the Premises as a result of such perils. 

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

8.5 Insurance Policies. Insurance required herein shall be by companies duly licensed or admitted to.transact business in the state where the 
Premises are located, and maintaining during the policy term a "General Policyholders Rating" of at least B+, V, as set forth in the most current issue of 
"Best's Insurance Guide", or such other rating as may be required by a Lender. Lessee shall not do or permit to be done anything which invalidates the 
required insurance policies. Lessee shall, prior to the Start Date, deliver to Lessor certified copies of policies of such insurance or certificates evidencing the 
existence and amounts of the required insurance. No such policy shall be cancelable or subject to modification except after thirty (30) days prior written 
notice to Lessor. Lessee shall, at least thirty (30) days prior to the expiration of such policies, furnish Lessor with evidence of renewals or "insurance binders" 
evidencing renewal thereof, or Lessor may order such insurance and charge the cost thereof to Lessee, which amount shall be payable by Lessee to Lessor 
upon demand. Such policies shall be for a term of at least one year, or the length of the remaining term of this Lease, whichever is less. ff either Party shall 
fail to procure and maintain the insurance required to be carried by it, the other Party may, but shall not be required to, procure and maintain the same. 

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

8.7 Indemnity. Except for Lessor's §F0SS negligence or willful misconduct, Lessee shall indemnify, protect, defend and hold harmless the 
Premises, Lessor and its agents, Lessor's master or ground lessor, partners and Lenders, from and against any and all claims, loss of rents and/or damages, 
liens, judgments, penalties, attorneys' and consultants' fees, expenses and/or liabilities arising out of, involving, or in connection with, the use and/or 
occupancy of the Premises or br1Jach of this l1Ja51J by Lessee. If any action or proceeding is brought against Lessor by reason of any of the foregoing matters, 
Lessee shall upon notice defend the same at Lessee's expense by counsel reasonably satisfactory to Lessor and Lessor shall cooperate with Lessee in such 
defense. Lessor need not have first paid any such claim in order to be defended or indemnified. 

8.8 Exemption of Lessor from Liability. Excllpt as thll samll 15 cau5ed by or r1Jsults from the n1Jglig1Jnc1J or willful misconduct of Lll55or, Lessor shall 
not be liable for injury or damage to the person or goods, wares, merchandise or other property of Lessee, Lessee's employees, contractors, invitees, 
customers, or any other person in or about the Premises, whether such damage or injury is caused by or results from fire, steam, electricity, gas, water or 
rain, or from the breakage, leakage, obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing, HVAC or lighting fixtures, or from any 
other cause, whether the said injury or damage results from conditions arising upon the Premises or upon other portions of the Building of which the Premises 
are a part, or from other sources or places. Lesser sl'lall net ee liaele fer any damages arising frem any aot er Ae!illeot ef any ether teAant ef Lesser. 
Notwithstanding Lessor's negligence or breach ·of this Lease, Lessor shall under no circumstances be liable for injury to Lessee's business or for any loss of 
income or profit therefrom to th" extllnt of L1Jsse1J's lnurancll. 
9. Damage or Destruction. 

9.1 Definitions. 
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(a) "Premises Partial Damage"~··,<111 mean damage or destruction to the improveme on the Premises, other than Lessee Owned 
Alterations and Utility Installations, which can reasa, /f be repaired in six (6) months or less from the dat~ Ahe damage or destruction. Lessor shall notify 
Lessee in writing within thirty (30) days from the datirUt the damage or destruction as to whether or not the damage is Partial or Total. 

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

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

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

(e) "Hazardous Substance Condition" shall mean the occurrence or discovery of a condition involving the presence of, or a contamination 
by, a Hazardous Substance as defined in Paragraph 6.2(a), in, on, or under the Premises. 

9.2 Partial Damage - Insured Loss. If a Premises Partial Damage that is an Insured Loss occurs, then Lessor shall, at Lessor's expense, 
repair such damage (but not Lessee's Trade Fixtures or Lessee Owned Alterations and Utility Installations) as soon as reasonably possible and this Lease 
shall continue in full force and effect; provided, l=lowever, tl=lat Lessee sl=lall, at Lesser's eleotioR, make tl=le repair of aRy Elama§e or des!R:JctioA tho total cost to 
repair of ·.vl=liGA is $1Q,OOO or less, aREI, iR SblGR eveRt, Lessor shall mal~e aRy appliGable iRsuraRGe preGeeds availaele te bessee OR a reasoRable easis fer 
tAat pllrposo. t>lotwithstaRdlR!J the feregoiRg, if tAe req1:1ired iRs1:1raRGe was Rot iR force or the iRs1:1raRGe prooeeds are Rot s1:1ffloient to effest s1:1Gl=I repair, the 
IRSblriRg Party shall promptly G0Rtrib1:1te the shertage iR preGeeds (eMGept as to the ded1:1Gtible '.vRiGl=I is Lessee's respeRsieilit}1 as aRd wl=leR required to 
complete said repairs. IA the ovoRt, he'Nover, S\lGA sl=lofta§e was dblo to tho fast that, by roasoA of tho uRiquo Ratblro ef tho imprevemeRts, full replaGemeRt 
Gest iRs\lraRoe oevorago 'llas Rot Gommoroially roasoRalllo aRd available, Lessor shall l'lave RO ebligatioR te pay fur tl'le sl'lerta§e IA iRs1:1raRoo pFOoeeds or to 
f1:11ly restore tRo \lRiqble aspeGts of the Premises 1:1Rloss bessoo provides bessor with the fblRds ta Go•1or same, or adoqblato assuraAGe thereof, withiA teR (10) 
days followiR§ FOGeipt ef 'llfitteR Rotioe of s1:1Gl=I sl=lartage aRd req1:1est tl'lerefor. If Lessor reoeivos said f\lnEls or adeq1:1ato ass1:1raRco thereof within said toR 
(10) day period, tho party respoRsiele for maldRg the repairs sl=lall Gomplete them as sooR as reasonaely possible aAd this Lease sl'lall remaiA iR f\lll force aRd 
effeGt. If S\lGA fl:IAds or ass\lraRGe are Roi reGoivod, bessor may Rovortholess olost by wfitten AOliGo to bessoe withiR toR (10) days thereafter te: (i) make 
s1:1Gl=I restoratioR aRd repair as is Gommoroially reaseRablo witl'l Lessor payin§ any sl'lor:tage iA pFOoeeds, iR wl=liol=I oase tl=lis bease shall romaiA iR full force and 
effeGI, er have this lease tormiRato tl'lirty (30) days thereafter. bossoo shall Aat bo entitled te roimb\lrsemont of any fuAEls ooRtrie\lted by Lessee to repair any 
S\lCR damage or dostr1:1GtiOR. Promises Partial Damage Eluo to flood or oarthqllako sl'lall be S\lbjeot to Paragraph Q.3, Rol¥1itRstaAdiRg that there may eo some 
iRsblraRco Govorago, bblt the Rot pFOceods of aRy s1:1cl'l insuraRGe shall be maEle a•;ailaele for tho repairs if made ey eitl'ler Party. 

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

9.4 Total Destruction. Notwithstanding any other provision hereof, if a Premii;es Total Destruction occurs, this Lease shall terminate sixty (60) .I 
days following such Destruction. If the damage or destruction was caused by the gross negl~ence or willful misconduct of Lessee, Lessor shall have the right f" 
~~ver Lessor's damages from Lessee, except as provided in Paragraph 8.6, ~~ bsssH sl<i&1ll l'Bs11i· •s &1s 6i fi.111 sf:fut sf 6il'IJ' &11<161 &111 il'lliWF6il'ISB p1=B6s~ss~~ 

9.5 Damage Near End of Term. If at any time during the last six (6) months of this Lease there is damage for which the cost to repair exceedo/f / 
three (3) oRe (1) month's Base Rent, whether or not an Insured Loss, Lessor may terminate this Lease effective sixty (60) days following the date'6t'·u 
occurrence of such damage by giving a written termination notice to Lessee within thirty (30) days after the date of occurrence of such damage. 
Notwithstanding the foregoing, if Lessee at that time has an exercisable option to extend this Lease or to purchase the Premises, then Lessee may preserve 
this Lease by, (a) exercising such option and (b) providing Lessor with any shortage in lnsur~nc~ proceeds (or adequate assurance thereof) needed to make 
the repairs on or before the earlier of (i) the date which is ten days after Lessee's receipt of Lessor's written notice purporting to terminate this Lease, or (ii) 
the day prior to the date upon which such option expires. If Lessee duly exercises such option during such period and provides Lessor with funds (or 
adequate assurance thereof) to cover any shortage in insurance proceeds, Lessor shall, at Lessor's commercially reasonable expense, repair such damage 
as soon as reasonably possible and this Lease shall continue in full force and effect. If Lessee fails to exercise such option and provide such funds or 
assurance during such period, then this Lease shall terminate on the date specified in the termination notice and Lessee's option shall be extinguished. 

9.6 Abatement of Rent; Lessee's Remedies. 
(a) Abatement. In the event of Premises Partial Damage or Premises Total Destruction or a Hazardous Substance Condition for which 

Lessee is not responsible under this Lease, the Rent payable by Lessee for the period required for the repair, remediation or restoration of such damage shall 
be abated in proportion to the degree to which Lessee's use of the Premises is impaired, but not to exceed the proceeds received from the Rental Value 
insurance. All other obligations of Lessee hereunder shall be performed by Lessee, and Lessor shall have no liability for any such damage, destruction, 

remediation, repair or restoration except as provided herein. 
(b) Remedies. See Addendum If besser sl'lall ee obligated to repair or restore the Premises aREI does Ret GemmeRGO, in a substaRtial and 

meaniRgf\lt way, SUGA repair or rosteratioA withiA RiRoty (90) days after s\loh obligatioR shall aGGF\le, bessoo may, at any time prier to tho oommoRooment ef 
s\loh repair er restoratioR, give writloR AetiGo to bosser aRd to aRy beRders of wl'lisl=I Lessee l'las act\lal Rotioe, of bossoo's electioR to tormiRalo this boase SR 
a date Rot less than si:Kty (eQ) Elays following tho gi>ARg of s1:1sl=I Rotiso. If bessoo gives suGR notiGo and suGh repair or rostoratioA is Rel GommeRGoel witt'liR 
tl'lirty (30) days thoroafler, this beaso shall termiRato as of tl'le aato speoified iR said Rotioe. If tl'lo repair er resteratioA is oomrnoAood witl'liA said tl'lirty (30) 

days, this bease shall soRtiRble in f1:11l forGo aRd effest. "CemmeRse" shall moaR oitl'ler tl'lo l:IRGORditioRal a\ltl=lori:z;atioR of tl'lo preparatioR of tl'le req1:1irod 
plaRs, er the beginRIRg of tho aGtblal work on tt:io Premises, whiGho~·er first eGGblFS. 

9.7 Termination -Advance Payments. Upon termination of this Lease pursuant to Paragraph 6.2(g) or Paragraph 9, an equitable adjustment 
shall be made concerning advance Base Rent and any other advance payments made by Lessee to Lessor. Lessor shall, in addition, return to Lessee so 
much of Lessee's Security Deposit as has not been, or is not then required to be, used by Lessor. 

9.8 Waive Statutes. Lessor and Lessee agree that the terms of this Lease shall govern the effect of any damage to or destruction of the 
Premises with respect to the termination of this Lease and hereby waive the provisions of any present or future statute to the extent inconsistent herewith. 
10. Real Property Taxes. · 

10.1 Definition of "Real Property Taxes." As used herein, the term "Real Property Taxes" shall include any form of assessment; real estate, 
general, special, ordinary or extraordinary, or rental levy or tax (other than inheritance, personal income or estate taxes); improvement bond; and/or license 
fee imposed upon or levied against any legal or equitable interest of Lessor in the Premises, Lessor's right to other income therefrom, and/or Lessor's 
business of leasing, by any authority having the direct or indirect power to tax and where the funds are generated with reference to the Building address and 
where the proceeds so generated are to be applied by the city, county or other local taxing authority of a jurisdiction within which the Premises are located. 

The term "Real Property Taxes" shall also include any tax, fee, levy, assessment or charge, or any increase therein, imposed by reason of events occurring 

during the term of this Lease, including but not limited to, a change in the ownership of the Premises, except that during the initial leaee term, Leeeee 

ehall not be reeponeible for any increaee in Real Property Taxee directly caueed by any change in ownerehip unleee eame occure after a 
death of one or more of the Trueteee executing thie Leaee on behalf of Leeeor. 

10.2 

(a) Payment of Taxes. Lessee shall pay the Real Property Taxes applicable to the Premises during the term of this Lease. Subject to 
Paragraph 10.2(b), all such payments shall be made at least ten (10) days prior to any delinquency date. Lessee shall promptly furnish Lessor with 
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" 
.;atisf~Ctory evidence that such taxes have been pc.' ' If any such taxes shall cover any period of time p"'~, to or after the expiration or termination of this 
Lease, Lessee's share of such taxes shall be prora J cover only that portion of the tax bill applicable tc.. /period that this Lease is in effect, and Lessor 
shall reimburse Lessee for any overpayment. If Le~ shall fail to pay any required Real Property Taxes, ~ssor shall have the right to pay the same, and 
Lessee shall reimburse Lessor therefor upon demand. 

(b) Advance Payment. In the event Lessee incurs a late charge on any Rent payment two (2) or more times in any twelve (12) mon-ch period, 
Lessor may, at Lessor's option, estimate the current Real Property Taxes, and require that such taxes be paid in advance to Lessor by Lessee, either: (i) in a 
lump sum amount equal to the installment due, at least twenty (20) days prior to the applicable delinquency date, or (ii) monthly in advance with the payment 
of the Base Rent. If Lessor elects to require payment monthly in advance, the monthly payment shall be an amount equal to the amount of the estimated 
installment of taxes divided by the number of. months remaining before the month in which said installment becomes delinquent. When the actual amount of 
the applicable tax bill is known .• the amount of such equal monthly advance payments shall be adjusted as required to provide the funds needed to pay the 
applicable taxes. If the amount collected by Lessor is insufficient to pay such Real Property Taxes when due, Lessee shall pay Lessor, upon demand, such 
additional sums as are necessary to pay such obligations. If the: amount of taxc:s collected by LBssor Is more than the actual tax owc:d, LBssor shall lmmBdiatc:ly 

rc:fund LBssBB all such excess amounts paid. All monies paid to Lessor under t~is Paragraph may be intermingled with other monies of Lessor and shall not bear 
interest but shall be appliBd solely to satisfy Lessor's responsibility to directly pay all taxes hBrBunder. IA the e\1eAt ef a Breash ey bessee iA tAe perfarmaAGe of its 
obligations llmler tl:iis lease, tl=len any balanse of f1:1nds paid ta lessor llnder tRe provisions of this Paragra13l=I rnay, at the option of lessor, ee treateEI as an 
aEIElitienal Ses1:1rity Deposit. 

10.3 Joint Assessment. If the Prernises are not separately assessed, lessee's liaeility shall ee an eetllitaele preportion of tl=le Real Preperty 
Taxes fer all of the land anEI irnprovernents insl1:1EleEI within the tax parsel assessed, Sllsh preportien to ea sensl1.1sively ElotermineEI ey bessor frorn the 
respesti¥e val1.1ations assigned in tRe assesser's work sheets or s1.1sh other information as rnay ee reasenaely a\r.ailaele. 

10.4 Personal Property Taxes. Lessee shall pay, prior to delinquency, all taxes assessed against and levied upon Lessee Owned Alterations, 
Utility Installations, Trade Fixtures, furnishings, equipment and all personal property of Lessee. When possible, Lessee shall cause such property to be 
assessed and billed separately from the real property of Lessor. If any of Lessee's said personal property shall be assessed with Lessor's real property, 
Lessee shall pay Lessor the taxes attributable to Lessee's property within ten (10) days after receipt of a written statement. 
11. Utilities. Lessee shall pay for all water, gas, heat, light, power, telephone, trash disposal and other utilities and services supplied to the Premises, 
together with any taxes thereon. If any such services are not separately metered to Lessee, Lessee shall pay a reasonable proportion, to be determined by 
Lessor, of all charges jointly metered. 

12. Assignment and Subletting. 
12.1 Lessor's Consent Required. 

(a) Lessee shall not voluntarily or by operation of law assign, transfer, mortgage or encumber (collectively, "assign or assignment") or 

sublet all or any part of Lessee's interest in this Lease or in the Premises without Lessor's prior written consent which e;hall not be unreae;onably withheld, 

conditioned or delayed. 
(b) A change in the control of Lessee shall constitute an assignment requiring consent. The transfer, on a cumulative basis, of ffft;y 

twenty fi\1e percent (50~%) or more of the voting control of Lessee shall constitute a change in control for this purpose. 
(c) The involvement of Lessee or its assets in any transaction, or series of transactions (by way of merger, sale, acquisition, financing, 

transfer, leveraged buy-out or otherwise), whether or not a formal assignment or hypothecation of this Lease or Lessee's assets occurs, which results or will 
result in a reduction of the Net Worth of Lessee by an amount greater than fift;y (507.) twenty fi•;e persent (25%) of such Net Worth as it was represented at 
the time of the execution of this Lease or at the time of the most recent assignment to which Lessor has consented, or as it exists immediately prior to said 
transaction or transactions constituting such reduction, whichever was or is greater, shall be considered an assignment of this Lease to which Lessor may 
withhold its consent. "Net Worth of Lessee" shall mean the net worth of Lessee (excluding any guarantors) established under generally accepted 
accounting principles. ,, 

(d) An assignment or subletting without consent shall, at Lessor's optior~ be a Default curable after notice per Paragraph 13.1(c), or a 
AGflcurable Breach withe1.1t the nesessity ef any on tc:n (10) days wrlttc:n notice anEI grase peFieEI. If Lessor elects to treat such unapproved assignment or 
subletting as a noncurable Breach, Lessor may either: (i) terminate this lease, er {ii) upon thirty (30) days written notice, increase the monthly Base Rent to 
one hundred ten percent (110%) of the Base Rent then in effect. Further, in the event of such Breach and rental adjustment, (i) the purchase price of any 
option to purchase the Premises held by Lessee shall be subject to similar adjustment to one hundred ten percent (110%) of the price previously in effect, 
and (ii) all fixed and non-fixed rental adjustments scheduled during the remainder of the Lease term shall be increased to One Hundred Ten Percent (110%) 
of the scheduled adjusted rent. 

(e) Lessee's remeEly far any er:eash ef Paragraph 12.1 ey lessoF shall ee li!'Aited to sornpeAsatory Elarnages anEl/or injllnsti¥e Felief. 

12.2 Terms and Conditions Applicable to Assignment and Subletting. 
(a) Regardless of Lessor's consent, any assignment or subletting shall not: (i) be effective without the express written assumption by such 

assignee or sublessee of the obligations of Lessee under this LeasS: '(ii) release Lessee of any obligations hereunder; or (iii) alter the primary liability of 
Lessee for the payment of Rent or for the performance of any other obligations to be performed by Lessee. 

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

(c) Lessor's consent to any assignment or subletting shall not constitute a consent to any subsequent assignment or subletting. 
(d) In the event of any Default or Breach by Lessee, Lessor may proceed directly against Lessee, any Guarantors or anyone else 

responsible for the performance of Lessee's obligations under this Lease, including any assignee or sublessee, without first exhausting Lessor's remedies 
against any other person or entity responsible therefore to Lessor, or any security held by Lessor. 

(e) Each request for consent to an assignment or subletting shall be in writing, accompanied by information relevant to Lessor's 
determination as to the financial and operational responsibility and appropriateness of the proposed assignee or sublessee, including but not limited to the 

intended use and/or required modification of the Premises, if any, together with a fee of $750$1,000 or ten pernent (10%) ef tAe GYFFent rnonthly Base Rent 
applicable te the pertien ef tl:le Prernises whlsh is the s1.1bjest ef the prepeseel assi§nrnent or s1.1elease, whishever is §Feater, as consideration for Lessor's 
considering and processing said request. Lessee agrees to provide Lessor with such other or additional information and/or documentation as may be 
reasonably requested. 

(f) Any assignee of, or sublessee under, this Lease shall, by reason of accepting such assignment or entering into such sublease, be 
deemed to have assumed and agreed to conform and comply with each and every term, covenant, condition and obligation herein to be observed or 
performed by Lessee during the term of said assignment or sublease, other than such obligations as are contrary to or inconsistent with provisions of an 
assignment or sublease to which Lessor has specifically consented to In writing. 

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

(a) Lessee hereby assigns and transfers to Lessor all of Lessee's interest in all Rent payable on any sublease, and Lessor may collect such 
Rent and apply same toward Lessee's obligations under this Lease; provided, however, that until a Breach shall occur in the performance of Lessee's 
obligations, Lessee may collect said Rent. Lessor shall not, by reason of the foregoing or any assignment of such sublease, nor by reason of the collection of 
Rent, be deemed liable to the sublessee for any failure of Lessee to perform and comply with any of Lessee's obligations to such sublessee. Lessee hereby 
irrevocably authorizes and directs any such sublessee, upon receipt of a written notice from Lessor stating that a Breach exists in the performance of 
Lessee's obligations under this Lease, to pay to Lessor all Rent due and to become due under the sublease. Sublessee shall rely upon any such notice from 
Lessor and shall pay all Rents to Lessor without any obligation or right to inquire as to whether such Breach exists, notwithstanding any claim from Lessee to 
the contrary. Notwithstanding the forBgolng, LBssor shall not bB entitlc:d to any "bonus rBnts" collc:ctc:d by LBSSBC: or payabiB to Lessee undBr any asfgnmBnt or sublBtting. 

(b) In the event of a Breach by Lessee, Lessor may, at its option, require sublessee to attom to Lessor, in which event Lessor shall 
undertake the obligations of the sublessor under such sublease from the time of the exercise of said option to the expiration of such sublease; provided, 
however, Lessor shall not be liable for any prepaid rents or security deposit paid by such sublessee to such sublessor or for any prior Defaults or Breaches of 

such sublessor. 
(c) Any matter requiring the consent of the sublessor under a sublease shall also require the consent of Lessor. 
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. (d) No sublessee shall further assigrJF'"'r sublet all or any part of the Premises without Lessor•- 1rior written consent. 
• (e) Lessor shall deliver a copy of an, ;ice of Default or Breach by Lessee to the subless~ )10 shall have the right to cure the Default of 

Lessee within the grace period, if any, specified in suYnnotice. The sublessee shall have a right of reimbu~ment and offset from and against Lessee for 
any such Defaults cured by the sublessee. 
13. Default; Breach; Remedies. 

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

(a) The abandonment of the Premises; or the vacating of the Premises without providing a commercially reasonable level of security, or 
where the coverage of the property insurance described in Paragraph 8.3 is jeopardized as a result thereof, or without providing reasonable assurances to 
minimize potential vandalism. 

(b) The failure of Lessee to make any payment of Rent or any Security Deposit required to be made by Lessee hereunder, whether to 
Lessor or to a third party, when due, to provide reasonable evidence of insurance or surety bond, or to fulfill any obligation under this Lease which endangers 
or threatens life or property, where such failure continues for a period of three- (3) business days following written notice to Lessee. 

(c) The failure by Lessee to provide (i) reasonable written evidence of compliance with Applicable Requirements, (ii) the service contracts, 
(iii) the rescission of an unauthorized assignment or subletting, (iv) a Estoppel Certificate, (v} a requested subordination, (vi) evidence concerning any 
guaranty and/or Guarantor, (vii) any document requested under Paragraph 42 (easements), or (viii) any other documentation or information which Lessor may 
reasonably require of Lessee under the terms of this Lease, where any such failure continues for a period of ten (10) days following written notice to Lessee. 

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

(e) The occurrence of any of the following events: (i) the making of any general arrangement or assignment for the benefit of creditors; (ii) 
becoming a "debtor" as defined in 11 U.S.C. § 101 or any successor statute thereto (unless, in the case of a petition filed against Lessee, the same is 
dismissed within sixty (60} days); (iii) the appointment of a trustee or receiver to take possession of substantially all of Lessee's assets located at the 
Premises or of Lessee's interest in this Lease, where possession is not restored to Lessee within thirty (30) days; or (iv) the attachmentr execution or other 
judicial seizure of substantially all of Lessee's assets located at the Premises or of Lessee's interest in this Lease, where such seizure is not discharged within 
thirty (30) days; provided, however, in the event that any provision of this subparagraph 13.1 (e) is contrary to any applicable law, such provision shall be of no 
force or effect, and not affect the validity of the remaining provisions. 

(f) The discovery that any financial statement of Lessee or of any Guarantor given to Lessor was materially false. 
(g) If the performance of Lessee's obligations under this Lease is guaranteed: (i) the death of a Guarantor; (ii) the termination of a 

Guarantor's liability with respect to this Lease other than in accordance with the terms of such guaranty; (iii) a Guarantor's becoming insolvent or the subject 
of a bankruptcy filing; (iv) a Guarantor's refusal to honor the guaranty; or (v) a Guarantor's breach of its guaranty obligation on an anticipatory basis, and 
Lessee's failure, within sixty (60) days following written notice of any such event, to provide written alternative assurance or security, which, when coupled with 
the then existing resources of Lessee, equals or exceeds the combined financial resources of Lessee and the Guarantors that existed at the time of execution 
of this Lease. 

13.2 Remedies. If Lessee fails to perform any of its affirmative duties or obligations, within ten (10) days after written notice (or in case of an 
emergency, without notice), Lessor may, at its option, perform such duty or obligation on Lessee's behalf, including but not limited to the obtaining of 
reasonably required bonds, insurance policies, or governmental licenses, permits or approvals. The costs and expenses of any such performance by Lessor 
shall be due and payable by Lessee upon receipt of invoice therefor. If any check given to Lessor by Lessee shall not be honored by the bank upon which it 
is drawn, Lessor, at its option, may require all future payments to be made by Lessee to be b~cashier's check. In the event of a Breach, Lessor may, with or 
without further notice or demand, and without limiting Lessor in the exercise of any right or remedy which Lessor may have by reason of such Breach: 

(a) Terminate Lessee's right to possession of the Premises by any lawful means, in which case this Lease shall terminate and Lessee shall 
immediately surrender possession to Lessor: provided, however, that Li:eei:i: ehall bi: granted ten (10) calendar daye to remove all of lte property and mi:rchandiee from 
the Pri:mleee. In such event Lessor shall be entitled to recover from Lessee: (i) the unpaid Rent which had been earned at the time of termination; (ii) the 
worth at the time of award of the amount by which the unpaid rent which would have been earned after termination until the time of award exceeds the 
amount of such rental loss that the Lessee proves could have been reasonably avoided; (iii) the worth at the time of award of the amount by which the unpaid 
rent for the balance of the term after the time of award exceeds the amount of such rental los,s th<1t the Lessee proves could be reasonably avoided; and (iv) 
any other amount necessary to compensate Lessor for all the detriment proximately caused by the Lessee's failure to perform its obligations under this Lease 
or which in the ordinary course of things would be likely to result therefrom, including but not limited to the cost of recovering possession of the Premises, 
expenses of reletting, including necessary renovation and alteration of the Premises, reasonable attorneys' fees, and that portion of any leasing commission 
paid by Lessor in connection with this Lease applicable to the unexpired term of this Lease. The worth at the time of award of the amount referred to in 
provision (iii) of the immediately preceding sentence shall be computed by discounting such amount at the discount rate of the Federal Reserve Bank of the 
District within which the Premises are located at the time of award plus one percent (1 %}. Efforts by Lessor to mitigate damages caused by Lessee's Breach 
of this Lease shall not waive Lessor's right to recover damages under Paragraph 12. If termination of this Lease is obtained through the provisional remedy of 
unlawful detainer, Lessor shall have the right to recover in such proceeding any unpaid Rent and damages as are recoverable therein, or Lessor may reserve 
the right to recover all or any part thereof in a separate suit. If a notice and grace period required under Paragraph 13.1 was not previously given, a notice to 
pay rent or quit, or to perform or quit given to Lessee under the unlawful detainer statute shall also constitute the notice required by Paragraph 13.1. In such 
case, the applicable grace period required by Paragraph 13.1 and the unlawful detainer statute shall run concurrently, and the failure of Lessee to cure the 
Default within the greater of the two such grace periods shall constitute both an unlawful detainer and a Breach of this Lease entitling Lessor to the remedies 
provided for in this Lease and/or by said statute. 

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

(c) Pursue any other remedy now or hereafter available under the laws or judicial decisions of the state wherein the Premises are located. 
The expiration or te.rmination of this Lease and/or the termination of Lessee's right to possession shall not relieve Lessee from liability under any indemnity 
provisions of this Lease as to matters occurring or accruing during the term hereof or by reason of Lessee's occupancy of the Premises. 

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

13.4 Late Charges. Lessee hereby acknowledges that late payment by Lessee of Rent will cause Lessor to incur costs not contemplated by this 
Lease, the exact amount of which will be extremely difficult to ascertain. Such costs include, but are not limited to, processing and accounting charges, and 
late charges which may be imposed upon Lessor by any Lender. Accordingly, if any Rent shall not be received by Lessor within five (5) days after such 

·amount shall be due, then, without any requirement for notice to Lessee, Lessee shall pay to Lessor a one-time late charge equal to aeven and one-half teR 
percent (7.54-0%) of each such overdue amount. The Parties hereby agree that such late charge represents a fair and reasonable estimate of the costs 
Lessor will incur by reason of such late payment. Acceptance of such late charge by Lessor shall in no event constitute a waiver of Lessee's Default or 
Breach with respect to such overdue amount, nor prevent the exercise of any of the other rights and remedies granted hereunder. In the event that a late 
charge is payable hereunder, whether or not collected, for three (3) consecutive installments of Base Rent, then notwithstanding any provision of this Lease to 
the contrary, Base Rent shall, at Lessor's option, become due and payable quarterly in advance. 

13.5 Interest. Any monetary payment due Lessor hereunder, other than late charges, not received by Lessor, when due as to scheduled 
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payments (such as Base Rent) or within thirty (30) da:-- '1llowing the date on which it was due for non-sche• i payment, shall bear interest from the date 
when due, as to scheduled payments, or the thirty-firt,.,...,/!st) day after it was due as to non-scheduled payffi._,..S. The interest ("Interest") charged shall be 
equal to the lesser of ten (10%) percent or tho prlmo r:ato repartee iR tho Wall Stroot Journal as publishes Glosast prior to tho sate whoR sue plus t 1.e feur 
perGeRt (24%), but shall Rot 0>1Geeel the maximum rate allowed by law. Interest Is payable in addition to the potential late charge provided for in Paragraph 
13.4. 

13.6 Breach by Lessor. 
(a) Notice of Breach. Subject to Lessee' a eelf-help rights herein, Lessor shall not be deemed in breach of this Lease unless Lessor fails within 

a reasonable time to perform an obligation required to be performed by Lessor. For purposes of this Paragraph, a reasonable time shall in no event be less 
than thirty (30) days after receipt by Lessor, and any Lender whose name and address shall have been furnished Lessee in writing for such purpose, of 
written notice specifying wherein .such obligation of Lessor has not been performed; provided, however, that if the nature of Lessor's obligation is such that 
more than thirty (30) days are reasonably required for its performance, then Lessor shall not be in breach if performance is commenced within such thirty (30) 
day period and thereafter diligently pursued to completion. 

(b) Performance by Lessee on Behalf of Lessor. In the.event that neither Lessor nor Lender cures said breach within thirty (30) days 
after receipt of said notice, or if having commenced said cure they do not diligently pursue it to completion, then Lessee may elect to cure said breach at 
Lessee's expense and offset from Rent an amount equal to the greater of one month's Base Rent or the Security Deposit, and to pay an excess of such 
expense under protest, reserving Lessee's right to reimbursement from Lessor. Lessee shall document the cost of said cure and supply said documentation 
to Lessor. 
14. Condemnation. If the entire Premises er aRy portioA thereef are le taken under the power of eminent domain or sold under the threat of the 
exercise of said power (collectively "Condemnation"), this Lease shall terminate as to tl:io part tal(oR as of the date the condemning authority takes title or 
possession, whichever first occurs. If mere tRaR teR perGeRt (1G%) ef any part of the building portion of the Premises, or more than twenty-five percent (25%) 
of the land area portion of the Premises not occupied by any building, is taken by Condemnation, Lessee may, at Lessee's option, to be exercised in writing 
within ten (10) days after Lessor shall have given Lessee written notice of such taking (or in the absence of such notice, within ten (10) days after the 
condemning authority shall have taken possession) terminate this Lease as of the date the condemning authority takes such possession. If Lessee does not 
terminate this Lease in accordance with the foregoing, this Lease shall remain in full force and effect as to the portion of the Premises remaining, except that 
the Base Rent shall be reduced in proportion to the reduction in utility of the Premises caused by such Condemnation. Condemnation awards and/or 
payments shall be the property of Lessor, whether such award shall be made as compensation for diminution in value of the leasehold, the value of the part 
taken, or for severance damages; provided, however, that Lessee shall be entitled to any compensation for Lessee's relocation expenses, loss of business 
goodwill and/or Trade Fixtures, without regard to whether or not this Lease is terminated pursuant to the provisions of this Paragraph. All Alterations and 
Utility Installations made to the Premises by Lessee, for purposes of Condemnation only, shall be considered the property of the Lessee and Lessee shall be 
entitled to any and all compensation which is payable therefor. In the event that this Lease is not terminated by reason of the Condemnation, Lessor shall 
repair any. damage to the Premises caused by such Condemnation. 
15. Brokers' Fee. 

15.1 AdElitieRal CommissioR. IA a99ilioR to the 13aym0Rts aweEI 19ursuaRt to Para!i)r:aph 1.1G above, aRG uRless bessor aRG the Brokers 
otRerwiso a!i)reo iR wriliR!iJ, lessor a!i)r-eos that: {a) if bossee OKerGises aRy OptioR, (b) if bessee aGE1uir-es aRy ri!i)Rts to tl:te Pr-emises or otRer pr-emises owRoe 
by bosser aRG looateel withiR tf:lo same Project, if aRy, ·.vUhiR wf:liGh tAe Premises is loGateel, (G) if bessee remaiRs iR possessioR of the Premises, with the 
GoRseRt of bessor, after the 0>119ir:atioR of this boase, or (el) if Base RoRt is iRGreaseel, whether by a!i)roemoRt or operatioR of aR osGaiatioR olause hereiR, tRoR, 
bosser shall pay Brokers a fee iR aGoorelaRGo with the sGheelule of saiel Brol(ors iR offeGt at the time of the 0>10GutioR of this beaso. 

15.2 Assumption of Obligations. Any buyer or transferee of Lessor's interest in this Lease shall be deemed to have assumed Lessor's 
obligation hereunder. Each Broker shall be a third party beneficiary of the provisions of Paragraphs 1.10, 15, 22 and 31. If Lessor fails to pay to a Broker any 
amounts due as and for commissions pertaining to this Lease when due, then such amounts shall accrue Interest. IA aelelitioR, if bosser fails to pay aRy 
ameuRls le lessee's Braker vlhoR elue, lessee's Braker may seRel writloR RotiGo to bosser aRel bessee ef SUGA failure aRel if lesser fails to pay suoh ameuRts 
withiR toR (1 Q) elays after saia AOtiGo, lessee shall pay saiel moAios to its Breker aAel offset SUGA amouRts a!i)aiAst RoRt. In addition, Lessee's Broker shall be 
deemed to be a third party beneficiary of any commission agreement entered into by and/or between Lessor and Lessor's Broker. Le55or 5hall indemnify, defend 

and hold harmleee Leesee from all co5te, llabilltlee, actions and damage5 arising out of Leesors failure to pay any Brokere commieelone due hereunder. 

15.3 Representations and Indemnities of Broker Relationships. Lessee and Lessor each represent and warrant to the other that it has had 
no dealings with any person, firm, broker or finder (other than the Brokers, if any) in connection with this Lease, and that no one other than said named 
Brokers is entitled to any commission or finder's fee in connection herewith. Lessee and Lessor do each hereby agree to indemnify, protect, defend and hold 
the other harmless from and against liability for compensation or charges which may be claimed by any such unnamed broker, finder or other similar party by 
reason of any dealings or actions of the indemnifying Party, including any costs, expenses, and/or attorneys' fees reasonably incurred with respect thereto. 
16. Estoppel Certificates. 

(a) Each Party (as "Responding Party") shall within-'ten (10) days after written notice from the other Party (the "Requesting Party") 
execute, acknowledge and deliver to the Requesting Party a statement in writing in form similar lo the then most current "Estoppel Certificate" form 
published by the American Industrial Real Estate Association, plus such additional information, confirmation and/or statements as may be reasonably 
requested by the Requesting Party. 

(b) If the Responding Party shall fail to execute or deliver the Esloppel Certificate within such ten day period, the Requesting Party may 
execute an Estoppal Certificate staling that: (i) the Lease is in full force and effect without modification except as may be represented by the Requesting 
Party, (ii) there are no uncured defaults in the Requesting Party's performance, and (iii) if Lessor is the Requesting Party, not more than one month's Rent 
has been paid in advance. Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppel Certificate, and the Responding Party 
shall be estopped from denying the truth of the facts contained in said Certificate. 

(c) If Lessor desires to finance, refinance, or sell the Premises, or any part thereof, Lessee and all Guarantors shall deliver to any potential 
lender or purchaser designated by Lessor Lessee's annual report suGh fiAaAsial statements as may be reasoRably roEtuirea 13y suGh loRaor or purGhaser, 
iRolueliR!iJ, but Rot limitea to, bessee's fiRaRGial statomoAts fer the 13ast three (3) years. All such annual report5 fiRaRsial statemeRts shall be received by Lessor 
and such lender or purchaser in confidence and shall be used only for the purposes herein set forth. 
17. Definition of Lessor. The term "Lessor" as used herein shall mean the owner or owners at the time in question of the fee title to the Premises, 
or, if this is a sublease, of the Lessee's interest in the prior lease. In the event of a transfer of Lessor's title or interest in the Premises or this Lease, Lessor 
shall deliver to the transferee or assignee (in cash or by credit) any unused Security Deposit held by Lessor. Except as provided in Paragraph 15, upon such 
transfer or assignment and delivery of the Security Deposit, as aforesaid, the prior Lessor shall be relieved of all liability with respect to the obligations and/or 
covenants under this Lease thereafter to be performed by the Lessor; provided, however, that the 5ucceeeor Leeeor expre5ely a5eumee all of Lee5or'5 covenante and 
obligation5 under this Lease:. Subject to the foregoing, the obligations and/or covenants in this Lease to be performed by the Lessor shall be binding only upon 
the Lessor as hereinabove defined. Notwithstanding the above, and subject to the provisions of Paragraph 20 below, the original Lessor under this Lease, 
and all subsequent holders of the Lessor's interest in this Lease shall remain liable and responsible with regard to the potential duties and liabilities of Lessor 
pertaining to Hazardous Substances as outlined in Paragraph 6 above. 
18. Severability. The invalidity of any provision of this Lease, as determined by a court of competent jurisdiction, shall in no way affect the validity of 
any other provision hereof. 
19. Days. Unless otherwise specifically indicated to the contrary, the word "days" as used in this Lease shall mean and refer to calendar days. 
20. Limitation on Liability. Subject to the provisions of Paragraph 17 above, the obligations of Lessor under this Lease shall not constitute personal 
obligations of Lessor, the individual partners of Lessor or its or their individual partners, directors, officers or shareholders, and Lessee shall look to the 
Property, Including all land and Improvements thereon and proceede received therefrom, PreFRises, and to no other assets of Lessor, for the satisfaction of any liability 
of Lessor with respect to this Lease, and shall not seek recourse against the individual partners of Lessor, or its or their individual partners, directors, officers 
or shareholders, or any of their personal assets for such satisfaction. 
21. Time of Essence. Time is of the essence with respect to the performance of all obligations to be performed or observed by the Parties under this 
Lease. 
22. No Prior or Other Agreements; Broker Disclaimer. This Lease contains all agreements between the Parties with respect to any matter 
mentioned herein, and no other prior or contemporaneous agreement or understanding shall be effective. Lessor and Lessee each represents and warrants 
to the Brokers that it has made, and is relying solely upon, its own investigation as to the nature, quality, character and financial responsibility of the other 
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Party to this Lease and as to the nature, quality anc' ·-. ·'Jracter of the Premises. Brokers have no responr ~>y with respect thereto or with respect to any 
default or breach hereof by either Party. The liability~luding court costs and Attorneys' fees), of any Bro~.Vith respect to negotiation, execution, delivery 
or performance by either Lessor or Lessee under this Lease or any amendment or modification hereto shall be limited to an amount up to the fee received by 
such Broker pursuant to this Lease; provided, however, that the foregoing limitation on each Broker's liability shall not be applicable to any §f06&-flegligence 
or willful misconduct of such Broker. 
23. Notices. 

23.1 Notice Requirements. All notices required or permitted by this Lease shall be in writing and may be delivered in person (by hand or by 
courier) or may be sent by regular, certified or registered mail or U.S. Postal Service Express Mail, with postage prepaid, or by express, overnight mail f.aGSimile 
transmissien, and shall be deemed sufficiently given if served in a manner specified in this Paragraph 23. The addresses noted adjacent to a Party's 

signature on this Lease shall be that Party's address for delivery or mailing of notices, except that all notices to Lessee shall be copied to: 

Ms. Romy A Selati, esq. 

Seltzer, Caplan, McMahon & Vitek 

750 B Street, Suite 2100 
San Diego, CA 92101. 

and ail notices to Lessor ahail l:ie copied to: 

George R. Phillipa, Jr. 
Astor & Phillipa 

800 Wilahire Blvd., Suite 1500 
Los Angelea, CA 90017 

Either Party may by written notice to the other specify a different address for notice, ei<sept tflat 1:119en lessee's takiR!l passessian af tl'la Premises, tl'le 
Premises sl'lall sanstit1:1te bessee's address far netise. A copy of all notices to Lessor shall be concurrently transmitted to such party or parties at such 
addresses as Lessor may from time to time hereafter designate in writing. 

23.2 Date of Notice. Any notice sent by registered or certified mail, return receipt requested, shall be deemed given on the date of delivery shown 
on the receipt card, or if no delivery date is shown, the postmark thereon. If sent by regular mail the notice shall be deemed given forty-eight (48) hours after 
the same is addressed as required herein and mailed with postage prepaid. Notices delivered by United States Express Mail or overnight courier that 
guarante.e next day delivery shall be deemed given twenty-four (24) hours after delivery of the same to the Postal Service or courier. Netises tFansmitted ey 
f.aGSimile transmission er similar means shall ea deemed deliYered 1:1pan telepl'lane sanfirmatian af reseipt, praYidad a sepy is alse deli\1ered Yia deliYary er 
maih If notice is received on a Saturday, Sunday or legal holiday, it shall be deemed received on the next business day. 
24. Waivers. No waiver by Lessor or Li:aaee of the Default or Breach of any term, covenant or condition hereof by the otherbesse&;-shall be deemed a 
waiver of any other term, covenant or condition hereof, or of any subsequent Default or Breach by Lessee of the same or of any other term, covenant or 
condition hereof. Lessor's consent to, or approval of, any act shall not be deemed to render unnecessary the obtaining of Lessor's consent to, or approval of, 
any subsequent or similar act by Lessee, or be construed as the basis of an estoppal to enforce the provision or provisions of this Lease requiring such 
consent. The acceptance of Rent by Lessor shall not be a waiver of any Default or Breach by Lessee. Any payment by Lessee may be accepted by Lessor 
on account of monies or damages due Lessor, notwithstanding any qualifying statements or·conditions made by Lessee in connection therewith, which such 
statements and/or conditions shall be of no force or effect whatsoever unless specifically agreed to in writing by Lessor at or before the time of deposit of 
such payment. 
25. Recording. Either Lessor or Lessee shall, upon request of the other, execute, acknowledge and deliver to the other a short form memorandum of 
this Lease for recording purposes. The Party requesting recordation shall be responsible for payment of any fees applicable thereto. 
26. No Right To Holdover. Lessee has no right to retain possession of the Premises or any part thereof beyond the expiration or termination of this 
Lease. In the event that Lessee holds over, then the Base Rent shall be increased to one hundred fifty percent (150%) of the Base Rent applicable during the 
month immediately preceding the expiration or termination. Nothing contained herein shall be construed as consent by Lessor to any holding over by Lessee. 
27. Cumulative Remedies. No remedy or election hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all other 
remedies at law or in equity. 
28. Covenants and Conditions; Construction of Agreement. All provisions of this Lease to be observed or performed by Lessee or Leaaor are both 
covenants and conditions. In construing this Lease, all headings and titles are for the convenience of the Parties only and shall not be considered a part of 
this Lease. Whenever required by the context, the singular shall include the plural and vice versa. This Lease shall not be construed as if prepared by one of 
the Parties, but rather according to its fair meaning as a whole, as if both Parties had prepared it. 
29. Binding Effect; Choice of Law. This Lease shall be binding upon the parties, their personal representatives, successors and assigns and be 
governed by the laws of the State in which the Premises are located. Any litigation between the Parties hereto concerning this Lease shall be initiated in the 
county in which the Premises are located. · 
30. Subordination; Attornment; Non-Disturbance. 

30.1 Subordination. 5ul:iject to the non-distrurl:iance provlalona of paragraph 30.3, This Lease and any Option granted hereby shall be subject and 
subordinate to any ground lease, mortgage, deed of trust, or other hypothecation or security device (collectively, "Security Device"), now or hereafter placed 
upon the Premises, to any and all advances made on the security thereof, and to all renewals, modifications, and extensions thereof. Lessee agrees that the 
holders of any such Security Devices (in this Lease together referred to as "Lessor's Lender'') shall have no liability or obligation to perform any of the 
obligations of Lessor under this Lease. Any Lender may elect to have this Lease and/or any Option granted hereby superior to the lien of its Security Device 
by giving written notice thereof to Lessee, whereupon this Lease and such Options shall be deemed prior to such Security Device, notwithstanding the relative 
dates of the documentation or recordation thereof. 

30.2 Attornment. Subject to the non-disturbance provisions of Paragraph 30.3, Lessee agrees to attorn to a Lender or any other party who 
acquires ownership of the Premises by reason of a foreclosure of a Security Device, and that in the event of such foreclosure, such new owner shall not: (i) 
be liable for any act or omission of any prior lessor or with respect to events occurring prior to acquisition of ownership, except aa to continuing Les,;or defaults; 
{ii) be subject to any offsets or defenses which Lessee might have against any prior lessor; or (iii) be bound by prepayment of more than one (1) month's rent. 

30.3 Non-Disturbance. With respect to Security Devices entered into by Lessor after the execution of this Lease, Lessee's subordination of this 
Lease shall be subject to receiving a commercially reasonable non-disturbance agreement (a "Non-Disturbance Agreement") from the Lender which 
Non-Disturbance Agreement provides that Lessee's possession of the Premises, and this Lease, including any options to extend the term hereof, will not be 
disturbed so long as Lessee is not in Breach hereof and attorns to the record owner of the Premises. Further, within sixty (60) days after the execution of this 
Lease, Lessor shall use its commercially reasonable efforts to obtain a Non-Disturbance Agreement from the holder of any pre-existing Security Device which 
is secured by the Premises. In the event that Lessor is unable to provide the Non-Disturbance Agreement within said sixty (60) days, then Lessee may, at 
Lessee's option, directly contact Lessor's lender and attempt to negotiate for the execution and delivery of a Non-Disturbance Agreement. In the event Leasee 
is not provided with a non-diaturl:iance agree:ment from a lender of Leaaor, Leaaee ahall l:ie entltlei:I to termlnatt: thia lea,;e upon any forcloaure or deed in lieu offorecloaure. 

30.4 Self-Executing. The agreements contained in this Paragraph 30 shall be effective without the execution of any further documents; 
provided, however, that, upon written request from Lessor or a Lender in connection with a sale, financing or refinancing of the Premises, Lessee and Lessor 
shall execute such further writings as may be reasonably required to separately document any subordination, attornment and/or Non-Disturbance Agreement 
provided for herein. 
31. Attorneys' Fees. If any Party or Broker brings an action or proceeding involving the Premises to enforce the terms hereof or to declare rights 
hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal thereon, shall be entitled to reasonable attorneys' fees. Such 
fees may be awarded in the same suit or recovered in a separate suit, whether or not such action or proceeding is pursued to decision or judgment. The 
term, "Prevailing Party" shall include, without limitation, a Party or Broker who substantially obtains or defeats the relief sought, as the case may be, whether 
by compromise, settlement, judgment, or the abandonment by the other Party or Broker of its claim or defense. The attorneys' fees award shall not be 
computed in accordance with any court fee schedule, but shall be such as to fully reimburse all attorneys' fees reasonably incurred. In additian, bessar sl'lall 
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be 013tilleEl to atterneys' fees, sests aAEl eMpeAses·~-"l:lffeEl iA the preparatieA aAEl servise of Aotise.s oV "11:11t aAEl s0As1:1ltati0As iA soAAestioA therewith, 
whether or Rot a legal actioA is s1:1bsoei1:1eAtly coFAA\_/El IA ceAAectioA with such Default or resultiR!l Brea,,.,// 
32. Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agents shall have the right to enter tho Premises at any time, in the case of 
an emergency, and otherwise at reasonable times following rea5onable notice to Le55ee, for the purpose of showing the same to prospective purchasers, lenders, 
or lessees, and making such altoratioAs, repairs, improvoFAeAts or aelelitioAs to the Premises as Lessor may deem necessary. All such activities shall be 

without abatement of rent or liability to Lessee 50 long a5 Le55or doe5 not unrea5onably dl5turb Le55ee'5 u5e and occupancy of the premi5e5. Lessor may at any time 
place on the Premises any ordinary "For Sale" signs and Lessor may during the last six (6) months of the term hereof place on the Premises any ordinary 
"For Lease" signs. Lessee may at any time place on or about the Premises any ordinary "For Sublease" sign. 
33. Auctions. Lessee shall not conduct, nor permit to be conducted, any auction upon the Premises without Lessor's prior written consent. Lessor 
shall not be obligated to exercise any standard of reasonableness in determinin·g whether to permit an auction. 
34. Signs. Except for ordinary "For Sublease" signs, Lessee shall not place any sign upon the Premises without Lessor's prior written consent. All 

signs must comply with all Applicable Requirements. Lessee shall be permitted to display the maximum signs as permitted by governmental 

authorities, provided such signs do not extend above the existing roof line. Lessor hereby reserves the right to continue to rent the air 

space above the Premises for billboard advertising and/or any other non-noxious use and Lessee covenant not to distrurb ro disrupt said 

billboard advertising. 
35. Termination; Merger. Unless specifically stated otherwise in writing by Lessor, the voluntary or other surrender of this Lease by Lessee, the 

· mutual termination or cancellation hereof, or a termination hereof by Lessor for Breach by Lessee, shall automatically terminate any sublease or lesser estate 
in the Premises; provided, however, that Lessor may elect to continue any one or all existing subtenancies. Lessor's failure within ten (10) days following any 
such event to elect to the contrary by written notice to the holder of any such lesser interest, shall constitute Lessor's election to have such event constitute 
the termination of such interest. 

36. Consents. Except as otherwise provided herein, wherever in this Lease the consent of a Party is required to an act by or for the other Party, such 
consent shall not be unreasonably withheld, conditioned or delayed. Lessor's actual reasonable costs and expenses (including, but not limited to, architects', 
attorneys', engineers' and other consultants' fees) incurred in the consideration of, or response to, a request by Lessee for any Lessor consent, including, but 
not limited to, consents to an assignment, a subletting or the presence or use of a Hazardous Substance, shall be paid by Lessee upon receipt of an invoice 

and supporting documentation therefor In an amount not to exceed $500 per Le55ee'5 reque5t. Lessor's consent to any act, assignment qr subletting shall not 
constitute an acknowledgment that no Default or Breach by Lessee of this Lease exists, nor shall such consent be deemed a waiver of any then existing 
Default or Breach, except as may be otherwise specifically stated in writing by Lessor at the time of such consent. Tl:lo fail1:1ro to spesify l:loroiA aAy partis1:1lar 
coAElitioA to besser's ceAsoAl sl:lall Rot procluele tAe iFApesitieA by Lesser at tho tiFAo of coAsoAt of s1:1ch furtAer or other coAelitioAs as are thoA reasoAaele with 
refereAce to tl:le partis1:1lar FAatter fer wl:lich soAseAt is beiAg giveA. in the event that either Party disagrees with any determination made by the other 
hereunder and reasonably requests the reasons for such determination, the determining party shall furnish its reasons in writing and in reasonable detail 
within ten (10) business days following such request. 
37. GuaraRtor. 

37.1 ExesutieR. The GuaraAtors, if aAy, sl:lall each eMocute a g1:1araAty iA tAe term most reseAtly publisl:leEl by tl:le AmericaA IAEl1:1strial Real 
Estate Jl.ssociatioA, aAel each such GuaraAtor shall have tl:lo saFAe oeligatioAs as Lessee uAelor this bease. 

37.2 gefault. It shall coAstill:lte a Oefa1:1lt of tl:le besseo if aAy GuaraAtor fails or refuses, upoA reeiuost to proviele: (a) eviEleAce of tho el<BcutioA 
of the €JuaraAty, inclueliAg tAe authority of tl:le party si!lRiA!l oA Guarantor's aehalf to o91i!late GuaraAtor, aAEl iA tAe case of a corporate Guarantor, a certified 
sopy of a resol1:1tieA of its board of Elirostors a1:1tl:loriziAg tAe makiAg of s1:1ch g1:1araAty, (b) s1:1rrent fiAaAcial statemeAts, (c) a Tenancy Statement, er (El) writteA 
cenfirmatioA tl:lat the guaraAty is still iA effect 
38. Quiet Possession. Subject to payment by Lessee of the Rent and performance of all of the covenants, conditions and provisions on Lessee's part 
to be observed and performed under this Lease, Lessee shall have quiet possession and quiet enjoyment of the Premises during the term hereof. 

39. Options. 
39.1 Definition. "Option" shall mean: (a) the right to extend the term of or renew this Lease er ta eMteAEl er FOAew aAy lease that bossoe has 

OR other property et bosser; (b) tl:le right et first refusal er first after to lease eitAer the Premises or otl:lor preperty et bessor; (c) the right ta p1:1rcl:lase er tl:le 
ri!lht et first refusal ta p1:1rcl:lase tl:le Premises er etl:ler property of bosser. 

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

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

39.4 Effect of Default on Options. r . 

(a) Lessee shall have no right to exercise an Option: (i) during the period commencing with the giving of any notice of Default and 
continuing until said Default is cured, (ii) during the period of time any Rent is unpaid (witheut re€jara to whet(:ier Aotice thereof is !liveA bessee), (iii) during the 
time Lessee is in Breach of this Lease, or (iv) in the event that Lessee has been given three (3) or more notices of separate matl1iral Default, whether or not 
the Defaults are cured, during the twelve (12) month period immediately preceding the exercise of the Option. 

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

(c) An Option shall terminate and be of no further force or effect, notwithstanding Lessee's due and timely exercise of the Option, if, after 
such exercise and prior to the commencement of the extended term, (i) Lessee fails to pay Rent for a period of thirty (30) days after such Rent becomes due 
(witheut aAy Aecessity of Lesser to give Aotice thereof), (ii) Lessor gives to Lessee three (3) or more notices of separate material Default during any twelve 
(12) month period, whether or not the Defaults are cured, or (iii) if Lessee commits a Breach of this Lease. 

40. Multiple Buildings. If the Premises are a part of a group of buildings controlled by Lessor, Lessee agrees that it will observe all reasonable rules 
and regulations which Lessor may make from time to time for the management, safety, and care of said properties, including the care and cleanliness of the 
grounds and including the parking, loading and unloading of vehicles, and that Lessee will pay its fair share of common expenses incurred in connection 
therewith. 
41. Security Measures. Lessee hereby acknowledges that the rental payable to Lessor hereunder does not include the cost of guard service or other 
security measures, and that Lessor shall have no obligation whatsoever to provide same. Lessee assumes all responsibility for tho protection of the 
Premises, Lessee, its agents and invitees and their property from the acts of third parties. 
42. Reservations. Lessor reserves to itself the right, from time to time, to grant, without the consent or joinder of Lessee, such easements, rights and 
dedications that Lessor deems necessary, and to cause the recordation of parcel maps and restrictions, so long as such easements, rights, dedications, 
maps and restrictions do not unreasonably or materially interfere with the use of the Premises by Lessee. Lessee agrees to sign any documents reasonably 
requested by Lessor to effectuate any such easement rights, dedication, map or restrictions. 

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

44. Authority. If either Party hereto is a corporation, trust, limited liability company, partnership, or similar entity, each individual executing this Lease 
on behalf of such entity represents and warrants that he or she is duly authorized to execute and deliver this Lease on its behalf. Each Party shall, within thirty 
(30) days after request, deliver to the other Party satisfactory evidence of such authority. 
45. Conflict. Any conflict between the printed provisions of this Lease and the typewritten or handwritten provisions shall be controlled by the 
typewritten or handwritten provisions. 

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

47. Amendments. This Lease may be modified only in writing, signed by the Parties in interest at the time of the modification. As long as they do not 

Initials i-.... . ~ 
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materially change Lessee's rlght5 and obligations he· , "1der, Lessee agrees to make such reasonable non ietary , non-material modifications to this Lease 
as may be reasonably required by a Lender in conn~Jn with the obtaining of normal financing or refinanc,_ .... ,'f the Premises. 
48. Multiple Parties. If more than one person or entity is named herein as either Lessor or Lessee, such multiple Parties shall have joint and several 
responsibility to comply with the terms of this Lease. 
49. Mediation and Arbitration of Disputes. An Addendum requiring the Mediation and/or the Arbitration of all disputes between the Parties and/or 

Brokers arising out of this Lease D is 0 is not attached to this Lease. 
50. Hours of Operation. Except for cloe;uree; due to remodeling, repaire;, or inventory, Lee;e;ee e;hall ue;e ite; bee;t efforte; to operate 
continuoue;ly in the premie;ee; during the following minimum houre; and daye; of operation: Monday through Saturday 10:00 a.m. to 6:00 
p.m., Sunday 11:00 a.m. to 5:00 p.m. Lee;e;ee e;hall not be required to open the Premie;ee; for bue;inee;e; on Thanke;giving Day, Chrie;tmae; Day, 
New Yeare; Day, or Eae;ter Sunday, and e;hall be permitted to cloe;e the premie;ee; up to four (4) daye; per leae;e year for the purpoe;ee; of 

conducting a phye;ical inventory. 
51. T c:nant lmprovc:mc:nt Allowance:. Ae; an incentive for Lee;_e;ee accepting poe;e;ee;e;ion of the Premie;ee; in the condition e;et forth in 

Paragraph 2.2, Lee;e;or extende; to Lese;ee a Tenant Improvement Allowance equal to $29,705.00. Such allowance e;hall be in the form of a 
rental credit to be ue;ed by Lee;e;ee in twenty four (24) equal monthly ine;tallmente; of $1,237.71 againe;t Bae;e Rent due for the fire;t 

twenty-four monthe; of the initial leae;e term after Lee;e;ee'e; commencement of bue;iness in the Premie;ee;. 

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

L4TTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE AMERICAN INDUSTRIAL REAL ESTATE ASSOCIATION OR BY AN'I' 

BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR TAX CONSEQUENCES OF THIS LEASE OR THE TRANSACTION TO WHICH IT 
RELATES. THE PARTIES ARE URGED TO: 

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

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

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

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

/"• 

Executed at: 
---~----------------

Executed at: ___ _...::;..;JK...:.-.:'--'./.'-'-/_,/._c;_='----------
0 n: ----------------------- on: ---~""""'~'-"-'-=U"'--M""--'Y'---_/""'"'7,L-..:HJo'--=-"'--1 ______ _ 
By LESSOR: By LESSEE: 

Barbeques Galore, Inc. 

Title:Trustee 

By: __ -.-p,/j_ __ %......,,t_,.!f!f.&'-:A ___,...,,_,=...,r-7_;;;..~L....£· ~~___,_f.:;;_c•->'-""&""'-'-&""'-'-1 
Name Printed: Norayr Tuncer 

Title:Trustee Title: Vice President 

Address: 4430 Dulcinea Court, Woodland Hills, Address:15041 Bake Parkway, Suite A 

CA 91364 Irvine, CA 92618 
Telephone: (818) _7_1_6_-_9_6_0_4 _____________ _ Telephone: (94 9) 5 _9_7_-_2_4_0_0 ____________ _ 

Facsimile: (818) 716-0481 
-----------------~ 

Facsimile: (94 9) _5_9_7_-_2_4_.3_4 ____________ _ 

Federal ID No. Federal ID No. -------------------- -------------------

NOTE: These forms are often modified to meet the changing requirements of law and industry needs. Always write or call to make sure 
you are utilizing the most current form: AMERICAN INDUSTRIAL REAL ESTATE ASSOCIATION, 700 So. Flower Street, Suite 600, 
Los Angeles, California 90017. (213) 687-8777. Fax No. (213) 687-8616 
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Paragraph _5_2 __ 

~-
0 PTl ON ( S} TO EXTEND 

STANDARD LEASE ADDENDUM 

Dated January 15, 2001 

By and Between (Lessor) Dr. John Kassabian/Mary, Trustees and 
No~ayr Tuncer, Trustee 

(Lessee)Barbeques Galore, Inc., a California 
corporation 

Address of Premises:11021 West Pico Boulevard, Los Angeles, CA 

A. OPTION(S) TO EXTEND: 
Lessor hereby grants to Lessee the option to extend the term of this Lease for ""'2 ________ additional _6_0 ________ month period(s) 
commencing when the prior term expires upon each and all of the following terms and conditions: 

(i) In order to exercise an option to extend, Lessee must give written notice of such election to Lessor and Lessor must receive the same at least 

4 . but not more than 6 months prior to the date that the option period would commence, time being of the essence. If proper notification of the 
exercise of an option is not given and/or received, such option shall automatically expire. Options (if there are more than one) may only be exercised 
consecutively. 

(ii) The provisions of paragraph 39, including those relating to Lessee's Default set forth in paragraph 39.4 of this Lease, are conditions of this 
Option. 

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

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

(v) The monthly rent for each month of the option period shall be calculated as follows, using the method(s) indicated below: 
(Check Method(s) to be Used and Fill in Appropriately) 

D I. Cost of Living Adjustment(s) (COLA) 

a. On (Fill in COLA Dates):--------------------------------------

the Base Rent shall be adjusted by the change, if any, from the Base Month specified below, in the Consumer Price Index of the Bureau of Labor Statistics of 

the U.S. Department of Labor for (select one): D CPI W (Urban Wag;; Earners and Clerical Workers) or D CPI U (All Urban Consumers), for (Fill in Urban 
Area): 

All Items (1982-1984 = 100), herein referred to as "CPI". 

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

is two months prior to (select one): D the first month of the term of this Lease as set forth in paragraph 1.3 ("Base Month") or D (Fill in Other "Base Month"): 

:---:------,-,---,,.----.,..----,..-,----,.-.,.--..,..------,...,~- . The sum so calculated shall constitute the new monthly rent hereunder, 
but in no event, shall any such new monthly rent be less than the rent payable for the month immediately preceding the rent adjustment. 

c. In the event the compilation and/or publication of the CPI shall be transferred to any other governmental department or bureau or agency or shall be 
discontinued, then the index most nearly the same as the CPI shall be used to make such calculation. In the event that the Parties cannot agree on such 
alternative index, then the matter shall be submitted for decision to the American Arbitration Association in accordance with the then rules of said Association 
and the decision of the arbitrators shall be binding upon the parties. The cost of said Arbitration shall be paid equally by the Parties. 

D II. Market Rental Value Adjustment(s) (MRV) 
a. On (Fill in MRV Adjustment Date(s)) ___________________________________ _ 

the Base Rent shall be adjusted to the "Market Rental Value" of the property as follows: 

1) Four months prior to each Market Rental Value Adjustment Date described above, the Parties shall attempt to agree upon what the new MRV 
will be on the adjustment date. If agreement cannot be reached, within thirty days, then: 

(a) Lessor and Lessee shall immediately appoint a mutually acceptable appraiser or broker to establish the new MRV within the next thirty 
days. Any associated costs will be split equally between the Parties, or 

(b) Both Lessor and Lessee shall each immediately make a reasonable determination of the MRV and submit such determination, in writing, 
tq arbitration in accordance with the following provisions: 

Initials: ___ _ Initials: ,tJ... t>e._ 
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. (i) Within fifteen days thereaftf". "·essor and Lessee shall each select an 0 appraise-~ 0 broker ("Consultant" - check one) of their 
choice to act as an arbitrator. The two arbitrators s . .._,;>ointed shall immediately select a third mutually ac·..._,.,able Consultant to act as a third arbitrator. 

(ii) The three arbitrators shall within thirty days of the appointment of the third arbitrator reach a decision as to what the actual MRV for 
the Premises is, and whether Lessor's or Lessee's submitted MRV is the closest thereto. The decision of a majority of the arbitrators shall be binding on the 
Parties. The submitted MRV which is determined to be the closest to the actual MRV shall thereafter be used by the Parties. 

(iii) If either of the Parties fails to appoint an arbitrator within the specified fifteen days, the arbitrator timely appointed by one of them 
shall reach a decision on his or her own, and said decision shall be binding on the Parties. 

(iv) The entire cost of such arbitration shall be paid by the party whose submitted MRV is not selected, ie. the one that is NOT the closest 
to the actual MRV. 

2) Notwithstanding the foregoing, the new MRV shall not be less than the rent payable for the month immediately preceding the rent adjustment. 

b. Upon the establishment of each New Market Rental Value: 

1) the new MRV will become the new "Base Rent" for the purpose of calculating any further Adjustments, and 
2) the first month of each Market Rental Value term shall become the new "Base Month" for the purpose of calculating any further Adjustments. 

0 Ill. Fixed Rental Adjustment(s) (FRA) 
The Base Rent shall be increased to the foll9wing amounts on the dates set forth below: 

On (Fill in FRA Adjustment Date(s)): 

May 15, 2011 

May 15, 2016 

B. NOTICE: 

The New Base Rent shall be: 

$16,218.93 per month 

$19,462.72 per month 
$ __________ ~ 
$ __________ _ 

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

C. BROKER'S FEE: 
The Brel~eFS spesifieel iA paFagFaph 1.1Q shall be paiel a BrekeFage F'ee far sash aeljllstmeAt spesified abeve iA asserdaAse with paragraph 15 sf the 

bease-: 

.- ' 
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LEASE ADDENDUM 

This Lease Addendum ("Addendum") supplements and modifies that certain Standard 
Commercial Lease dated January 15, 2001 ("Lease"), between Dr. John Paul Kassabian and 
Mary Kassabian, as Trustees UDT dated October 17, 1986 f/b/o Dr. John Paul Kassabian and 
Mary Kassabian, as to an undivided one-half_ interest, and Norayr Tuncer, as Trustee of the 
Marital Deduction Trust UDT dated October 18, 1994, as to an undivided one-half interest 
("Lessor"), and Barbeques Galore, Inc., a California corporation ("Lessee"). All capitalized 
terms used herein which are not· otherwise defined shall have the meanings ascribed to them in 
the Lease. In the event of a conflict between this Addendum and the Lease, the terms of this 
Addendum shall control. 

53. Premises Remeasurement. 

. The square footage of the Premises is Lessor's good-faith approximation measured from the 
exterior surfaces of the exterior walls of the building. Lessee is urged to confirm the a~ual 
square footage of the Premises prior to execution of the lease and satisfy itself with respect to 
this and all other aspects of the property. There shall be no adjustment in rent or additional 
charges under the lease with respect to any discrepancy in the square footage of the Premises. 

54. Delivery of Premises. 

Lessor shall deliver the Premises to Lessee, in substantial compliance with the provisions of 
Paragraph 2.2, on or before the date that the Lease is fully executed by both parties ("Delivery 
Date"). 

55. Hazardous Substances -Lessor Indemnification. 

(a) Lessor has no actual knowledge of any Hazardous Substances on, in or 
under the Property or the Premises. Lessor shall not utilize any Hazardous 
Substances within any part of the Premises or the Property, except in 
compliance with the requirements of law pertaining thereto. 

(b) Lessor shall indemnify, defend (with counsel reasonably acceptable to 
Lessee), protect and hold Lessee and its officers, directors, shareholders, 
agents, employees, representatives, successors and assigns harmless from 
and against all claims, liabilities, damages, costs, penalties, forfeitures, 
losses or expenses (including reasonable attorneys' fees) for death or 
injury to any person or damage to any property whatsoever arising or 
resulting in whole or in part, directly or indirectly, from the presence or 
discharge of Hazardous Substances in, on, under, or from the Premises and 
the Property (i) prior to the Commencement Date, or (ii) as a result of the 
negligence or willful misconduct of Lessor and its agents and employees 
during the term. Lessor's obligations hereunder shall include, without 
limitation, all costs of any required or necessary repairs, clean-up or 
decontamination of the Premises and the Property. Lessor's obligations 
hereunder shall survive the expiration or earlier termination of the Lease. · 

. !~~ 



56. Warranties. 

Lessor agrees to warranty the HVAC for a period of one (1) year following the Commencement 
Date provided Lessee complies with its obligation _under paragraph 7.1 (b ). 

57. Lessee's Self-Help Rights. 

In the event that Lessor's obligation to repair the Premises arises, in the case of an emergency, 
Lessor shall secure the Premises from the elements within 24 hours of notice of said emergency 
and Lessor shall Commence all necessary repairs and maintenance of the Premises within ten 
(10) days (thirty (30) days if a building permit is necessary) of Lessee's request and diligently 
complete the same. In the case of a non-emergency, Lessor shall Commence all necessary 
repairs and maintenance of the Premises within thirty (30) days of Lessee's notice thereof and 
diligently complete the same. "Commence" shall mean either the unconditional authorization of 
the preparation of the required plans, or the beginning of the actual work on the Premises, 
whichever occurs first. In the event that Lessor is in default in the performance of any of its 
repair and maintenance obligations under the Lease, and such default continues for a period of 
more than thirty (30) days (48 hours in the event of an emergency) after written notice from 
Lessee to Lessor specifying such default, Lessee shall have the right, in addition to all available 
legal and equitable rights and remedies, to attempt to cure such default. Lessee may deduct the 
costs of such cure, from its rent payments due under the Lease until reimbursed by Lessor. The 
terms of paragraph shall not apply to a casualty loss and shall not apply if they would operate in 
a manner that would prejudice Lessor's rights to any recovery under any insurance contract. 

58. Lessor's Indemnity. 

Except for Lessee's negligence or willful misconduct, Lessor shall indemnify, protect, 
defend and hold Lessee and its officers, directors, shareholders, agents, employees, 
representatives, successors and assigns harmless from and against all claims, actions, damages, 
liabilities and expenses (including reasonable court costs and attorneys' fees) in connection with: 
(a) any loss of life, personal or bodily injury and/or damage to property arising from or out of 
any occurrence, in or upon the Premises and the Property, occasioned wholly or in part by any 
act or omission of Lessor, its agents, employees or contractors, or the Billboard Lessee, its 
agents, employees or contractors; and (b) any breach or default by Lessor of its obligations and 
covenants under the Lease. If any action or proceeding is brought against Lessee by reason of 
any of the foregoing matters, Lessor shall upon notice defend the same at Lessor's expense by 
counsel reasonably satisfactory to Lessee; ·and Lessee shall cooperate with Lessor in such 
defense. Lessee need not have first paid any such claim in order to be defended or indemnified. 

59. Lessee's Indemnity. 

Except for Lessor's negligence or willful misconduct, Lessee shall indemnify, protect, defend 
and hold Lessor and its officers, directors, shareholders, agents, employees, representatives, 
successors and assigns harmless from and against all claims, actions, damages, liabilities and 
expenses (including reasonable court costs and attorneys' fees) in connection with: (a) any loss 
of life, personal or bodily injury and/or damage to property arising from or out of any 
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occurrence, in or upon the Premises and the Property, occasioned wholly or in part by any act or 
omission of Lessee, its agents, employees or contractors or any third party invitee or customer or 
Lessee; and (b) any breach or default by Lessee of its obligations and covenants under the Lease. 
If any action or proceeding is brought against Lessor by reason of any of the foregoing matters, 
Lessee shall upon notice defend the same at Lessee's expense by counsel reasonably satisfactory 
to Lessor, and Lessor shall cooperate with Lessee in such defense. Lessor need not have first 
paid any such claim in order to be defended or indemnified. 

60. Casualty-Lessee's Remedies. 

In the event Lessor does not commence its repair and restoration work under the Lease within 
one hundred fifty (150) days of the date of casualty and/or does not complete such repair and 
restoration work within three hundred (300) days of the date of casualty, then Lessee may 
terminate the Lease upon thirty (30) days written notice to Lessor. If the parties' reasonably 
determine at the time of any event of damage or destruction that the Premises cannot be 
reconstructed within three hundred (300) days from the date of the casualty, then the either party 
may terminate the Lease upon thirty (30) days written notice to the other party. Further, if the 
parking or common areas serving the Premises are substantially damaged or destroyed and 
cannot be repaired within ninety (90) days of the date of casualty, then Lessee may elect to 
terminate the Lease upon thirty (30) days written notice to Lessor. The term "commence," as 
used herein, shall mean the beginning of the actual work on the Premises. 

61. Real Property Tax Exceptions. 

"Real Property Taxes" shall not include: (a) any increased taxes based upon the sale, transfer, or 
reappraisal of the Premises or Property during the Original Tenn of the lease only, unless such 
transfer is due to the death of one of the owners of the Premises; or (b) any inheritance, estate, 
franchise, corporation, income or profit taxes that may be imposed against Lessor personally. 

62. Assignment and Subletting - Affiliated Entities. 

Lessee may enter into any assignment or subletting transaction with an "Affiliated Entity'' 
without Lessor's prior approval. An "Affiliated Entity'' shall be considered to be (i) an operating 
subsidiary of Lessee; (ii) an entity fifty percent (50%) or more of whose equity interests are 
owned and controlled by Lessee; (iii) an entity or person(s) which directly or indirectly owns 
fifty percent (50%) or more of the equity int.erests of Lessee; or (iv) an entity or person to which 
Lessee may sell all or substantially all of its assets in the State of California. Landlord hereby 
pre-approves any subletting by Lessee to Omaha Steaks International, Inc. (or its affiliated 
entity) of no more than fifteen percent (15%) of the square footage of the Premises for a shared 
use of the Premises during the term. 

63. Assignment and Subletting- Change in Permitted Use. 

Lessor shall consent to a change in the permitted use of the Premises in connection with any 
assignment or subletting transaction, provided that such use shall comply with all applicable 
zoning and occupancy laws, and is non-noxious, is not a massage parlor, or otherwise is not an 
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establishment that sells, stores, displays, advertises, handles or deals with objects, books, 
magazines, or items that are sexually explicit or suggestive or are pornographic including, but 
not limited to, items found in adult book stores; adult picture galleries or adult movie houses. 

64. Direct TV Disk. 

Lessee shall have the right to install and maintain an 18" Direct TV disk on the roof of the 
Premises, provided that Lessee's installation of the disk does not void Lessor's roof warranty and 
Lessee holds Lessor harmless for any damage to the roofrelated thereto. 

65. Interruption in Utility Service. 

In the event any interference or interruption in utility service to the Premises continues for more 
than seventy-two (72) hours, all rent and other charges payable under the Lease shall abate for 
the balance of the period of such interference or interruption, and Lessor, at its sole cost, shall 
provide security services for the Premises, provided Lessor caused said interference or 
interruption. If such interruption continues for more than thirty (30) days and is caused by 
Lessor, Lessee shall have the right to terminate the Lease. 

66. Compliance with ADA 

In the event Lessee performs any Alteration or Utility Installation, or if Lessee's use of the 
Premises otherwise requires compliance with the American with Disabilities Act, 42 USC 
Section 12101 et seq. (the "ADA"), all costs of compliance therewith shall be solely the 
obligation of Lessee regardless of whether the required modifications or alterations to the 
Premises are structural or non-structural. Lessor shall be responsible, at its sole cost, for all other 
government-mandated modifications to the Premises that are not related to Lessee's use or 
occupancy of the Premises. 

67. Compliance with Applicable Requirements 

In the event Lessee performs any Alteration or Utility Installation, Lessee covenants to comply 
with all applicable laws, covenants, or restrictions of records, building codes, regulations and 
ordinances in effect at the time said Alterations or Utility Installations are made or otherwise 
make said Alterations or Utility Installations compliant upon notice thereof of said non-
compliance. 

r 

68. Patrick Media Group, Inc. lease dated September 17, 1993 

Lessee enters into this lease subject to the terms of Lessor's signed lease with Patrick Media 
Group, Inc. ("Billboard Lessee") dated September 17, 1993 (Lease No. 384071), a copy of which 
is attached hereto. Accordingly, the Premises do not include the airspace above the Premises or 
the space occupied by the existing sign structure. Lessor reserves all rights under said sign 
lease, and reserves the right to install, or cause to be installed, a new sign structure in the 
airspace above the Premises, and there will be no rent adjustment, provided that at no time shall 
the sign material or unreasonably interfere with Lessee's use or visibility of the Premises or with 
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the visibility of Lessee's signage for the Premises. Lessor shall be entitled to all revenues 
derived from any such leases. Without Lessee's consent, however, the size of any new billboard 
will not exceed 14' by 48'. Lessee shall not be responsible for damages caused by the sign to the 
Premises or Lessee's property, inventory or fixtures, and Lessor shall fully indemnify Lessee in 
connection with signs on the roof of the premises; provided, however, that said damages are not 
caused by Lessee's conduct. Lessor shall use commercially reasonable efforts to insert into any 
sign lease renewal with Patrick Media Group a prohibition against noxious advertising thereon. 
Moreover, Lessor shall use commercially reasonable efforts to notify the Billboard Lessee that it 
should not interfere with or cover Lessee's roof penetrations, and Lessor agrees not to do same. 

69. Obligations to Repair and Maintain Roof Covering 

During the Original Term of the lease, Lessee shall maintain, repair, and replace (if needed) the 
roof covering, as necessar)r, the cost of which will be equally shared between Lessor and Lessee. 
Lessee shall provide Lessor with an invoice for one-half of such actual out-of-pocket costs along 
with reasonable supporting documents, and Lessor shall pay said invoice within 30 days of 
presentment. fu the event that the maintenance, repair or replacement (if needed) of the roof 
covering is caused by the Billboard Lessee, or its employees, agents or contractors, Lessor agrees 
to use commercially reasonable efforts to require said Billboard Lessee to pay all such costs 
associated with said repairs, maintenance, or replacement, and Lessor shall reimburse Lessee 

·one-half of the net recovery obtained from the Billboard Lessee. fu the event the Billboard sign 
is removed, replaced or reconstructed, Lessor shall be responsible, at its sole cost, for all 
expenses associated with repairing said roof covering negatively effected thereby. 

70. Parking 

The Premises includes the parking area to the north of the structure on the property and south of 
the public alley, an area that includes tandem parking stalls ("Parking Area"). Lessee hereby 
agrees to comply with the requirements of the City of Los Angeles code as it related to tandem 
parking, which includes for the provision of a parking attendant and/or supervision by any on­
site personnel of the parking of any vehicles in the Parking Area. 

Lessor: 

,. 

By:__.~~~~---1'.::::::f:~~~~:::_ 
John Paul Kassabian, Trustee 

By: /l@~rL-~ &~ 
~ayrtiincer, T"rustee 

I.~r: ~s~AL_;_, 
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