AIRCRE

contracis
STANDARD INDUSTRIAL/COMMERCIAL MULTI-TENANT LEASE - GROSS

1. BasicProvislons ("Basic Provisions™).

11 Parties. This Lease {"Lease”), dated for reference purposesonly _January 29, 2026 ,ismadebyand between 10921 Picoc LLC
a California limited liability company {"tessor"jand Natar Pharme, Inc., a California
corporation  (“Lessee*), (collectively the “Parties”, or Individually a "Party").

1.2(a) Pramises: That certain real property, including all improvements therein or to be provided by Lessor under the terms of this Lease, commonly known
as (street address, unit/suite, city, state, zip): _ 10921 West Pico Boulevard, Los Angeles CA 90064 (“Premisas"). The Premises
arelocated inthe Countyof _Los Angeles andgenerally described as (describe briefly the nature of the Premises and the "Project”):

approximately 1,530 square foot retail spage . inadditionto Lessee'srights to use and occupy the Premises as hereinafter
specified, Lessee shall have non-exclusive rights to any utility raceways of the building containing the Premises ("Building") and to the Cammon Areas {as defined in
Paragraph 2.7 below), but shall not have any rights to the roof, orexterior walls of the Building or to any other buitdings in the Project. The Premises, the Building, the
Comman Areas, the land upon which they are located, along with aff other huildings and improvements thereon, are herein coltectively referred toas the "Profact.”
{See also Paragraph 2)

1.2(b) Lessee's parking: _two reserved tandem parking stalls unreservedvehicleparkingsepaces. (See also Paragraph

26 and Addendum 56
13 Term: _three yesrsand _2zero  months("Original Term”) commencing _Eebruayry 1, 2026 (“Commencement Date”)and

endmg J angary_' 3 ; , 2 Q 2 2 {"Explminn Da "} (See also Paragraph 3)

{iEarly-Rossession-

1.5 BaseRent: _S5,316.00 permonth ("Base Rent"), payable onthe _first  dayof each month commencing _February 1,
| 2026 . (see aiso parsgrepn 4 and Addendum 52)

@ Ifthis box is checked, there are provisions in this Lease for the Base Rentto be adjusted. See Paragraph _50
I 6= Lasssei-Sharsof Common fraa0perating Expansas:- persant! - - -

1.7 Base Rentand Other Monies Paid Unn Execution:
(2) BaseRent: _S5,316,00  forthe period _EFebruary 202 §
Mmmmmmmm focihe-pasl = -
{¢) SecuriyDeposit: S$11,279.49 (“Security Deposit). (See also Paragraph 5}

{d) Other: 847, 844 .00 for_Balance of Base Rent for first iease year .
{e} Total Due Upon Execution of this Lease: $64,439.49

18 AgreedUse: See Addendum 53 . (See also Parasgraph 6)

1.9 (nsuring Party. Lessoris the “Insuring Party". {See also Paragraph 8)

1.10 Real Estate Brokers. {See also Paragraphs 15 and 25)

{a) Representation. Each Party acknowledges receiving a Disclosure Regarding Real Estate Agency Relationship, confirms and consents ta the following
agency relationships in this Lease with the following real estate brokers ("Broker{s)"} and/or their agents {"Agent{s)"):

Lessor's Brokerage Firm _Westside Retail, Inc, |LicenseNo. _Q1759028  isthe broker of {check one): @ the Lessor; ar E both

the Lessee and Lessor {dual agent).

Lessor'sAgent _Marc Pollock LicenseNo. _DO0881177 is{check ane): Q the Lessor's Agent (salespersen or broker associate); or D both
the Lessee's Agent and the Lessor's Agent {dual agent).

lessee's Brokerage Firm _Nelson Shelton & Associates  license No.
both the Lessee and Lassor (dual agent).

Lessee'sAgent _Faye Sarafian—Frdman lienseNo. _011231133 is(check ane): the Lessee's Agent (salespersen or broker

associate}; or 1—? both the Lessea's Agent and the Lessor S Agent {dual agent)

{b) Paymentto Brokers. Lessor shall pay to the Brokers the brokerage fee agreed toin a

separate written agreement {or-ifthere-isne-such-ogreementthe-sum-of- ar %rof-the total-Basa-Rent) for the brokerage services rendered
by the Brokers.

111 Guarantar. The obligations of the Lessee under this Lease are tobe gusranteed by _Sharona Messian and Behrouz Messian
{*Guarantor”). {See also Paragraph 37)
1.12 Attachments. Attached hereto are the following, all of which constitute a part of this Lease:

is the broker of {check one): [\Z tha Lessee; or E

! an Addendum consisting of Paragraphs _ 50 through _ 57 :
D a site plan depicting the Premises; F
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. a site plan (Exhibit A) depicting the Project, Premises, and Lessee's Parking;
- @ current set of the Rules and Regulations for the Project;
. acurrent set of the Rules and Regulations adopted by the awners' association;

i ather (specify): Business & Professions Code 4116 and Title 16, Section 1714(d) of the
California Code of Regulations .

2. Premises.

2.1 latting. 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 Leasa. While the approximate square footage of the Premises may have been used in the marketing of the Premises for
purposes of comparison, the Base Rent stated herein Is NOT tied to square footage and is not subject to adjustment should the actual size be determined to be
different. NOTE: Lessee Is advised to verify the actual size prior to executing this Lease.

2.2 Condition. Lessor shall deliver that portian of the Premises contzined within the Building {"Unit™) to Lessee broom clean and free of debris an the

latter of mutual lease execution, the Commencement Date, Lessor's receipt of the monies due per

Section 1.7, and Lessor's receipt of the insurance certificate commancament Dataorthe Early-Ressession Data, whicheverfira
cccurs ("Start Date”), and, solong as the required service contracts described in Paragraph 7.1(b) below are obtained by Lessee and in effect within thirty days
following the Start Date, warrants that the existing electrical, plumbing, fire sprinkler, lighting, heating, ventilating and air conditioning systems {"HVAC"), loading
doors, sump pumps, if any, and all other such elementsin the Unit, other than those canstructed by Lessee, shall be in good operating condition on said date, that the
structural elerments of the roof, bearing walls and foundation of the Unit shall be free of material defects, and thatthe Unit does not contain hazardous levels of any
mold or fungi defined as toxic under applicable state or federal law. If a non-compllance with such warranty exists as of the Start Date, or if ane of such systems or
elements should malfunction or fall within the appropriste warranty perind, Lassor shall, as Lessor's sale obligation with respect to such matter, except as otherwise
provided in this Lease, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of such nen-compliance, malfunction or
failure, rectify same at Lessor's expense. The warranty periods shall be as follows: (i) 6 months as to the HVAC systerns, and (i} 30 days as to the remaining systems
and other elements of the Unit. IfLessee does not give Lessor the required notice within the appropriate warranty period, corraction of any such non-compliance,
malfunction or failure shall be the obligation of Lessee at Lessee's sole cost and expense {excapt for the repairs to the fire sprinkler systems, roof, foundations, and/or
bearing walls - see Paragraph 7). Lessor also warmants, that unless otherwise specified in writing, Lessor is unaware of (i) any recorded Notices of Default affecting the

Premise; (ll) any delinquent amounts due under any loan secured by the Premises; and {iii) any bankruptcy proceeding affecting the Premises. PI'iDl' to
Lessee's commencement of business from the Premises and with 15 days prior notice from Lessee to

Lessor, Lessor, at Lessor's sole cost and expense, agrees to replace the existing anti-graffiti film to the
storefront glass.

23 Compliance. Lessor warrants that to the best of its knowledge the improvements onthe Premises and the Commeon Areas comply with the building codes,
applicable laws, covenants or restrictions of record, regulations, and ordinances ("Applicable Regquirements*} that were in effect at the time thateach improvement,
or portion thereof, was constructed, Said warranty does not apply to the use to which Lessee will put the Premises, modifications which may be required by the
Americans with Disabilities Act or any similar laws as a result of Lessee's use (see Paragraph 49), or to any Alteraticns or Utility Installations (a5 defined In Paragraph
7.3{a)) made or to be made by Lessee. NOTE: Lessee s responsthle for determining whether or not the Applicable Requirements, and esgecially the zoning, are
appropriate for Lessee's intended use, and acknowledges that past uses of the Premises may nolonger be allowed. If the Premises do not comply with said
warranty, Lessor shall, except as otherwise provided, pramptly after receipt of written naotice from Lessee setting forth with specificity the nature and extent of such
non-compliance, rectify the same at Lessar's expense. if Lessee does not give Lessor written notice of a non-compliance with this warranty within 6 months following
the Start Date, comrection of that non-compliance shall be the obligation of Lessee at Lessee's sole cost and expense. {f the Applicable Requirements are hereafter
changed 50 as to require during the term of this Lease the construction of an addition to or an alteration of the Unit, Premises and/or Building, the remediation of any
Hazardous Substance, or the reinforcement or other physical modification of the Unit, Premises and/or Building {"Capital Expenditure®), Lessor and Lessee shall
allecate 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 specificand untique use of the Premises by Lessee as
compared with usas 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 2 years of this Lease and the cost thereof excaeds 6 months’ Base Rent, Lessee may instead terminate this Lease unless Lessor notifies Lessee, in writing,
within 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 6
months' Base Rent. if Lessee elects termination, Lessee shall immediately cease the use of the Premises which raquires such Capital Expenditure and deliver to Lessor
written notice specifying a termination date at least 80 days thereafter. Such termination date shall, however, in no event be earlier than the last day that Lessee
could legafly utilize the Premises without commencing such Capital Expenditure.

{b} I such Capital Expenditure is not the result of the specific and unique use of the Pramises by Lessee {such as, governmentally mandated selsmic
medifications), then Lessor shalt pay for such Capital Expenditure and Lessee shall only be obligated to pay, each month during the remainder of the term of this Lease
or any extension thereof, on the date that on which the Base Rentis due, an amount equal to 1/144th of the portion of such costs reasonably attributable to the
Premises. Lessee shall pay Interest on the balance but may prepay its cbligation atany time. If, however, such Capital Expenditure is required during the last 2 years
of this Lease or if Lessor reasonably datermines that it s not economically feasible ta pay its share thereof, Lessor shall have the option to terminate this Lease upon
90 days prior written notice to Lessee unless Lessee notifies Lessar, in writing, within 10 days after receipt of Lessor's termination notice that Lessee will pay for such
Capital Expenditure. If Lessor does not elect to terminate, and fails to tender its share of any such Capital Expenditure, Lessee may advance such funds 2nd deduct
same, with Interest, from Rent until Lessor's share of such costs have been fully paid. If Lessee is unable to finance Lessor's share, or IF the balance of the Rent due
and payable for the remainder of this Lease is not sufficient to fully reimburse Lessee an an offset basis, Lessee shall have the right to terminate this Lease upon 30
days written notice to Lessor.

(c) Notwithstanding the above, the provisions conceming 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 inintensity of use, or
madificatian to the Premises then, and in that event, Lessee shall either: (i} immediately E se such changed use or intensity of use and/or take such other stepsas
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may be necessary to eliminate the requirement for such Capital Expenditure, or (ji) complete such Capital Expenditure atits own expense. Lessee shall not have any
right to terminate this Lease.

24 Acknowledgements. Lessee acknowledges that: {a} Lessee has been given an opportunity to inspect and measure the Pramises; {b) Lessee has been
advised by Lessor and/or Brokers to satisfy itself with respect ta the size and cendition of the Premises (including but not limited to the electrical, HVAC and fire
sprinkler systems, security, environmental aspects, and compliance with Applicable Requirements and the Americans with Disabilities Act), and their suitability for
Lessee'sintended use; (c} Lessee has made such investigation asit deems necessary with reference to such matters and assumes all respansibility therefor as the same
relate to Its occupancy of the Premises; {d) it is not relying on any representation as to the size of the Premises made by Brokers or Lessor; {e) the square footage of
the Premises was not material to Lessee's decision to lease the Premises and pay the Rent stated herein; and (f) neither Lessor, Lessor's agents, nor Brokers have made
any oral or written representations or warranties with respect to said matters other than as set farthin this Lease. In addition, Lessor acknowledges that: (i} Brakers
have made no representations, promises or warranties concerning Lessee's abllity to honor the Lease or suitability ta accupy the Premises; and {ji) itis Lessor's sole
responsibility to investigate the financial capability and/or suitability of all proposed tenants.

2.6 Vehicle Parking (See also Addendum 56) Lessee shall be entitlad to use the number of Parking Spaces specified in Paragraph 1.2(b) on
those portions of the Caommon Areas designated from time to time by Lessor for parking. Lessee shall not use more parking spaces than sald number. Said parking
spaces shall be used for parking by vehicles no larger than full-size passenger automobiles or pick-up trucks, herein called "Permitted Size Vehicles.” Lessor may
regutate the loading and unloading of vehicles by adopting Rules and Regulations as provided in Paragraph 2.9. No vehicles other than Permitted Size Vehicles may be
parked in the Common Area without the prior written permission of Lessor. In addition:

{8} Lessee shall not permit or allow any vehicles that belang to or are controlled by Lessee or Lessea's employees, suppliers, shippers, customers,
contractors or invitees to be loaded, unloaded, or parked in areas other than those designated by Lessor for such activities.

{b} Lessee shall not service or store any vehicles in the Common Areas.

{c) Hlessee permits or allows any of the prohibited activities described in this Paragraph 2.6, then Lessor shall have the right, without natice, in addition
to such other rights and remedies that it may have, to remove or tow away the vehicle involvad and charge the cost to Lessee, which cost shall be immediately
payable upon demand by Lessor.

2.7 Common Areas - Definition. The term "Common Areas” is defined as all areas and facifities outside the Premises and within the exterior boundary line of
the Project and interior utility raceways and Installations within the Unit that are provided and designated by the Lessor from time to time for the general
non-exclusive use of Lessar, Lessee and other tenants of the Project and their respective employees, suppliers, shippers, customars, contractors and invitees, including
parking areas, loading and unfoading areas, trash areas, roofs, roadways, walkways, driveways and landscaped areas.

2.8 Caommon Areas - Lessee's Rights. Lessor grants to Lessee, for the benefit of Lessee and its employees, suppliers, shippers, contractors, customers and
invitees, during the term of this Lease, the nan-exclusive right to use, in common with others entitled to such use, the Commaon Areas as they exist from time to time,
subject to any rights, pawers, and privileges reserved by Lessor under the terms hereof or under the terms of any rules and reguiations or restrictions governing the
use of the Project. Underno circumstances shall the right herein granted to use the Cammon Aress be deemed to include the right to store any property, temporarily
or permanently, in the Common Areas. Any such storage shall be permitted anlty by the priar written consent of Lessor or Lessor's designated agent, which consent
may he revoked at any time. In the event that any unauthorized storage shall occur, then Lessor shall have the right, without notice, in addition to such other rights
and remedies that it may have, to remove the property and charge the cost to Lessee, which cost shall be immediately payable upon demand by Lessor.

2.9 Common Areas - Rulesand Regulations, Lessor or such other person(s) as Lessor may appoint shall have the extlusive control and management of the
Commean Areas and shall have the right, from time to time, to establish, modify, amend and enforce reasonabla rules and regulations {"Rules and Regulations") for
tha management, safety, care, and cleanliness of the grounds, the parking and unloading of vehicles and the preservation of good order, as well as for the canvenience
of other occupants ar tenants of the Building and the Project and their invitees. Lesses agreas to abide by and conform to all such Rules and Regulations, and shall
use its best efforts to cause its employees, suppliers, shippers, customers, contractors and invitees to sa abide and conform. Lessor shall not be responsible to Lessee
for the non-compliance with said Rules and Regulations by other tenants of the Praject.

2.10 Common Areas - Changes. Lessor shall have the right, in Lessor's sole discretion, from time to time:

{8) To make changes to the Common Areas, induding, without limitation, changes in the location, size, shape and number of driveways, entrances,
parking spaces, parking areas, loading and unloading areas, ingress, egress, direction of traffic, landscaped areas, walkways and utility raceways;

{b) Toclose temporarily any of the Common Areas for maintenance purposes so langas reasanable access to the Premises remains availabte;

{c) Todesignate other land outside the boundaries of the Project to be a part of the Common Areas;

{d} Toadd additional buildings and improvements to the Common Areas;

{e) To usethe Common Areas while engaged in making additional improvements, repairs or alterations to the Project, ar any portion thereof; and

{f) To doand perform such other acts and make such other changes in, to ar with respect to the Common Areas and Project as Lessor may, in the
exercise of sound business judgment, deem to be appropriate.

3. Term.
3.1 Term. The Commencement Date, Expiration Date and Original Term of this Lease are as specified In Para

graph 1.3.

Roddtorm v, ha o - f e Po o h - Biratio

3.3 Delay InPossession, Lessor agrees to use commercially reasonable efforts to deliver exclusive possession of the Premises to Lessee by the
Commencement Date. If, despite said efforts, Lessor Is unable to deliver possession by such date, Lessor shall not be subject to any liability therefor, nor shall such
failure affect the validity of this Lease or change the Expiration Date. Lessee shall not, however, be obligated to pay Rent or perform its other obligations until Lessar
delivers possession of the Premises and any period of rent abatement that Lessee would otherwise have enjoyed shall run from the date of delivery of possession and
continue for 3 period equal to what Lessee would otherwise have enjoyed under the terms hereof, but minus any days of delay caused by the acts or omissions of
Lessee. IFpossession is not delivered within 60 days after the Commencement Date, as the same may be extended under the terms of any Work Letter executed by
Parties, Lessee may, at its option, by notice in writing within 10 days after the end of such 60 day peried, cancel this Lease, in which eventthe Parties shall be
discharged from ail abligations hereunder. If such written notice Is not received by Lessar within said 10 day period, Lessee's right to cancel shall terminate. If
possession of the Premises is not delivered within 120 days after the Cammencemant Qate, this Lease shall terminate unless other agreements are reachad between

% W
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Lessor and Lessee, in writing. . , .

3.4 Lessee Compliance. Lessor shall not be required to tender possession of the Premises to Lessee until Lessee complies with its ot_whgation to provide
evidence of insurance (Paragraph 8.5). Pending delivery of such evidence, Lessee shall be required to perform zll of its obligations under.thns Lease from and. afterthe
Start Date, Including the payment of Rent, notwithstanding Lessor's election to withhold possession pending receipt of such evidence of nrzsurance. Furth.er, if Le_ssee
isrequired to perform any other corditions prior to or concurrent with the Start Date, the 5tart Date shafl occur but Lessor may elect to withhold possession until such
conditicns are satisfied.

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

4.3 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 whichitis due. All monetary amounts shall be rounded to the nearest whole dallar. In the event that any
statement or invoice prepared by Lessor is inaccurate such inaccuracy shall not constitute a waiver and Lessee shall be obligated to pay the amount set farth In this
Lease. Rentfor any period during the term hereof which is for less than one full calendar month shall be prorated based upon the actual number of days of said
month. Paymentof Rent shall be made to Lessor at its address stated hereln 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. In the event that any check, draft, or other instrument of payment given by Lessee to Lessor is dishanored for any reason,
Lessee agrees to pay to Lessor the sum of $25 in addition to any late charges and Lessor, at its option, may require all future Rent be paid by cashier's check.

Payments will be applied first to accrued late charges and attorney's fees, second to accrued interest, then to Base Rentand Common Area Operating Expenses, and
any remaining amount to any other outstanding charges or casts,

5.  Security Deposit. Lessee shall deposit with Lessor upon execution hereof the Security Deposit as security for Lessee's faithful performance of its obligations
under this Lease. If Lessee falls to pay Rent, or otherwise Defaults under this Lease, Lessor may use, apply ar retain all or any portion of said Security Deposit for the
payment of any amount already due Lessor, for Rents which will be due in the future, and/ ar to reimburse or compensate Lessor for any Babllity, expense, loss or
damage which Lessor may suffer orincur by reason thereof. If Lessor uses or applies all or any portion of the Security Deposit, Lessee shall within 10 days after
written request therefor depasit manles with Lessar sufficient to restore said Security Deposit to the full amount required by this Lease. If the Base Rent increases
during the term of this Lease, Lestee shall, upon written request from Lessor, deposit additional monies with Lessor so that the tatal amount of the Security Deposit

AN
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shall at all times hear the same proportion to the increased Base Rent as the initial Security Deposit bore to the initial Base Rent. Should the Agreed Use be amended
to accommadate a material change in the business of Lassee or to accommodate a sublessee or assignee, Lessor shall have the right ta increase the Security Deposit
to the extent neressary, in Lessor's reasanable judgment, to account for any increased wear and tear that the Premises may suffer as a result thereof. If a change in
control of Lessee accurs during this Lease and following such change the financial condition of Lessee is, in Lessor's reasonable judgment, significantly reduced, Lessee
shall deposit such additional monies with Lessor as shall be suffictent to cause the Security Deposit to be at a commercially reasonable level based on such change in
financial candition. Lessor shall not be required to keep the Security Deposit separate from its general accounts. Within 80 days after the expiration or termination of
this Lease, Lessor shall return that portion of the Security Depasit not used or applied by Lessor. Lessar shall upon written request provide Lessee with an accounting
showing how that portion of tha Security Deposit that was not returned was applied. No part of the Security Deposit shall be considered to be held in trust, to bear
interest or to be prepayment for any monies to be paid by Lessee under this Lease. THE SECURITY DEPOSIT SHALL NOT BE USED 8Y LESSEE IN LIEU OF PAYMENT OF
THE LAST MONTH'S RENT.

6 Use.

6.1 Use. Lessee shall use and occupy the Premises anly for the Agreed Use, or any other legal use which is reasonably comparable thereta, and for ne other
purpose. Lessee shall not use or permit the use of the Premises in 2 manner that is unlawful, creates damage, waste ar 2 nuisance, or thatdisturbs occupants of or
causes damage to neighboring premises or properties. Other than guide, signal and seeing eye dags, Lessee shali not keep or allow in the Premises any pets, animals,
birds, fish, or reptites. Lessor shall not unreasonably withhold or delayits consent to any written request for a modification of the Agreed Use, so long as the same will
notimpair the structural integrity of the Building or the mechanical ar electrical systerns therein, and/or is not significantly more burdensome to the Project, If Lessor
elects to withhold consent, Lessar shall within 7 days after such request give written notification of same, which notice shall include an explanation of Lessor's
chjections to the change in the Agreed Use.

6.2 Hazardous Substances.

{a) Reportable UsesRequire 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 ather materials expected to be on the Premises, is either: (i)
potentially injurious to the public heaith, safety or welfare, the environment or the Premises; (i) regulated or monitored by any governmental authority; or {iii) a basls
for potential liability of Lessor to any governmental agency or third party under any applicable statute or commeon law theory. Haz2ardous Substances shall include, but
not be limited to, hydrocarbons, petroleum, gasoline, and/or crude oil or any products, bypreducts or fractions thereof. Lessee shall not engage in any activityin ar on
the Premises which canstitutes a Reportable Use of Hazardous Substances without the express prior written consent of Lessar and timely compliance {at Lessee's
expense) with sl Applicable Regquirements. "Reportable Use” shall mean (i) the instafiation or use of any above or below ground starage 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 repor, notice, reglstration or
business plan Is required to be filed with, any gavernmental authority, and/er (fii) 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 foregaing,
Lessee may use any ordinary and customary materials reasonably required to be used in the normal course of the Agreed Use such as ordinary office supplies {copier
toner, liquid paper, glue, etc.} and comman household cleaning materials, so long as such use is in campliance with all Applicable Requirements, is not a Reportable
Use, and does nat expose the Premises or neighboring property to any meaningful risk of contamination or damage or axpose Lessor to any liability therefor. In
addition, Lessor may condition its consent to any Reportable Use upen receiving such additional assurances as Lessor reasanably 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 instaliation (and removal an or
before Lease expiraiion 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 lacated in, on, under or
about the Premises, ather than as previously consented ta by Lessor, Lessee shall immediately give written notice of such fact to Lessor, and provide Lessor with a
copy of any repont, notice, claim or other documentation which it has concerning the presence of such Hazardous Substance.

{c) Lessee Remediation. Lessee shall notcause ar permit any Hazardaus Substance to be spliled or released in, on, under, or 2bout the Premlses
{including through the plumbing or sanitary sewer system} and shall promptly, at Lessea's expense, comply with all Appliczble Requirements and take all investigstory
and/or remedial action reasonably recommended, whether or not formally ordered or required, for the cleanup of any contaminatton of, and for the maintenance,
security and/or manitoring of the Premises or neighboring properties, that was caused or materislly contributed to by Lessee, or pertaining to of Involving any
Hazardous Substance brought onto the Premises during the term of this Lease, by or for Lessee, or any third party.

{d) Lesseelndemnification. Lessee shall indemnify, defend and hold Lessor, its agents, employees, fenders and ground lessor, if any, harmless from and
against any and all loss of rents and/or damages, liabilittes, judgments, claims, expenses, penalties, and attorneys' and consultants' fees arising out of ar involving any
Hazardous Substance brought onta the Premises by or for Lessee, or any third party {provided, however, that Lessee shall have no liability under this Lease with
respect to underground migration of any Hazardous Substance under the Premises from areas outside of the Project not caused or contributed toby Lessee). Lessee's
obligations shall incfude, but not be limited to, the effects of any contamination or injury to persan, property or the environment created or sufferad by Lessee, and
the cost of investigation, removal, remediation, restoration 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.

(e} lessor Indemnification. Except as otherwise provided in paragraph 8.7, Lessor and its successors and assigns shall indemnify, defend, reimburse and
hold Lessee, its employees and lenders, harmiess from and against any and all environmenta! damages, including the cost of remediation, which are suffered as a
direct result of Hazardous Substances on the Premises prior to Lessee taking possession or which zre caused by the gross negligence ar willful misconduct of Lasser, its
agents or employees. Lessor's obligations, as and when required by the Applicable Requirements, shallinclude, but not be limited to, the cost of investigation,
removal, remediation, restoration and/or abatemant, and shall survive the expiration or termination of this Lease.

(f) investigations and Remediations. Lessor shall retain the responsibility and pay for any investigations or ramediation measures required by
governmental entities having jurisdiction with respect to the existence of Hazardous Substances on the Premises prior to the Lessee taking possession, uniess such
remedlation measure is required as a result of Lesses's use (including "Alterations”, as defined In paragraph 7.3(a) below) of the Premises, in which event Lessee shaf}
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 at reasonable times in order to carvy out Lessor's investigative and remedial responsibilities.

(8} Lessor Termination Option. If a Hazardous Substance Condition {see Paragraph 9.1{e}) occurs during the term of this Lease, unless Lessee is tegally
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 aption, either (i} investigate and remediate such
Hazardous Substance Conditian, if required, as soon as reasonably passible at Lessor's expense, in which event this Lease shall continue in Full force and effect, ar (if} if
the estimated cost to remediate such condition exceeds 12 times the then monthly Base Rent or $100,000, whichever is greater, give written notice to Lessee, within
30 days affer receipt by Lessor of knowledge of the accurrence of such Hazardous’SubstFnr’e\Conﬂiﬁon. of Lessor's desire to terminate this Lease as of the date 60
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days foliowing the date of such notice. In the event Lessor elects to give a termination notice, Lessee may, within 10 days thereafter, give written naﬁce.ta 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 12 hfnes the then
monthly Base Rent or $100,000, whichever is greater. Lassee shall provide Lessor with said funds or satisfactory assurance thereof within 30 days following _such
commitment. in such event, this Lease shall continue in fult force and effact, and Lessor shall proceed to make such remediation as soan as reasonably possibte after
the required funds are available. If Lessee does not give such notice and provide the required funds or assurance thereof within the ime provided, this Lease shall
terminate as of the date specified in Lessor's notice of termination.

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
Inz timely manner, materially comply with all Applicable Requirements, the requirements of any applicable fire insurance underwriter or rating bureau, and the
recommendations ef Lessor's engineers and/or consultants which relate in any manner to the Premises, without regard to whether sald Applicable Requiraments are
now in effact ar became effective after the Start Date. Lessee shall, within 10 days after receipt of Lessor's written request, provide Lessor with capiss of all permits
and ather 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 invalved) of any threatenad or actual claim, notice, citation, warning, complaint or repart pertaining to
orinvolving the fallure of Lessee or the Premises ta comply with any Applicable Reguirements. Likewise, Lessee shall immediately give written notice to Lessor of: (i)
any water damage to the Premises and any suspected seepage, pooling, dampness or other condition conducive to the production of mold; or {li) 3ny mustiness or
other cdors that might indicate the presence of mold in the Premises.

6.4 Inspection; Compllance. Lessorand Lessor's “Lender" (as defined in Paragraph 30) and consultants authorized by Lessor shall have the right to enter into
Premises at any time in the case of an emergency, and atherwise at reasanable times after reasonable notice, for the purpose of inspecting and/or testing the
condition of the Premises and/or for verifying compliance by Lessee with this Lease. The cost of any such inspections shall be paid by Lessor, untess a violation of
Applicable Requirements, or a Hazardous Substance Conditfon (see Paragraph 5.1{e)) is found to exist or be imminent, or the inspection is requested or ordered bya
governmental authority. In such case, Lessee shall upon request reimburse Lessor for the cost of such inspection, so long as such inspection is reasonably related to
the viclation or contemination. Inaddition, Lessee shall provide coples of all relevant material safety data sheets (MSDS) to Lessor within 10 days of the receipt of a
written request therefor. Lessee acknowledges that any failure onits part to allow such inspections or testing will expose Lessor to risks and potentaily cause Lessor
ta incur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertain. Accordingly, should the Lessee fail to allow such inspections
and/or testing in a timely fashion the Base Rent shall be automatically increased, without any requirement for notice to Lessee, by an amount equal to 10% of the
then existing Base Rent or $100, whichever is greater for the remainder to the Lease. The Parties agree that such Increase in Base Rent represants fair and reasonable
compensation for the additional risk/costs that Lessor will incur by reason of Lessee's failure to allow such inspection andfor testing. Suchincreasein Base Rent shall
in no event constitute a waiver of Lessee’s Default or Breach with respect to such fallure nor prevent the exareise of any of the other rights and remedies granted
hereunder.

7. Maintenance; Repalrs; Utility Instailations; Trade Fixtures and Alterations.

7.1 Llessee's Obligations.

{a) In General. Subject tothe 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 Instailations {intended for
Lessee’s exclusive use, no matter where located), 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 reasanably or readily accessible to Lessee, and whather or not the nead for such repairs aecurs as a result of Lassge's use, any
prior use, the elements or the age of such portion of the Pramises), including, but not limited to, all equipment or facilities, such as plumbing, HVAC equlpment,
electrical, lighting facilities, boilers, pressure vessels, fixtures, interior walls, interior surfaces of exterior walls, ceilings, floors, windows, doors, plate glass, and
skylights but excluding any items which are the responsibility of Lessor pursuant ta Paragraph 7.2. Lessee, in keeping the Premises in good order, condition and repair,
shall exercise and perform good maintenance practices, specifically inciuding the procurement and maintenance of the service contracts raguired 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 goed order, condition and state of repair.

{b) Service Contracts. Lessee shall, at Lessee's sole expense, procure and maintain conteacts, with capies 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, ifand when installed on the Premises: {i)
HVAC equipment, {ii} boiler and pressure vessels, and {iii} clarifiers. However, Lessor reserves the right, upon notice ko Lesses, to procure and maintain any or all of
such service contracts, and Lessee shall reimburse Lessor, upon demand, for the cost thereaf.

{c) Failureto Perform, If Lessee fails to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon the Premises after 10 days' prior
written naotice to Lessee (except in the case of an emergency, in which case no notice shall be required), perform such obligations on Lessee's behalf, and put the
Premises in good order, condition and repair, and Lessee shall promptly pay to Lessor a sum equal to 115% of the cost thereof.

(d) Replacement. Subject to Lessee'sindemnification of Lessor as set forth in Paragraph 8.7 below, and without relieving Lessee of lizbility resulting from
Lessee’s failure to exercise and perform good maintenance practices, if an iter described in Paragraph 7.1(b} tannot be repaired other than at a cost which is in excess
of 50% of the cost of replacing such item, then such iter shali be replaced by Lessor, and the cost thereof shall be prorated between the Parties and Lessee shall only
be obligated to pay,_eac_h month during the remainder of the term of this Lease or any extension thereof, 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 144 {i.e. 1/144th of the cost per
month). Lessee shall pay Interest on the unamortized balance but may prepay its abligation at any time.

(Less;.'zs Dlt;;ss:ir;: gblgui;::?:. S:b:':.ecttto tlt:e provi;.l::s gof Paragrap_hs 2.2 (Conditio_n), 2.3 (Compliance}, 4.2 {Common Area Operating Expenses), 6 {Use}, 7.1

condition andg:epair l;me foundag:nn; ::t:.-‘-‘; ron}"an . { nldem:?t_mn}. fLesso.r, subject to reimhurser_nentpuvsuant to Paragraph 4.2, shalt keep in good order,

smoke detection systems, fire hvdfat;ts parlkinw:-.ptss' ;;L:nk\:r‘am m: wr odi:tenor belanng el ederor roof,fira sprinkler system, Common Area fire alarm andiar

parts thiarao aswell 26 e i the s rvlces%ar bk Vs»i :a r(':k;vays, :Emvs, andscaping, fences, signs and utility systems serving the Common Areas and all

theexterior. or Intsior surfaces ofartssiar walismorshall re mman Area Operating Expense pursuant to Paragraph 4.2. Lessor shall not be obligated to paint
" essor be obligated to maintaln, repair or replace windows, doors or plate glass of the Premises.

7.3 Uility Installations; Trade Fixtures; Alterations.
oty e o . v covrs o s e somr el
Fintures" shall mean Lessea's mach;nery and equipment tha't can begremoveé withau:I d;nme;;zpe:: dlang' andtfe::n: " o'r o me‘ies' The‘ terT g
modification of the improvements, other than Utility Installations or Trade Fixtures, wheth y by additi mage[ o s, TS Alterations" shall mean any
tnstallations" are defined as Al len:tions avifor ey meiktions made b I,.(ess . " ether by addition or deletion. "Lessee Owned Alterations and/or Utility

5. GO, D il e k a. 'e ¥ ee that are not yet owne_d by Lessor pursuant to Paragraph 7.4(a}.

@ any Alterations or Utility Installations to the Premises without Lessor's prior written consent. Lessee may, hawevear,

make n;;-stmctural Alterations or Utility Installations to the interior of the Premisés }\e}xcluding the roof) without such consent but upon notice to Lessaor, as long as

electrical distribution,
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they are not visible from the outside, do not involve puncturing, relocating or removing the roof or any existing walls, will not affect the electrical, plumbing, HVAC,
and/ar life safety systemns, do not trigger the requirement for additional medifications and/or improvernents to the Premises resulting from Applicable Requirements,
such as compliance with Title 24, and the curmulative cost thereof during this Lease as extended does not exceed a sum equal to 3 months’ Base Rent in the aggregate
ar 3 sum equal to one month's Base Rent in any one year. Notwithstanding the foregoing, Lessee shall not make or parmit any roof penetrations and/ar install
anything on the raof without the prior written approval of Lessor. Lessor may, as 2 precondition to granting such approval, require Lessee to utilize a contractor
chosen and/or approved by Lessor. Any Alterations or Utility Installations that Lessee shall desire to make and which require the cansent of the Lessor shall be
presented to Lessor in written form with detailed plans. Consent shall be deemead conditioned upon Lessee's: {i) acquiring all zpplicable governmental permits, {ii}
furnishing Lessor with copies of both the permits and the plans and specifications prior to commencement of the wark, and (iii) compliance with all eanditions of said
permits and other Applicable Requirementsina promptand expeditious manner. Any Alteratians or Utility Installations shall be performed in a workmanlike manner
with good and sufficient materials. Lessee shall promptly upen completion furnish Lessor with as-built plans and spedfications. For work which costs an amauntin
axcess of one month's Base Rent, Lessor may condition its consent upan Lessee providing a lien and completion bond in an amount equal to 150% of the estimated

cost of such Alteration or Utility Instaliation and/or upon Lessee's posting an additional Security Deposit with Lessor. Lessor shall be granted
unlimited access during any period of time where Lessee is making Alterations or Utility Installations

to the Premises or Project.

{c) Liens;Bonds. Lessee shall pay, when due, all claims for labor or materials furnished or alleged to have been fumished to or for Lessee at or for use on
the Premises, whith claims are or may be secured by any mechanic's ar materialmen's lien against the Premises or any interest therein. Lessee shall give Lessor not
tess than 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 agrinst the
same and shall pay and satisfy any such adverse Judgment that may be rendered thereon before the enforcement thereof, If Lessor shall raquire, Lessee shall furnish
a surety bond in an amount equal to 150% of the amount of such contested lien, claim or demand, indemnifying Lessor against liability for the same. If Lessor elects
to participate in any such action, Lessee shall pay Lessor's attorneys’ fees and costs.

7.4 Ownership; Removal; Surrender; and Restoration.

{a) Owmership. Subject to Lessor's right ta require removal or elect awnership as hereinafter provided, all Alterations and Utility Installations made by
Lessee shall be the property of Lessee, but considered a part of the Premises. Lessor may, atany time, elect in writing to be the owner of all orany specified part of
the Lessee Owned Alterations and Utility Installations. Unless otherwise instructed per paragraph 7.4(b) hereof, all Lessee Owned Alterations and Utllity 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 90 and not later than 30 days prior to the end of the term of this Lease,
Lessor may require that any or all Lessee Owned Alterations or Utllity Installations be removed by the expiration or termination of this Lease. Lessar may require the
removal at any time of all or any part of any Lessee Gwned Alterations or Utility Installations made without the reguired consent.

{c) Surrender; Restoration. Lessee shall surrender the Premises by the Expiration Date gr any earlier termination date, with ali of the improvements,
parts and surfaces thereof broom clean and free of debris, and in good operating arder, condition and state of repair, ordinary wear and tear excepted. "Ordinary
wear and tear” shall notinclude any damage or deterioration that would have been prevented by good malntenance practice. Notwithstanding the foregoing and the
pravisions of Paragraph 7.1(a), if the Lesser occupies the Premises for 12 manths or less, then Lessee shall surrender the Premises in the same condition as delivered
to Lessee on the Start Date with NO allowance for erdinary wear and tear. Lessee shall repair any damage occasioned by the installation, maintenznce 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 orfor Lassee.
Lessee shall also remove from the Premises any and all Hazardous Substances brought onto the Premises by arfor Lessee, or any third party {except Hazardous
Substances which were deposited via underground migration from areas autside of the Premises) to the leve! specifiad in Applicable Requirements. Trade Fixtures
shall remain the property of Lessee and shall be removed by Lessee. Any personal property of Lessee not removed on or before the Expiration Date or any earlier
termination date shall be deemed to have been abandoned by Lessee and may be disposed of or retained by Lessor as Lessor may desire. The failure by Lessee to

timely vacate the Premises pursuant to this Paragraph 7.4{c) without the express written consent of Lessar shall constitute 3 holdover under the provisions of
Paragraph 26 below,

8  (Insurance; Indemnity.

8.2 Liability tnsurance.
{a) Carried by Lessee. Lessea shall obtain and keepin force a Commercial General Liability policy of insurance protecting Lessee and Lessor as an

additional insured against dalms for bodily injury, persenal injury and property damage (including but not limited to plate glass) based upon
orarising out of the ownership, use, occupancy or maintenance of the Premises and all areas appurtenant thereto, Such insurance shall be on anoccurrence basis
providing single limit coverage in an amount notless than $1,000,000 per accurrence with an annual aggregate of not less than $2,000,000. Lessee shall add Lessor as
an additional insured by means of an endorsement at least as broad as the Insurance Service Grganization's "Additional Insured-Managers or Lessors of Premises”
Endorsement. The policy shall not contain any intra-Insured exclusions as hetween insured persons or organizations, but shall include coverage for lability assumed
under this Lease as an “insured contract” for the performance of Lessee's indemnity obligaticns under this Lease. The limits of said insurance shall not, however, limit
the liabllity of Lessee nor relieve Lessee of any obligation hereunder. Lessee shall grovide an endorsement on its liability policy{ies) which provides that itsinsurance
shall be primary to and not contributory with any similar insurance carried by Lessar, whase insurance shall be considered excess insurance only.

{b} Carried by Lessor. Lessor shall maintsin liabillty insurance as deseribed in Paragraph 8.2(a), in addition to, and not in lfeu of, the insurance required to
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be maintained by Lessee. Lessee shall not be named as an addirional insured therein.

8.3 Property Insurance - Bullding, Improvements and Rental Value,

{a) Bullding andImprovements. Lessor shall obtain and keepin force 2 policy or policies of insurancein the name of Lessor, with lass payable to Lessor,
any ground-lessor, and to any Lender insuring loss or damage to the Premises. The amount af such insurance shall be equal to the full insurable replacement cost of
the Premises, as the same shall exist fram time te time, or the amount required by any Lender, but in no event more than the commercially reasonable and available
insurable value thereof. Lessee Owned Alterations and Utility Installations, Trade Fixtures, and Lessee's personal praperty shall be Insured by Lessee nat by Lessor. If
the coverage is avaifable and commercially apprapriate, such policy or palicies shall insure against all risks of direct physical loss or damage (except the perils of flood
and/or earthquake untess required by a Lender), including coverage for debris removal and the enforcement of any Applicable Requirements requiring the upgrading,
demolition, recanstruction or replacemant af any portion of the Premises as the result of a covered loss. 5aid policy or policies shail-also contain an agreed valuation
provision in tieu of any coinsurance clause, waiver of subrogation, and inflation guard protection causing an increase in the annual property insurance caverage
amount by a factor of notless than the adjusted U.5. Department of Labor Consurner Price tndex for All Urban Censumers for the city nearest to where the Premises
arelocated. If suchinsurance coverage hasa deductible clause, the deductible amount shall not exceed $5,000 per occurrence.

(b} RentalValue. Lessor shall also obtain and keep in force a palicy or policiesin the name of Lessor with lass payable to Lessor and any Lender, insuring
the loss of the full Rentfor one year with a2n extended period of indemnity for an additional 180 days {"Rental Value insurance"). Said insurance shall cantain an
agreed valuation provision in lieu of any cainsurance clause, and the amount of coverage shall be adjusted annually to reflect the projected Rent otherwise payable by
Lessee, for the next 12 month period.

(c) Adjacent Premises. Lessee shall pay for anyincrease in the premiums for the property insurance of the Building and for the Common Areas or ather
buildings In the Project if said increase is caused by Lessee’s acts, omissions, use or occupancy of the Premises,

(d) Lessee'sImprovements. Since Lessor is the Insuring Party, Lessar shall not be required ta insure Lessee Owned Alterations and Utility Installations
unless the item in questian has become the property of Lessor under the terms of this Lease.

8.4 lessec's Property; Business Interruption Insurance; Worker's Compensation Insurance.

{a} Praperty Damage. Lessee shall abtzin and maintain insurance coverage on all of Lessee's persanal property, Trade Fixtures, and Lessee Owned
Alterations and Utility Installations. Such insurance shall be full replacement cost coverage with a deductible not to exceed $1,000 per occurrence. The proceaeds from
any such insurance shall be used by Lassee for the replacement of personal property, Trade Fixtures and Lessee Owned Alterations and Utility Installations.

{b) Businessinterruption. Lessee shall obtain and 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 commonly insurad against by prudent lessees in the hysiness of Lessee or attributable to prevention of access to the
Premises as a result of such perils.

{c) Worker'sCompensation Insurance. Lessee shall obtain and maintain Worker’s Compensation Insurance in such amount as may be required by
Applicable Requirements. Such policy shall include a 'Waiver of Subrogation' endorsement. Lessee shall provide Lessor with a copy of such endorsement along with
the certificate of insurance or copy of the policy required by paragraph 8.5.

{d} NoRepresentation of Adequate Coverage. Lessor makes no rapresentation that the limits or farms of coverage of insurance specified hereln are
adequate to cover Lessea's praparty, business aperations or abligations under this Lease,

85 Insurance Pollicles. Insurance required herein shall be by companies maintaining during the policy term a "General Policyholders Rating” of at least A-, Vi,
as set forthin the most current issue of "Bast’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, delivar to Lessor certified capies of policies of such insurance or
certificates with copies of the required endorsements evidencing the exlstence and amounts of the required insurance, No such policy shall be cancelable or subject
ta madification except after 30 days priar written natice to Lessor. Lessee shall, at least 10 days prior to the explration of such policies, furnish Lessor with evidence of
renewals er “insurangce binders” evidencing renewal thereof, or Lessor may increase Lessor’s liability insurance coverage and charge the cost thereof to Lessee, which
amount shall be payable by Lessee to Lessor upen demand. Such palicies shall be for a term of at least one year, or the length of the remalning term of this Lease,
whichever is less. If either Party shall fail to procure and maintain the insurance required to be carried byit, the other Party may, but shali not be required to, procure
and maintain the same.

8.6 Walver of Subragation. Without affecting any other rights or remedies, Lessee and Lessor each herebyrelease and relieve the other, and waive their entire
right to recover damages against the other, for loss of or damage to its property arising aut of or incident to the perils required te be isured against herein. The
effect of such releases and waivers is not limited by the amount ofinsurance 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 gross negligence or willful misconduct, Lessee shall indemnify, protect, defend and hold karmiess 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 liabillties arising aut of, Involving, or in connection with, a Braach of the Lease by Lessee and/or the use andfor
occupancy of the Premises and/or Project by Lessee and/or by Lessee's employees, contractors or invitees. if any action or proceeding is brought against Lessor by
reason af 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 elaim in order to be defended or Indemnified.

8.8 Exemption of Lessor and its Agents from Liabifity. Notwithstanding the negligence or breach of this Lease by Lessor or its agents, neither Lessor nor its
agents shall be liable under any circumstances for: {i) injury or damage to the person or goods, wares, merchandise or other proparty of Lessee, Lessee's employees,
contractors, invitees, customers, or any other person in ¢r about the Premises, whether such damage or injury is caused by or results from fire, steam, electricity, gas,
water or rain, indoor airquality, the presence of mold 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 frem conditions arising upon the Premises or upon other portions of the
Building, or from other sources or places; {if) any damages arising from any act or neglect of any other tenant of Lessor or from the failure of Lessor or jts agents to
enforce the provisions of any other lease in the Project; or (iii) injury to Lessee's business or for any toss of income or profit therefrom. tnstead, it isintended that
Lessee’s sole recourse in the event of such damages or injury be to file a claim on the insurance policy(ies) that Lessee is required to maintain pursuant to the
provisions of paragraph 8.

8.9 Failure to Provide Insurance, Lessee acknowledges that any failure on its part to obtain or maintain the insurance required herein will expose Lassor to
risks and potentially cause Lessor to incur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertain. Accordingiy, for any month
or portion thereof that Lessee does not maintain the required insurance and/or does not provide Lessor with the required binders or certificates evidencing the
existence of the required insurance, the Base Rent shall be automatically increased, without any requirement for notice to Lessee, by an amount equzl to 10% of the
then existing Base Rent ar $100, whichever is greater. The parties agree that such increase in Base Rent represents fair and reasonable compensation for the
additional risk/costs that Lessor will incur by reason of Lessee's Rilure to maintain mm\}ired insurance. Suchincrease inBase Rent shall in no event constitute a
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waiver of Lessee's Default or Breach with respect to the failure to maintain such insurance, prevent the exercise of any of the other rights and remedies granted
hereunder, nor relieve Lessee of its obligation to maintain the insurance specified in this Lease.

8. Damage or Destruction.

9.1 Definitions.

(@} “Premises Partial Damage" shall mean damage or destruction to the impravements on the Premises, other than Lessee Owned Alterations and Utility
tnstaflations, which can reasonably be repaired in 3 months or less from the date of the damage or destruction, and the cost thereof doas rot exceed a sum equal to §
month's Base Rent. Lessor shall notify Lessee in writing within 30 days from the date of the damage or destruction as te whether or not the damage is Partial or Total,

(b} “Premises Total Dastruction” shall mean damage or destruction to the improvements on the Premises, other than Lessee Owned Alterations and
Utility Installations and Trade Fixtures, which cannot reasonably be repaired in 3 manths or less from the date of the damage or destruction and/or the cost thereof
exceeds a sum equal to 6 month's Base Rent. Lessor shall notify Lessee In writing within 30 days fram the date of the damage or destruction as to whether or not the
damage is Partial or Tatal.

(c} “Insured Loss" shall mean damage or destruction to improvements on the Premises, other than Lessee Owned Alterations and Utifity Instaliations and
Trade Fixtures, which was caused by an event required ta be covered by the insurance described in Paragraph 8.3(a), irrespective of any dedugtible 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 oceurrence to their conditian
existing immediately prior thereto, including demolition, debris removal and upgrading required by the operation of Applicable Requirements, and withaut 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, in, o, or under the Premises which requires restoration.

9.2 Partial Damage - Insurad Loss. If a Premises Partial Damage that is an Insured Loss accurs, then Lessarshall, 2t Lessor's expense, repair such damage (but
not Lessee's Trade Fixtures or Lassee Owned Alterations and Utility Installations) as soon as reasonably possible and this Lease shali continue in full force and effect;
provided, however, that Lessee shall, at Lessor's election, make the repair of 2ny damage or destruction the total cost to repair of which is $10,000 or less, and, in such
evant, Lessor shall make any applicable insurance proceeds available to Lessee ona reasonable basis for that purpose. Notwithstanding the foregoing, If the required
insurance was notin force or the insurance proceads are not suffident to affect such repair, the Insuring Party shall promptly contribute the shortage in proceeds as
and when required to complete said repairs. In the event, however, such shortage was due to the fact that, by reason of the unique nature of the improvements, fult
Replacement Cost Insurance coverage was not commercially reasonable and available, Lessor shall have no chligation to pay for the shortage in Insurance praceads or
to fully restore the unique aspects of the Premises unlass Lessee provides Lessor with the funds to caver same, or adequate assurance thereof, within 10 days
following receipt of written notice of such shortage and request therefor. If Lessor recelves said funds or adequate assurance thereof within said 10 day period, the
party respansible for making the repairs shall complete them as soon as reasonably possible and this Lease shall rematn in full force and effect. if such funds or
assurance are not recelved, Lessor may nevertheless elect by written notice to Lessee within 10 days thereafter to: (i) make such restoration and repalr as is
commercizlly reasonable with Lessar paying any shortage in proceads, in which case this Lease shall remain in full force and effect, or (li} have this Lease terminate 30
days thereafter. Lessee shall not be entitled to reimbursement of any funds cantributed by Lessee to repair any such damage or destruction. Premises Partial Damage
due to flood or earthquake shall be subject to Paragraph 9.3, notwithstanding that there may be some insurance covarage, but the net proceeds of any such insurance
shall be made available for the repairs if made by either Party.

9.3 Partial Damage - Uninsured Lass. 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 soonas reasonably possible at Lessor's expense (subject
to reimbursement pursuant to Paragraph 4.2), In which event this Lease shall continue in full force and effect, ar {ii) terminate this Lease by giving written notice to
Lessee within 30 days aftar receipt by Lessor of knowledge of the occurrence of such damage. Such termination shall be eHective 60 days following the date of such
notice. In the event Lessor elects to terminate this Lease, Lessee shall have the right within 10 days after receipt of the termination notice to give written notice to
Lessor of Lessee's cammitment to pay for the repair of such damage without reimbursement from Lessor. Lessea shall provide Lessar with said funds or satisfactory
assurance thereof within 30 daysafter making such commitrnent. In such event this Lease shall continue in full force and effect, and Lessor shall praceed to make
suth 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 specifiedin the termination notice.

9.4 Total Destruction. Notwithstanding any other provision hereof, if a Premises Total Destruction occurs, this Lease shall terminate 60 days following such
Dastruction. Ifthe damage or destruction was caused by the gross negligence or willful misconduct of Lessee, Lessor shall have the right to recover Lessor's damages
from Lessee, except as provided in Paragraph 8.8,

9.5 Damage Near End of Term. if at any time during the last 6 months of this Lease there is damage for whith the cost to repair exceeds ane month’s Base
Rent, whether or not an Insured Loss, Lessor may terminate this Lease effective 60 days following the date of oceurrence of such damage by giving a written
termination notice to Lessee within 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
Ininsurance proceeds {or adequate assurance thereaf) needed to make the repairs on or before the earlier of (i) the date which is 10 days after Lessee's receipt of
Lessor's written notice purporting to terminate this Lease, or (il) 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 falls 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 shatl be
extinguished.

9.6 Abaternent of Rent; Lassco's Remedies.

(a) Abatement. In the event of Premises Partial Damage or Premnises Total Destruction or a Hazardous Substance Condition for which Lessee is nat
responsikle 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
obllgations of Lessee hereunder shali be performed by Lessee, and Lessor shall have na liability for any such damage, destruction, remediation, repair or restoration
except as provided herein.

{b) Remedies. If Lessor is obligated ko repair or restare the Premises and does not commence, in a substantiai and meaningful way, such repair or
restaration within 80 days after such obligation shall accrue, Lessee may, at any time prior to the commencement of such repair or restoration, give written notice to
Lessor and to any Lenders of which Lessee has actual notice, of Lessee's election to terminate this Lease on 2 date not less than 60 days following the glving of such
notice. If Lessee gives such natice and such repair or restoration is not commenced within 30 days thereafter, this Lease shall terminate as of the date specified In said

notice, :f the repair or restaration is commenced within such 30 days, this Lease shall [\c/onﬁiue in full force and effect. “Commence” shafl mean either the
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unconditional authorization of the preparation of the required plans, or the beginning of the actual work on the Premises, whiche.ver first fxccurs.

9.7 Termination; Advance Payments. Upon termination of this Lease pursuant ta Paragraph 6.2(g) or P_an_ragraph 9, an equitable adjustment shal! be ma:iie
concerning advance Base Rent and any other advance payments made by Lessee to Lessor. Lessor shafl, in addition, return to Lessee so much of Lessee’s Security
Deposit as has not been, or is notthen required to be, used by Lessor.

10. Real Property Taxes.
10.1 Definitions.

{a) "Real Property Taxes." Asused herein, the term "Real Property Taxes" shall include any form of assessment; real er:tate, general, special, ordinary or
extraordinary, or rental levy or tax {other than inheritance, personal income or estate taxes); improvement bond; an.d/or !icense‘fee imposad upor? ar Iev!ed against
any legal or equitable interest of Lessor in the Project, Lassor's right to other income therefrom, and/or Lessor's business of Ieas:nlg, by any autherity having the direct
arindirect power to tax and where the funds are generated with reference to the Project address. The term “Real Property Taxes" shall afsn_ include any tax, fee, levy,
assessment ar charge, or any Increase therein: (i} imposed by reasan of events occurring during the term of this Lease, including but not limited to, 2 change in the
ownership of the Project; (if) a change in the improvements therean; and/or (jii) levied or assessed on machinery or equipment provided by Lessor to Lessee pursuant
ta this Leasa.

10.2 Payment of Taxes. Exsaptas-otbeswisapravidad in Paragraph 103, Lessor shall pay the Real Property Taxes applicable to the Project.~and said paymaats.

cmmon drea (Onesraling NEeASH pAaceardan

10.5 Personal Property Taxes, Lessee shall pay, prior to delinquency, all taxes assessed against and levied upon Lessee Owned Alteratians and Utility
Installations, Trade Fixtures, furnishings, equipment and all personal property of Lessee contained in the Premises. When possible, Lessee shall cause Its Lessee
Owned Alterations and Utility Installations, Trade Fixtures, furnishings, equipment and all other personal property to be assessed and billed separately from the real
property of Lessor. if any of Lessee’s sald preperty shall be assessed with Lessar’s real property, Lessee shall pay Lessor the taxes attributable to Lessee's property
within 10 days after recelpt of a written statement setting forth the taxes applicable to Lessee's property.

11. Utilities and Services,

11.1 Lessee shalt pay for all water, gas, heat, light, power, telephone, trash disposal and other ytilities and services supplied to the Premises, tagether with any
t2xes therean. Notwithstanding the provisions of Paragraph 4.2, ifat any time in Lessor’s scle judgment, Lessor determines that Lessee is using a disproportionate
amount of water, electricity or other commonly metered utillties, or that Lessee is generating such a farge volume of trash as to require an increase in the size of the
trash receptacle and/or an increase in the number of times per month thatit is emptied, then Lassor may increase Lessee's Base Rent by an smount equal to such
increased casts. There shall be no abatement of Rent and Lessor shall not be lable in any respact whatsoever for the inadequacy, stoppage, interruption or
discontinuance of any utility or service due to riot, strike, labor dispute, breakdown, accident, repair or ather cause beyond Lessor's reasanable control or in
cooperation with gavernmental request or directions.

11.2 Within fifteen days of Lessor's written request, Lessee agrees to deliver to Lessar such information, documents and/or authorization as Lessar needs in
arder for Lessor to comply with new or existing Applicable Requirements relating to commercial building energy usage, ratings, and/or the reporting thereof.

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

{a) Lessee shall not voluntarily or by operation of faw assign, transfer, mortgage or encumber {collectively, “assign or assignment”) or sublet all or any
part of Lessee's interest in this Lease orin the Premises without Lessar's prior written consent.

(b}  Unless Lessee isa corporation and its stock is publicly traded on a national stock exchange, a change in the control of Lessee shali canstitute an
assignment requiring consent. The transfer, on a cumulative basis, of 25% or more of the vating control of Lessee shall constitute a change in control for this purgose.

{c) Theinvcivement of Lessee or its assets in any transaction, or series of transactions {by way of merger, sale, acquisition, financing, transfer, leveraged
buyout 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 25% of such Net Worth asit 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 wasor 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
(exciuding any guarantors) established under generally accapted acoounting principles,

(d) Anassignment or subletting without consent shall, at Lessor's option, be a Default curable after notice per Paragraph 13.1{d), or a non-curable Breach
without the necessity of any notice and grace period. If Lessor alects to treat such unapproved assignment or subletting as a non-curable Breach, Lessar may either;
(i} terminate this Lease, or {ii) upon 30 days written notice, increase the monthly Base Rent to 110% of the Base Rent then in effect. Further, in the event of such
Breach and rental adjustment, (i) the purchase price of any optian to purchase the Premises held by Lessee shall be subject to similar adjustment to 110% of the price
previously in effect, and (i) all fixed and non-fixed rental adjustments scheduled during the remainder of the Lease term shall be increased to 110% of the scheduled
adjusted rent.

{e) Lessee's remedy for any breach of Paragraph 12.1 by Lessor shalfl be imited to campensatory damages and/or injunctive relief,

{f) Llessor may reasonably withhold consent to a proposed assignment or subletting if Lessee is in Default at the time consent is requested.

{g) Notwithstanding the foregoing, allowinga de minimis portion of the Premises, l.e. 20 square feet orless, to be used bya third party vendar in
connection with the installation of a vending machine or payphone shall not constitute a subletting.

12.2 Terms and Conditions Applicable to Assignment and Subletting.

(a) Regardless of Lessor's consent, no assignment ar subletting shall; (i} be effective without the express written assumption by such assignee ar
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sublessee of the obligations of Lessee under this Lease, (if) release Lessee of any obligations hereundey, 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 abligations fram any persan other than Lesses pending approval or disapproval of an assignment.
Neither a delayin the appraval ar disapproval of such assignment nor the acceptance of Rent or performance shall constitute a waiver ar estoppel of Lesser's rightto
exercise its remedies for Lessee's Default or Breach.

(c) Lessor'sconsent ta any assignment or subletting shall not constitute a eonsent to any subsequentassignment or subletting.

(d) Inthe event of any Default or Breach by Lessee, Lessar may proceed directly against Lessee, any Guarantars 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 ar
entity responsible therefor to Lessor, or any security hetd by Lessor.

{e} Each request for cansent to an assignment or subletting shali be in writing, accompanied by information relevant to Lessor's determination as to the
finandial and operational responsibility and appropriateness of the proposed assignee or sublessee, includirg but not imited to tha intended use and/or required
modification of the Premises, if any, together witha fee of $500 as consideration for Lessor's considering and processing sald request, Lessee agrees to provide Lessor
with such other or additional information and/or documentation as may be reasonably requested. {See also Paragraph 36)

(f}  Any assignee of, or sublessee under, this Lease shall, by reason of accepting such assignment, entering into such sublease, or entering into possession
of the Premises or any portion thereof, be deemed to have assumed and agreed to conform and comply with eachand 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 cantrary to of inconsistent with
provisions of an assignment or sublease to which Lessor has specifially consented ta in writing.

{g} Lessor's consent to any assignment or subletting shall not transfer to the assignee or sublessee any Option granted to the ariginal Lessee by this Lease
unless such transfer is specifically consented to by Lessor in writing. {See Paragraph 39.2)

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

{a) Lessee hereby assigns and transfers to Lassor all of Lessee's interestin all Rent payable on any sublease, and Lessor may collect such Rent and apply
same toward Lessee’s obllgations under this Lease; provided, however, that until a Breach shall occurin the performance of Lessee's obligations, Lassee may collect
said Rent. In the event that the amount collected by Lessor exceeds Lessee’s then outstanding obligations any such excess shall be refunded to Lessee. Lessor shall
not, by reasen of the faregoing ar any assignment of such sublease, nor by reason of the collection of Rent, be deemad liable to the sublessee for any failure of Lessee
to pesform and comply with any of Lessee's obligations to such sublessee. Lessee hereby irrevocably authorizes and directs any such sublessee, upon receipt ofa
written notice from Lessor stating that a Breach exists in the perfermance of Lessee's ebligations 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 withaut any obligation or right to inquire as to whether
such Breach exists, notwithstanding zny claim from Lessee to the contrary.

{b) Inthe event of a Breach by Lessee, Lessor may, atits option, require sublessee to sttorn 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 ar for any prior Defauits ar Breaches of such sublessor.

{c} Anymatter requiring the consent of the sublessor under a sublease shail also require the consent of Lessor.

{d) Nosublessee shall further assign or sublet all or any part of the Premises without Lessor's prior written consent.

{e) Lessor shall deliver a capy of any notice of Default or Breach by Lessee to the sublessee, who shail have the right to cure the Default of Lessee within
the grace period, if any, specified in such natice. The sublassea shall have a right of reimbursement 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 and
Regulations under this Lease. A "Breach" isdefined 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:

{3) The abandonment of the Premises; the vacating of the Premises prior to the expiration or termination of this Lease without providing a commercially
reasonable level of security, or where the coverage of the property insurance destribad in Paragraph 8.3 is jeopardized as a result thereof, or without providing
reasonable assurances ta minimize potential vandalism; or failure to deliver to Lessor exclusive possession of the entire Premises in accordance herewith prior to the
expiration or termination of this Lease.

{b) Thefailure of Lessee to (i) make any payment of Rent or any Security Deposit required to be made by Lessee hereunder, whether to Lessor or toa
third party, when due; (ii) to provide reasonable evidence ofinsurance or surety bend; ar {jii) to fulfill any obligation under this Lease which endangers or threatens
life or property, where such failure continues for a period of 3 business days following written notice to Lessee. THE ACCEPTANCE BY LESSOR OF A PARTIAL PAYMENT
OF RENT OR SECURITY DEPOSIT SHALL NOT CONSTITUTE A WAIVER OF ANY OF LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE
PREMISES.

{c) Thefailure of Lesses to allow Lessor and/or its agents access to the Premises or the commission of waste, act or acts constituting public or private
nuisance, and/or an illegal activity on the Prernises by Lessee, where such actions continue for a period of 3 business days following written notice to Lessee. In the
event that Lessee commits waste, a nuisance or an iflegal activity a second time then, the Lessor may elect to treat such conduct as a non-curable Breach rather than a
Defauit.

{d} The failure by Lessee to provide {i) reasonable written evidence of compliance with Applicable Requirements, (i) the service contracts, (ili) the
rescission of an unauthorized assignment or subletting, {iv} an Estoppel Cartificate ar financial statements, (v} a requested subordination, {vi) evidence concerning any
guaranty and/or Guarantor, {vii) any document requested under Paragraph 41, (vilij material safety data sheats (MSDS), ar {ix) any other documentation or
information which Lessor may reasonabiy require of Lessee under the terms of this Lease, where any such failure continues fora period of 10 days following written
notice to tessee,

(e} A Default by Lessee as to the terms, covenants, conditions or provisions of this Lease, or of the rules adopted under Paragraph 2.9 hereof, other than
those described in subparagraphs 13.1(a), (b), (c} or (d), above, where such Default continues for 2 period of 30 days after written notice; provided, however, that if
the nature of Lessee's Defaultis such that more than 30 days are reasonably required for its cure, then it shall not be deemad to be a Breach if Lessee commences
such cure within said 30 day periad and thereafter diligently prosecutes such cure to completion.

(} The occurrence of any of the following events: (i) the making of any general arrangement or assignment for the benefit of creditars; (i) becoming a
"debtor” as defined in 13 U.S.C. § 101 or any successor statute thereto {unfess, in the case of a petition filed against Lessee, the same is dismissed within 60 days); (ili)
the appaintment of a trustee or receiver to take possassion 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 30 days; or {iv) the attachment, execution or fth,fr judicial seizure of substantially all of Lessee's assets located at the
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Premises or of Lessee's interest in this Lease, where such selzure Is not discharged within 30 days; provided, huwt‘:v.er. In the evenf tflat any P{owsmn of this
subparagraph is contrary to any applicable law, such provision shali be of no force or effact, and not affect the vahdlt_y of the remaining provisions.

{g) The discovery that any financial statement of Lessee ar of any Guarantor given to Lessor was materially f.alse. . o

{(h} [f the performance of Lessee's obligations under this Lease is guaranteed: (i) the death of a (?uan:antor, (i) the termlr‘\atlon ofa G:arantorﬁ ii a (ll:f )ya
with respect to this Lease other than in accordance with the terms of such guaranty, (iii) a Guarantor's bEFcEming insclvent or the su?ject of a ban! .ruptcy r;g{l i
Guarantor's refusal to honor the guaranty, or (v) a Guarantor’s breach of Its guaranty obligation on an anticipatory basis, anq L?ssee 's faifure, within 60 days following
written notice of any such event, to pravide written alternative assurance or security, which, when coupled with tha then existing resources of Lessee, equals or
exceeds the cambined 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 10 days after written notice {or incase of an em?rgency, withgut
notice), Lessar may, at its option, perform such duty or obligation on Lessee's behalf, including but not limited to the obtaining of reasonably required bands,
insurance palicies, or governmental licenses, permits or approvals. Lessee shall pay to Lessor an amount equal to 115% of the costs and expenses Incurred by Lessor
in suth performance upon receipt of an invoice therefor. In the event of 2 Breach, Lessor may, with or without further notice or demand, and without limiting Lesser
inthe exercise of any right or remedy which Lesser may have by reasan of such Breach:

{8) Terminate Lessese'sright to possession of the Premises by any lawful means, in which case this Lease shall terminate and Lesses shall immediately
surrender possession to Lessor. Insuch 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 vnpaid 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 rentzl loss that the Lessee proves could be reasanably 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 ardinary
course of things would be likely to result therefrom, including but not limited to the cost of recovering passession of the Premises, expenses of reletting, including
necessary renovation and alteration of the Premises, reasanable 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 atthe time of award of the amaunt 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 percant, Efforts by Lassor to mitigate damages caused by Lessee's Breach of this Lease shall not waive Lessor's right to recover any damages to
which Lessor is otherwise entitled. If termination of this Lease is obtalned through the provisianal remedy of unlawful detaines, Lessor shall have the right to recover
in such proceeding any unpald Rentand damagesas 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 periad required under Paragraph 13.1 was not previously given, a notice to pay rent or quit, or to perform or guit given to Lessee under the untawful
detainer statute shall also constitute the notice required by Paragraph 13.1. In such case, the applicable grace pariod 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 pravided for in this Lease and/er by said statute,

{b) Continuethe Lease and Lesses's right to possession and recover the Rent asit becomes due, in which event Lessee may sublet or assign, subject anly
ta reasonable limitations. Acts of maintenance, efforts to relet, and/or the appointment of a receiver to protect the Lessor's interests, shall not constitute
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 lacated, The expiration
or termination of this Lease and/or the termination of 1essee's right to possession shafl not refieve Lessee from liabitity 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, the cast of tenant improvements for Lessee paid for or performed by
Lessar, or for the giving or paying by Lessar to or for Lessee of any tash or other bonus, inducement or consitteration for Lessee’s entering into this Lease, all of which
cancessions are herainafter referred to as "Inducement Provisions," shall be daemed conditioned upan Lessee's full and Rithful performance of all of the terms,
covenants and conditions of this Lease. Upon Breach of this Lease by Lessee, any such indutement Pravision shall sutomaticaily be deemed deleted from this Lease
and of no further force ar effect, and any rent, other charge, bonus, inducement or consideration theretofore abated, given or paid by Lessor under such an
Inducement Provision shalt be immediately due and payable by Lessee to Lesser, notwithstanding any subseguent cure of said Breach by Lessee. The acceptance by
Lessor of rent or the cure of the Breach which initisted 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 wastsinclude, 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 5 days after such amount shalt be due, then, without any
requirement for notice to Lessee, Lessee shall immediately pay to Lessor a one-time late charge equal to 10% of each such overdue amount or 5100, whichever is
greater. The Parties hereby agree that such late charge represents a fair and reasonable estimate of the costs Lessor will incur by reason of such [ate payment.
Acceptance of such late charge by Lessor shallin no event constitute a waiver of Lessee's Default or Breach with respect to such overdue amount, ner prevent the
exercise of any of the other rights and remadies granted hereunder. In the event that a late charge is payable hereunder, whether or not collected, for 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 quarterlyin
advance,

13.5 Interest. Any monetary payment due Lessor hereunder, other than late charges, not received by Lessar, when due shall bear interest from the 31st day

after It was due, The interest {“Interest"} charged shall be computed at the rate of 10% per annum but shall not exceed 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 byLessor.

(2) Notice of Breach. 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 reasanable time shalt in no event be less than 30 days after receipt by Lessor, and any Lender whose name
and address shall have been furnished to Lessee in writing for such purpose, of written notice spetifying wherein such obligation of Lessor has not been parformed;
provided, however, that if the nature of Lessor's obligation is such that more than 30 days are reasonably required for its perfarmance, then Lessor shafl not be in
breach if perfermance is cammenced within such 30 day period and thereafter diligently pursued to completion.

{b} Performance by Lessee on Behalf of Lassor. In the event that neither Lessar nor Lender euras sald breach within 30 days after receipt of said notice,
or I having commenced said cure they do not diligently pursue it to completion, then Lessee may electto cure said breach at Lessee’s expense and offset from Rent
the actual and reasonable costto perform such cure, provided, however, that such offset shall not exceed an amount equal to the greater of one month's Base Rent or
the Security Depaosit, reserving Lessee's right to reimbursement from Lessor for any such expense in excess of such offset. Lessee shall document the cost of said cure
and supply said decumentation to Lessor. P | ‘]\
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14. Condemnation. (f the Premises or any portion thereof are taken underthe power of eminent domain or sold under the threat of the exercise of said power
(collectively "Condemnation”), this Lease shall terminate as to the part tzken as of the date the condemning authority takes title or possession, whichever first accurs.
If more than 10% of the floor area of the Unit, or more than 25% of the parking spaces is taken by Condemnation, Lessee may, at Lessee's option, to be exercised in
writing within 10 days after Lessor shall have given Lessee written notice of such taking (or in the absence of such notice, within 10 days after the condemning
authority shall have taken possession) terminate this Lease as of the date the condemning autherity takes such possession. If Lessee daes not terminate this Lease in
accordance with the faregaing, this Lease shall rermain 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 paid by the condemnor for Lessee's refocation expenses, loss of business goadwill and/ar 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. Brokerage Fees.

GLBP:' L Y13 b

15.2 Assumgtion of Obligations. Any buyer or transferee of Lessor's interest in this Lease shafl be deemed to have assumed Lessor’s obligation hereunder.
Brokers shall be third party beneficiaries of the provisions of Paragraphs 1.10, 15,22 and 31. IFLessor fails to pay to Brokers any amounts due as and for brokerage
fees pertaining to this Lease when due, then such amounts shall accrue Interest. In addition, if Lessor fzils to pay any amounts to Lessee’s Broker when due, Lesses's
Broker may send written notice to Lessor and Lessee of such failure and if Lessor fails to pay such amgunts within 10 days after sald notice, Lessee shall pay said
manies to its Broker and offset such amounts against Rent. [n addition, Lessee's Broker shall be deemed to be a thied party beneficiary of any commission agreement
entered into by and/or between Lessor and Lessor's Broker for the limited purpase of collecting any brokerage fee owed.

15.3 Representations and Indemnities of Broker Relationships. Lessee and Lessor each represent and warrant to the other that it has kad ng dealings with any
person, firm, broker, agent or finder (other than the Brokersand Agents, if any) in connection with this Lease, and that no one other than said named Brokers and
Agents [s 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 agalnst liabllity for compensation or charges which may be claimed by any such unnemad broker, finder or other similar party by reason of any
dealings or actlons of the indemnifying Party, including any costs, expenses, attorneys’ fees reasonably incurred with respect thereto,

16. Estoppel Certificates.

{a) Each Party {as "Responding Party*) shall within 10 days after written notice fram the other Party {the "Requesting Party") execute, acknowledge and
deliver to the Requesting Party a statement in writing in form similar to the then mast current "Estoppel Certificate” form published by AIR CRE, plus such additional
information, confirmation and/or statements as may be reasonably requested by the Requssting Party.

{b) (fthe Responding Party shall fail to execute or deliver the Estoppe! Certificate within such 10 day period, the Requesting Party may execute an
Estoppel Certificate stating that: (i) the Lease isin Full force and effect without modification except as may be represented by the Requesting Party, (i) there are no
uncured defaults in the Requesting Party's performance, and (iti) if Lessor is the Requesting Party, not more than one moenth's rent has been paid in advance.
Prospective purchasers and encumbrancers may rely upon the Requesting Party's Estoppe! Certificate, and the Responding Party shall be estapped from denying the
truth of the facts contained in said Certificate. |n addition, Lessee acknowledges that any failure onits part to provide such an Estoppel Certificate will expose Lessar
ta risks and potentially cause Lessor to incur costs nat eontemplated by this Lease, the extent of which will be extremely difficult to ascertain. Accordingly, should the
Lessee fail to execute and/or deliver a requested Estoppe! Certificate in a timely fashion the monthly Base Rent shall be automatically increased, without any
requirement for notice to Lessee, by an amount equal to 10% of the then existing Base Rent or $100, whichever is greater for remainder of the Lease. The Parties
agree that such increase in Base Rent represents fair and reasonahle compensation for the additional risk/costs that Lessor will incur by reasan of Lessee's failure to
provide the Estoppel Certificate. Suchincrease in Base Rent shall in no event constitute a waiver of Lessee's Default or Breach with respect to the failura to provide
the Estoppel Certificate nor prevent the exercise of any of the other rights and remedies granted hereunder.

{c)  IfLessor desires to finance, refinance, or sell the Premises, or any part thereof, Lessee and all Guarantors shall within 10 days after written notice
from Lessor deliver to any potential lender or purchaser designated by Lessor such financial statements as may be reasonably required by such lender or purchaser,
including but not limited to Lessee's financizl statements for the past 3 years. Afl such financial statements 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 thisls a
sublease, of the Lessee's interestin the prior lease. In the event of a transfer of Lessar's title or intarest 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. Upon such transfer or assignment and delivery of the Security Depasit, as
aforesald, the prior Lessor shall be relieved of all liability with respect to the obligations and/or covenants under this Lease thereafter to be parformed by the Lessor.
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,

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 atherwise specifically indicated to the contrary, the word "days” as used in this Lease shall mean and refer to calendar days.

20. Limitation onLiabllity. The obligations of Lessor under this Lease shall not constitute personal abligations of Lessor, or Its partners, members, directors, officers
ar shareholders, and Lessee shall look to the Premises, and to no other assets of Lessor, for the satisfaction of any liability of Lessor with respect to this Lease, and
shall not seek recaurse against Lessor's partners, members, directars, officers or shareholders, or any of their personz| assets for such satisfaction.

21. Time of Essence. Time is ofthe essence with respect to the performance of sif abligations to be perfarmed or abservaed 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 mentiorad herein, and no
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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 Party to this Lease and as to the use, nature,
quality and character of the Premises. Brokers have no responsibility with respect thereto or with respect to any default or breach hereof by either Party.

23. Notices.

23.1 Natice Requirements. All notices required or permitted by this Lease or applicable law shall be in writing and may be delivered in person (by hand ar by
courler} or may be sent by regular, certified or registered mail or U.S. Postal Service Express Mait, with postage prepaid, or by facsimile transmission, or by email, and
shall be deemed sufficiently given if served in a8 manner specified in this Paragraph 23. The addresses noted adjacent to 2 Party's signature on this Lease shall be that
Party's address for delivery or mailing of natices. Either Party may by written notice to the other specify a differant address for notice, except that upon Lessea's
teking possessian of the Premises, the Premises shall constitute Lessee's address for natice. 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 deamed 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 shal} be deemed given 72 hours after the same is addressed as
required herein and mailed with postage prepaid. Notices delivered by United States Express Mail or overnight caurier that guarantees next day defivery shall be
deemed given 24 hours after delivery of the same to the Postal Service or courier. Notices delivered by hand, or transmitted by facsimile transmission or by emall
shall be deemed delivered upon actual receipt. If notice is received on a Saturday, Sunday or legal haliday, it shall be deerned received on the next business day.

23.3 Options. Notwithstanding the foregoing, in order to exercise any Options (see paragraph 39), the Notice must be sent by Certified Mail {return receipt
requested), Express Mail {signature required), courier {signature required) or some other methodolagy that provides a receipt establishing the date the notice was
received by the Lessor.

24. Waivers.

(a) No waiver by Lessor of the Default or Breach of any term, covenant or condition hereof by Lessee, shalt 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 appraval of, any actshall not be deemed to render unnecessary the obtaining of Lassor's consent to, or approval of, any subsequent or similar act by Lessee, or be
construed as the basis of an estoppel to enforce the provision or provisions of this Lease requiring such consent.

{b) Theacceptance of Rent by Lessor shall not be a waiver of any Defoult 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 Lessea 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.

{c} THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALLGOVEAN WITH REGARD TO ALL MATTERS RELATED THERETO AND HEREBY WAIVE THE
PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUCH STATUTE IS INCONSISTENT WITH THIS LEASE.

25. Disclosures Regarding the Nature of a Real Estate Agency Relationship.

(8) When enteringinto a discussion with a real estate agent regarding 2 real estate transaction, a Lessor or Lessee should from the outset understand what
type of agency relationship or representation it has with the agent or agents in the transaction. Lessorand Lessee acknowledge being advised by the Brokers in this
transaction, as follows:

(i) Llessor'sAgent. A Lessor'sagent undera listing agreement with the Lessor acts as the agent for the Lessor only. A Lessor's agent or subagent has the
following affirmative obligations: he Lessar: A fiduciary duty of utmost care, integrity, honesty, and loyalty in dealings with the Lessor. _7o the lessee and the
Lessor: (2) Diligent exercise of reasonable skills and care in parformance of tha agent’s duties. (b) A duty of honest and fair dealing and good faith. {c} A duty ta
diselose all facts known to the agent materially affecting the value or desirability of the property that are nat known to, or within the difigent attention and
observation af, the Parties. Anagent isnot obligated to reveal to either Party any confidential information obtained from the other Party which does not involve the
affirmative duties set forth ahove.

(i)  Lessea's Agent. Anagent can agree to act as agent for the Lesses only. In these situations, the agenitis not the Lessor's agent, even if by agreement
the agent may receive compensation for services rendered, either In full or in part fram the Lessor. An agent acting only fora Lessee has the following affirmative
obligations._To the fessee: A fiduclary duty of utmost care, integrity, honesty, and loyaity in dealings with the Lessee. Tothe Lessee and the lessar; (a) Diligent
exercise of reasonable skifls and care in performance of the agent's duties. {b} A duty of honestand fair dealing and good faith. {c} A duty to disclose all facts known
tothe agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and observation of, the Parties. An

agent is not obligated ta reveal to either Party any confidential information abtained from the other Party which does notinvolve the affirmative duties set forth
above.

(i) Agent Representing Both Lessor and Lessee. A real estate agent, either acting directly or through one or more associate licensees, can legally be the
agent of both the Lessor and the Lessee in a transaction, but only with the knowledge and consent of both the Lessor and the Lessee. In a dual agencey situation, the
agent has the following affirmative obligations to both the Lessor and the Lessee: {a) A fiductary duty of utmast care, integrity, honesty and loyalty in the dealings with
either Lessor or the Lessee. {b) Other duties to the Lessorand the Lessee as stated above in subparagraphs (i} or {ii). In representing both Lessor and Lessee, the
agentmay not, without the express permission of the respective Party, disclose to the other Party confidential information, inciuding, but not limited to, facts relating
toeither Lessee's or Lessor's financial position, motivations, bargaining position, or other personal informstion that may impact rent, including Lessor's willingness to
accepta rent less than the listing rent or Lessee's willingness to Pay rent greater than the rent offered. The above duties of the agent in a real estate transaction do
not refieve a Lessor or Lessee from the responsibility to protect their owninterests, Lessor snd Lessee shauld carefully read all agreements to assure that they
adequately express their understanding of tha transaction. A real estate agentis a person qualified to advise about real estate, |f legal or tax advice is desired, consult
acompetent professional. Both Lessor and Lessee should strongly consider obtaining tax advice from a competent professional because the federat and state ;'ax
cansequences of a transaction can be complex and subject to change.

{b) Brokers have no responsibility with respect to any default ar breach herect b
i Y either Party. The Parties agr i
involving any breach of duty, error or omission relatin o e afar e vvsuf o ather legel A

g to this Lease may be brought against Broker more than one year after the Start Date and that th i
i 4 . " e Habili
{inctuding cauntt Costs and attomeys' fees), of any Broker with respect to any such lawsuit and/or legal praceeding shall not exceed the fee received by such Bmt:er
:?rsu:n; wkthzs Lease; provided, however, that the foregoing limitation an each Broker's liability shail not be applicable to any gross negligence or wilifu) misconduct
such Broker.

(e} Confidential informotion. Lessor and Lessee agree to identify to Brokers as "Canfidential®

. any communicatio info ion gi
considered by such Party to be confidential. Y B

26. No Right To Holdaver. Lessee has no right to retzin Possession of the Premises or any part thereof beyond the expiration or termination of this Leasa, Ator

priar to the expiration or termination of this Lease Lessee shall deliver exclusive po&sessinn of the Premises to Lessor. For purposes of this provision and Paragraph
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13.1(a), exclusive possession shall mean that Lessee shall have vacated the Premises, removed all ofits personal property therefrom and that the Premises have been
returned in the condition specified in this Lease. In the event that Lessee does not defiver exclusive passession ta Lessor as specified above, then Lessar's damages
during any hoidover period shall be computed atthe amount of the Rent {as defined in Paragraph 4.1} due during the last full month before the expiration or
termination of this Lease (disregarding any temporary abatement of Rent that mayhave been in effect), but with Base Rent being 150% of the Base Rent payable
during such last full month. Nothing contained herein shall be construed as consent by Lessor to any holding over by Lessea,

27. Cumulative Remedles. Noremedy ar election hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all other remedies at law ar
in equity.

28, Covenanis and Conditions; Construction of Agreement. All provisions of this Lease to be observed or performed by Lessee are both covenants and conditions.
In construing this Lease, allheadings and tittes are for the convenience of the Parties only and shall nat be considered a part of thislease. 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 falr
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 countyin which the Premises
arefocated. Signatures to this Lease accomplished by means of electronic signature or similar technology shall be legal and binding.

30. Subordiration; Attarnment; Noen-Disturbance.

30.1 Subordination. 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, ta 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 tagether referred toas "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, whereupan 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. Inthe event that Lessor transfers title to the Premises, or the Premises are acquired by another upon the foreclosure or termination of &
Security Device to which this Lease is subordinated (i) Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3, attom to such new owner, and upon
request, enter inta 3 new lease, containing all of the terms and provisions of this Lease, with such new owner for the remainder of the term hereof, or, at the election
of the new owner, this Lease will automatically become a new lease between Lessee and such new ownes, and {ii) Lassor shall thereafter be relieved of any further
abligations hereunder and such new owner shall assume ali of Lessor's obligations, except that such new owner shall not: {a} be llable for any act or omission of any
prior lessor or with respect to events occurring prior to acquisition of ownership; (b} be subject to any effsets or defenses which Lessee might have against any prior
lessor, (c) be bound by prepayment of more than one manth's rent, or (d) he tizble for the return of any security deposit paid to any prior lessor which was not paid or
credited to such new owner. ’

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 "Nan-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 solong as Lessee isnot in
Breach hereaf and attorns to the record owner of the Premises. Further, within 60 days after the execution of this Lease, Lessor shall, if requested by Lessee, use its
commercially reasonable efforts to obtain a Non-Disturbance Agreement from the halder of any pre-existing Sacurity Device which is secured by the Premises. In the
event that Lessor is unable to provide the Non-Disturbance Agreement within said 60 days, then Lesses may, st Lessee's option, directly contact Lender and attempt
to negotiate for the execution and dalivery of a Non-Disturbance Agreement.

30.4 Self-Executing. The agreements contained in this Paragraph 30 shail be effective without the execution of any further documents; provided, however, that,
upon written request from Lassor ar 2 Lender in connection with 2 sale, financing or refinancing of the Premises, Lessee and Lessor shall execute such further writings
as may be reasonably raquired to separately documentany subordination, attornment and/or Nan-Disturbance Agreement provided for herein.

31. Attorneys’ Fees. Ifany Party or Braker brings an action or proceeding inwvolving the Premises whether founded in tort, contract or equity, or to dedare rights
hereunder, the Prevailing Party (as hereafter defined) inany such proceeding, action, or appeal thereon, shall be entitled to reasonsble attorneys’ fees. Such fees may
be awarded in the same suit or recovered in a separate suit, whethier 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 substankially obtains or defeats the relief sought, 3sthe case may be, whether by compromise,
settiement, judgment, or the abandonment by the other Party ar 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 additien, Lassor shall be entitied to attarneys® fees, costs and
expenses incurred in the preparation and service of notices of Default and consultations in connection therewith, whether or not a legal action is subsequently
commenced in connection with such Defsult or resulting Breach ($200 s a reasonable minimum per occurrence for such services and consultation).

32. Lesser’s Access; Showing Premises; Repalrs, Lessor and Lessor's agents shall have the right to enter the Premises at any time, in the case of an emergency, and
otherwise at reasonable times after reasanable prior notice for the purpose of shawing the same to prospective purchasers, lenders, or tenants, and making such
alterations, repairs, improvernents or additions to the Premises as Lessor may deem necessary or desirable and the erecting, using and maintaining of utilities,
services, pipes and conduits through the Premises and/or other premises as long as there is no material adverse effect on Lessee’s use of the Premises. All such
activities shall be without abatament of rent or Hability to Lessee.

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 determining whether to permit an auctian.

34. Signs. Lessar may place an the Premises ordinary "For Sale” sfgns at any ime and ordinary “For Lease" signs during the last 6 months of the term hereof. Except
for ardinary "For Sublease” signs which may be placed only on the Premises, Lessee shall not place any sign upon the Project without Lessor's prior written consent.
Allsigns must comply with all Applicable Requirements. All signage shall be displayed above the Pico-facing storefont and
the bottom portion of the existing roof sign.

35. Termination; Merger. Unless specifically stated otherwise in writing by Lessar, the voluntary or other surrender of this Lease by {essee, the mutual termination
ar 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 ta continue any one orall existing subtenancies. Lessar's failure within 10 days following any such event to elect to the contrary by
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written notice ta the holder of any such lesser interast, shali constitute Lessor's election 1o have such event constitute the termination of such interest.

36. Consents. All requests for consent shall be in writing. Except as otherwise provided herein, wherever in this Lease the consent of 3 Party is req;flre_:l t;; t:n act by
or for the ather Party, such consent shall not be unreasonably withheld or delayed. Lessor's actual reasonable costs and expenses {including but nat zmm? i
architects', attorneys', engineers’ and other consultants' fees) incurred in the considerstion of, or response to, a request by Lessee for any Les?or cnnse'nk, including
but not limited to consents to an assignment, a subletting or the presence or use of a Hazardaus Substance, shall be paid by Lessee upon receipt of an invoice and
supporting documentation therefor. Lessor's consent to any act, assignment or subletting shall not constitute an acknowledgment that no Defaultor BreaF!-v by Lessee
of this Lease exists, nor shalt such cansent be deemed a waiver of any then existing Default or Breach, except as may be otherwige specificaily stated in writing I.J’/
Lessor at the time of such cansent. The failure to specify herein any particular condition to Lessor's consent shall not preclude the impasition by Lessor at the time of
consent of such further or other conditions asare then reasonable with reference to the particular matter for which cansentis being giver. In t.hfa event that either
Party disagrees with any determinaticn made by the other hereunder and reasanably requests the reasons for such determination, the determining party shall furnish
its reasons in writing and in reasonable detail within 10 business days following such request.

37. Guarantor.

37.1 Execution. The Guarantors, if any, shall each execute a guaranty in the farm most recently published by AIR CRE.

37.2 Default. [tshall constitute a Default of the Lessee if any Guarantor fails or refuses, upon request to provide: (a) evidence of the execution of the guaranty,
including the authority of the party signing on Guaranter's behalf to obligate Guaranter, and in the case of a corporate Guarantor, a certified copy of a resolution of its
board of directors authorizing the making of such guaranty, [b) current financial statements, (c) an Estoppel Certificate, or (d) written confirmation that the pguaranty is
stifi in effect.

38. Quiet Possesslon. Subject to payment by Lessee of the Renk and performance of all of the covenants, conditions and provisions an 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.

33. Options. If Lessee is granted any Option, as defined below, then the following provisions shall apply.

39.1 Definition. “Option" shall mean: (3) the right to extend cessduca the term of arrangw this Lease. oeto-extend.erreduca tha term of or ranaw any leasa
WWWMMMWW bl Hekthoright-to-purchase,

=
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9.2 Options Personal To Original l.ee. Any 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 isin full possestion of the Premises and, if requested by Lessor, with Lessee certifying that
Lessee has no intention of thereafter assigning or subletting.

39.4 Effect of Default an Optians.

{a) Lessee shall have noright to exarcise an Option: (i} during the periad commencing with the giving of any notice of Default and continuing until said
Defaultis cured, {ii} during the period of time any Rent is unpaid {without regard to whether notice thereof is given Lessee), (ji) during the time Lessee s in Breach of
this Lease, or {iv) in the event that Lessee has been glven 3 or more notices of separate Default, whether ar not the Defaults are cured, during the 12 month period
immediately preceding the exercise of the Option.

{b} The period of time within which an Option may be exerciced 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) AnOption shall terminate andbe of no further force ar effect, notwithstanding Lessee's due and timely exercise of the Option, if, after such exercise
and prior to the commencement of the extended term or completion of the purchase, {i) Lessee fails to pay Rent for a period of 30 days after such Rentbecomes due
{without any necessity of Lessor to give notice thereof), ar {ii) if Lessee commits a Breach of this Lease.

40. Security Measures. Lessee hereby acknowledges that the Rent payable ta Lessor hereunder does not include the cost of guard service or other security
measures, and that Lessar shall have no obligation whatsoever to provide same. Lessee assurnes all responsibility for the protection of the Pramises, Lesses, its
agents and invitees and their property from the acts of third parties.

41. Reservations. Lessor reserves the right: (i} to grant, without the consent or joinder of Lessee, such easerments, rights and dedications that Lessor deems
necessary; {li} to cause the recordation of parcel maps and restrictions; and (iii) to create and/or install new utility raceways, so long as such easements, rights,

dedications, maps, restrictions, and utility raceways do not unreasonsbly interfere with the use of the Premises by lessee. Lessee agrees to sign any documents
reasonably requested by Lessor to effectuate such rights.

42. Parformance Under Protast. If at any time a dispute shall arise as ta any amount or sum of money tobe paid by one Party to the other under the provisions
hereof, the Party against whom the obligation to pay the money i 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 sald Party to Institute suit for recovery of such sum. Ifit 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 50 much thereof as it was not
tegally required topay. A Party who does notinitiate sult for the recovery of sums paid "under protest® within & months shall be deemed to have walved its right to

protest such payment,
43. Authority; Multiple Parties; Execution,

{a} IFeither Party hereto is a corporation, trust, limited liability company, partnership, or simitar entity, each individual executing this Lease on behalfof
such entity represents and warrznts that he ar she is duly authorized to execute and deliver this Lease on itsbehalf. Each Party shall, within 30 days after request,
deliver to the other Party satisfactary evidence of such authority.

(b} ifthis Lease Is executed by more than one person or entity as “Lessee”, each such person or entity shall be jointly and severally lizble hereunder. itis
agreed that any one of the named Lessees shall be empowered to execute any amendment to this Lease, or other docurent ancillary thereto and bind all of the
named Lessees, and Lessor may rely on the same as if al) of the named Lessees had executed such document.

{c) ThisLease maybe executed by the Partiesin counterparts, each of which shall be deemed an originat and all of which together shall canstitute one
and the same instrument.

44. Conflict. Any canflict between the printed provisions of this Lease and the typewritten or handwritten provisions shall be controlled by the typewritten or

_E(% AL

INITIALS INITIALS
© 2019 AIR CRE. AllRights Reserved.
MTG-24.40, Revised 10-22-2020

Last Edited: 2/2/2026 4:15 PM
Page 16 of 18




handwritten provisions.

45. Offer. Preparation of this Lease by either Party or their agent and submission of same to the other Party shall notbe deemed an offer to lease to the other
Party. This Lease is notintended to be binding until executed and delivered by all Parties hereto.

46. Amendments. This Lease may be modified only in writing, slgned by the Parties in interest at the time of the modification. As long as they do not materially
change Lessee's obligations hereundar, Lessee agrees to make such reasonable non-monetary madifications to this Lease as may be reasonably requirad by a Lender
in connection with the obtaining of normal financing or refinancing of the Pramises.

47. Waiver ofjury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY IURY IN ANY ACTION OR PROCEEDING INVOLVING THE PROPERTY
OR ARISING OUT OF THIS AGREEMENT.

48. Arhitration of Disputes. An Addendurn requiring the Arbitration of all disputes between the Parties and/or Brokers arising out of this Lease D is lz isnct
attached to this Lease.

49, Accesslbility; Americans with Disabllities Act.
{a) The Premises:

EZ have nat undergone an inspection by a Certified Access Specialist (CASp). Note: A Certified Access Specialist (CASp} can inspect the subject premises and
determine whether the subject premises comply with all of the applicable construction-related accessibility standards under state law. Although state law does not
require 3 CASp Inspection of the subject premises, the commercial property owner or lessor may not prohibit the lessee or tenant from obtaining a CASp inspection of
the subject premises for the occupaney or potential occupancy of the lessee or tenant, ifrequested by the lessee or tenant. The parties shall mutuaily agree on the
arrangemaents for the ime and manner of the CASp inspection, the payment of the fee for the CASpinspection, and the cost of making any repairs necessary to
correct viglattons of construction-related accessibility standards within the premises.

have undergone an inspection by a Certified Access Spacialist (CASp) and it was determined that the Premises met all applicable construction-related accessibility
standards pursuant to California Civil Code §55.51 et seq. Lessee acknowledges that it received a copy of the inspection report at least 48 hours prior to executing this
Lease and agrees to keep such report confidential.

ﬂ have undergone an inspection by a Certiffied Access Specialist {CASp) and it was determined that the Premises did not meet all applicable construction-related
accessibility standards pursuant to Celifornia Civil Code §55.51 et seq. Lessee acknowledges that it received a copy of the inspection report at least 48 hours priar to
executing this Lease and agrees to keep such report confidential except as necessary to complete repzirs and corrections of violations of construction related
accessibility standards,

In the event that the Premises have been issued an Inspection report by 3 CASp the Lessor shall provide a copy of the disabillty access inspection certificate to Lessee
within 7 days of the execution of this Lease.

(b) Since compliance with the Americans with Disabilities Act {ADA) and other state and local accesslbility statutes are dependent upon Lessee's specific
use of the Premises, Lessor makes no warranty or representation as to wiether or not the Premises camply with ADA or any similar legislation. In the event that
lessee’s use of the Premises requires modifications or additions te the Premises in order to be in compliance with ADA or other accessibility statutes, Lessee agrees to
make any such necessary modifications and/or additions at Lessee’s expense.

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. TME 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 WATH RESPECT TO THE PREMISES.

ATTENTION: NO REPRESENTATION OR RECOMMENDATION IS MADE BY AIR CRE OR BY ANY REAL ESTATE BROKER AS TO THE LEGAL SUFFICIENCY, LEGAL EFFECT, OR
TAX CONSEQUENCES OF THI5 LEASE OR THE TRANSACTION TO WHICH IT RELATES. THE PARTIES ARE URGED TO:

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

2. RETAIN APPROPRIATE CONSULTANTS TC 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, COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT AND THE SUITABILITY OF THE PREMISES FOR LESSEE’S INTENDED USE.

WARNING: IF THE PREMISES ARE 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 ARE LOCATED.

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

Executedat: _Santa Clarita, CA Executedat: _Los Angeles, CA
On: c’l-'f-;?@ on: _February 5, 2026
By LESSOR: By LESSEE:
10921 Pico LLC, & California limited Natan Pharma, Inc., a California
liability company corporation
v  Ehuond 7 QHack o Nty VWA, ~—
NamePrinted: Edward T, Jiffle NamePrinted: Nathan Messian
Tite: _Managing Member Title: _Chief Executive Officer
Phone: _661-505~3431 : Phone: _31.0-927-3016
Fax: Fax:
Email: _ejirele@amail . com Email: hanm ian 1l
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By:

By: .
Name Printed: _Ax1 Jgre

Titte: _M.ana.gz.ng_mm;_

Phone:
Fan:
Email:

Address: _P. O, Box 802047, Santa Clarita CA

91380
Federal ID No.:

BROKER
i} ide Retazil, I

Atm: _Marc Pollock
Title: _President

Address: _17412 Ventura Boulevard, #395, Encino

CA 91316

Phone: _310-826-8000

Fax _310-826-8333

Email: _Marc@WestsideRetail,com
FaderaliD No.: 20-4887793
Broker DRE Licensed#: _031759028

Agent DRE License#: _ 00881177

Name Printed:
Title:

Phane:

Fax:

Ernail:

Address: _10780 Rochester Ave., Los Angeles CA

90024
federal ID No.:

BROKER

Nelson Shelton & BAsscogiates
mtn: _Faye Sarafiapn-Frdman

Title:

Address: _ 345 N Maple Dr., Suite 140

Beverly Hills, CA 90210

Phone: 310-386-2497

Fax:

Emaik _favesafarian@yahoo.com
Federat 1D No.:

Broker DRE License #:

Agent DRE License#: _ (01121133
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AIRCRE

contracts

RENT ADJUSTMENT(S)
{ORIGINAL TERM)
STANDARD LEASE ADDENDUM

Dated: _January 29, 2026
By and Between
Lessor: 10921 Pico LIC, a California limited ligbility company

Lessee: Natan Pharma, Inc., a California corporation

Property Address: 10921 West Pico Boulevard, lLos Angeles CA 90064
{streat address, city, state, 2ip)

Paragraph: _50

The monthly Base Rant during the Original Term of the Lease shall be increased by using the method(s) selected below (check methad(s) to be used and fillin
appropriotely):

H . Consumar Price Index.

a.  The monthly Base Rent shall be increased on and every months thereafter during the Original Term ("CPl Increase
Date(s)"} commensurate with the increase in the CPI {as herein defined) determined as follows: the manthly Base Rent scheduled for the first month of the Original
Term shall be multiplled by a fraction the denominator of which Is the Base CPI (as herein defined), and the numerator of which Is the Comparison CPI {as herein
defined). The amount so calculated shall constitute the new Base Rentuntil the next CPI Incraase Date, but in no event shall any such new Base Rent be less than the
Base Rent for the month immediately praceding the applicable CPl Increase Date,

b.  The term "CP1" shall mean the Consumer Price Index of the Bureau of Labor Statistics of the LS. Department of Labor for (sefect one): D CPIW

(Urban Wage Earners and Clerical Workers) or D CPIU (All Urban Consumers), for {fill in Urban Area): or D the area in which the Premises is located,
All itens (1982-1984 = 100). The term “Comparison CPI° shall mean the CPI of the calendar month which is 2 full months prier to the applicable Original Term CPI
increase Date. The term “Basa CPI* shall mean the CPI of the calendar manth which is 2 full months priar to the Commencement Date of the Original Term.

¢ Ifthe compliation and/or publication of the CP1is ransferred to another governmenta! department, bureau or agency or is discontinued, theninstead
the index most nearly the same as the CPI shall be used to calculate the Base Rent Increases hereunder. if 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 arhitrators
shall be binding upon the parties, with the cost of such arbitration being pald equally by the Parties.

D Il.  Fixed Percentage. The monthly Base Rent shall bz increased on and every months thereafter during the Original Term

("Percentage Intrease Date(s)*) by percent { 9} of the monthly Base Rent scheduled to be paid for the month immediately preceding the
applicable Percentage Increase Date.

[7 IN.  Fixed Rental Adjustment{s} {"FRA").

The manthly Base Rent shall be increased to the fallowing amaunts on the dates set forth below:

On {fill in FRA Adjustment Date(s)): The new Base Rent shall be:
3 L. 2027 $5,475,48
February i, 2028 $5,639.74

BROKER'S FEE: For each adjustment in Base Rent specified above, the Brokers shalf ba paid a Brokerage Fee In accordance with paragraph 15 of the Lease or il
applicable, paragraph 9 of the Sublease.

£
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AIRCRE

contracts

OPTION(S) TO EXTEND TERM
STANDARD LEASE ADDENDUM

Dated: January 29, 2026
By and Between

Lessor: 10921 Pico LIC i i imi igbilis
Lessee: Natan Pharma, Inc., 3 California corporation
Property Address: 10921 West Pico Boulevard, Los Andgeles CA 90064
(street address, city, state, zip)

Paragraph: _51 OPTION(S) TO EXTEND TERM. Subject to the terms, conditions and provisions of Paragraph 39, Lessor grants Lessee _one aption{s)
to extend the term of the Lease {"Extensian Options)"), with each Extension Option being foratermof _thirt Y~six moenths, commencing when the prior
term expires ("Option Termi{s)"). Ir order to exercise an Extension Option, Lessee must give written notice of such election to Lessor and Lessor must receive such
noticeatleast _Six  butnot morethan _twelve months priorto the date that the applicable Option Term would cammence, time belng of the essence.

If timely and proper notification of the exercise of an Extension Option is not given by Lessee and/or received by Lessar, such Extension Option shall automatically
expire. Except as specifically modified, the terms, conditions and provisiens of the Lease shall apply during Option Tenms but the amount of Rent during Option Terms
shall be established by using the method(s) selected below (check methor(s} to be used and fil in appropriotely):

D I. Consumer Price Index.

{a} Duringthe Option Term(s) which start{sjon_______, the monthly Base Rent shall be increased on —_ andavery marniths
thereafter during such Option Term(s] (“Option Term CP1Increase Date{s)"} commensurate with the increase in the Option Term CPI {as herein defined) determined as
follows: the monthly Base Rent scheduled for the month immedistely preceding the first accurring Option Term CPl Increase Date shall be multiplied by a fraction the
denominator of which is the Option Term Base CPI {as herein defined), and the numerator of which is the Option Tarm Comparison CP1(as heretn defined). The
amount so calculated shall constitute the new Base Rent until the next Option Term CPl Increase Date during the applicable Option Term, butin no event shall any
such new Base Rent be less than the Base Rent for the month immediately preceding the applicable Option Term CPI Increase Date,

{b} Theterm "Option Term CPI" shall mean the Consumer Price Index of the Bureau of Labor Statistics of the U.S. Department of Labor for {sefect one): j

CPIW {Urban Wage Earners and Clerical Workers) or E CPt U (All Urban Consumers}, far {filf in Urban Area): ar the areain which the Premisesis
lacated, All items (1982-1984 = 100). The term “Option Term Comparison CPI" shall mean the CPlof the calendar month whichis 2 fullmonths prior to the applicable

Option Term CPl increase Date. The term “"Optian Term Basa CPI” shall mean the CP1 of the calendar month which is 2 full months prior to (select ane):

Commencement Date of the Original Term, D start of the applicable Option Term, or E: {fill in month) .

{c} tfcompilation and/or publication of the CPI is transferred to another gavernmental department, bureau or agency or is discontinued, then instead the
index most nearly the same as the CPl shall be used to calculate the Base Rent increases hereunder, If the Partlies 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 arbitratars
shalf be binding upon the parties, with the cost of such arbitration heing paid equally by the Parties.

1
r .  Fixed Percentage. During the Option Term(s) which start{s) on , the monthly Base Rent shall be increased on and every
manths thereafter during such Option Term(s} ("Option Term Percentage Increase Date(s)") by percent { %) of the monthly
Base Rent scheduled to be paid for the month immediately preceding the applicable Option Term Percentage Increase Date.

{2‘ Il.  Fair Market Value.

(a) During the Opticn Term{s) which start(s) on_February 1, 2029 ,theamount of Rent shall be the amount farecasted to be the fair market
rental value of the Premises during such Option Term established pursuant to the procedures, terms, assumptions and conditions set forth herein {"Falr Market

Value"); provided, however, regardless of such Fair Market Value, Base Rent during an Option Term shall not be less than 103% Of the Base Rent scheduled as of
when the prior term expires. Starting as of Lessee's exercise of the applicable Extension Option (but not earlier than six (6) months before start of the applicable
Option Term), the Parties shall for thirty {30) days (*Negotiation Pertod") attempt to agree upon the Fair Market Value, If during the Negotiation Peried the Parties da
not agree on the Fair Market Value, then the Fair Market Value shall be established pursuant to the procedures setforth herein, which shali be binding.

(b) Each Party shall, within fifteen (15) days after the end of the Negotiation Period, in writing submit to the other Party such Party's determination of the Fair
Markat Value (“Submittad Value(s)”). ifa Party falls to timely provide a Submitted Value, then the other Party’s Submitted Value shzil be the Fair Market Value. If
both Parties timely provide Submitted Values, then each Party shall, within fifteen (15) days after both Parties have exchanged Submitted Values, in writing notify the
other Party of such Party's selected valuator who shall meet the qualifications set forth herein {"Advocate Valuator{s)"}. Lessor and Lessee may select 2n Advacate
Valuator wha is favorable to such Party's position and may, prior to or after appointment of an Advocate Valuator, consult with such Party's Advocate Valuator. Ifa
Party fails to timely and praperly provide notice of such Party's chosen Advocate Valuator, then the other Party's Submitted Value shall be the Fair Market Value.

{¢} Ifboth Parties timely and properly designate Advocate Valuators, then such Advocate Valuators shall, within fifteen {15) days after thelr selection, choose a
third (3rd) neutral valuator who shall meet the qualifications set forth herein (“"Neutral Valuator"). The Neutral Valuator shall be engaged Jointly by Lessor and Lessee.
If Advacate Valuators fail to agree upon and timely appeint 2 Neutral Valuator, then the Prasident of AIR CRE shall appoint such Neutral Valuator within fifteen (15)
days after request by either Party. If the President of AIR CRE daes not timely appdint‘tjne\\lXautral Valuator, then either Party may file an apprapriate legal action fora

\
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judge with competent jurisdiction over the Parties to appoint the Neutral Valuator. o

{d) The Advocate Valuators and the Neutra! Valuator (“Valuator(s})") shall he duly licensed real estate brokers or salespersons in good standing in the statt_e In_
which the Premises is located, shall have been active over the five (5} year period befare their appointment in the leasing of properties similar to the Premises within
the general real estate market of the Premises. The Neutral Valuator shall additionally not be related to or affiliated with either Party or Advocate Valuator, and shall
not have previously represented in areal estate transaction a Party or anyone related to or affiliated with a Party. Allmattersto be determined by the Valuators shall
be decided by a majority vote of the Valuators, with each Valuator having one {1) vote. The Valuators may, as the Valuators determine, hold hearings and require
briefs, including market data and additional information.

{e) Within thirty {30) days after selection of the Neutral Valuator, the Valuators shall first determine the Fair Market Value established by taking into account
the terms, assumptions and conditions set forth harein (*Valuators’ Market Value”), then decide which Party's Submitted Value is closer in monetary amount ta the
Valuators' Market Value (“Selected Market Value"), then provide the Parties a capy of the Valuators' Market Value and finally natify the Parties of the Selected Markat
Value. The Selected Market Value shall be the Fair Market Value. The Valuators shall have na right to decide a Selected Mariet Value which isa compromise to {or
modification of} the Submitted Values. The decision of the Valuators shall be hinding upon the Parties. The Party whose Submitted Value is not the Selected Market
Value shall, within ten (10) days after the Valuators decide the Selected Market Value, pay the feesand costs of all three (3) Valuators.

{f) 1 the Fair Market Value hasnot been established before the start of the applicable Option Term, then Lessee shall continue to pay to Lessor rent in the
amount payable for the monthimmediately preceding the start of such Option Term and Lessar's acceptance of such rent shall not waive, adversely affect or prejudice
the Parties' right to complete establishment of the Fair Market Value or Lessor's right to collect the full amount of the Fair Market Value once the Fair Market Value Is
established. Lessee shall, within ten (10) days after establishment of the Fair Market Value, pay to Lessor any deficiency in rent then due for the Option Term.
Following establishment of Fair Market Value, the Parties shall, within ten {10) days after request by aither Party, sign an amendment to this Lease to confirm the Fair
Market Value and the expiration date of this Lease, but the Parties’ failure to request or to sign such an amendment shall not affect establishment of the Fair Market
Value or extension of the Lease term.

(8) The Valuatars, In deciding the Valuaters' Market Value, shall take into account rent rates, rent abatements, periodic rent increases, real property taxes,
insurance premiums and other operating expenses, tenant improvement and cther applicable allawances, building services, {ength of lease term and other factors
professional real estate brokers and/or appraisers customarily consider in determining fair market rent of property in an arm's length transaction by ready, willing and
able parties for space of comparahie location, size, age, condition, quality, parking, visibility, view, signage and accessibility ifthe Premises were marketed in a normal
and customary manner for a reasonable fength of time an the open market to be leased to a tenant with financial strength and credit worthiness comparable to
Lessee and guarantars (if any) of this Lease (as of Lessea's exercise of the Extension Qptien) for a term camparable to the length of the applicable Option Term and
used for the Agreed Use (or other reasonably comparable uses). The Valuators, in deciding the Valuators' Market Value, shall not consider as a comparable
transaction any of the following: a sublease, lease assignment, lease renewal ar extension; lease with a tenant that has equity, is related to or affiliated with the
landtord; or a lease of space that was subject to a right of firet refusal, right of first offer, expansion option or other encumbrances. The Valuaters, In deciding the
Valuators' Market Value, shall reduce the Fair Market Value on account of Alterations and improvements made by Lessee to the extent the cost thereof was paid solely
by Lessee (in excess of any applicable improvement allowance, abated rent in lieu of improvement allowance or other consideration provided by Lessor for Lessee's
impravement of the Premises}, shall not reduce the Fair Market Value on aceaunt of any real estate brokerage commission savings by Lessor, and shalt net reduce the
Fair Market Value on account of deferred maintenance or repair of the Premises for which Lessee was responsible under the Lease but did not perfarm.

D IV.  Fixed Rental Adjustment{s) (*FRA").
The monthly Base Rent shall be increased to the falfowing amounts on the dates set forth below:
On (fill in FRA Adjustment Date(s)): The new Base Rent shall be:

——————
e

e —
e —
B S —

l

D V. Continuation of Original Term Adjustments.

The monthly Base Rent during the Option Termis) which start(s}on shall be increased in accordance with the same formula provided in the Lease to be
used to calculate intreases in the Base Rent during the Orlginal Torm of the Lease.
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AIRCRE

contracts
ADDENDUM TO LEASE
Date: canuvary 29, 2026
By and Between
Lessar: 10921 Pico LLC, a California limited lisgbility company
Lessee: Natan Pharma, Inc,., a Celifornia corporation
Property Address: 10921 West Pico Boulevard, Los Angeles CA 20064
{street address, city, state, zip}
‘Paragraph: 52=57

| 52. Intentionally deleted

|
| 53. "Agreed Use", Section 1.8 replaced:

Lessee shall have the right to operate from the Premises a pharmacy, selling prescription
medications, over the counter remedies, vitamins, supplements, and prepackaged drinks and snacks.
Lessee shall not have the right to sell any products that are considered illegal by local, state or federal
government.

Lessee agrees to use, occupy, operate and maintain the Premises throughout the Term as a dignified
first-class establishment, in a high grade and reputable manner and in a manner which shall not
detract from the character, appearance or dignity of the Premises and the Project. Lessee further
agrees not to (i) conduct or permit any fire, auction, going-out-of-business or bankruptcy sale in the
Premises, (ii) engage in any unethical method of business operation, or (iii) distribute or permit to be
distributed handbills or other matter to customers outside the Premises.

Lessee shall not at any time use or occupy the Premises, or suffer or permit anyone to use or occupy
the Premises, or do anything in or about the Premises, or suffer or permit anything to be done in or
about, brought into or kept on or about the Premises, which in any manner in the reasonable
discretion of Lessor (i) violates the certificate of occupancy for the Premises or the Project, if any; (ii)
causes or is liable to cause injury to the Premises, the Project or any equipment, facilities or systems
therein; (iii) constitutes a violation of the laws and requirements of any public authorities or the
requirements of insurance bodies; (iv) impairs or tends to impair the proper and economic
maintenance, operation and repair of the Premises and/or its equipment, facilities or systems; (v)
constitutes a nuisance, public or private; (vi) makes unobtainable from reputable insurance
companies authorized to do business in the State of California any fire insurance with extended
coverage, or liability or other insurance at standard rates required to be furnished by Lessor under the
terms of any mortgages covering the Premises; or (vii) discharges objectionable fumes, vapors or
odors into the Premises’ flues or vents.

If any governmental license or permit shall be required for the proper and lawful conduct of Lessee’s
business in the Premises or any part thereof, Lessee, at its expense, shall duly procure and thereafter
maintain such license or permit and submit the same to Lessor for inspection. Lessee shall at all
times comply with the terms and conditions of each such license or permit.

£g un
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54. Roof Access: Lessor has informed Lessee that the roof of the Building is protected by an alarm
system. Lessee, Lessee’s agents, contractors, or subcontractors may not access the roof of the
Building without first deactivating such alarm. Lessor will provide access as required with not less
than 24 hours prior notice to the roof ladder. Lessee is aware that access to adjacent rooftops of
properties controlled by members of Lessor are accessible from the Premises roof.

55. “Condition”, Section 2.2 continued: Lessee shall be responsible for making any and all necessary
improvements to the Premises and/or meeting any and all governmental requirements for Lessee’s
proposed and ongoing use of the Premises, as well as making any required modifications to utilities or
existing conditions, including but not limited to the roof. PRIOR TO LESSEE’S SUBMISSION OF
ANY IMPROVEMENT OR MODIFICATION PLANS TO ANY GOVERNMENTAL AGENCY, LESSEE
SHALL FIRST OBTAIN LESSOR’S WRITTEN APPROVAL OF SUCH PLANS.

56. Parking, Section 1.2(b) continued: The Premises shall include, at no additional charge to Lessee,
the two parking stalls as depicted on Exhibit A as Lessee's Parking.

Lessee is aware that the Lessor does not own or control the parking lot at the corner of
Pico & Midvale (“Midvale Lot”) that is owned and controlled by the City of Los Angeles.
Lessor cannot guarantee the availability of the Midvale Lot for parking. Should such
Midvale Lot be unavailable for parking, whether temporarily or permanently, such
unavailability shall not be considered cause for any cancellation or economic changes
to this Lease.

57. Sale/Lease Disclosure, attached

| In the event of any conflict between the provisions of this Addendum and the printad provisions of the Lease, this Addendum shall control.
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AIRCRE

contracts

DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIP
{As required by the Civil Code}
When you enter into a discussion with a real estate agent regarding a real estate transaction, you should from the outset understand what type of agency relationship
or representation you wish to have with the agent in the transaction.
SELLER'S AGENT

ASeller's agent under a listing agreement with the Seller acts as the agent for the Seller only. ASeller’s agent or a subagent of that agent has the following affirmative
obligations:
To the Seller: A fiduciary duty of utmost care, integrity, honesty and loyalty in dealings with the Seller,
To the Buyer and the Seller:

{a} Diligent exercise of reasonable skill and care in performance of the agent's duties.

{b) Aduty of hanest and fair dealing and good faith.
{c) Aduty todisclosa all facts known to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention
and observation of, the parties.

An agent is not abligated to reveal to either party any confidentizl information obtained from the other party that does not involve the affirmative duties set
forth above,

BUYER'S AGENT

ABuyer's agent can, with a Buyer's consent, agree to act asagent for the Buyer only. In these situations, the agent is not the Seller's agent, even if by agreernent the
agent may receive compensation for services rendered, either in full or in part from the Selter. An2gent acting only for a Buyer has the following affirmative
obligations:
Ta the Buyer: A fiduciary duty of utmast care, integrity, honesty and loyalty in dealings with the Buyer.
To the Buyer and the Seller:

{a) Diligent exercise of reasonable skill and care in performance of the agent's duties.

{b) A duty of honest and fair dealing and good Faith.

{c} Aduty todisclose all facts known to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent
attention and observation of, the parties.
An agent is not obligated to reveal to either party any confidential information obtained from the other party that does not involve the affirmative duties set farth
gbove.

AGENT REPRESENTING BOTH SELLER AND BUYER

Areal estate agent, either acting directly or through one or more salesperson and broker associates, can legally be the agent of both the Seller and the Buyer ina
transaction, but only with the knowladge and consent of bath the Seller and the Buyer.
In a dual agency situation, the agent has the following affirmative obfigations to both the Seller and the Buyer:

{a) A fiduciary duty of utmost care, integrity, honesty and loyalty in the dealings with either the Seller or the Buyer.

{b} Other duties to the Seller and the Buyer as stated above in their respective sections.
In representing both Seller and Buyer, a dual agent may not, without the express permission of the respective party, disclose to the other party confidential
Information, including, but not limited 1o, facts relating to either the Buyer's or Seller's financial position, motivations, bargaining position, or other personal
information that may impact price, including the Seller's willingness to accept a price less than the listing price or the Buyer's willingness to pay a price greater than
the price offered.

SELLER AND BUYER RESPONSIBILITIES

Either the purchase agreement ora separate document will contain a confirmation of which agent is representing you and whether that agent is representing you
exclusively in the transaction or acting as a dual agent. Please pay attention to that confirmation to make sure it accurately reflects your understanding of yaur agent's
rale. The above duties of the agent in a real estate transaction do nat relieve a Seller or Buyer from the rasponsibility to protect his orher own interests. You should
carefully read all agreements to assure that they adequately express your understanding of the transaction. Arealestate agent s a person qualified to advise about
real estate. If legal or tax advice is desired, consult a competent professional. If you are a Buyer, you have the duty to exercise reascnable care to protect yourself,
including as to those facts about the property whith are known to you or within your diligent attention and observation. Both Sellers and Buyers should strongly
consider obtaining tax advice from a competent professional because the federal and state tax consequences of a transaction can be complex and subject to change,

Throughout your real property transaction you may receive more than one disclosure form, depending upon the number of agents assisting in the transaction. The
law requires each agent with whom you have mere than a casual relationship to present you with this disclasure form. You should read its contents each time it is
presented to you, considering the relationship between you and the real estate agent in your specific transaction. This disclosure form includes the provisions of
Sactions 2079.13 t0 2079.24, inclusive, of the Civil Cade set forth on page 2. Read it carefully. I/WE ACKNOWLEDGE RECEIPT OF A COPY OF THIS DISCLOSURE AND
THE PORTIONS OF THE CIVIL CODE PRINTED ON THE BACK {OR A SEPARATE PAGE).

I [ auyer Cseter  Miessor [iessee  Westside Retail, inc. Date:

| Douer seter  [iessor B essee  Nelson Shelton & Associstes Date:

Agent: Westside Retail, inc. DRELc# 0175028
Real Estate Broker {Firm)

| & Marc Pollock DREUC.#: _Q0BB1177 Dater

{Salespersan or Broker-Assaciate)
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THIS FORM HAS BEEN PREPARED BY AIR CRE. NO REPRESENTATION 15 MADE AS T0 THE LEGAL VALIDITY OR ADEQUACY OF THIS FORM FOR ANY SPECIFIC
TRANSACTION, PLEASE SEEXK LEGAL COUNSEL AS TO THE APPROPRIATENESS OF THIS FORM.
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DISCLOSURE REGARDING REAL ESTATE AGENCY RELATIONSHIP
CIVIL CODE SECTIONS 2079.13 THROUGH 2078.24 (2079.16 APPEARS ONTHE FRONT)

2078.13. As used in Sections 2079.7 and 2079.14 to 2079.24, inclusive, the follawing terms have the following meanings: . o

{a} "Agent” means a person acting under provisions of Title 9 (commencing with Section 2295) in a real praperty transaction, and includes a person whois hcens‘ed_ as
a real estate broker under Chapter 3 {commencing with Section 10130} of Part 1 of Division 4 of the Business and Professions Code, and under whose license a listing
is executed or an offer to purchase is obtained. The agent in the real property transaction bears responsibility for that agent's salespersons or broker associates who
perform as agents of the agent. When 3 salesparson or broker associate owes a duty to any principal, or to any buyer or selfer who is not a principal, in a real property
transaction, that duty is equivalent to the duty owed to that party by the broker for whom the salesperson or broker asseciate functions. (b) “Buyer” means a
transferee in a real property transaction, and includes a person whe executes an offer to purchase real property from a seller through an agent, or who seeks the
services of an agent in more than a casual, transitory, or preliminary manner, with the object of entering into a real property transaction. “Buyer” includes vendee or
lessee of real property. {c) “Commercial real property” means all real property in the state, except (1) single-family residential real property, (2) dwelling units made
subject to Chapter 2 {commencing with Section 1940) of Title 5, {3) a mobile home, as defined in Section 798.3, {4) vacant land, or (S) a recreational vehicle, as
defined in Section 799.29. (d) “Dual agent” means an agent acting, either directly or through a salesperson or broker associate, as agent for both the selter and the
buyer in a real property transaction. (&) “Listing agreement” means a written contract between & seller of real property and an agent, by which the agent has been
authorized to sell the real proparty or to find or obtain a buyer, including rendering other services for which a real estate license is required to the seller pursuant to
the terms of the agreement. {f} “Seller's agent” means a person who has obtained a listing of real propesty to act as an agent for compensation. (g) “Listing price” is
the amount expressed in dallars specified in the listing for which the sefler is willing to sell the real praperty through the seller's agent. (h) “Offering price” is the
amount expressed in dolfars specified in an offer to purchase for which the buyer is willing to buy the real property. {i) "DHer to purchase” means a written contract
executed by a buyer acting through a buyer's agent that becomes the contract for the sale of the real property upon acceptance by the seller. {j) “Real property”
means any estate specified by subdivision (1) ar (2) of Section 761 in property, and includes (1) single-family residential property, (2) multi-unit residential property
with more than four dwelling units, {3) commercial real property, (4) vacant land, {S) a ground lease coupled with improvements, or {6} a manufactured home as
defined in Section 18007 of the Health and Safety Code, or a mobile home as defined in Section 18008 of the Health and Safety Code, when offered for sale or sold
through an agent pursuant te the autharity cantained in Section 10231 6 of the Business and Prefessions Code. (k) “Real property transaction” means a transaction for
the sale of real property in which an agent is retained by a buyer, seller, or both a buyer and seller to act in that transaction, and includes a listing or an offer to
purchase. (I} “Sell,” “sale,” or “sold” refers to a transaction for the transfer of real property from the seller to the buyer and includes exchanges of real property
between the seller and huyer, transactions for the creation of a real property sales contract within the meaning of Section 2985, snd transactions for the creation of a
leasehold exceeding ane year's duration. {m) “Seller” means the transferor in a real property transaction and includes an owner who lists real property with an agent,
whether or not a transfer results, or who receives an offer to purchase real property of which he or she is the owner from an agent on behalf of anather, "Seller”
includes both 2 vendor and a lessor of real property. (n} “Buyer's agent” means an agent who represents a buyer in a real property transaction.

2073.14, A seller’s agent end buyer's agent shall provide the seller and buyer in a real property transaction with 2 capy of the diselosure form specified in Section
2072.18, and shall obtain a signed acknowledgment of receipt from that seller and buyer, except as provided in Section 2079.15, as follows: {a) The seller's agent, if
any, shall provide the disclosure form to the seller prior to entering inta the listing agreement, (b} The buyer's agent shall provide the disclosure form to the buyer as
soon as practicable prior to execution of the buyer's offer to purchase. If the offer to purchase is not prepared by the buyer's agent, the buyer's agent shall present the
disclosure form tathe buyer not later than the next business day after receiving the offer to purchase from the buyer.

2079.15. In any circumstance in which the seller ar buyer refuses to sign an acknowledgment of receipt pursuant to Section 2079.14, the agent shall set farth, sign,
and date 3 written declarztion of the facts of the rafusai,

2073.16 Reproduced on Page 1 of this AD form.

2079.12{a) As saan as practicable, the buyer's agent shatt disclose to the buyer and seller whether the agent is acting in the real praperty transaction as the buyer's
agent, or as a dual agent representing both the buyer and the seller. This relationship shafl be confirmed in the contract to purchase and seif real property or ina
separate writing executed or acknowledged by the sefler, the buyer, and the buyer's agent prior ta or caincident with execution of that contract by the buyer and the
seller, respectively. (b} As soon as practicable, the seller's agent shall disclose to the seller whether the saller's agent is acting in the real property transaction as the
seller's agent, oras a dual agent representing both the buyer and seller. This refationship shall be confirmed in the contract to purchase and sell real property orin a
separate writing executed or acknowledged by the seller and the seller's agent prior to or ooincident with the execution of that contract by the sefler.

{C) CONFIRMATION: The following agency relationships are confirmed for this trapsaction.

Seller's Brokerage Firm DO NOT COMPLETE, SAMPLE ONLY Licanse Number

Is the broker of (check ons): O the seller: or O both the buyer and seller, (dual agent)

Seller’s Agent DO NOT COMPLETE, SAMPLE ONLY License Number

Is {check one): [ the Seller's Agent. (salesperson or broker associate); or [ both the Buyer's Agent and the Seller's Agent. {dual agent)
Buyer's Brokerage Firm DO NOT COMPLETE, SAMPLE ONLY License Number

Is the broker of (check one): O the buyer; or O both the buyer and seller. (dual agent)

Buyer's Agent DO NOT COMPLETE, SAMPLE ONLY Licanse Number

Is (check one): I the Buyer's Agent. (salesperson or broker associate); or O both the Buyer's Agent and the Seller's Agent. (dual agent)

{d} The disclosures and canfirmation required by this section shall be in addition to the disclosure required by Section 2079.14. An agent's duty to provide disclasure
and confirmation of representation in this section may be performed by a real estate salesperson or broker associate affiliated with that broker.

2075.18 (Repealed pursuant ta AB-1288, 2017-18 California Legislative session)

2079.19 The payment of compensation or the obligation to pay compensation to an agent by the seller ar buyer is not necessarily determinative of a particular agency
refationship between an agent and the selier or buyer. A listing agent and a selling agent may agree to share any compensation or commission paid, or any right to any

compensation or cammission for which an obligation arises as the result of a real estate transaction, and the terms of any such agreement shall not necessarily be
determinative af a particular relationship.

2079.20 Nothing in this article prevents an agent from selecting, as a condition of the a:ent\‘s employment, a specific form of agency relationship not specifically

£y

INITIALS INITIALS

© 2019 AIR CRE. All Rights Reserved. Last Edited: 2/2/2026 4:15 PM
AD-3.01, Revised 10-22-2020 Page3 of 4



prohibited by this articte if the requirements of Section 2079.14 and Section 2079.17 are complied with.

2079.21 {a) A dual agent may not, without the express permission of the seller, disclose to the buyer any confidential information obtained from the seller. {b) A dual ‘
agent may not, withaut the express permission of the buyer, disclose to the seller any canfidential Information obtained from the buyer. {c} “Confidential information”
means facts relating to the client’s financial position, motivations, bargaining positian, or other personal infarmation that may impact price, such as the seller is willing
to atcept a price less than the listing price or the buyer is willing to pay a price greater than the price offered. {d} This section does not alter in any way the duty or
responsibility of a dual agent to any principal with respect to confidential information other than price.

2079.22 Nothing In this article preciudes a seller's agent from also being a buyer's agent. if a selfer or buyer in 3 transaction chooses ta not be represented by an
agent, that does not, of itself, make that agent a dual agent.

2079.23 (a) A contract hetween the principal and agent may be modified or altered to change the agency relationship at any time before the parformance of the act
which Is the object of the agency with the written consent of the parties to the agency relationship. (b) A lender or an auction company retained by a lender to
control aspects of a transaction of real praperty subject 1o this part, including validating the sales price, shall not require, as a condition of receiving the lender's
approval of the transaction, the homeowner or listing agent to defend or Indemnify the lender or auction company from any llability alleged to result from the actions
of the lender ar auction campany. Any clause, provision, covenant, or agreement purporting to impose an obligation to defend or indemnify a lender ar an auction
company In violation of this subdivisian is against public policy, vold, and unenforceable.

2073.24 Nothing inthis article shall be construed to elther diminish the duty of disdasure owed buyers and seflers by agents and their associate licensees, subagents,
and employees or to relieve agents and their associate licensees, subagents, and employees from liability for their conduct in connection with acts governed by this
article or for any breach of 3 fiduciary duty or a duty of disclosure.

AIRCRE * https://www.alrcre.com * 213.687.8777 * contracts®@alrcre.com
NOTICE: No part of these warks may be raproduced in any form without permission in writing.
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SALE/LEASE DISCLOSURES
Property: 10921 West Pico Boulevard, Los Angeles, CA

Flood Zones. The Property may or may not be located in an A or V flood zone and/or a dam inundation zone (Government Code Section 8589.5). Many lenders req}lin:
flood insurance for properties located in flood zones. and govemmen authorilies may rcgu!_alc developmenl.and construction in flood zones, Whether or not iocate.d ina
flood zone, propertics can be subject to flooding and moisture problems, especially properties on a slope or in low-lying areas. Buyers and tenants should have their experts
confirm whether the Property is in a flood zone and otherwise investigate and evaluate these matters.

Earthquakes. Earthquakes occur throughout California. The Property may or may ot be situated in an Earthquake }‘am.llt Zgié and/or a Seismic Hazard Zone {Sections .

2621 ex seq. and Sections 2690 et seq. of the Public Resources Code, respectively). Property development and canstruction in such zones generally are su:tgect to the findings

of a geologic report prepared by a state-registered geologist. Whetker or not located in such a zone, all properties in (_'.‘ahlomna are subjacl‘xo‘eanhquake risks and may be

subject 1o a variety of state and local carthquake-related requirements, including retrofit requirements. Amonyg other items, all new and existing water heaters must be braced,
anchored of strapped to resist falling or horizontal displacement, and in sales trensactions, sellers must execute a written cenification thlat the water heaters are so brgced,

anchored or strapped (Health and Safoty Code Section 19211). If this is the salc of an unreinforced masonry building or a precast or reinforeed masonry building vfmh wood

frame floors or roofs built before 1975, the buyer must be given a copy of The Commercial Property Owner's Guide to Earthquake Safety (Govemment Code Sections

8875.6 and 8893.2). Buyers and tenants should have their experts confinm whether the Property is in any carthquake zone and otherwise investigate and cvaluate these
maliters.

Hazardous Materials and Underground Storage Tanks. Due 1o prior or current uses of the Property or in the area or the construction materials used, the Property may

have hazardous or undesirable metals (including lead-based paint), mincrals (including asbestos), chemicals, hydrocarbons, petroleum-related compounds, or biological or
radioactive/emissive items (including electrical and magnetic fields) in sotls, water, building components, above or below-ground tanks/containers or elsewhere in areas that

may or ruay nol be accessible or noticeable. Such ilems may leak or otherwise be released. Asbestos has been used in jtems such as fireproofing, heating/cocling systems, ‘
insulation, spray-on and tile acoustical materials, floor tiles and coverings, roofing, drywall and plaster. If the Property was built before 1978 and has a residential unit,
sellers/landlords must disclose ali reports, surveys and other information known to them reganding lead-based paint to buyers and tenants and allow for inspections (42 United

States Code Sections 485[ et seq.). Sellers/lnndlonds are required to advise buyersftenants if they have any reasonnble cause to believe that any hazardous substance has

come to be located on or benesth the Property (Health and Safety Code Section 25359.7), and sellers/landlords must disclose reports and susveys regarding asbestos fo certain

persans, including their employees, cantractors, buyers and tenants (Health and Safety Code Sections 25915 et seq.): buyers/tenants have similar abligations. Have your

expers investigate and evaluate these matters,

Americans with Disabllities Act (ADA). The Americans With Disabilities Act (42 United States Code Sections 12101 et seq.) and other federa), state and local
requirements may require changes 1o the Property. Have your experts investigate and evaluate these matters.

Taxes. Sales, leases and other real estate transactions can have federal, state and local tax consequences. In sales transactions, Internal Revenue Code Section 1446 requires
buyers to withhold and pay to the IRS 10% of the gross sales price within 10 days of the date of a sale unless the buyers can establish that the sellers are not foreigners,
generally by having the setlers sign a Non-Foreign Sefler Affidavit. Depending on the structure of the transaction, the tax withholding linbilily can exceed the net cash
proceeds to be paid to the sellers at closing. Califomia imposes an additional withholding requirement equal to 3 1/3% of the gross sales price not only on foreign sellers but
also out-of-state sellers and sellers leaving the state if the sales price exceeds $100,000. Withholding generally is required if the last known address of a seller is outside
California, if the proceeds are disbursed outside of Califotnia or if a financial intermediary is used. Have your experts investigate and evaluste these matters.

Fires. Caolifornin Public Resources Codes Sections 4125 ¢t seq. require sellers of real property located within state responsibility areas to advise buyers that the property is
located within such a wildland zone, that the state does not have the responsibility ta provide fire protection services 1o any structure within such a zone and that such zones
may conlain substantial forest/wildland fire risks. Government Code Sections 51178 et seq. require sellers of real property located within centain fire hazard zenes to disclose
that the property is lacated in such a zonc. Scllers must disclosc that a property located in a wildland or firc hazard zone is subjcct to the fire prevention requircments of
Public Resources Code Scction 4294 and Government Code Section 51182, respectively. Scllers must meke such disclosures if either the scllers have actual kuowiedge that
a property is in such a zone or 2 map showing the property to be in such 2 zone has been provided to the county assessor. Properties, whether or not located in such a zone,
arc subject to fire/life safcty risks and may be subject to statc and local firc/ife safcty-related requirements, including retrofit requirements. Have your experts investigate
and cvaluatce these matters,

Broker Representation. Westside Retail, Inc. is a Los Angeles-based brokerage firm represciting a varicty of clients. Dcepending on the circumstances, Westside Reail,
Inc. may represcnt both the scller/landlord and the buyerficnant in 8 transaction, or you may be interested in a property that may be of interest fo other Westside Retail, Inc.

clients. If Westside Retail, Inc. represents more than one party with respect to a property, Westside Retail, Inc. will not disclose the confidential information of one principal
to the other.

Sciler/Landlord Disclosure, Delivery of Reports, Pest Control Reports and Compliance with Laws, Sellers/|landlords are hereby requested to disclose direetly to
buyers/tenants all information known to scllers/landlords regapding the Property, inclueding but not limited 1o, hazardous maicrials, zoning, construction, design, engincering,
soils, title, survey, fire/life safety, and other matiers, and to provide buycrsficnants with copies of all reports in the possession of or accessible to selierslandlords regarding
the Property. Scllers/landlords and buyers/tenants must comply with all applicable federal, siate and local laws, regulations, codes, ordinances and administrative orders,
including, bul not limited to, the 1964 Civil Rights Act and all amendments thercto, the Forcign Investment in Real Property Tax Act, the Comprchensive Environmental
Response Compensation and Liability Act, and The Amcricans With Disabilitics Act. Ifa pest control report is a condition of the purchase contract, buyers arc entitled to
veceive a copy of the report and any certification and notice of work completed.

Property Inspections and Evaluations. Buyers/tenzats should have the Pro perty thoroughly inspected and all parties should have the transaction thoroughly evaluated by
the experts of their choice. Ask your experts what investigations and evaluations may be appropriate as well as the risks of not performing any such investigations or
evaluations. Information regarding the Property supplied by the real estate brokers has been received fram third party sources and has not been independently verified by the
brokers. Have your experts verify all information regarding the Property, including eny linear or area measurements and the availability of all utilities. All work should be
inspected and evaluated by your experts, as they deem appropriate. Any projections or estimates are for example anly, are based on assumptions that may not occur and do
not represent the cutrent or future performance of the property. Real estate brokers are not experts conceming nor can they desermine if any expert is qualified to provide
advice on legel..tax, design, ADA, engineering, construction, zoning, building code, soils, title, survay, fire/life safety, insurance, hazardous materials, or other such matters,
Such areas require special education and, generally, special licenses not possessed by real estate brokers, Consult with the expents of your choice regarding these marters,
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Business & Professions Code 4116 and Title 16, Section 1714(d) of the California
Code of Regulations

A. Lessor is the owner of that certain real property located at __10921 West Pico Boulevard, Los Angeles,

California; and

B. Section 4116 of the California Business and Professions Code states that no person shall be permitted
entry into a premises licensed by the Board of Pharmacy unless a registered pharmacist is present at

all times; and

C. Title 16, Section 1714(d) of the California Code of Regulaticns provides that only a licensed pharmacist
may have a key to an area where dangercus drugs and controlled substances are stored: and

D. The California State Board of Pharmacy requires that no lease for a licensed premises contain a
provision inconsistent with Sections 4116 or 1714(d); and

Therefore, Lessor shall have the right to enter and inspect the Leased Premises at reasonable times during normal
business hours with prior reasonable notice, provided that, for purposes of complying with pharmacy access laws,
the Landlord agrees that the Landlord or its agents will only access the Leased Premises when accompanied by a
pharmacist employed by Tenant. Nothing contained herein shall be construed as an impediment preventing Lessor
from taking such action as may be reasonable and necessary to protect its property and the safety of its tenants,
therefore, Lessor may have access to a key to the Leased Premises secured in a tamper-evident container,

available to Lessor if emergency entry is required. In the event of an inconsistency between the language set forth
herein and that contained in the Lease, the language of this document shall control.

Lessor: 10921 Pico LLC,
a California limited liability company

NAME: Edward F. Jirele, Managing Member

Dated:_February / ST 2026

By: ; .

NAME: Arlene M. Jirele, Managing Member

Dated:_February___/ , 2026

Lessee: Natan Pharma, Inc., a California corporation

By: \U“’lbﬂm Mf%’%/\

NAME: Nathan Messian, Chief Executive Officer

Dated: February \ 7/\/ , 2026



AIRCRE

contracts
GUARANTY OF LEASE

WHEREAS_Natan Pharmz, Inc., a Calif'ornig corporation (“Lessee)desires tolease from_10921 Pico LLC,
2 California limited lisbility company (“Lessor”)the premises commanly known as {street address, city, state, 2lp) 10921
West Pico Boulevar Los Angele A 20064 (*Premises”) pursuant to a lease dated for reference purposes only a5 of January

29, 2026 (“iease”).
WHEREAS, as a material inducement to and in consideration of Lessor exacuting the Lease, Lessor requires _Behrouz and Sharopna Messian

{"Guarantor”) to execute this Guaranty of Lease ("Guaranty"); Guarantor desires Lessee to consurnmate the Lease. Accordingly, contemporaneous with execution of
the Lease, Guarantor is executing this Guaranty to induce Lessor to execute the Lease with Lessee,

NOW THEREFORE, Guarantor hereby unconditionally and irrevacably guarantees and promises to perform and be liable for any and all obiigations and lizhilities
of Lessee under the Laase, including, but not limited to, payment of all rents and all other sums payable by Lessee under the Lease and performance by Lassee of each
and every one of the terms, conditions and covenants to be kept and performed by Lessee under the Lease.

Guarantor hereby agrees that, without the consent of, or notice to, Guarantor and without affecting or in any way releasing Guarantor's abligations under this
Guarenty: (i) Lessor and Lessee may, by agreement or course of conduct, amend, extend, renew or otherwise alter any term, covenant or candition of the Lease, or
the Lease may be assigned by Lessor or Lessee [and their successors and assigns) and this Guaranty shall guarantee all obligations of Lessee under the Lease as so
amended, extended, renewed, aitered or assigned; (ii} Lessor may release, change or add a party to the Lease andfor a guarantor of the Lease; {iii} Lessor may
exercise, not exercise, delay exercising, impair, modify, limit, terminate or suspend any of Lessor's rights or ramedies under the Lease or this Guaranty; and {iv) Lessor
may permit all or any part of the Premises to be subleased, or the Lease to be assigned, assumed, transferred, mortgaged or encumbered.

Guarantor hereby agrees that no notice of nanperformance or default by Lessee or by another guarantor need be given to Guarantor. This Guaranty isa
continuing and irrevocable guarantee. Guarantor walves the benefit of any law allowing Guarantor to revoke this Guaranty. No provision of this Guaranty or rights of
Lessor hereunder may be waived, nor may any Guarantor be relessed from 2ny ebligation under this Guaranty except by a writing duly executed by Lessor.

Guarantor hereby waives and agrees not to assert or take advantage of any right or defense based on: (i) notice of acceptance of this Guaranty; {ii) demands
(including demands for payment cr performance), presentation and protest; (iil} any statute of limitations; {iv) requiring Lesser to proceed against Lessee, any
Guarantor or other guarantor or any other parson {as harein defined) liable to Lessor, or to praceed against these persons in any order; {v} requiring Lessor to apply
any security deposit ar other security; {vi} requiring Lessor to proceed under any other remedy Lessor may have before proceeding against Guarantor; {vii) any right of
subrogation that Guarantor may have against Lessee or other guarantors; {viil) any right or defense that may arise by reason of the incapacity, lack of autherity, death
or disability of Lessee, any guarantor or any other person; {ix} any right or defense arising by reasan of the absence, impairment, modification, limitation, destruction
er cessation {in bankruptcy, by an election of remedies, or atherwise) of the iability of Lessee, of the subrogation rights of Guaranter, or of the rights of Guarantor to
proceed against Lessee for reimbursement; (x} imiting Guarantor's abligations to not exceed Lessee's obligations; and {xi} notices {including notices of adverse change
inthe financial status of Lessee or other facts that increase the risk to Guarantor).

The obligations of Guarantor under this Guaranty shall not be altered, limited or afiected by any praceeding, voluntary or involuntary, involving the bankruptey,
insolvency, receivership, recrganization or liguidation of Lessee, Guaranter, any ather guarantar, or by any defense that Lessee, Guarantar or any other guarantor may
bave by reason of any arder, decree, or decision of any court or administrative body resulting from any such proceeding,

Guarantor subardinates any and all existing or future indebtedness of Lessee to Guarantoar to Lessee's obligations owed to Lessor under the Lease. Any recovery
by Lessor from any otherguarantor or insurer shall first be credited to the portion of Lessee's indebtedness to Lessor which exceeds the maximum liability of

Guarantor under this Guaranty. ifa persan comprising Guarantar is marvied, such Guarantor expressly agrees that recourse may be had against such Guarantor's
separate or community property.

Guarantor shall, upon ten (10} days' prior written notice from Lessor, provide Lessor with Guarantor's financial statements for the current year and tax returns
for the three (3) preceding years and, if such is the normal practice of Guarantor, such statements shall be prepared in accordance with generally accepted accounting
principles and audited by an independsnt certified public accountant. Lesser shall maintain Guarantor's financial statements and tax returns in confidence but shall be
permitted to disclose Guarantor's financial statements and tax returns to prospective lenders, purchasers or others for a bona fide business purpose.

Guarantor shall, tpon ten {19) days' prior written notice from Lassor, in writing reaffirm that this Guaranty remains and continuesin full force and effect, that no
avent has occurred that would invalidate the Guaranty or excuse Guarantor's obligations or performance under the Guaranty, and that the Guaranty applies to the
Lease, as amended, extended, renewed, altered or assigned. Guarantor shall, upon ten {10) days' prior written natice from Le , execute such cther and further

documents and do such further acts as may be reasonably necessary or required by Lessor to effectuate the intent of the parties and carry out the terms of this
Guaranty.

Guarantor agrees that any suit, action or proceeding arising directly or Indirectly from the Guaranty or the Lease shall be litigated only in courts lacated within
the county and state In which the Premises |s located, Guarantor irrevocably consents to the jurisdiction of any lacal, state or federal court located within the county
and state in which the Premises is located, and walves and agrees not to assert by way of motion, defense ar atherwise in any suit, action, or proceeding any claim
that Guarantor is not personally subject to the jurisdiction ofthe above-named courts, that such suit, action, or proceeding is brought in an inconvenient forum, or
that the venue of such action, suit, or praceeding is improper.

Each person which comprises Guarantor consents to service of process by a nationally recognized overnight courier service (such as Federal Exprass) at either
the Premises orat the Guarantor's address for notices set forth below, and shall be deemed served and received three {3) business days after deposit with the
overnight mail service. Guarantor irrevocably waives and agrees notto plead or dair&ijn aWcﬁnn arproceeding that such service of process was in any way invalid
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or ineffective. Lessar reserves the right to serve processin any other manner permitted by law.

This Guaranty shall be govarned by the laws of the state In which the Premisesis located and, far purposes of conflicts of law, Guarantor shafl be treated as if
resident of or domiciled in such state. Guarantor waives the right to 2 jury trial of any cause of action, dlaim, counterciaim or cross-complaintin any action,
praceeding or other hearing brought ageinst Guarantor. If and to the extent the Lease requires Lessor and Lessee to arbitrate any disputes, then Guarantor also
agrees ta arbitrate such disputes in the same arbitration to the extent related to the Guaranty and upon the same terms and conditions provided in the Lease.

If Lessor brings an action or proceeding against Guarantor to enforce this Guaranty, the Prevailing Party (as hereafter defined) In any such praceeding, action, or
appeal thereon, shall be entitled ta 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 dedision or judgment. The term, *Prevailing Party" shall include, without limitation, the party who substantiaily obtains or defeats the
relief sought, as the case may be, whether by compremise, settlement, judgment, ar the abandonment by the other party of its claim or defense. The attorneys' fees
award shall not be computed in accordance with any court fee schedule, but shafl be such asto fully reimburse all attorneys' fees reasonably incurred.

This Guaranty constitutes the entire agreement hetween Guarantor and Lessor with respect to the subject matter of this Guaranty and supersedes all prior
agreements, understandings, negotiations, representations and discussions, whether verbal or written, of the parties, pertaining to such subject matter. Guarantoris
notrelying on any representations, warranties or inducernents from Lessor that are not expressly stated in this Guaranty.

If any provision of this Guaranty is determined to be illegal or unenforceable, all other provisions hereof shall nevertheless be effactive. The waiver or failure to
enforce any pravision of this Guaranty shall not operate asa waiver of any athar breach of such provision or any other provisions of this Guaranty, nor shall any single
or partial exercise of anyright, power ar privilege preclude any other or further such exercise or the exercise of any other right, power or privilege. Time is strictly of
the essence under this Guaranty and any amendment, modiRcation or revision of this Guaranty.

Each person exacuting this Guaranty represents and warrants to Lessor that (i) each individual executing this Guaranty has the legal power, right, and actual
authority to bind Guarantor; {ii) Guarantor has the legal right, power and authority to enter into and perform this Guaranty; {iii) all requisite action by or on behalf of &
corporation, limited llability company, partnership (genera! or limited), trust or cther legal entity ("entity"} has been taken for this Guaranty to be duly authorized by
such entity or Guarantor; {vi) no consent oFany partner, shareholder, member, creditor, investor, government, judicial or administrative body or other party is required
in connection with Guarantor executing this Guaranty; (v} this Guaranty is a valid and legally binding ebligation of Guarantor; {vi) the execution and delivery of this
Guaranty does not conflict with or result in the material breach of any terms, conditions or provisions of, or constitute a default under, any bond, note, or other
evidence of indebtedness or any contract, indenture, mortgage, deed of trust, loan, partnership agreement or ather agreements or instruments to which Guarantar is
a party or by which Guarantor is baund; and {vi) Guarantor will derive a substantial and material ecanomic benefit from Lessor's execution of the Lease, If Guarantor
isan entity, Guarantor shall, concurrently with the execution of this Guaranty {or upon ten (10) days' prior written notice from Lessor}, deliver to Lessor a certified
copy of a resolution or other documentation evidencing that such entity is authorized or ratifies the entity's execution of this Guaranty.

The term "person® as used In this Guaranty shall Include an individual and/or an entity. if more than one {1} persan comprises Guarantor, the obligations of such
persons shall be Jaint and several. The unenforceability of this Guaranty or Lessor's election not to enforce this Guaranty against one {1) or more persons shall ot
affectthe obligations of the remalning persens which comprise Guarantar or the enfarceability of this Guaranty against such remalning persons.

Any notice, request, derand, instruction or other communication to be given to Guarantor under this Guaranty shall be In wrlting and shall be dellverad at
elther the Premises or the address set forth beneath the Guarantor's signature below, or to such other place as Guarantor may from time to time in writing designate
by at Jeast filteen {15) days' notice to Lessor.

When the context and construction so requires, all words used in the singular in this Guaranty shall be deemed to have been used in the plural. The term
“Lessee” as usedin this Guaranty shall mean the Lessee named in the Lease, any assignee of Lessee's interest under the Lease and their respective successors and
assigns. The term "Lessor" as used in this Guaranty shall mean the Lessor namad in the Lease, any assignee of Lessor, whether by cutright assignment, assignment for
security or otherwise. Lessor may withaut Guarantor's consent assign this Guaranty, voluntarily or by aperation offaw. This Guaranty applies to, inures to the benefit
of, and binds all persons that comprise Guarantor, their heirs, devisees, {egatees, executors, administrators, representatives, successors and assigns.

Signatures to this Guaranty accomplished by means of electronic signature or similar technology shall be legal and binding. This Guaranty may be executed in
courterparts.

Guarantor is advised to seek advice of legal counsel before signing this Guaranty. Guarantor acknowledges that AIR CRE, the real estate brokers or their agents
or employees have not made any representation or statement as to the legal sufficiency or effect or tax consequences of this Guaranty or the Lease.

GUQRANTOR Executed At: _Los Angeles, CA

ehrouz an harona Messian on:

X2 N2EL) py w B MES aliy

NamePrimted: _Behrouz Messian Name Printed: _Sharcna Messian

Title: _ Individual Title: _Individual

Address: 10780 Rochester Ave., Los Angeles CA Address: 10780 Rochestexr Ave., lLos Angeles CA
20024 900214

Email Address: _messianbehrouz il.com Ernail Address:

AIRCRE * https://www.alrcre.com * 213-687-8777 * contracts@alrere.com
NOTICE: No part of these works maybe reproduced in any form without permission in writing,
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