UNITED STATES
SECURITIES AND EXCHANGE COMMISSION

Washington, D.C. 20549

FORM 8-K

CURRENT REPORT
Pursuant to Section 13 OR 15(d) of the Securities Exchange Act of 1934

Date of Report (Date of earliest event reported):
November 4, 2022

CLEARPOINT NEURO, INC.

(Exact name of registrant as specified in its charter)

Delaware 001-34822 58-2394628
(State or other jurisdiction (Commission (LR.S. Employer
of incorporation) File Number) Identification Number)

120 S. Sierra Ave., Suite 100
Solana Beach, CA 92075

(Address of principal executive offices, zip code)

(888) 287-9109

(Registrant’s telephone number, including area code)

Check the appropriate box below if the Form 8-K filing is intended to simultaneously satisfy the filing obligation of the registrant under any of the following provisions:

O  Written communications pursuant to Rule 425 under the Securities Act (17 CFR 230.425)
O  Soliciting material pursuant to Rule 14a-12 under the Exchange Act (17 CFR 240.14a-12)
O  Pre-commencement communications pursuant to Rule 14d-2(b) under the Exchange Act (17 CFR 240.14d-2(b))
O  Pre-commencement communications pursuant to Rule 13e-4(c) under the Exchange Act (17 CFR 240.13e-4(c))

Securities registered pursuant to Section 12(b) of the Act:

Title of each class Trading Symbol(s) Name of each exchange on which registered
Common Stock, $0.01 par value per share CLPT Nasdaq Capital Market

Indicate by check mark whether the registrant is an emerging growth company as defined in Rule 405 of the Securities Act of 1933 (§230.405 of this chapter) or Rule 12b-2 of the Securities
Exchange Act of 1934 (§240.12b-2 of this chapter).

Emerging Growth Company [1

If an emerging growth company, indicate by check mark if the registrant has elected not to use the extended transition period for complying with any new or revised financial
accounting standards provided pursuant to Section 13(a) of the Exchange Act. O1




Item 1.01. Entry into a Material Definitive Agreement.

On November 4, 2022, ClearPoint Neuro, Inc. (“Company”), entered into a lease agreement (the “Lease Agreement”) with the Hedda Marosi Living Trust and the Stella
Feder Trust (collectively, the “Lessor”), pursuant to which the Lessor leases to the Company an approximately 19,462 square foot industrial building located at 6349 Paseo Del
Lago, Carlsbad, CA 92011 (the “Leased Premises”). The Company will use the Leased Premises as an office and manufacturing facility.

The lease term commences on June 1, 2023 and ends on May 31, 2033 (the “Lease Term”). The base rent payable under the Lease Agreement is $36,977.80 per month.
The base rent is subject to annual increases of 3.5% during the Lease Term. In addition to the base rent, the Company is responsible for certain costs and charges, including
insurance, operating, and tax expenses. The Company also has two options to extend the Lease Term for thirty-six months or sixty months, at the fair market rental value.

The foregoing summary of the material terms of the Lease Agreement does not purport to be a complete description of the Lease Agreement and is qualified in its entirety
by reference to the full text of the Lease Agreement, which is attached hereto as Exhibit 10.1 to this Current Report on Form 8-K and incorporated by reference.

Item 9.01 Financial Statements and Exhibits.

(d) Exhibits
Exhibit Number Description
Exhibit 10.01 Standard Industrial/Commercial Single-Tenant Lease — Net, dated November 4, 2022 between ClearPoint Neuro, Inc. and

the Hedda Marosi Living Trust and the Stella Feder Trust

Exhibit 104 Cover Page Interactive Data File (embedded within the Inline XBRL document)



SIGNATURES

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

Date: November 7, 2022 CLEARPOINT NEURO, INC.

By:  /s/ Danilo D’Alessandro
Danilo D’ Alessandro
Chief Financial Officer
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contracts

STANDARD INDUSTRIAL/COMMERCIAL SINGLE-TENANT LEASE - NET
(DO NOT USE THIS FORM FOR MULTI-TENANT BUILDINGS)

1. Basic Provisions ("Basic Provisions").

11 Parties. This Lease ("Lease”), dated for referance purposes only _November 4, 2022 iz made byand between Hedda Marosi Living Trust
| and Stella Feder Trust (collectively, “Lessor) and ClearPoint Neuro, Inc., a Delaware corporation  (“Lessee”), [collectively the “Parties,”
of individually a "Party").

1.2 Premises: That certain real property, including all Improvements therein or to be provided by Lessor under the terms of this Lease, commonly known as
[street address, city, state, zip): 6349 Paseo Del Lago, Carlsbad, CA 92011 ("Premises"). The Premises are located in the Countyof _San Diego |
and are generally described as {describe briefly the nature of the property and , if applicable, the "Project,” if the property is located within a Project): _dll
approximately 19,462 square foot industrial building . (See also Paragraph 2]

1.3 Term: Ten 10) yearsand zero (0] manths {“Original Term"} commencing June 1, 2023 {'Commentement Date®) and ending _May 31,
2033 ("Expiration Date"]. (See also Paragraph 3)

1.4 Early Possession: If the Premises are available Lessee may have non-exclusive possession of the Premises commencing _May 1, 2023 [SEE
ADDENDUNM] (“Early Possession Date”). {See also Paragraphs 3.2 and 3.3)

15 Base Rent: $36,977.80 per month ("Base Rent”), payable on the _second day of each month commencing _upon the Commencement
ﬂa[f__:_ [See also Paragraph 4)

v If this box is checked, there are provisions in this Lease for the Base Rent to be adjusted, See Paragraph 51

1.6 Base Rentand Other Monies Paid Upon Execution:

{a) BaseRent: $36,977.80 for theperiod first month's rent .
[b)  Security Deposit: _$36,977.80 ["Security Deposit'). [See alsa Paragraph 5]
{¢) Association Fees: SMN/A ferihe pecad —
{d) other: $6,811.70 for Operating Expenses .
(e} Total Due Upon Execution of this Lease: ____ .
1.7 Agreed Use: General business offices, secured areas (including but not limited to clean room), operation of Lessee's

business, and any other lawful purpose consistent with the character of the Building, as permitted by the City of Carlsbad . (see
also Paragraph &)
1.8 Insuring Party. Lessor is the "Insuring Party” unless otherwise stated herein. {See also Paragraph 8)
19 Real Estate Brokers. {See alsoParagraph 15 and 25)
{a) Representation: Each Party acknowledges receiving a Disclosure Regarding Real Estate Agency Relationship, confirms and conzents to the following
agency relationships in this Lease with the following real estate brokers ("Broker|s)”) and/or their agents {"Agent(s)"):

Lessor's Brakerage Firm _Colliers International, Inc., a Delaware corporation, dba Colliers International license No, 01908588 15
the broker of (check one): the Lessor; or both the Lessee and Lessor [dual agent).
Lessor's Agent _Mike Erwin, Tucker Hohenstein, Hank lenkins ticense No. 01242826 | 00999360 | 01981328 is [check one): W

the Lessor's Agent [salesperson or broker associate); or both the Lessee's Agent and the Lessor's Agent (dual agent).

Lessee's Brokerage Firm Mewmark License Mo. 01355491 1sthe broker of (check one): h"' the Lesses; or bath the Lessee and Lessor |dual
agent).

Lessee's Agent Ron Magl‘laghi License Mo, 01127146 is [check one): J the Lessee's Agent (salesperson or broker associate]; or both the
Lessee's Agent and the Lessor’s Agent (dual agent).
(b} Payment to Brokers. Upon execution and delivery of this Lease by both Parties, Lessor shall pay to the Brokers the brokerage fee agreed toin a

separate written agreementdesid-these-i ki : __ %abthetotabbase-Reny) for the brokerage services rendered by the Brokers,

110 Wmmmmﬂmmmmmmm—qm%w@mm
1.11 Attachments. Attached hereto are the following, all of which constitute a part of this Leaze:

v an Addendum consisting of Paragraphs 51 through 60 ;

a plot plan depicting the Premises;
a current set of the Rules and Regulations;
a Waork Letter;

J other {specify): S!Eﬁm‘l to Extg]‘ld Pgrggrggh ﬁ[“ %

2, Premises.

2.1 Letting. Lessor hereby leases to Lessee, and Lessee hereby leases from Lessor, the Premises, for the term, at the rental, and upon all of the terms,
covenants and conditions set forth in this Lease, While the approximate square footage of the Pramises may hawe been used in the marketing of the Premises for
purposes of comparison, the Base Rent stated herein is NOT ted to square feotage and i not subject to adjustment should the actwal size be determined to he
different. NOTE: Lessee is advised ta verify the actual size prior to executing this Lease. Outdoor patio and balcony areas will not be
included in the rentable square footage.

2.2 Condition. Lessor shall deliver the Premises to Lessee broom clean and free of debris on the Commencement Date or the Early Possession Date, whichever
first occurs ("Start Date”), and, so long 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"), boading
doors, sump pumps, if any, and all other such elements in the Premises, other than those constructed by Lessee, shall be in good operating condition on said date,
that the structural elements of the roof, bearing walls and foundation of any buildings on the Premises {the "Building"} shall be free of material defects, that the
roof will be delivered and maintained by Lessor in a watertight condition, subject to Lessee's obligation to
reimburse Lessor for the cost of Lessor's roof maintenance service contract pursuant to Paragraph 54, and that the
Premises do not contain hazardous levels of amy mold or fungi defined as toxic under applicable state or federal law. If a non-compliance with said warranty exists as
of the Start Date, or if one of such systems or elements should malfunction or fail within the appropriate warranty period, Lessor 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 non-compliance, malfunction or failure, rectify same at Lessor's expense. E){C-Ept for the [’DCIIf. [Fhe warranty periods shall be as follows: (i} 6
months as to the HVAC systems, and (i) 30 days as to the remaining systems and other elements of the Bullding. The warranty for the roof will
continue for the Term of the Lease, as the same may be renewed or extended, unless the roof damage was caused
by Lessee, in which case Lessee will be responsible for the cost of repairs. if Lessee does not give Lessor the required natice within the
appropriate warranty period, correction of any such non-compliance, malfunction or failure shall be the obligation of Lessee at Lessee’s sole cost and expense. Lessor
also warrants, that unless otherwise specified in writing, Lessor is unaware of (I} any recorded Motices of Default affecting the Premise; (i) any delinguent amounts
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due under any loan secured by the Premises; and (iii) any bankruptey proceeding affecting the Premises.

2.3 Compliance. Lessor warrants that to the best of its knowledge the improvements on the Premises comply with the building codes, applicable laws,
covenants or restrictions of record, regulations, and ordinances ("Applicable Requirements") that were in effect at the time that each 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 50), or to any Alterations or Utility Installations (as defined in Paragraph 7.3(a)) made or to
be made by Lessee. NOTE: Lessee is responsible for determining whether or not the Applicable Requirements, and especially the zoning, are appropriate for

Lessee's intended use, and acknowledges that past uses of the Premises may no longer be allowed. Lessor will facilitate an inspection of the

Premises before the Premises are delivered to Lessee. if the Premises do not comply with said warranty, Lessor shall, except as otherwise
provided, promptly after receipt of written notice from Lessee setting forth with specificity the nature and extent of such non-compliance, rectify the same at Lessor's
expenze, If Lesses does not give Lessor written notice of a non-compliance with this warranty within 6 months following the Start Date, correction of that
non-compliance shall be the obligation of Lessee at Lessee's sole cost and expense. If the Applicable Requirements are hereafter changed so as to require during the
term af this Lease the construction of an additlon ta or an alteration of the Premises andfor Building, the remediation of any Hazardous Substance, or the
reinforcement or ather physical modification of the Unit, Premises and/or Building ("Capital Expenditure”), Lessar and Lessee shall allocate the cost of such work as
fallows:

{a} Subject to Paragraph 2.3(c) below, if such Capital Expenditures are required as a result of the specific and unique use of the Premises by Lessee as
compared with uses by tenants in general, Lessee shall be fully responsible for the cost thereof, provided, however, that if such Capital Expenditure is required during
the last 2 years of this Lease and the cost thereof exceeds & 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 an amount equal to 6
menths' Base Rent. If Lessee elects termination, Lessee shall immediately cease the use of the Premises which requires such Capital Expenditure and deliver to Lessor
written notice specifying a termination date at least %0 days thereafter. Such termination date shall, however, in no event be earlier than the last day that Lessee
could kegally utilize the Premises without commencing such Capital Expenditure.

{b)  Ifsuch Capital Expenditure is not the result of the specific and unigue use of the Premises by Lessee [such as, governmentally mandated seismic
mdifications), then Lessor shall 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 obligation at any time, If, however, such Capital Expenditure is required during the fast 2 years
of this Lease or if Lessor reazonably determines that it is not economically feasible to pay its share thereof, Lessor shall have the option to terminate this Lease upon
%0 days prior written notice to Lesses unless Lessee notifies Lessor, in writing, within 10 days after receipt of Lessor's termination notice that Lessee will pay for such
Capital Expenditure. |f Lessor does not elect to terminate, and falls to tender its share of any such Capltal Expenditure, Lessee may advance such funds and 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, orif the balance of the Rent due
and payable for the remainder of this Lease is not sufficient to fully reimburse Lessee on an offset basis, Lessee shall have the right to terminate this Lease upon 30
days written notice to Lessor,

{e)  Notwithstanding the above, the provisions concerning Capital Expenditures are intended to apply enly to non-voluntary, unexpecied, and new
Applicable Reguirements. If the Capital Expenditures are instead triggered by Lessee as a result of an actual or propased change in use, change in intensity of use, or
muodification to the Premises then, and in that event, Lessee shall either: [i] immediately cease such changed use or intensity of use and/or take such other steps as
may be necessary to eliminate the requirement for such Capital Expenditure, or (ii] complete such Capital Expenditure at its own expense. Lessee shall not, however,
have any right to tarminate this Lease.

2.4 Acknowledgements. Lessee acknowledges that: (a)it has been given an opportunity to inspect and measure the Premises, (b} it has been advised by
Lessor andfor Brokers to satisfy itself with respect to the size and condition 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's
intended use, [c) Lessee has made such investigation as it deems necessary with reference to such matters and assumes all responsibility therefor as the same relate
1o its accupancy of the Premises, (d) it s not relying on any representation as to the size of the Premises made by Brokers of Lessor, () 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 forth in this Lease. In addition, Lessor acknowledges that: (i) Brokers
have made no representations, promises or warranties concerning Lessee’s ability to honor the Lease or suitability to ocoupy the Premises, and (i) it is Lessor's sole
responsibility to investigate the financial capability and/or suitability of all proposed tenants,

2.5 Lessee as Prior Owner/Occupant. The warranties made by Lessor in Paragraph 2 shall be of no force or effect if immediately prior to the Start Date Lesses
was the cwner or cccupant of the Premises, Insuch event, Lessee shall be responsible for any necessary corrective work.

3. Term.

3.1 Term. The Commencement Date, Expiration Date and Original Term of this Lease are as specified in Paragraph 1.3,

3.2 Early Possession. Any provision herein granting Lessee Early Possession of the Premises is subject to and conditioned upon the Premises being available for
such possession prior to the Commencement Date. Any grant of Early Possession only conveys a non-exclusive right to occupy the Premises. If Lessee totally or
partially occupies the Premises prior to the Commencement Date, the obligation to pay Base Rent shall be abated for the period of such Early Possession. All other
terms of this Lease [including but not limited to the obligations to pay Real Property Taxes and insurance premiums and to maintain the Premises) shall be in effect
during such period. Any such Early Possession shall not affect the Expiration Date.

3.3 Delay In Possesslon, Lessor agrees to use commercially reasonable efforts to deliver exclusive possession of the Premises to Lessee by the
Commencement Date. If, despite said efforts, Lessoris 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, DU srshangethe Expiration Date Will be extended by an equal number of days. Lessee shall not,
however, be obligated to pay Rent or perform its other obligations until Lessor delivers possession of the Premises and any period of rent abatement that Lessee
would otherwise have enjoyed shall run fram the date of delivery of possession and continue for a 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. If possession 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 3t any time
after the end of such 60 day period, cancel this Lease, inwhich event the Parties shall be discharged from all obiigations hereunder. IF such written notice is not
received by Lessor within said 10 day period, Lessee's right to cancel shall terminate. |f possession of the Premises is not delivered within 120 days after the
Commencement Date, this Lease shall terminate unless other agreements are reached between Lessor and Lessee, In writing,

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

4. Rent.
4.1 Rent Defined. All monetary abligations of Lessee to Lessor under the terms of this Lease (except for the Security Deposit) are deemed to be rent {"Rent”).
4.2 Payment. Lessee shall cause payment of Bent 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. Allmanatan amounteshall ba roundad to the nearast whola dollar In the event thatany
inveice prepared by Lessor is inaccurate such inaccuracy shall not constitute a waiver and Lessee shall be abligated to pay the amount set forth in this Lease. Rent for
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 sald month, Payment of
Rent shall be made to Lessor at its address stated herein or to such other persons or place as Lessar 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
o |
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2 A A Payments will be applied first to accrued
late charges and attomey's fees second to accrued interest, then to Base Rent, Insurance and Real Property Taxes, and any remaining amount to any other
outstanding charges or costs.

4.3 Association Fees. Inaddition to the Base Rent, Lessee shall pay to Lessor each month an amount equal to any owner's assaciation or condominium fees
levied or assessed against the Premises. Said monies shall be paid at the same time and in the same manner as the Base Rent.

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 fails to pay Rent, or otherwise Defaults under this Lease, Lessor may use, apply or retain all or any pertion of said Security Deposit for the
payment of any amount already due Lessor, for Rents which will be due in the future, and) or to reimburse or compensate Lessor for any liability, expense, loss ar
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damage which Lessor may suffer or incur by reason thereof. If Lessor uses or applies all or any portion of the Security Deposit, Lessee shall within 10 3{]03?5 after
written request therefor deposit maonles with Lessor sufficlent to restore sald Security Deposit to the full amount required by this Lease. If the Base Rent Increases
during the term of this Lease, Lessee shall, upen written request from Lessor, depasit additional monies with Lessor se that the total amount of the Security Deposit
shall at all times bear the same proportion to the increased Base Rent as the initial Security Deposit bore to the initial Base Rent. Shesld-the-Agrecd-Hse b s

financlabeanidisan—Lessor shall not be required to keep the Security Deposit separate from its general accounts, Within 30 days after the expiration or
terrination of this Lease, Lessor shall return that portion of the Security Depaosit not used or applied by Lessor. Lessor shall uponowritten request provide Lessee with
an accounting showing how that portion of the 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 BY LESSEE IN LIEU OF
PAYMENT OF THE LAST MONTH'S RENT.

[} Use,

6.1 Use. Lessee shall use and accupy the Premises only for the Agreed Use, or any other legal use which is reasonably comparable thereto, and for no other
purpose. Lessee shall not use or permit the use of the Premises in a manner that is unlawful, creates damage, waste or a nuisance, or that disturbs occupants of or
causes damage to neighboring premises or properties. Other than guide, signal and seeing eye dogs, Lessee shall not keep or allow in the Premises any pets, animals,

birdls, fish, or reptiles. Lessar shall not unreasonably withheld, condition er delay Its consent to any written reguest for a modification of the Agreed Use, so long
as the same will not impair the structural integrity of the improvements on the Premises or the mechanical or electrical systems therein, and/or is not significantly
more burdensome tothe Premises. If Lessor elects to withhold consent, Lessor shall within 7 days after such request give written notification of same, which notice
shall include an explanation of Lessor's objections to the change in the Agreed Use.
6.2 Hazardous Substances.

{a} Reportable Uses Require Consent. The term "Hazardous Substance” as used In this Lease shall mean any praduct, substance, or waste whose
presence, use, manufacture, disposal, transportation, or release, either by itself or in combination with other materials expected to be on the Premises, is either: (i)
potentially injurious to the public health, safety or welfare, the environment or the Premises, [li) regulated or monitored by any governmental authority [hut
excluding any product, substance, waste, or material which is on the Premises in accordance with applicable laws),
ar (jii} a basis for potential liability of Lessor to any governmental agency or third party under any applicable statute or commaon |aw theory. Hazardous Substances

| shall include, but not be limited to, hydrocarbons, petroleum, gascline, and/er crude oil ar any preducts, by-praducts or fractions thereof,  Lessee shall not engage in

any activity in or on the Premises which constitutes a Reportable Use of Hazardous Substances withowt the express prior written consent of Lessor and timely
compliance (at Lessee's expense) with all Applicable Requirements. "Reportable Use" shall mean (i} the installation or use of any above or below ground storage tank,
{ii} the generation, possession, storage, use, transportation, or disposal of a Hazardous Substance that requires a permit from, or with respect to which a report,
notice, registration or business plan is required to be filad with, any gavernmental authority, and/ar (i) 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.
Motwithstanding the foregoing, Lessee may use any ordinary and customary materials reasonably required to be used in the normal course of the Agreed Use,
ardinary office supplies (copler toner, liquid paper, glue, etc.) and comman househald cleaning materials, solong as such use is in compliance with all Applicable
Reguirements, is not a Reportable Use, and does not expose the Premises or neighboring property to any meaningful risk of contamination or damage or expose
Lessor to any lability therefor. In addition, Lessor may condition its consent to any Reportable Use upon receiving such additional assurances as Lessor reasonably
deems necessary to protect itself, the public, the Premises and/or the environment against damage, contamination, injury and/or llability, Including, but not limited te,
the installation {and removal on or before Lease expiration or termination) of protective modifications {such as concrete encasements) and/or increasing the Security
Deposit.

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

{c] Lessee Remediation. Lessee shall not cause or permit any Hazardous Substance to be spilled or released in, on, under, or about the Premises
{including through the plumbing or sanitary sewer system| and shall promptly, at Lessee's expense, comply with all Applicable Requirements and take all investigatory
and/or remedial action reasonably recommended, whether or not formally ordered or required, for the cleanup of any contamination of, and for the maintenance,
security and/or monitering of the Premises or neighboring properties, that was caused or materially contributed to by Lessee, or pertaining to erinvolving any
Hazardous Substance brought onto the Premises during the term of this Lease, by or for Lessee, of any thizd party agent, representative or invitee of
Lessee (each, a "Lessee Responsible Party").

{d] Lessee Indemnification. Lessee shall indemnify, defend and hold Lesser, its agents, employees, lenders and ground lessor, if any, harmless from and
against any and all loss of rents andfor damages, liabilities, judgments, claims, expenses, penalties, and attorneys' and consultants’ fees arising out of or invalving any

Hazardous Substance brought onto the Premises by or for Lessee, or any Lessee i RESPO]"[S"}]E Pparh,l [provided, howewer, that Lessee shall have no
liability under this Lease with respect to underground migration of any Hazardous Substance under the Premises from adjacent properties not caused or contributed
to by Lessee]. Lessee's obligations shall include, but not be limited to, the effects of any contamination or injury to person, property or the environment created or
suffered by Lessee, and the cost of investigation, remowal, remediation, restoration and/or abatement, and shall survive the expiration or termination of this Lease.
Mo 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, harmless from and against any and all environmental damages, including the cost of remediation, which result from
Hazardous Substances which existed on the Premises prior to Lessee's occupancy or which are caused by the gross negligence or willful misconduct of Lessor, its
agents or employees. Lessor's obligations, as and when required by the Applicable Reguirements, shall include, but not be limited to, the cost of Investigation,
remeval, remediation, restoration andfor abatement, and shall survive the expiration or termination of this Lease.

{fy Investigations and Remediations. Lessor shall retain the responsibility and pay for any investigations or remediation measures required by
governmental entities having jurisdiction with respect to the existence of Hazardous Substances on the Premises prior to Lessee's ocoupancy, unbess such remediation
measure is required as a result of Lessee's use (Including "Alterations”, as defined in paragraph 7.3{a) below) of the Premises, in which event Lessee shall be
responsible for such payment. Lessee shall cooperate fully in any such activities at the request of Lessor, including allowing Lessar and Lessar's agents to have
reasonable access to the Premises at reasonable times in order to carry out Lessor's investigative and remedial responsibilities.

{g} Lessor Termination Option. If a Hazardous Substance Condition [see Paragraph 9.1{e]} occurs during the term of this Lease, unless Lessee is legally
responsible therefor (in which case Lassee shall make the investigation and remediation thereof required by the Applicable Requirements and this Lease shall continue
in full force and effect, but subject to Lessor's rights under Paragraph 6.2(d) and Paragraph 13), Lessor may, at Lessor's option, either (i} investigate and remediate such
Hazardous Substance Condition, If required, as soon as reasonably possible at Lessor's expense, In which event this Lease shall continue in full force and effect, or (i) If
the estimated cost to remediate such condition exceeds 12 times the then monthly Base Rent or $100,000, whichever is greater, give written naotice to Lesses, within
30 days after receipt by Lessor of knowledge of the occurrence of such Hazardous Substance Condition, of Lessor's desire to terminate this Lease as of the date &0
days following the date of such notice. In the event Lessor elects to give a termination notice, Lessee may, within 10 days thereafter, give written notice to Lessor of
Lessee’s commitment to pay the amount by which the cost of the remediation of such Hazardous Substance Condition exceeds an amount equal to 12 times the then
monthly Base Rent or $100,000, whichever is greater, Lessee shall provide Lessor with said funds or satisfactory assurance thereof within 30 days following such
commitment. Insuch event, this Lease shall continue in full force and effect, and Lessor shall proceed to make such remediation as soon as reasonably possible after
the required funds are available. If Lessee does not give such notice and provide the required funds or assurance thereof within the time provided, this Lease shall
terminate as of the date specified in Lessor's natice 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, ditigently and
in a imely manner, materially comply with all Applicable Reguirements, the requirements of any applicable fire insurance underwriter or rating bureau, and the
recommendations of Lessor's engineers and,/or consultants which relate in any manner to the Premises, without regard to whether said Applicable Requirements are
now in effect ar become effective after the Start Date, Lessee shall, within 10 days after receipt of Lessor's written request, provide Lessor with copies of all permits
and other documents, and other information evidencing Lessee’s compliance with any Applicable Requirements specified by Lessor, and shallimmediately upan
receipt, notify Lessor in writing (with copies of any documents involved) of any threatened or actual claim, notice, citation, warning, complaint or report pertaining to
ar invohving the failure of Lessee or the Premises to comply with any Applicable Requirements. Likewise, Lessee shall immediately give written notice to Lessaor of: [i}
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any water damage to the Premises and any suspected seepage, pooling, dampness or other condition conducive to the production of mold; or (i} any mustiness or
ather odors that might indicate the presence of mald in the Premises, In addition, Lessee shall provide coples of all relevant material safety data sheets (MSDS) to
Lessorwithin 10 days of the receipt of a written request therefor. In addition, Lessee shall provide Lessor with copies of its business license, certificate of occupancy
and/or any similar document within 10 days of the receipt of a written request therefor.

6.4 Inspection; Compliance. Lessor and 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 otherwise at reasonable times after reasonable notice, for the purpose of inspecting and/or testing the
condition of the Premises and/ar for verifying compliance by Lessee with thiz Lease. The cost of any such inspections shall be paid by Lessor, unless a violation of

Applicable Requirements caused b}f Liessee, or a Hazardous Substance Condition Catised by Lessee (see paragrash 9.1(e]) is found to exist or be

imminent, or the inspection is requested or ordered by a governmental autharity. 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 violation or contamination. In addition, Lessee shall provide copies of all relevant material safety

data sheets [MSDS) to Lesser within 10 days of the receipt of a wrluen mquest therefor, | e i e Hepast-to-all e
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7. Maintenance; Repairs; Utility Installations; Trade Fixtures and Alterations.
7.1 Lessee's Obligations,
{a} In General. Subject to the provisions of Paragraph 2.2 [Condition), 2.3 {Compliance], 5.3 (Lessee’s Compliance with Applicable Requirements), 7.2
{Lessor's Obligations), @ (Damage or Destruction], and 14 (Condemnation), Lessee shall, at Lessee's sole expense, keep the Premises, Utility |nstallations (intended for
Lessee's exclusive use—sessatierwhare locatad), and Alterations in good orders, condition and repair (whethes sraot prc-v'tded the partion of the Premises

requiring repairs, or the means of repairing the same, are reamnahl\r urreadlll,l accessible to Lﬁsee and }’JI ﬂ\-’lded ﬁll"thEI’ that wha...ha:u.nnnh.a.mad..h:.

such repairs ocours as a result of Lessee's use
facllit : ' r\'ll bl g el e

il i AT R R S - RIAh disient fo b e Lessee in heeplng 'the Premlsesm gm:ld order, l:clm:lmon and repair, shallexerclseand T.lerhrm
good maintenance practices, specifically including the procurement and maintenance of the service contracts reguired by Paragraph 7.1(b) below. Lessee's
ohligations shall include restorations, replacements or renewals when necessary to keep the Premises and all improvements thereon or a part thereof ingood order,
condition and state of repair. Lessee shall, during the term of this Lease, keep the exterior appearance of the Building in a first-class condition (including, e.g. graffiti
removal) consistent with the exterior appearance of other similar facilities of comparable age and size in the vicinity, including, when necessary, the exterior
repainting of the Building.

{b) Service Contracts. Lessee shall, at Lessee's sole expense, procure and maintain contracts, with copies to Lessor, in customary form and substance

iesigation systemsuleoal covaring anddealnsaad lvil-clasiiess the service contracts as maintained by Lessor as of the Start date of
the lease, as such contracts and arrangements are communicated to Lessee. Lessee may replace any contracts and
arrangements with alternative service providers in its sole discretion as long as such alternative service providers

are of reasonably similar quality and cover the same scope of original service. However, Lessor reserves the right, upon notice to
Lessee, to procure and maintain any or all of such service contracts, and Lessee shall reimburse Lessor, upen demand, for the cost thereof,

{c) Failure to Perform. |f Lessee fails to perform Lessee's obligations under this Paragraph 7.1, Lessor may enter upon the Premises after 10 days' prior
written notice to Lessee (except in the case of an emergency, in which case no notice shall be required), perfarm 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's indemnification of Lessor as set forth in Paragraph 8.7 below, and without refieving Lessee of liability resulting from
Lessee's failure to exercise and parform good maintenance practices, if an item described in Paragraph 7.1(b} cannat be repaired other than at a cost which is in excess
af 50% of the cost of replacing such item, then such item shall be replaced by Lessor, and the cost thereof shall be prorated between the Parties and Lessee shall only
be obligated to pay, each month during the remainder of the term of this Lease 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 numeratar of which is one, and the denaminator 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 obligation at any time,

7.2 Lessor's Obligations. Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 {Compliance), 9 (Damage or Destruction) and 14 {Condemnation), it is
intended by the Parties hereto that Lessor have no obligation, in any manner whatsoever, to repair and maintain the Premises, or the equipment therein, all of which
obligations are intended to be that of the Lessee. It is the intention of the Parties that the terms of this Lease govern the respective ohligations of the Parties as to
maintenance and repair of the Premises.

7.3 Utility Installations; Trade Fixtures; Alterations.

{a} Definitions. The term "Utility Installations” refers to all floor and window coverings, air and/or vacuum lines, power panels, electrical distribution,
security and fire protection systems, communication cabling, lighting fixtures, HVAC equipment, plumbing, and fencing in or on the Premises. The term "Trade
Fixtures" shall mean Lessee's machinery and equipment that can be removed without doing material damage to the Premises, The term "alterations” shall mean any
madification of the improvements, other than Utility Installations or Trade Fixtunes, whether by addition or deletion, "Lessee Owned Alterations and/or Utility
Installations" are defined as Alterations and/or Utility Installations made by Lessee that are not yet owned by Lessor pursuant to Paragraph 7.4(a).

{b) Consent. Lessee shall not make any Alterations or Utility Installations to the Premises without Lessor's prior written consent. Lessee may, however,
make non-structural Alterations or Utility Installations ta the interlor of the Premises (excluding the roof) without such consent but upon notice to Lessor, as long as
they are not visible from the outside, do not involve puncturing, relocating or remaoving the roof or any existing walls, will not affect the electrical, plumbing, HVAC,
and/or life safety systems, do not trigger the requirement for additional modifications and/or improvements to the Premises resulting from Applicable Requirements,
such as compliance with Title 24, and the cumulative cost thereof during this Lease as extended does not exceed a sum equal ta 3 month's Base Rent in the aggregate
ar & sum equal to one month's Base Rent in any one year. Notwithstanding the foregoing, Lessee shall not make or permit any roof penetrations and/or install
anything on the roof without the prior written approval of Lessor. Lessor may, as a precondition to granting such approval, reguire Lessee to utilize a contractor
chasenand/or approved by Lessar, Any Alterations or Utility Installations that Lessee shall desire to make and which require the consent of the Lessor shall be
presented to Lessar in written form with detalled plans, Consent shall be deemed conditioned upon Lessee's: (I} acquiring all applicable governmental permits, (1)
furnishing Lessor with copies of both the permits and the plans and specifications prior to commencemeant of the work, and (i) compliance with all conditions of said
permits and other Applicable Requirements ina prompt and expeditious manner. Any Alterations or Utility Installations shall be performed in a workmanlike manner
with good and sufficlent materials, Lessee shall promptly upon completion furnish Lessor with as-bullt plans and specifications. Eorwockauhich costs anamauntla.

{e)  Liens; Bonds. Lessee shall pay, when due, all claims for fabor or materials furmished or alleged to have been furnished to or for Lessee at or for use on
the Premises, which claims are or may be secured by any mechanic's or materialmen's lien against the Premises or any interest therein. Lessee shall give Lessor not
less than 10 days notice prior to the commencement of any workin, on or about the Premises, and Lessor shall have the right to post notices of non-responsibality, If
Lessee shall contest the validity of any such lien, claim or demand, then Lessee shall, at its sole expense defend and protect itself, Lessor and the Premises against the

same and shall pay and satisfy any such adverse judgment that may be rendered thereon before the enforcement thereof. If Lessac LESSEE shall mequirg be in

Breach of its obligations under this Lease, 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 liabllity for the same. If Lesser elects to participate in any such action, Lessee shall pay Lessor's attorneys' fees and
costs.
7.4 Ownership; Removal; Surrender; and Restoration.
{a) Ownership. Subject to Lesser's right to require removal or elect pwnership 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, at any time, elect in writing to be the owner of all or any specified parnt of
the Lessee Owned Alterations and Utility Installations. Unless otherwise instructed per paragraph 7.4(b) hereof, all Lessee Owned Alterations and Utility Installations

chall a# tha sunirabian ar tarminatina AF thic | aarn harama the aranacte af | acear an. A bn rairrandarad bl accan with tha Deamicar
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{b) Removal. By delivery to Lessee of written notice from Lessor asteadiarthan 80 and notlates than 30 dae pricrtothe snd.of the tecm of this Lease-

at the time Lessor grants its consent to Lessee's making of Alterations and Utility Installations, Lessor may require that any
or all Lessee Owned Alterations or Utility Installations be removed by the expiration or termination of this Lease, Lessar may require the removal at any time of all or
amy part of any Lessee Owned Alterations or Utility Installations made without the required consent.

{¢) Surrender; Restoration. Lessee shall surrender the Premises by the Expiration Date or any earlier termination date, with all of the improvements,
parts and surfaces thereof broom clean and free of debris, and in good operating order, condition and state of repair, ordinary wear and tear excepted. “Ordinary
wear and tzar” shall notinclude any damage or deterioration that would have been prevented by good maintenance practice. Motwithstanding the foregoing and the
pravisions of Paragraph 7.1{a), if the Lessee occupies the Premises for 12 months or less, then Lessee shall surrender the Premises in the same condition as delivered
ta Lessee on the Start Date with NO allowance for ordinary wear and tear. Lessee shall repair any damage occasioned by the installation, maintenance or removal of
Trade Fixtures, Lessee owned Alterations and/or Utility Installations, furnishings, and equipment as well as the removal of any storage tank installed by or for Lessee.
Lessee shall also completely remove fram the Premises any and all Hazardous Substances brought onto the Premises by or for Lessee, orany shietLessee

Responsible Pparty (except Hazardous Substances which were deposited via underground migration from areas outside of the Premises) to the level specified in
Applicable Requirements. Trade Fixtures shall remain the property of Lessee and shall be remowved by Lessee. Any personal property of Lessee not removed on or
befare the Expiration Date or any earfier termination date shall be deemed to have been abandoned by Lessee and may be disposed of or retained by Lessor as Lessar
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 a
holdover under the provisions of Paragraph 26 below.

a. Insurance; Indemnity.

B.1 Payment For Insurance. Lessee shall pay for all insurance required under Paragraph B except 1o the extent of the cost attributable to lability insurance
carried by Lessor under Paragraph B.2(b) in excess of 52,000,000 per occurrence, Premiums for policy periods commencing prior ta or extending beyend the Lease
term shall be prorated to correspond to the Lease term. Payment shall be made by Lessee to Lessor within 10 days following receipt of an invoice.

B.2 Liability Insurance.

{a} Carried by Lessee. Lessee shall obtainand keep in force a Commercial General Liability pelicy of insurance protecting Lessee and Lessor as an
additional insured against clalms for bodlly injury, persenal injury and property damage based upon or arising out of the ownership, use, occupancy or maintenance of
the Premises and all areas appurtenant thereto, Such insurance shall be on an occurrence basis providing single limit coverage in an amount not |ess than 51,000,000
per oceurrence with an annual aggregate of not less than 52,000,000, Lessee shall add Lessor as an additional insured by means of an endorsement at least as broad
as the Insurance Service Organization's "Additional Insured-Managers or Lessors of Premises" Endorsement. The palicy shall not contain any intra-insured exclusions
as between insured persons or organizations, but shall include coverage for liability assumed under this Lease as an “insured contract” for the performance of Lessee's
indemnity obligations under this Lease. The limits of said insurance shall not, however, limit the liability of Lessee nor relieve Lessee of any obligation hereunder.
Lessee shall provide an endorsement on its liability policylies) which provides thatits insurance shall be primary to and not contributory with any similar insurance
carried by Lessor, whose insurance shall be considered excess insurance only.

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

8.3 Property Insurance - Building, Improvements and Rental Value.

{a) Building and Improvements. The Insuring Party shall obtain and keep in force a policy or policies in the name of Lessor, with loss payable to Lessaor,
any ground-lesser, and to any Lender insuring loss or damage to the Premises, The amount of such insurance shall be equal ta the fullinsurable replacement cost of
the Premises, as the same shall exist from time to tme, or the amount required by any Lender, But Inne event more than the commerclally reasenable and available
insurable value thereof. Lessee Owned Alterations and Utility Installations, Trade Fixtures, and Lessee's personal property shall be insured by Lessee not by Lessor. If
the caverage is available and commercially appropriate, such policy or policies shall insure against all risks of direct physical loss or damage (except the perils of flood
and/for earthquake unless required by a Lender), including coverage for debris remaoval and the enforcement of any Applicable Requirements requiring the upgrading,
demalition, reconstruction or replacement of any portion of the Premises as the result of a covered loss. Said policy or policies shall also contain an agreed valuation
provigion in lieu of any coinsurance clause, waiver of subrogation, and inflation guard protection causing an increase in the annual property insurance coverage
amount by a facter of not less than the adjusted WS, Department of Labor Consurmer Price Index for All Urban Consumers for the city nearest to where the Pramises
are located. If suchinsurance coverage has a deductible clause, the deductible amount shall not exceed 55,000 per occurrence, and Lessee shall be liable for such
deductible amount in the event of an Insured Loss,

(b} Rental Value. The Insuring Party shall obtain and keep in force a policy or policies in the name of Lessor with loss payable to Lessar and any Lender,
insuring the loss of the full Rent for one year with an extended period of indemnity for an additional 180 days {*Rental Value insurance®). Said insurance shall contain
an agreed valuation provision in lieu of any coinsurance clause, and the amount of coverage shall be adjusted annually to reflect the projectad Rent otherwise payable
by Lessee, for the next 12 month period. lessee shall be liable far any deductible 2mount in the event of such loss,

{c] Adjacent Premises, If the Premises are part of alarger bullding, or of a group of buildings cwned by Lessor which are adjacent to the Premises, the
Lessee shall pay for anyincrease in the premiums for the property insurance of such building or buildings if said increase is caused by Lessee's acts, omissions, use ar
otcupancy of the Premises.

f.4 Lessee's Property; Business Interruption Insurance; Worker's Compensation Insurance,

{a) Property Damage. Lessee shall obtain and maintain insurance coverage on all of Lessee's personal property, Trade Fixtures, and Lessee Owned

Alveratians and Utility Installations. Such insurance shall be full replacement cost coverage with a deductible of not to exceed 515,000 per oecurrence. The proceeds
from any such insurance shall be used by Lessee for the replacement of personal property, Trade Fixtures and Lessee Owned Alterations and Utility Installations.

(b)  Business Interruption. 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 insured against by prudent lessees In the business of Lessee or attributable to prevention of access to the
Premises as a result of such perils.

(c] Worker's Compensation 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 palicy required by paragraph 8.5,

{d)  NoRepresentation of Adequate Coverage, Lesser makes no representation that the limits or farms of coverage of insurance specified herein are
adequate to cover Lessee’s property, business operations or obligations under this Lease.

B.5 Insurance Policies, Insurance required herein shall be by companies maintaining during the policy term a "General Policyholders Rating” of at least A-, VI,
as set forth in the most current isswe of "Best's Insurance Guide”, or such other rating as may be required by a Lender. Lessee shall not do or permit to be done
anything which invalidates the reguired insurance policies. Lessee shall, prior to the Start Date, deliver to Lessor sertified-sopiasal-policiesolsush
certificates with copies of the required endorserments evidencing the existence and amounts of the required insurance. mmmwmmamm
mmmmmnmmum Lesseeshall at-l-aast-lﬂ-d.w-pnuftﬂ the expiration of such policies, fumish Lessor with Ewdenceuf
renewals or "insurance binders" evidencing renewal thereof

bbb pohiln b Leanpsen pos-demand. Such policies shall be for a term of at least ane year, or the length of the remaining term of this Lease,
whichewver is less, |feither Party shall fail to procure and maintain the insurance required to be carried by it, the other Party may, but shall not be required te, procure
and maintain the same.

B.6 Waiver of Subrogation. Without affecting any other rights or remedies, Lessee and Lessor each hereby release and relieve the other, and waive their entire
right to recover damages against the ather, for loss of or damage toits property arising out of er incident to the perils required to be insured against herein, The
effect of such releases and walvers is not limited by the armount of Insurance carrled 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.

£.7  Indemnity. SubjECt to Section 8.6 above, and CExcept for Lessor's grass negligence or willful misconduct, Lessee shall indemnify, protect,
defend and hold harmless the Premises, Lessor and its agents, Lessor's master or ground lessar, partners and Lenders, from and against any and all claims, loss of rents
andfor damages, liens, judgments, penalties, attorneys' and consultants’ fees, expenses andjor liabilities arising out of, invalving, or in connection with, a Breach of
the Lease by Lessee and/or the use and/or 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 of any of the foregoing matters, Lessee shall upan notice defend the same at Lessee's expense by counsel reasonably
satisfactory to Lessor and Lessor shall cooperate with Lessee insuch defense. Lessor need not have first paid any such claimin order to be defended or indemnified.

[n any instance where Lessor is obligated to obtain and maintain insurance under Section 8.3(a), then in the
event of any damages or destruction, Lessor shall be obligated to make a claim against its insurance company

before demanding indemnification from Lessee.
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B.8 Exemption of Lessor and its Agents from Liability. Meither Lessor nor its
agents shall be llable under any clrcumstances for: () Injury or damage to the person or goods, wares, merchandise or other property of Lessee, Lessee's employees,
cantractors, Invitees, customers, ar any other persan in or about the Premises, whether such damage er Injury is caused by or results from fire, steam, electricity, gas,
water or rain, indoor air guality, the presence of mold or from the breakage, leakage, obstruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing,
HVAC or lighting fixtures, ar from any other cause, whether the said injury or damage results from conditions arising upan the Premises or upon other portions of the
building of which the Premises are a part, or from other sources or places, (il} any damages arising from any act or neglect of any other tenant of Lessor or from the:
tailure of Lessor or its agents to enforce the provisions of any other leaze in the Praject, or [jii} injury to Lessee’s business or for any loss of income or profit therefrom.
Instead, it is intended that Lessee's sele recourse in the event of such damages or injury be to file a claim on the insurance policylies) that Lessee is required to
maintain pursuant to the provisions of paragraph 8,

£.9 Failure to Provide Insurance. Lessee acknowledges that any failure on its part to obtain or maintain the insurance required herein will expase Lessor to
risks and potentially cause Lessor to incur costs not contemplated by this Lease, the extent of which will be extremely difficult to ascertain, Acmrdlnglr. fror any month
ar purhcm thereof that Lessee does not maintain the reguired insurance sadiesd T i T it bt

Stbres bt d , the Base Rent shall be automatically increased, without any reguirement for notice to Lessee, by an amount equal to lﬂ% of the
then existing Base Rent or $100, whichever is greater, until Lessee obtains the required insurance and provides Lessor with binders

or certificates of insurance EVEdE.‘HCing SAMe, The parties agree that such Increase in Base Rent represents falr and reasonable compensation for
the additional risk/costs that Lessor will incur by reason of Lesses's failure to maintain the required insurance. Such increase in Base Rent shall in no event constitute
awaiver 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
herewnder, nor relleve Lessee of its obligation to maintain the insurance specified in this Lease,

9. Damage or Destruction,

9.1 Definitions.

{a} "Premises Partial Damage" shall mean damage or destruction to the improvements on the Premises, other than Lessee Owned Alterations and Utility
Installations, which can reasonably be repaired in & maonths or less from the date of the damage or destruction, Lessor shall notify Lessee in writing within 30 days
from the date of the damage or destruction as to whether or not the damage is Partial or Total.

(b} “Premises Total Destruction” shall mean damage or destruction to the Premises, other than Lessee Gwned Alterations and Utility Installations and
Trade Fixtures, which cannet reasonably be repaired in & months or less from the date of the damage or destruction. Lessor shall notify Lessee in writing within 30
days from the date of the damage or destruction as to whether or not the damage is Partial or Total.

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

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

(e} "Hazardous Substance Condition" shall mean the occurrence or discovery of a condition involving the presence of, or a contamination by, a
Hazardous Substance, in, on, orunder the Premises which requires restoration.

9.2 Partial Damage - Insured Loss, If a Premises Partial Damage that is an Insured Loss accurs, then Lessar shall, at Lessor's expense, repair such damage (but
not Lessee's Trade Fixtures or Lessee Owned Alterations and Utility Installations) as soon as reasonably possible and this Lease shall continue in full force and effect;
pravided, however, that Lessee shall, at Lessar's election, make the repair of any damage or destruction the total cost to repair of which is $10,000 or kess, and, in such
event, Lessor shall make any applicable insurance proceeds available to Lessee on a reasonable basis for that purpose. Notwithstanding the faregoing, if the required
insurance was nat in force or the Insurance proceeds are not sufficient to effect such repalr, the Insuring Party shall promptly contribute the shortage in proceeds
{except as to the deductible which is Lessee's responsibility] as and when required to complete said repairs.  In the event, however, such shortage was due to the fact
that, by reason of the unigue nature of the impravements, full replacement cost insurance coverage was not commercially reasonable and available, Lessor shall have
no obligation to pay for the shortage in insurance proceeds or to fully restore the unigue aspects of the Premises unless Lessee provides Lessor with the funds to cover
same, or adequate assurance thereof, within 10 days following receipt of written notice of such shortage and request therefor. If Lessor receives said funds or
adequate assurance thereaf within said 10 day period, the party responsible for making the repairs shall complete them as soon as reasonably possible and this Lease
shall remain in full force and effect, If such funds or assurance are not received, Lessar may nevertheless elect by written nofice to Lessee within 10 days thereafter
to: (i) make such restoration and repair as is commercially reasonable with Lessor paying any shortage in proceeds, in which case this Lease shall remain in full force
and effiect, or {ii] have this Lease terminate 30 days thereafter. Lessee shall not be entitled to reimbursement of any funds contributed 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
coverage, but the net proceeds of any such insurance shall be made available for the repairs if made by either Party.

9.3 Partial Damage - Uninsured Loss. If a Premises Partial Damage that is not an Insured Loss occurs, unless caused by a negligent or willful act of Lesses {in
which event Lessee shall make the repairs at Lessee's expense), Lessor may either: (i} repair such damage as soon as reasonably possible at Lessor's expense, inwhich
event this Lease shall continue in full force and effect, or (i) terminate this Lease by giving written notice to Lessee within 30 days after recelpt by Lessor of knowledge
af the occurrence of such damage. Such termination shall be effective 80 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 rotice to give written notice to Lessor of Lessee’s commitment to pay for the repair of such
damage without reimbursement from Lessor. Lessee shall provide Lessar with said funds or satisfactory assurance thereof within 30 days after making such
commitment. Insuch event this Lease shall continue in full force and effect, and Lessor shall proceed to make such repairs as soon as reasonably possible after the
reguired funds are available. If Lessee does not make the required commitment, this Lease shall terminate as of the date specified in the terminatien notice.

9.4 Total Destruction. Notwithstanding any other provision hereaf, ifa Premises Total Destruction occurs, this Lease shall terminate 60 days following such
Destruction. If the damage or destruction was caused by the gross negligence or willful misconduct of Lessee, Lessor shall have the right to recover Lessor's damages
from Lesses, except as provided in Paragraph 8.6.

9.5 Damage Near End of Term. If at any time during the last & months of this Lease there is damage for which the cost to repair exceeds one month's Base
Rent, whether or not an Insured Loss, Lessor OF Lessee may terminate this Lease effective 60 days following the date of cccurrence of such damage by giving a
written termination notice to Lessee within 30 days after the date of cocurrence of such damage. Notwithstanding the foregoing, if Lessee at that time has an
exercisable pption to extend this Lease or to purchase the Premises, then Lessee may preserve this Lease by, [a) exercising such opticn and {b) providing Lessor with
any shortage in insurance proceeds (or adequate assurance thereof) needed to make the repairs on or before the earlier of (i} the date which is 130 days after
Lessea's receipt of Lessor's written notice purporting to terminate this Lease, or (i) the day prior to the date upon which such opticn expires. |f Lessee duly exercises
such aption 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 5000 as reasonably possible and this Lease shall continue in full farce and effect. If Lessee falls to exercise
such option and provide such funds or assurance during such period, then this Lease shall terminate onthe date specified in the termination notice and Lessee’s
option shall be extinguished,

9.6 Abatement of Rent; Lessee's Remedies,

{a} Abatement In the event of Premises Partial Damage or Premises Total Destruction or a Hazardous Substance Condition for which Lessee is not
responsible under this Lease, the Rent payable by Lessee for the period required for the repair, remediation or restoration of such damage shall be abated in
propostion to the degree to which Lessee's use of the Premises is impaired, but not to exceed the proceeds received from the Rental Value insurance, All other
obligations of Lessee hereunder shall be performed by Lessee, and Lessor shall have no liability for any such damage, destruction, remediation, repair or restoration
except as provided herein,

{b)  Remedies. If Lessor is obligated to repair or restare the Premises and does not commence, in a substantial and meaningful way, such repair or
restoration within 90 days after such obligation shall accrue, Lessee may, at any time prior to the commencement of such repair or restoration, give written notice to
Lessarand to any Lenders of which Lessee has actual notice, of Lessee's election to tarminate this Lease on a date not less than 60 days following the giving of such
notice, If Lessee gives such notice and such repair of restoration is not commenced within 30 days thereafter, this Lease shall terminate as of the date specified insaid
notice, If the repair or restoration is commenced within such 30 days, this Lease shall continue in full force and effect. "Cormmence” shall mean elther the
unconditional autherization of the preparation of the required plans, ar the beginning of the actual work on the Premises, whichever first occurs,

9.7 Termination; Advance Payments. [N any instance where it will take more than six months from the date of the
casualty to repair or restore the Premises to their original condition, Lessee will also have the right to terminate
this Lease by delivering written notice of termination to Lessor at any time before receiving notice of Lessor's
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shall be made concerning advance Base Rent and any other advance payments made by Lessee to Lessor. Lessor shall, in addition, return to Lessee so much of
Lessee's Security Depasit as has not been, of is not then required to be, used by Lessor,

10. Real Property Taxes.

10.1 Definition. Asused herein, the term "Real Property Taxes" shall include any form of assessment; real estate, general, special, ordinary or extraordinary, or
rental levy or tax (other than inheritance, personalincome or estate taxes); improvement bond; and/orlicense fee imposed upon or levied against any legsl or
equitable interest of Lessor inthe Premises or the Project, Lessor's right to other income therefrom, and/or Lessor's business of leasing, by any authority having the
direct or indirect power to tax and where the funds are generated with reference to the Bullding address, Real Property Taxes shall also include any tax, fee, lavy,
assessment or charge, or any increase therein: {i) imposed by reason of events occurring during the term of this Lease, including but not limited to, a change in the
ownership of the Premises, and (i) levied or assessed on machinery or equipment provided by Lessor to Lessee pursuant te this Lease,

10.2 Payment of Taxes. In addition to Base Rent, Lessee shall pay to Lessor an amount equal ta the Real Property Tax installment due at least 20 days prior to
the applicable delinquency date. If any such installment shall cover any period of time prior to or after the expiration or termination of this Lease, Lessee's share of
such installment shall be prorated. In the event Lessee incurs a late charge on any Rent payment, Lessar may estimate the current Real Property Taxes, and requine
that such taxes be paid inadvance to Lessor by Lessee monthly in advance with the payment of the Base Rent. Such monthly payments shall be an amount equal to
the amount of the estimated installment of taxes divided by the number of manths remaining before the month in which said installment becomes delinguent. When
the actual amount of the applicable tax bill is known, the amount of such equal monthly advance payments shall be adjusted as required to provide the funds needed
to pay the applicable taxes. If the amount collected by Lessor is insufficient to pay such Real Property Taxes when due, Lessee shall pay Lessor, upon demand, such
additional sum asis necessary. Advance payments may be intermingled with other moneys of Lessor and shall not bear interest. inthe event of a Breach by Lesseein
the performance of its obligations under this Lease, then any such advance payments may be treated by Lessor as an additional Security Deposit.

10.3 loint Assessment. If the Premises are not separately assessed, Lessee's liability shall be an eguitable proportion of the Real Property Taxes for all of the
land and improvements included within the tax parcel assessed, such proportion to be conclusively determined by Lessor from the respective valuations assigned in
the assessor's work sheets or such other information as may be reasonably available.

10.4 Personal Property Taxes. Lessee shall pay, prior to delinguency, all taxes assessed against and levied upon Lessee Owned Alterations, Utility Installations,
Trade Fixtures, furnishings, equipment and all parsonal property of Lessee. 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 said
property shall be assessed with Lessor's real property, Lessee shall pay Lessor the taxes attributable to Lessee's property within 10 days after receipt of a written
statement setting forth the taxes applicable to Lessee's property,

11. Utilities and Services.

11.1 Lessee shall pay for all water, gas, heat, light, power, telephone, trash disposal and other utilities and services supplied to the Premises, together with any
taxes thereon, If any such services are not separately metered or billed to Lessee, Lessee shall pay a reasenable propertion, to be determined by Lessor, of all charges
jointhy metered or billed. There shall be no abatement of rent and Lessor shall not be liable in any respect whatsoever for the inadequacy, stoppage, interruption or
discontinuance of any utility or service due to riot, strike, labor dispute, breakdown, accident, repair or other cause beyond Lessor's reasonable control or in
cooperation with governmental request or direetions. Notwithstanding any provision herein to the contrary, in the event Lessor or
Lessor’s agent causes disruption in utility services and Lessee is unable to operate its business for more than 24

hours, Rent shall be abated until Lessee is able to reopen for business in the Premises.
11.2 Within fifteen days of Lessor's written request, Lessee agrees to deliver to Lesser such Information, documents and/or authorization as Lessor needs in
order for Lessar ta comply with new or existing Applicable Requirements relating to commercial bullding energy usage, ratings, and/or the reporting thereof.

12. Assignment and Subletting.
12.1 Lessor's Consent Required.
(3}  Lessee shall not voluntarily or by operation of law assign, transfer, mortgage or encumber (collectively, “assign or assignment”| or sublet all or any
part of Lessee's interest in this Lease or in the Premises without Lessor's prior written consent,

{b) UnlessLessee isa corporation and its stock is publicly traded on a national stock exchange, and except as otherwise provided below,
achange in the control of Lessee shall constitute an assignment reguiring 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 purpose.,

{c) The involwement of Lessee or its assets in any transaction, or series of transactions {by way of merger, sale, acquisition, financing, transfer, leveraged
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adjustedrsnt-Notwithstanding anything to the contrary set forth in this Section 12, the following transfers (each,a
“Permitted Transfer”) will not require Lessor’s consent: (a) any assignment or sublease to (each a “Permitted
Transferee”) (i) any entity that acquires all or substantially all of the interests or assets of Tenant, (ii) any entity
that is the resulting entity of a merger or consolidation of Lessee with another entity, or the conversion of Lessee
into another type of entity, (iii) any Affiliate (as defined below], or (iv) a Permitted Transferee. In each such
instance, Lessee shall remain primarily liable for the full and complete performance of the terms and conditions of
this Lease despite such transfer. In addition, any transfer to a Permitted Transferee must, in each case, satisfy all of
the following conditions: (a) Lessee will not be in default under this Lease; (b) the Permitted Transfer, either
individually or when combined with other Permitted Transfers, must not be a subterfuge by Lessee to avoid its
obligations under this Lease; (c) Lessee must give Lessor written notice at least fifteen [15) business days prior to
the effective date of the Permitted Transfer; (d) Lessee’s notice to Lessor will include information and
documentation reasonably evidencing the Permitted Transfer, including without limitation the name, type of entity
and jurisdiction of the Permitted Transferee; and the name, address, and contact information of a responsible
person acting on behalf of and with authority to bind the Permitted Transferee; and (e) if requested by Lessor, the
Permitted Transferee (other than a purchaser of Lessee’s interests) will sign a commercially reasonable form of
assumption agreement.

For purposes of this Section 12, an “Affiliate” means any person or entity that controls, is controlled by, or is under
common control with Lessee.

(e} Lessee's remedy for any breach of Paragraph 12,1 by Lessor shall be limited to compensatory damages and/or injunctive relief.
(ff  Lessor may reasenably withheld consent to a propesed assignment or subletting if Lessee is in Default at the time consent is requested.

{g} Notwithstanding the foregoing, allowing a de minimis portion of the Premises, ie, 281 00 square feet or less, to be used by a third party vendor in
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12.2 Terms and Conditions Applicable to Assignment and Subletting.

{a) Regardiess of Lessor's consent, na assignment or subletting shall : (1) be effective without the express written assumption by such assignee or
sublesses of the obligations of Lessee under this Lease, {ii] release Lessee of any obligations hereunder, or {iii) alter the primary liability of Lessee for the payment of
Rent or for the performance of any other obligations to be perfarmed by Lessee.

{b)  Lessor may accept Rent or performance of Lessee's obligations from any person other than Lessee pending approval or disapproval of an assignment.
Meither a delayin the approval or disapproval of such assignment nor the acceptance of Rent or performance shall constitute a waiver or estoppel of Lessor's right to
exercise its remedies for Lessee's Default or Breach.

{c)  Lessor's consent to any assignment or subletting shall not constitute a consent to any subsequent assignment or subletting,

{d)  Inthe event of any Default or Breach by Lessee, Lessor 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 subleszee, without first exhausting Lessor's remedies against any other person or
entity responsible therefor to Lessor, or any security held by Lessor.

(e} Each request for consent to an assignment or subletting shall be in wiiting, accompanied by Information relevant to Lessor's determination as to the
financial and operational responsibility and appropriateness of the proposed assignee or sublessee, including but not limited to the intended use and/or required
modification of the Premises, if any, together with a fee of 5500 as consideration for Lessor's considering and processing said request, Lessee agrees to provide Lessor
with such other or additional information and/or documentation as may be reasonably requested. (See also Paragraph 36}

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

(g} Lessor's consent to any assignment or subletting shall not transfer to the assignee or sublessee any Option granted to the original Lessee by this Lease
wniess 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 ar any part of
the Premises and shall be deemed included in all subleases under this Lease whether or not expressly incorporated therein:

{a} Lessee hereby assigns and transfers to Lessor all of Lessee's interestin all Rent payable on any sublease, and Lessor may collect such Rent and apphy
same toward Lessee’s obligations under this Lease; provided, however, that until a Breach shall accur in the performance of Lessee’s obligations, Lessee 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 te Lessee, Lessor shall
not, by reason of the foregoing or any assignment of such sublease, nor by reason of the collection of Rent, be deemed liable to the sublessee for any failure of Lessee
ta perform and comply with any of Lessee's abligations to such sublessee, Lessee hereby irrewocably authorizes and directs any such sublessee, upon receipt of a
written notice from Lessor stating that a Breach exists In the perfarmance of Lessee’s okligations under this Lease, to pay to Lesser all Rent due and to become due
under the sublease. Sublezsee shall rely upon any such notice from Lessor and shall pay all Rents to Lessor without any obligation or right to inquire as to whether
such Breach exists, notwithstanding any claim from Lessee to the contrary,

{b) Inthe event of a Breach by Lessee, Lessor may, at its option, require sublessee to attorn to Lessor, inwhich 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 subleaze; provided, however, Leszor shall not be
liable for any prepaid rents or security deposit paid by such sublessee to such sublessor or for any prior Defaults or Breaches of such sublessor.

(€] Any matter requiring the consent of the sublessor under a sublease shall 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 copy of any notice of Default or Breach by Lessee to the sublessee, who shall have the right to cure the Default of Lessee within
the grace period, if any, specified in such notice, The sublessee 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
fiegulations under this Lease. A "Breach” is defined as the occurrence of one ar more of the following Defaults, and the failure of Lessee ta cure such Default within
any applicable grace period:

{a) 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 described in Paragraph 8.3 is jeopardized as a result thereof, ar without providing
reasonable assurances to 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) The failure of Lessee to make any payment of Rent or any Security Deposit required to be made by Lessee hereunder, whether ta Lessor or to a third
party, wheaWithin five (5) business days following written notice due, o provide reasonable evidence of insurance or surety bond, or to fulfill
any obligation under this Lease which endangers or threatens life or praperty, where such failure continues for a period of 3 business days following written notice to
Lesser. 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) The failure of Lessee ta 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 Premises 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 illegal activity a second time then, the Lessor may elect to treat such conduct as a nen-curable Breach rather than a
Default.

{d)  The failure by Lessee to provide {i) reasonable written evidence of compliance with Applicable Requirements that Lessee is obligated to
satisfy under this Lease, (i) the service contracts under Section 7,1(b), (i) the rescission of an unauthorized assignment or subletting, (ivl an
Estoppel Certificate or financial statements, (v) a requested subordination, {vi] evidence concerning any guaranty and/or Guarantor, (vii) any document requested
under Paragraph 42, [viii] material safety data sheets (MSDS), or (ix) any other documentation or information which Lessor may reasonably require of Lessee under
the terms of this Lease, where any such fallure continues for a period of 10 days following written notice to Lessee.

(e} A Default by Lessee as to the terms, covenants, conditions or provisions of this Lease, ecof therulss adoptad undes Paragrapb 40 heceof, other than
those described in subparagraphs 13.1(a), (b, (c] or {d], above, where such Default continues for a period of 30 days after written notice; provided, however, that if
the ratere of Lesses’s Default is such that more than 30 days are reasonably reguired for its cure, then it shall not be deemed to be a Breach if Lessee commences
such cure within said 30 day period and thereafter diligently prosecutes such cure to completion.

(fy  The occurrence of any of the following events: (i} the making of any general arrangement or assignment for the benefit of creditors; [ii) becoming a
“debtor" as defined in 11 U.5.C. § 101 or any successor statute thereto (unless, in the case of a petition filed against Lessee, the same is dismissed within 60 days); {li)
the appointment of a trustee or receiver to take possession of substantially all of Lessee’s assets located at the Premises or of Lessee's interest in this Lease, where
possession is not restored to Lessee within 30 days; or (iv) the attachment, execution or other judicial seizure of substantially all of Lessee's assets located at the
Premises or of Lessee's intarast in this Lease, where such seizure is not discharged within 30 days; provided, however, in the event that any provision of this
subparagraph is contrary to any applicable kaw, such provision shall be of no force or effect, and not affect the validity of the remaining provisions.

(g} The discovery that any financial statement of Lessee or of any Guarantor given to Lessor was materially false.

{h}  If the performance of Lessee's obligations under this Lease is guaranteed: (i} the death of a Guarantor, (ii] the termination of a Guarantor's liability
with respect to this Lease ather than in accordance with the terms of such guaranty, (i} 2 Guarantor's becoming insolvent or the subject of a bankruptey filing, liv) a
Guarantor's refusal to honor the guaranty, or (v) a Guarantor's breach of its guaranty obligation on an anticipatory basis, and Lessee’s failure, within &0 days following
written notice of any such event, to provide written alternative assurance or security, which, when coupled with the then existing resources of Lessee, equals or
exceeds the combined financial resources of Lessee and the Guarantors that existed at the time of execution of this Lease,

| 13.2 Remedies. If Lessee fails to perform any of its affirmative duties or obligations, within .30 days after written notice (orin case of an emergency, without
notice), Lessor may, at its option, perform such duty or obligation on Lessee's behalf, including but not limited to the obtaining of reasonably required bonds,

insurance palicies, or governmental licenses, permits o approvals. Lessee shall pay to Lessor an amount equal to 1105% of the costs and expenses incurred by Lessor
in such performance upen receipt of an invoice therefor. In the event of a Breach, Lessor may, with or without further notice or demand, and without limiting Lessor
in the exercise of any right or remedy which Lessor may have by reason of such Breach:

{a}  Terminate Lessee's right to possession of the Premises by any lawful means, in which case this Lease shall terminate and Lessee shall immediately
surrender possession to Lessor. 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 unpaid remt which would have been earned after termination until the time of award exceeds the
amount of such rental |oss that the Lessee proves could have been reasonably avoided:; (i) the worth at the time of award of the amount by which the unpaid rent for
the balance of the term after the time of award exceeds the amount of such rental loss that the Lessee proves could be reasenably avoided: and (ivl any other amount
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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 possession of the Premises, expenses of reletting, Including
necessary renovation and afteration of the Premises, reasonable attorneys' fees, and that portion of any leasing commission paid by Lessor in connection with this
Lease applicable to the unexpired term of this Lease. The worth at the time of award of the amount referred to in provision {iii) of the immediately preceding
sentence shall be computed by discounting such amount at the discount rate of the Federal Reserve Bank of the District within which the Premises are located at the
time of award plus one percent. Efforts by Lessor 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 obtained through the provisional remedy of unlawful detainer, Lezsor shall have the right to recover
in such proceeding any unpaid Rent and damages as are recoverable therein, or Lessor may reserve the right to recover all or any part thereof in a separate suit. If a
notice and grace period required under Paragraph 13.1 was not previously given, a notice to pay rent of quit, or to perfarm or quit glven to Lessee under the unlawful
detainer statute shall also constitute the notice required by Paragraph 13.1. In such case, the applicable grace period required by Paragraph 13.1 and the unlawdful
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 bath an unlawful
detalner and a Breach of this Lease entitling Lessor ta the remedies provided for in this Lease andfor by sald statute,

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

{e)  Pursue any other remedy now or hereafter available under the laws or Judicial decisions of the state wherein the Premises are located, The expiration
or termination of this Lease and/or the termination of Lessee's right to possession shall not relieve Lessee from liability under any indemnity provisions of this Lease
as to matters ocourring or accruing during the term hereof ar by reason of Lessee's occupancy of the Premises,

13.3 Ind R et Baied i Rk 4 4 by E PYa S . e b
-3 In e, ¥ 3 B 5 i B i i ¥ ¥
k. jesqds £ el b | $0 jei, LI S| ) " PEREY e Las Ui el cpn e Belibed I,_ 4, S £ allad by
b and condit fthiclags Upan B hof thiz laac h:ru- - LIV b Ly rrant Roole hall auteamat Ilrlu.d e delatad f thisLaas
dob-po-fusthert Hoct oo s el b H £ ad i aa-th £ bated i PR | o k
3 g g v v # P '
i Brangici hallbe i Siatald =l bla b | Sl bovitbotangi k- i caid B T T Th 5 b
- ¥ - . ¥ 4 P ¥

whlassspaciicaliy sa-statadaweting by Lessor st tha tima st suchaccapiance- [INntentionally deleted]

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 ta ascertain, Such costs include, but are not limited to, processing and accounting charges, and late charges which may be
imposed upon Lessor by any Lender. Accordingly, if any Rent shall not be received by Lessor within 5 days after such amount shall be due, then, without any

=T gof heoparaton

requirement for notice to Lessee, Lessee shall immediately pay to Lessor a one-time late charge equal to 510% of each such overdue amount or $100, 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 late payment.
Acceptance of such late charge by Lessor shall in no event constitute a walver of Lessee's Default or Breach with respect to such overdue amount, nor prevent the
exprcise of any of the other rights and remedies granted hereunder. In the event that a late charge is payable hereunder, whether or not eollected, for 3 consecutive
installments of Base Rent, then notwithstanding any provision of this Lease to the contrary, Base Rent shall, at Lessor's aption, become due and payable guarterly in
advance,

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

after it was due. The interest ("Interest”) charged shall be computed at the rate of 638% per annum but shall not exceed the maximum rate allowed by law, Interest
is payable inaddition to the potential late charge provided for in Paragraph 13.4,
13.6 Breach by Lessor.

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

(b} Performance by Lessee on Behalf of Lessor. In the event that neither Lessor nor Lender cures said breach within 30 days after receipt of said notice,
or if having commenced said cure they do not diligently pursue it to completion, then Lessee may elect to cure said breach at Lessee's expense and offset from Rent
the actual and reasonable cost ta perform such cure, provided however, that such offset shall not exceed an amount equal to the greater of one month's Base Rent ar
the Security Deposit, reserving Lessee's right to seek reimbursement from Lessor for any such expense in excess of such offset. Lessee shall document the cost of said
cure and supply said documentation to Lessor.

14. Condemnation. If the Premises or any portion thereof are taken under the power of eminent domain or sold under the threat of the exercize of said power
{collectively “Condemnation”), this Lease shall terminate as to the part taken as of the date the condemning authority takes title or possession, whichever first occurs.
i more than 10% of the Bullding, or more than 25% of that portion of the Premises not occupled by any bullding, s 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 authority takes such possession, If Lessee does not
terminate this Lease in accordance with the foregoing, this Lease shall remain in full force and effect as ta 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 relocation expenses, loss of business goodwill
and/or Trade Fixtures, without regard to whether or not this Lease is terminated pursuant to the provisions of this Paragraph. All Alterations and Utility Installations
made ta 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.

15.1 Additienal Commission. In addition to the payments owed pursuant to Paragraph 1.9 abowe, Lessor agrees that: (a) if Lessee exarcises any Optian, (b} if
Lessee ar anyone affiliated with Lessee acquires any rights to the Premises or other premises owned by Lessor and located within the same Project, if amy, within
which the Premises Is located, [c) if Lessee remains in possession of the Premises, with the consentof Lessor, after the expiration of this Lease, or {d] If Base Rent s
increased, whether by agreement or operation of an escalation dause herein, then, Lessor shall pay Brokers afee in accordance with the fee schedule of the Brokers in
effect at the time the Lease was executed. The provisions of this paragraph are intended to supersede the provisions of any earlier agreement to the contrary,

15.2 Assumption of Obligations. Any buyer or transferee of Lessor's interest in this Lease shall be deemed to have assumed Lessor's obligation hereunder.
Brokers shall be third party beneficiaries of the provisions of Paragraphs 1.9, 15,22 and 31. i Lessor 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 fails to pay any amounts to Lessee's Broker when due, Lessee's
Broker may send written notice to Lessor and Lessee of such fallure and if Lessor fails to pay such amaounts within 10 days after said notice, Lessee shall pay said
monies to its Broker and offset such amounts against Rent. In addition, Lessee's Broker shall be deemed to be a third party beneficiary of any commission agreement
entered into by and/or between Lessor and Lessor's Broker for the limited purpose 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 had no dealings with any
person, firm, broker, agent or finder {other than the Brokers and Agents, if any) in connection with this Lease, and that no one other than said named Brokers and
Agentsis 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 ather
harmiless from and against liability for compensation or charges which may be claimed by any such unnamed braker, finder or ather similar party by reason of any
dealings or actiens of the indemnifying Party, Including any costs, expenses, attarneys' fees reasenably incurred with respect thereto.

16. Estoppel Certificates.

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

(b))  IFthe Responding Party shall fail to execute or deliver the Estoppel Certificate within such 10 day peried, the Reguesting 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, (ii] there are no
uncured defaults inthe Reguesting Party's performance, and [iil} If Lessor is the Requesting Party, not mare than one month's rent has been paid in advance.
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Prospective purchasers and encumbrancers may refy upon the Requesting Party's Estoppel Certificate, and the Responding Party shall be estopped from denying the
truth of the facts contalned |n sald Certificate. In addition, Lessee acknowledges that any fallure on its part to provide such an Estoppel Certificate will expose Lessor
torisks and potentially cause Lessor to incur costs not contemplated 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 Estoppel Certificate in a mely fashion the monthly Base Rent shall be automatically increased, without any
reguirernent for notice to Lessee, by an amount equal to 10% of the then existing Base Rent or 5100, whichever is greater for remainder of the Lease, 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 failure to
provide the Estoppel Certificate. Such increase in Base Rent shall in no event constitute a warver of Lessee's Default or Breach with respect to the failure to provide
the Estoppel Certificate nor prevent the exercise of any of the other rights and remedies granted hereunder,

{e) I Lessor 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 daliver to any potential lender or purchaszer designated by Lessor such financial statements as may be reasonably required by such lender or purchaser,
including but not limited to Lessee’s financial statements for the past 3 years. All 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. Definitlon of Lessor. The term "Lessor” as used herein shall mean the owner or cwners at the time in question of the fee title to the Premises, or, if thisis a
sublease, of the Lessee's interest in the prior lease. In the event of a transfer of Lessor's title orinterest in the Premises orthis 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 Deposit, as
afaresaid, the prior Lessor shall be relieved of all liability with respect to the obligations and/or covenants under this Lease thereafter to be perfarmed by the Lessor.
Subject to the foregoing, the obligations and/or covenants in this Lease to be performed by the Lessar shall be binding only upon the Lessor as hereinabove defined.

18. Severability. The invalidity of any provision of this Lease, as determined by a couwrt of competent jurisdiction, shallin no way affect the validity of any ather
pravision herneof,

19, Days. Unless otherwise specifically indicated to the contrary, the word “days" as used in this Lease shall mean and refer to calendar days,

20. Limitation on Liability. The obligations of Lessor under this Lease shall not constitute personal obligations of Lessor, or its partnars, members, directars, officers
or shareholders, and Lessee shall look to the Premises, the Project, and its rents, issues, profits, proceeds, condemnation or

insurance recoveries, and other income arising therefrom, andto no other assets of Lessor, for the satisfaction of any liability of Lessor with
respect to this Lease, and shall not seek recourse against Lessor's partners, members, directors, officers or shareholders, or any of their personal assets for such
satisfaction.

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

22, Mo Prior or Other Agreements; Broker Disclaimer. This Lease contains all agreements between the Parties with respect to any matter mentioned herein, and no
ather prior or contemparaneous agreement or understanding shall be effective. Lessor and Lessee each represents and warrants to the Brokers that it has made, and
iz 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 respensibility with respect thereto or with respect to any default or breach hereof by either Party,

23, Motices,

23.1 Notice Requirements. All notices required or permitted by this Lease or applicable law shall be in writing and may be delivered in person {by hand or by
courier] or may be sent by regular, certified or registered mail or U5, Postal Service Express Mail, with postage prepaid, or by facsimile transmission, or by emall, and
shall be deemed sufficiently given if served in a manmer specified in this Paragraph 23. The addresses noted adjacent ta a Party's signature on this Lease shall be that
Party's address for delivery or malling of notices. Either Party may by written notice to the other specify a different address for notice, except that upon Lessee’s
taking possession of the Premises, the Premises shall constitute Lessee's address for notice. A copy of all notices to Lessor shall be concurrently transmitted to such

party of parties at such addresses as Lessor may from time to time hereafter designate In writing. Notice by Lessee to the Hedda Marosi Living
Trust will be sufficient to constitute notice to "Lessor” for all purposes of this Lease. Separate notice to the Stella

Feder Trust shall not be required.

23.2 Date of Natice. Any notice sent by registered or certified mail, return receipt requested, shall be deemed given on the date of delivery shown on the
receipt card, or if no delivery date is shown, the postmark thereon. IF sent by regular mail the notice shall be deemed given 72 hours after the same is addressed as
required herein and mailed with postage prepaid. Motices delivered by United States Express Mail or overnight courier that guarantees next day delivery shall be
deemed given 24 hours after delivery of the same to the Postal Service or courier. Notices delivered by hand, o transmitted by facsimile transmission or by emall
shall be deemed delivered upon actual receipt, If notice is received on a Saturday, Sunday or legal holiday, it shall be deemed received on the next business day,

23.3 Options. Motwithstanding 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 methodology that provides a receipt establishing the date the notice was
received by the Lessor,

24. Waivers.
{a) No waiver by pither party Lessar of the Default or Breach of any term, covenant or condition hereaf by Lessee, shall be deemed a waiver of any

ather term, covenant or condition hereof, or of any subsequent Default or Breach by Such defaul ::ingfhr'eachmg party Lesseaof the same or of any
ather term, covenant or condition hereof, Lessor's consent to, or approval of any act shall not be deemed to render unnecessary the abtalning of Lessor's consent to,
ar approval of, any subsequant or similar act by Lessee, or be construed as the basis of an estoppel to enforce the pravision or provisions of this Lease requiring such
consent.

(b} The acceptance of Rent by Lessor shall not be a walver of any Default or Breach by Lessee, Amy payment by Lessee may be accepted by Lessor on
account of monies or damages due Lessor, notwithstanding any qualifying statements or conditions made by Lessee in connection therewith, which such statements
and/or conditions shall be of no force ar 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 SHALLGOVERN WITH REGARD TO ALL MATTERS RELATED THERETO AND HEREBY WAIVE THE
PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUCH STATUTE |5 INCONSISTENT WITH THIS LEASE,

25, Disclosures Regarding The Nature of a Real Estate Agency Relationship.

{a) When entering into a discussion with a real estate agent regarding a real estate transaction, a Lessor or Lessee should from the outset understand
what type of agency relationship er representation it has with the agent or agents inthe transaction. Lessor and Lessee acknowledge being advised by the Brakers in
this transaction, as follows:

{ij  Lessor's Agent. A Lessor's agent under a listing agreement with the Lessor acts as the agentfor the Lessoronly. & Lessor's agent or subagent
has the following affirmative obligations: To the Lessar: A fiduclary duty of utmast care, integrity, honesty, and loyalty in dealings with the Lessor. To the Lessee and
the Leszar; (a) Diligent exarcise of reasonable skills and care in performance of the agent's duties. (b A duty of honest and fair dealing and good faith. (c) Aduty to
disclose 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 Partles. Anagent 15 not obligated to reveal to either Party any confidental information obtained from the other Party which does pot invalve the
affirmative duties set forth above,

i) Lessee's Agemt. Anagent can agree to act as agent for the Lessee only. In these situations, the agent is not the Lessor's agent, even if by
agreement the agent may receive compensation for services rendered, either in full or in part from the Lessor. An agent acting only for a Lessee has the following
affirmative obligations. To the Lessee: Afiduciary duty of utmest care, integrity, honesty, and loyalty in dealings with the Lessee, To the lessee and the Lessor: (a)
Diligent exercise of reasonable skills and care in performance of the agent's duties. [b) A duty of honest and fair dealing and good faith, {c} A duty to disclose all facts
known to the agent materially affecting the value or desirability of the property that are not known to, or within the diligent attention and cbservation of, the Parties.
An agent is not obligated ta reveal to either Party any confidential information obtained from the other Party which does not invelve the affirmative duties set forth
above.

{iii]  Agent fepresenting Both Lessor ond Lessee. A real estate agent, either acting directly or through one or more associate licensees, can legally be
the agent of bath the Lessor and the Lessee ina transaction, but only with the knowledge and consent of both the Lessor and the Lessee. In a dual agency situation,
the agent has the following affirmative obligations to both the Lessor and the Lessee: (a) A fiduciary duty of utmaost care, integrity, honesty and loyalty in the dealings
with either Lessor or the Lessee. (b} Other duties to the Lessor and the Lessee as stated above in subparagraphs (ij or {ii). In representing both Lessor and Lessee, the
agent may not, without the express permission of the respective Party, disclose to the other Party confidential information, Including, but not limited to, facts relating
to efther Lessee's or Lessor's financlal position, motivations, bargaining position, or other persenal information that may Impact rent, including Lessor's willingness to



accept a rent lass 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
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not relieve a Lessar or Lessee from the responsibility to protect their own interests. Lessor and Lessee should carefully read all agreements to assure that they
adeguately express their understanding of the transaction. A real estate agent ks a persen qualified to advise about real estate, If 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 federal and state tax
consequences of a transaction can be complex and subject to change.

{b) Brokers have no responsibility with respect to any default or breach hereof by either Party. The Parties agree that no lawsuit or other legal
proceeding involving any breach of duty, error or omission relating to this Lease may be brought against Broker more tham one year after the Start Date and that the
liability {including court costs and attorneys' fees), of any Broker with respect to any such lawsuit and/or legal proceeding shall not exceed the fee received by such
Broker pursuant to this Lease; provided, however, that the foregoing limitation on each Broker's liability shall not be applicable to any gross negligence or willful
miscanduct of such Broker,

(c) Leszorand Lessee agree to identify to Brokers as " Confidential" any communication or information given Brokers that is considered by such Party to
be confidential.

26. No Right To Holdover. Lessee has no right to retain poassession of the Premises or any part thereof beyond the expiration or termination of this Lease. Ator
pricr te the expiration or termination of this Lease Lessee shall deliver exclusive possession of the Premises to Lessar, Far purposes of this provision and Paragraph
13.1(a), exclusive possession shall mean that Lessee shall have vacated the Premises, removed all of its personal property therefrom and that the Premises have been
returned in the condition specified in this Lease. Inthe event that Lessee does not deliver exclusive possession to Lessor as specified above, then Lessor's damages
during any holdover pericd shall be computed at the 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 may have been in effect], but with Base Rent being 12 5%-150% of the Base Rent
payable during such last full menth during the first thirty (30) days of such holding over, and 150% of such Base Rent

thereafter. Mothing contained herein shall be construed as consent by Lessor to any holding over by Lesses.

27. Cumulative Remedies. Mo remedy or election hereunder shall be deemed exclusive but shall, wherever possible, be cumulative with all other remedies at law or
in equity.

28. Cowvenants 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, all headings and titles are for the convenience of the Parties only and shall not be considered a part of this Lease. Whenever required by the
context, the singular shall include the plural and vice wersa. This Lease shall not be construed as if prepared by one of the Parties, but rather according to its fair
meaning as a whate, asif both Parties had prepared it.

29, Binding Effect; Cholce of Law. This Lease shall be binding upon the Parties, their personal representatives, successors and assigns and be governed by the laws
af the State in which the Premises are located. Any litigation between the Parties hereto concerning this Lease shall be initiated in the county in which the Premises
are located. Sigmatures to this Lease accomplished by means of electronic signature or similar technology shall be legal and binding.

30. Subordination; Attornment; Non-Disturbance.

30.1 Subordination, This Lease and any Opticn granted hereby shall be subject and subardinate to any ground lease, martgage, deed of trust, or other
hypothecation or security device (collectively, "Security Device"), now or hereafier placed upon the Premises, to any and all advances made on the security thereof,
and to all renewals, modifications, and extensions thereof. Lessee agrees that the holders of any such Security Devices {in this Lease together referred to as “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/for any Option granted
hereby superior to the lienof its Security Device by giving written notice thereof to Lessee, whereupon this Lease and such Options shall be deemed prior to such
Security Device, notwithstanding the relative dates of the documentation or recordation thereof.

30.2 Attornment. In the event that Lessor transfers title to the Premises, or the Premises are acquired by another upon the foreclosure or termination of a
Security Device to which this Lease is subordinated (i} Lessee shall, subject to the non-disturbance provisions of Paragraph 30.3, attorn to such new owner, and upon
request, enter into a new lease, containing all of the terms and provisions of this Lease, with such new owner for the remainder of the term hereaf, or, at the election
of the new owner, this Lease will automatically become a new lease between Lessee and such new owner, and (i} Lessor shall thereafter be relieved of any further
abligations hereunder and such new owner shall assume all of Lesser’s obligations, except that such new cwner shall not: (a) be liable for any act or omission of any
prior lessor or with respect to events ocourring prior to acquisition of ownership; (b) be subject to any offsets or defenses which Lessee might have against any prior
lessor, (c) be bound by prepayment of more than one menth's rent, or (d) be liable for the return of any security deposit paid to any prior bessor 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 "Nen-Disturbance Agreement”| from the Lender which Non-Disturbance Agresment
pravides that Lessee's possession of the Premises, and this Lease, including any optiens to extend the term hereof, will not be disturbed so long as Lessee isnot in

Breach hereof and attorns to the record owner of the Premises. Further, within &30 days after the execution of this Lease, Lessor shall, freguested by Lazzas use its

commercially reasonable best efforts to obtain a Mon-Disturbance Agreement fram the holder of any pre-existing Security Device which is secured by the Premizes.
In the event that Lessor is unable to provide the Non-Disturbance Agreement within said 60 days, then Lessee may, at Lessee’s option, directly contact Lender and
attempt to negotiate for the execution and delivery of a Non-Disturbance Agreement.

30.4 Self-Executing. The agreements contained in this Paragraph 30 shall be effective without the execution of any further documents; provided, howevear, that,
upon written request from Lessor or a Lender in connection with a sale, financing or refinancing of the Premises, Lessee and Lessor shall execute such further writings
as may be reasanably required to separately document any subardination, attornment and for Non-Disturbance Agreement provided for herein,

31. Attorneys' Fees. If any Party or Broker brings an action or proceeding involving the Premises whether founded in tort, contract or equity, or to declare rights
hereunder, the Prevailing Party (as hereafter defined) in any such proceeding, action, or appeal thereon, shall be entitled to reasonable attorneys' fees. Such fees may
be awarded nthe same sult or recovered in a separate suit, whether or not such action or proceeding is pursued to decision or judgment, The term, "Prevalling
Party" shall include, without limitation, a Party or Broker who substantially obtains or defeats the relief sought, as the case may be, whether by compromise,
settlement, judgment, or the abandenment by the other Party or Broker of its claim or defense. The attorneys' fees award shall not be computed in accordance with
any court fee schedule, but shall be such as ta fully reimburse all attorneys’ fees reasonably incurred. In addition, Lessor shall be entitled to attorneys’ fees, costs and
expenses Incurred In the preparation and service of notices of Default and consultations in connection therewith, whether or not a legal achion is subseguently
commenced in connection with such Default or resulting Breach (5200 is a reasonable minimum per occurrence for such services and consultation).

32. Lessor's Access; Showing Premises; Repairs, Lessor and Lessor's agents shall have the right to enter the Premises atany time LPON not less than 48
hours' notice to Lessee, without notice in the case of an emergency, and otherwise at reasonable times after reasonable prior notice during the

last six (6) months of the Term (provided Lessee has not exercised an available renewal option) for the purpose of showing
the same to prospective purchasers, lenders, or tenants, and making such alterations, repairs, improvements or additions to the Premises as Lessor may deem
necessary or desirable and the erecting, using and maintaining of utilities, services, pipes and condults through the Premises and/for other premises as long as there is

no material adverse effect on Lessee's use of the Premises, Provided Lessor takes commercially reasonable steps to minimize
disruption to Lessee's business operations at the Premises, aall such activities shall be without abatement of rent or liability ta Lessee.
Lessee's clean room [and any other sensitive areas reasonably designated by Lessee as "off limits” due to
confidentiality concerns) will not be subject to such access and inspection, and a representative of Lessee may
accompany Lessor during all such inspections.

33. Auctions. Lessee shall not conduct, nor permit to be conducted, any auction upon the Premizes without Lessor's prior written consent. Lessor shall not be
obligated to exercise any standard of reasonableness in determining whether to permit an auction.

34, Signs. Lessor may place on the Premises ordinary "For Sale signs at any time and ordinary "For Lease" signs during the last 6 months of the term hereof, Except
for ardinary “for sublease” signs, Lessee shall not place any sign upon the Premises without Lessor's prior written consent. All signs must comply with all Applicable
Requirements.

35, Termination; Merger. Unless specifically stated otherwise in writing by Lessor, the voluntary or other surrender of this Lease by Lessee, the mutual termination
or cancellation hereof, or a termination hereof by Lessor for Breach by Lessee, shall automatically terminate any sublease or lesser estate in the Premises; provided,
hwewer that | pssnrmav elart tnocontinee any nne nr all existine subtenancies. | esene's failure within 10 davs followine any such suent tn elect to the contrane he
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written notice to the holder of any such lesser interest, shall constitute Lessor's election to have such event constitute the termination of such interest.

36. Consents. All reguests for consent shall be in writing. Except as otherwise provided herein, wherever in this Lease the consent of a Party is required to an act by
ar for the other Party, such consent shall not be unreasonably withheld, conditioned or delayed. Lessor's actual reasonable costs and expenses |{including but
mot limited to architects', attorneys’, engineers' and other consultants' fees) incurred in the consideration of, or response to, a request by Lessee for any Lessor
consent, including but nat limited to consents ta an assignment, a subletting or the presence or use of 3 Hazardous Substance, shall be paid by Lessee upon receipt of
an inveice and supperting documentation therefor, Lessor's consent to any act, assignment or subletting shall not constitute an acknowledgment that no Default or
Breach by Lessee of this Lease exists, nor shall such consent be deemed a waiver of any then existing Default or Breach, except as may be otherwise specifically stated
in writing by Lessar at the time of such consent. The failure to specify herein any particular condition to Lessor's consent shall not preclude the imposition by Lessor
at the time of consent of such further ar other condifions as are then reasonable with reference to the particular matter for which consent is being given, In the event
that either Party disagrees with any determination made by the other hereunder and reasonably requests the reasons for such determination, the determining party
shall furnish its reasens in writing and in reasonable detail within 10 business days following such request, Consent on behalf of the Hedda Marosi

Living Trust will be sufficient to constitute consent by "Lessor”. The separate consent of the Stella Feder Trust shall
not be required.

37. Guarantor.

37.1 Execution. The Guarantors, if any, shall each execute a guaranty in the form maost recently published by AIR CRE, and each such Guarantor shall have the
same obligations as Lessee under this Lease,

37.2 Default. It shall constitute a Default of the Lesseeif 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 Guarantor's behalf to obligate Guarantor, 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 guaranty is
stillin effect.

38. Quiet Possession. Subject to payment by Lessee of the Rent and performance of all of the covenants, conditions and provisions on Lessee’s part to be ohserved
and performed under this Lease, Lessee shall have quiet possession and quiet enjoyment of the Premises during the term hereof.

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

39.1 Definition. “Option" shall mean: {a) the right to extend or reduce the term of or renew this Lease or to extend or reduce the term of ar renew any lease
that Lessee has on other property of Lessor; (b} the right of first refusal or first offer to lease either the Premises or other property of Lessor; (c) the right to purchase,
the right of first offer to purchase or the right of first refusal to purchase the Premises or other property of Lessor

39.2 Options Persanal To Original Lessee. Except in the case of a Permitted Transfer, aany Option granted to Lessee in this Lease is personal
to the ariginal Lessee, and cannot be assigned or exercised by anyone other than said original Lessee and only while the original Lessee is in full possession of the
Premises and, if requested by Lessar, with Lessee certifying that Lessee has no intention of thereafter assigning or subletting,

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

39.4 Effect of Default on Options.

{a) Lessee shall have no right to exercise an Option: (i) during the period commencing with the giving of any notice of Default and continuing until said
Default is cured, (i) during the period of time any Rent is unpaid (without regard to whether notice thereof is given Lessee], {iil} during the time Lessee is in Breach of
this Lease, or{iv) in the event that Lessee has been given 3 or more natices of separate Default, whether or 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 exercised shall not be extended or enlarged by reason of Lessee's inability to exercise an Option
because of the provisions of Paragraph 39.4(a).

{c)  AnOptien shall terminate and be of no further force or effect, notwithstanding Lessee's due and timely exercise of the Option, if, after such exercise
and prior to the commencement of the extended term or completion of the purchase, (i} Lessee fails to pay Rent for & period of 30 days after such Rent becomes due
{without any necessity of Lessor to give notice thereof), or (i} if Lessee commits a Breach of this Lease.

40. Multiple Buildings. If the Premises are a partof 2 group of buildings controlled by Lessor, Lessee agrees that it will abide by and conform to all reasonable rules
and regulations which Lessor may make from time to time for the management, safety, and care of sald properties, including the care and cleanliness of the grounds
and including the parking, loading and unlpading of vehicles, and te cause its employees, suppliers, shippers, customers, contractors and invitees to so abide and
conform. Lessee also agrees ta pay its fair share of common expenses incurred in connection with such rules and regulations.

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

42, Reservations. Lessor reserves toitself the right, from time to time, to grant, without the consent or joinder of Lessee, such easements, rights and dedications
that Lessor deems necessary, and to cause the recordation of parcel maps and restrictions, so long as such easements, rights, dedications, maps and restrictions do
not unreazonably interfere with the use of the Premises by Lessee. Lessee agrees to sign any documents reasonably requested by Lessor to effectuate any such
easement rights, dedication, map or restriciions.

43. Perdormance Under Protest. If at any ime a dispute shall arise as to any amount or sum of meney to be paid by one Party to the ather under the provisions
hereof, the Party against whom the ohligation to pay the money s asserted shall have the right to make payment “under protest” and such payment shall not be
regarded as avoluntary payment and there shall survive the right onthe part of said 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 sa much thereaf as it was not
legally required to pay. A Party who does not initiate suit for the recovery of sums paid "under protest” within 6 months shall be deemed to have waived its right to
pratest such payment,

44,  Authority; Multiple Parties; Execution.

{a} If either Party hereto is a corporation, trust, limited liability company, partnership, or similar entity, each individual executing this Lease on behalf of
such entity represents and warrants that he or she is duly authorized to execute and deliver this Lease on [ts behalf. Each Party shall, within 30 days after request,
deliver to the other Party satisfactory evidence of such authority.

(b}  If this Lease is executed by more than one person or entity as "Lessee", each such person or entity shall be jointly and severally liable hereunder. It is
agreed that any one of the named Lessees shall be empowerad to execute any amendment 1 this Lease, or other document ancillary thereto and bind all of the
named Lessees, and Lessor may rely an the same as If all of the named Lessees had executed such document,

{c)  This Lease may be executed by the Parties in counterparts, each of which shall be deemed an criginal and all of which together shall constitute one
and the same instrument,

45. Conflict, Any conflict between the printed provisions of this Lease and the typewritten or handwritten provisions shall be controlled By the typewritten or
handwritten provisions.

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

47. Amendments. This Lease may be maodified only in writing, signed by the Parties in interest at the ome of the modification, As long as they do not materizlly
change Lessee's obligations hereunder, Lessee agrees to make such reasonable non-monetary modifications to this Lease as may be reasonably required by a Lender
in connection with the obtaining of normal financing or refinancing of the Premises.

48. Waiver of Jury Trial. THE PARTIES HEREBY WAIVE THEIR RESPECTIVE RIGHTS TO TRIAL BY JURY IN ANY ACTION OR PROCEEDING INVOLVING THE PROPERTY
OR ARISING DUT OF THIS LEASE.

49. Arhitration of Disputes. An Addendum requiring the Arbitration of all disputes between the Parties and/or Brokers arising out of this Lease | | is V' i not
attached to this Lease.
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50. Accessibility; Americans with Disabilities Act.
{a} The Premises:

have not undergone an inspection by a Certified Access Specialist (CASp). Note: A Cerfified 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 a CASp inspection of the subject premises, the commercial property awner or lessor may not. prohibit the lessee or tenant from obtaining a CASp inspection of
the subject premises for the occupancy or potential occupancy of the lessee or tenant, if requested by the lessee or tenant. The parties shall mutually agree on the
arrangements for the time and manner of the CASp inspection, the payment of the fee for the CASp inspection, and the cost of making any repairs necessary to
mtrel:t violations of construction-related accessibility standards within the premises.

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

have undergone an inspection by a Certified Access Specialist (CASp) and it was determined that the Premizes did not meet all zpplicable 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 except as necessary to complete repairs and corrections of violations of construction related
acoessibility standards.

In the ewent that the Premises have been issued an inspection report by a CASp the Lessor shall provide a copy of the disability 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 accessibility statutes are dependent upon Lessee's specific
use of the Premises, Lessor makes no warranty or representation as to whether or not the Premises comply with ADA or any similar legislation. In the event that
Lessee's use of the Premises requires modifications or additions to the Premises in order to be in compliance with ADA or other accessibility statutes, Lessee agrees to
make any such necessary modifications and/ar additions at Lessee's expense, Lessee shall not be responsible for modifications or
additions required to comply with ADA or other accessibility Laws applicable generally to office and warehouse
space, unless triggered by Alterations performed by or on behalf of Lessee. For clarity, Lessee shall be responsible
for modifications or additions required to comply with ADA or other accessibility Laws in connection with its
specific line of business as a medical device manufacturer.

LESSOR AND LESSEE HAVE CAREFULLY READ AND REVIEWED THIS LEASE AND EACH TERM AND PROVISION CONTAINED HEREIN, AND BY THE EXECUTION OF THIS

LEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT THERETO. THE PARTIES HEREBY AGREE THAT, AT THE TIME THIS LEASE 15 EXECUTED, THE TERMS OF
THIS LEASE ARE COMMERCIALLY REASOMNABLE AND EFFECTUATE THE INTENT AND PURPOSE OF LESSOR AND LESSEE WITH RESPECT TO THE PREMISES,

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

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

2, RETAIN APPROPRIATE COMSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID INVESTIGATION SHOULD INCLUDE BUT NOT BE
LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE ZONING OF THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF
AND OPERATING SYSTEMS, AMD 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 atthe place and onthe dates specified above their respective signatures.

Newport Beach Solana Beach
Executed at: Executed at:
Qn: 11L412022 on: 11/4/2022
By LESSOR: By LESSEE:
Duu[n E)MLS'.-‘»MM

By: ZDBORZET 1062405 . By E3IEALIREITRAT
Name Printed: Hedda Marosi Name Printed:
Title: Title:
Phone: Phone:
Fax: Fax:
Email: Email:
By: By:
MName Printed: Name Printed:
Title: Title:
Phane: Fhone:
Fax: Fa:
Email: Email:
Address: Address:
Federal ID Mo.: Federal ID No.:
BROKER BROKER

Colliers International, Inc., a Delaware corporation, dba Newmark

Colliers International

Ron Magnaghi
artn;_Mike Erwin, Tucker Hohenstein, Hank Jenkins Title: .S_llnln_LMauaEmﬁ_[llm_clnL

Title: _Senior Executive Vice President
Address: 4655 Executive Dr., Ste. 800, San Diego, CA 92121

address: 5901 Priestly Dr, Suite 100, Carlsbad, CA92008 phone: 858-875-3611
Phone: 760-930-7971 Faxt.
Fax: Email: _ron.magnaghi@nmrk.com
Email:_mike.erwin@colliers.com Federal ID No..
Federal ID Mo.: Broker DRE License #: 01355491
Broker DRE License #: 01908588 Agent DRE License #: 01127146

Agent DRE License #: 01242876 | 00999360 | 01981328
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AIRCREZ

contracts

OPTION(S) TO EXTEND TERM
STANDARD LEASE ADDENDUM

Dated:  November4, 2022

By and Between
Lessor: Hedda Marosi Living Trust and Stella Feder Trust
Lessee: ClearPoint Neuro, Inc, a Delaware corporation

Property Address: 6349 Paseo Del Lago, Carlshad, CA 92011
[street address, city, state, zip)

Paragraph: 60 OPTION(S) TO EXTEND TERM. Subject tothe terms, conditions and provisions of Paragraph 39, Lessor grants Lessee two (2] option(s) to
extend the term of the Lease ("Extension Option(s)"), with each Extension Option being for aterm of Lhirty-six [36) or sixty (60) months, at Lessee's
oplion, commencing when the prior term expires ("Option Term(s)"). In order to exercise an Extension Option, Lessee must give written notice of such election to

Lessor and Lessor must receive such notice at least_nine Igl but not more than twen;y-four 2‘1—] manths prior to the date that the applicable Option Term
would commence, time being of the essence. If timely and proper notification of the exercise of an Extension Option is not given by Lessee and/or received by Lessor,
such Extenslon Option shall automatically expire. Except as specifically modified, the terms, conditions and provisions of the Lease shall apply during Option Terms
but the amount of Rent during Option Terms shall be established by using the method{s) selected below (check method(s) to be vsed and fill in appropriotety):

I Consumer Price Index.

{al During the Option Term{s) which start(s} an ___, the monthly Base Rent shall be increased on ____ and every ____ months thereafter during such Option
Term|s) {“Option Term CPl Increase Date{s)") commensurate with the increase in the Option Term CP{as herein defined) determined as follows: the monthly Base
Rent scheduled for the month immediately preceding the first occurring 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 Term Comparison CPI (as herein defined). The amount 3o calculated shall
constifute the new Base Rent until the next Optien Term CPI Increase Date during the applicable Option Term, but in no event shall any such new Base Rent be less
than the Baze Rent for the month immediately preceding the applicable Option Term CPI Increase Date.

() The term "Option Term CP1" shall mean the Consumer Price Index of the Bureau of Labor Statistics of the LS. Department of Labor far (sefect ane): |

CPI'W (Urban Wage Earners and Clerical Waorkers)er . CP1 U [All Urban Consumers), for [fill in Urban Area): or | the area in which the Premises |5 located,
All ftems (1982-1984 = 100). The term "Option Term Comparison CPI" shall mean the CPI of the calendar month which is 2 full manths prior ta the applicable Optian

Term CPl Increase Date, The term “Option Term Base CPI" shall mean the CPlof the calendar month which is 2 tull months prior to (select one): Commencement

Date of the Original Term, start of the applicable Option Term, or (fill in month) _____

{c} I compilation and/or publication of the CPI is transferred to another governmental 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, Ifthe Parties cannat agree on such alternative index, then the
matter shall be submitted for decision to the American Arbitration Assoclation in accordance with the then rules of sald association and the decision of the arbitrators
shall be binding upan the parties, with the cost of such arbitration being paid equally by the Parties.

Il.  Fixed Percentage. During the Option Term(s) which startishon . the manthly Base Rent shall be increased on and every months thereafter
during such Option Termis) | “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.

v i, Fair Market Value,

[a) During the Option Term(s) which start(s] an augm:-:imatelg Ma)_' 31,2033 |, the amount of Rent shall be the amount forecasted 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 ("Fair
Market Value'); provided, however, regardless of such Fair Market Value, Base Rent during an Optien Term shall not be less than the Base Rent scheduled as of when
the prior term expires. Starting as of Lessee's exercise of the applicable Extenzion Option (but not earlier than six (6] manths before start of the applicable Option
Term|, the Farties shall for thirty (30) days |“Negotiation Period”) attermpt to agree upon the Fair Market Value. |f during the Negotiation Period the Parties do not
agree on the Falr Market Value, then the Fair Market Value shall be established pursuant to the procedures set forth herein, which shall 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
Market Value {"Submitted Value(s)"). If a Party fails to timely provide a Submitted Value, then the other Party's Submitted Value shall be the Fair Market Value, 1f
both Parties timely provide Submitted Values, then each Party shall, within fifteen [15) days after both Parties have exchanged Submitted Values, inwriting notify the
other Party of such Party's selected arbitrator who shall meet the qualifications set forth herein ("Advocate Arbitrator({s)"). Lessor and Lessee may select an Advocate
Arbitrator who is favorable to such Party's position and may, prior to or after appointment of an Advocate Arbitrator, consult with such Party's Advocate Arbitrator. IF
a Party fails to timely and properly provide notice of such Party's chosen Advocate Arbitrator, then the other Party's Submitted Value shall be the Fair Market Value,

e} I both Parties imely and properly designate Advocate Arbitrators, then such Advocate Arbitrators shall, within fifteen (15) days after their selection,
choose a third (3rd) neutral arbitrator who shall meat the qualifications set forth herein ("Neutral Arbitrator”). The Meutral Arbitrator shall be engaged jointly by
Lessorand Lesses. If Advacate Arbitrators fail to agree upon and timely appoint a Neutral Arbitrator, then the President of AIR CRE shall appoint such Neutral
Arbitrator within fiftesn {15) days after request by either Party. If the President of AIR CRE does not timely appoint the Neutral Arbitrator, then either Party may file
an appropriate legal action for a judge with competent jurisdiction over the Parties to appoint the Meutral Arbitrator,

(d) The Advacate Arbitrators and the Neutral Arbitrator |“Arbitrator(s)"] shall be duly licensed real estate brokers or salespersons in good standing in the state
in which the Premises is located, shall have been active over the five (5) year period before their appointment in the leasing of properties similar to the Premises
within the general real estate market of the Premises, The Meutral Arbitrator shall additionally net be related to or affiliated with either Party or Advocate Arbitrator,
and shall not have previously represented in a real estate transaction a Party or anyone related to or affiliated with a Party. All matters ta be determined by the
Arbitrators shall be decided by a majority vote of the Arbitrators, with each Arbitrator having one (1) vete, The Arbitrators may, as the Arbitrators determine, hold
hearings and require briefs, including market data and additicnal information.

(e} Within thirty (30) days after selection of the Neutral Arbitrator, the three Arbitrators shall first reach a decision as to their own independent opinion of the
Fair Market Value established by taking into account the terms, assumptions and conditions set forth herein ["Arbitrators” Market Value™), then decide which Party's
Submitted Value Is closer in manatary amount to the Arbitrators' Market Value ["Selected Market Value®), then provide the Parties a copy of the Arbitrators' Market
Value and finally notify the Parties of the Selected Market Walue. The Selected Market Value shall be the Fair Market \Walue. The Arbitrators shall have no right to
decide a Selected Market Value which is a compromise to (or modification of) the Submitted Values, The decision of the Arbitrators shall be binding upon the Parties.
The Party whose Submitted Value is not the Selected Market Value shall, within ten {10} days after the Arbitrators decide the Selected Market Value, pay the fees and
costs of ali three (3] Arbitrators.

(f) I the Fair Market Value has not 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 month immediately preceding the start of such Option Term and Lessor'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 Lesser 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 either Party, sign an amendment to this Lease o confirm the Fair
Market Valuee 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.

fel  Tha Achiteatare in deriding the Arhitratare' karkat Valie chall fake intn srenont sent rates rent shatemente nerindic rent increaces real aranerie faves
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insurance premiums and other operating expenses, tenant improvernent and other applicable allowances, building services, length of lease term and other factors
professlonal real estate brokers and/or appralsers customarlly conslder in determining falr market rent of property in an arm's length transaction by ready, willing and
able parties for space of comparable location, size, age, condition, quality, parking, visibility, view, signage and accessibility if the Premises were marketed in a normal
and customary manner for a reasonable length of time on the open market to be leased to a tenant with financial strength and credit worthiness comparable to
Lessee and guarantors {if any) of this Lease {as of Lessee's exercise of the Extension Option| for a term comparable to the length of the applicable Option Term and
used for the Agreed Use (or other reasonably comparable uses). The Arbitrators, in deciding the Arbitrators' Market Value, shall not consider as a comparable
transaction any of the following: a sublease, lease assignment, lease renewal or extension; lease with a tenant that has equity, is related to or affiliated with the
landlard; or a lease of space that was subject to a right of first refusal, right of first offer, expansion option or other encumbrances. The Arbitrators, in deciding the
Arbltrators' Market Value, shall reduce the Fair Market Value on account of Alterations and improvements made by Lessee to the extent the cost thereof was pald
solely by Lessee (in excess of any applicable improvement allowance, abated rentin lieu of improvement allowance or other consideration provided by Lessor for
Lessee's improvement of the Premises), shall not reduce the Fair Market Value on account of any real estate brokerage commission savings by Lessor, and shall not
reduce the Falr Market Value on account of deferred malntenance or repalr of the Premises for which Lessee was responsible under the Lease but did not perform,

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

AUUURNE SN
§ 1T T

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 ta be used to
calculate increases in the Base Rent during the Original Term of the Lease,

BROKER'S FEE: For each adjustment in Base Rent specified abowve, the Brokers shall be paid a Brokerage Fee in accordance with paragraph 15 of the Lease or if
applicable, paragraph 9 of the Sublease.

AIRCRE * https://www.aircre.com * 213-687-8777 * contracts@aircre.com
NOTICE: No part of these works may be reproduced in any form without permission in writing.
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AIRCREZ

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

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

[a] Diligent exercise of reasonable skill and care in performance of the agent’s duties,

(b} Aduty of honest and fair dealing and good faith.
{c] A duty 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 elther party any confidential infermation obtalned from the other party that does not invelve the affirmative duties set
forth abowve,

BUYER'S AGENT

A Buyer's agent cam, witha Buyer's consent, agree to act as agent for the Buyer only. In these situations, the agent is not the Seller's agent, even if by agreement the
agent may receive compensation for services rendered, either in full or in part fram the Seller. An agent acting only for 2 Buyer has the following affirmative
obligatians:
To the Buyer: A fiduciary duty of utmost care, integrity, hanesty and lovalty in dealings with the Buyer.
To the Buyer and the Seller:

[a] Diligent exercise of reasonable skilland carein performance of the agent's duties.

(B} Aduty of honest and fair dealing and good faith.

e} Aduty to disclose all facts known to the agent materially affecting the value or desirability of the property that are not knawn to, or within the diligent
attention and ebservation 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 forth
above,

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 knowledge and consent of both the Seller and the Buyer.
in & dual agency situation, the agent has the following affirmative obligations to both the Seller and the Buyer:

[a) A fiduciary duty of utmost care, integrity, honesty and loyalty in the dealings with either the Sefler 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 nat, without the express permission of the respective party, disclose to the other party confidential
infarmation, including, but not lirmited to, 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 or a 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 s a dual agent. Please pay attention to that confirmation to make sure it accurately reflects your understanding of your agent's
rode. The above duties of the agent in a real estate transaction do not relieve a Seller or Buyer from the responsibility to protect his orher own interests. You should
carefully read all agreements to assure that they adequately express your understanding of the transaction. A real estate agent is 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 reasonable care to protect yourself,
including as to those facts about the property which are known to you or within your diligent attention and observation. Both Sellers and Buyers should strongly
consider abtaining tax advice from a competent professional because the faderal and state tax consequences of a transacton 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 whaom you have more than a casual relationship to prasent you with this disclosure form. You should read its contents each time itis
presented to you, considering the relationship between yow and the real estate agent in your specific transaction. This disclosure form includes the provisions of

Sectians 2079.13 to 2079.24, Inclusive, of the Civil Code set forth on page 2. Read it carefully. 1/WE ACKNOWLEDGE RECEIFT OF A COPY OF THIS DISCLOSURE AND
THE PORTIONS OF THE CIVIL CODE PRINTED OMN THE BACK (OR A SEPARA] Signed by:
Yledda “Mansai

Buyer I Seller i Lessor — Lessep

Date: 11/4/2022
e —
7 | Thato ED‘M“MW

Lessee Dat
EISETEIFFIBL T

. 11/4/2022

Buyer ! Seller Lessor

Agent:  Colliers [nternational CA, Inc. a Delaware Corporation, dba Colliers International preLic. #: 01908588
Real Estate Broker [Firm)

BY:  Mike Erwin, Tucker Hohenstein, Hank Jenkins DRE Lic. #: 01242826 | 00999360 | 01981328 Dpate: September 21, 2022
[Salesperson or Broker-Associate)

THIS FORM HAS BEEN PREPARED BY AIR CRE. NO REPRESENTATION 15 MADE AS TO THE LEGAL VALIDITY OR ADEQUACY OF THIS FORM FOR ANY SPECIFIC
TRANSACTION. PLEASE SEEK LEGAL COUNSEL AS TO THE APPROPRIATEMESS OF THIS FORM.
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DISCLOSURE REGARDING REAL ESTATE AGEMCY RELATIONSHIP
CIVIL CODE SECTIONS 2079.13 THROUGH 2079.24 (2079.16 APPEARS ON THE FRONT)

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

{a) “Agent” means a person acting under provisions of Title 9 {commencing with Section 2295) in a real property transaction, and includes a person who is licensed as
a real estate broker under Chapter 3 [commencing with S2ction 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
perferm as agents of the agent, When a salesperson or broker associate owes a duty toany principal, or ta any buyer ar seller who is not a principal, ina real property
transaction, that duty is equivalent to the duty owed to that party by the broker for whom the salesperson or broker associate functions. (b) "Buyer” means a
transferee in a real property transaction, and includes a person who 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, (¢} “Commerclal 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) @ mobile home, as defined in Section 798.3, (4) vacant land, or |5 a recreational wehicle, 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 bath the seller and the
buyer In a real property transaction, (e} “Listing agreement” means a written contract between a seller of real property and an agent, by which the agent has been
authorized to sell the real property or to find or obtain a buyer, including rendering other services for which a real estate licensze 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 property to act as an agent for compensation. (g) “Listing price” is
the amount expressed in dollars specified in the listing for which the seller is willing to sell the real property through the seller's agent. (k) “Offering price”™ is the
amount expressed in dollars specified in an offer to purchase for which the buyer is willing to buy the real property. (i} "Offer to purchase” means a writtem 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) or (2) of Section 761 in property, and includes (1) singhe-family residential property, (2) multi-unit residential property
with more than four dwelling units, (3} commercial real property, (4) vacant land, (5} a ground lease coupled with improvements, or (6] a manufactured home as
defined in Section 18007 of the Health and Safety Code, or @ mobile home as defined in Section 18008 of the Health and Safety Code, when offered for sale or sold
through an agent pursuant to the authority contained in Section 10131.6 of the Business and Professions 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 2 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 buyer, transactions for the creation of a real property sales contract within the meaning of Section 2985, and transactions for the creation of a
leasehald exceeding one 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 an behalf of another, "Seller”
includes both a vendor and a lessor of real property, (n) “Buyer's agent” means an agent who represents a buyer in a real property transaction,

2079.14. A seller’s agent and buyer's agent shall provide the seller and buyer in a real property transaction with a copy of the disclosure form specified in Section
2079.16, and shall abtain 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 te the seller prior to entering into 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 ta purchase is not prepared by the buyer’s agent, the buyer's agent shall present the
dischosure form to the 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 or buyer refuses to sign an acknowledgment of receipt pursuant ta Section 2079.14, the agent shall set forth, sign,
and date awritten declaration of the facts of the refusal.

2079.16 Reproduced on Page 1 of this AD form.

2079.17(a) As soon as practicable, the buyer's agent shall disclose to the buyer and seller whether the agent ks acting In the real property transaction as the buyer's
agent, or as a dual agent representing both the buyer and the seller. This relationship shall be confirmed in the contract to purchase and sell real property or in a
separate writing executed or acknowledged by the seller, the buyer, and the buyer's agent prior ta or coincident 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 seller's agent is acting in the real property transaction as the
seller’s agent, or as a dual agent representing both the buyer and seller. This relationship shall be confirmed in the contract to purchase and sell real property or in a
separate writing executed or acknowledged by the seller and the seller's agent prior to or coincident with the execution of that contract by the seller.

{C) CONFIRMATION: The following agency relationships are confirmed for this transaction,

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

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

Seller's Agent DO NOT COMPLETE, SAMPLE ONLY License Mumber

Is (check ona): O the Seller's Agent. (salesperson or broker associate); or O both the Buyer's Agent and the Seller's Agent. (dual agent)
Buyer's Brokerage Firm DO NOT COMPLETE, SAMPLE ONLY Licensa Mumber

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

Buyer's Agent DO NOT COMPLETE, SAMFLE ONLY License Number

Iz (check one): O 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 confirmation required by this section shall be in addition to the disclasure required by Section 207%.14. An agent’s duty to provide disclosure
and confirmation of representation in this section may be performed by areal estate salesperson or broker associate affiliated with that broker.

2079.18 (Repealed pursuant to AB-1289, 2017-18 California Legislative session)

2079.19 The payment of compensation or the obligation to pay compenzation to an agent by the sefler or buyer is not necessarily determinative of a particular agency
relationship between an agent and the seller or buyer, A listing agent and a selling agent may agree to share any compensation or commission paid, or any right to any
compensation of commission for which an obligation arises as the result of a real estate transaction, and the tesms of any such agreement shall not necessarily be
determinative of a particular relationship.

2079.20 Mothing inthiz article prevents an agent from selecting, as a condition of the agent’s employment, a specific form of agency relationship not specifically
prohibited by this article if the requirements of Section 2073.14 and Section 2072.17 are complied with.

2079.21 (a) Adual agent may not, without the express permission of the seller, disclose ta the buyer any confidential information obtained from the seller. (b} A dual
agent may not, without the express permission of the buyer, disclose ta the seller any confidential information obtained from the buyer. {¢) “Canfidential information”
means facts relating te the client’s financial position, mativations, bargaining position, orother personal information that may impact price, such as the seller is willing
to accept a price |ess 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 precludes a seller's agent from also being a buyer's agent. if a seller or buyer in a transaction chooses to not be represented by an
agent, that does not, of itself, make that agent a dual agent.

2079.23 (a) A contract between the principal and agent may be modified or altered to change the agency refationship at any time before the performance of the act
which is the object of the agency with the written consent of the parties to the agency relabionship. (b) A lender or an auction company retained by a lender to
control aspects of a transaction of real property subject to 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 liability 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 subdivision is againzt public policy, void, and unenforceable.

2079.24 Mothing inthis article shall be construed to either diminish the duty of disclosure owed buyers and sellers by agents and their associate licensees, subagents,
and employees or to relieve agents and their associate licensees, subagents, and emplovees from lizbility for their conduct in connection with acts governed by this
article or for any breach of a fiduciary duty or a duty of disclosure.
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AIRCREZ

contracts

ADDENDUM TO LEASE

Date: November 4, 2022

By and Between
Lessor: Hedda Marosi Living Trust and Stella Feder Trust
Lessee: ClearPoint Neuro, Inc., a Delaware corporation

Property Address: 6349 Paseo Del Lago, Carlsbad, CA 92011
[street address, clty, state, zip)

S

ADDENDUM TO STANDARD INDUSTRIAL/COMMERCIAL SINGLE-TENANT LEASE - NET, DATED NOVEMBER 4,
2022, BY AND AMONT HEDDA MAROSI LIVING TRUST AND STELLA FEDER TRUST, COLLECTIVELY AS LESSOR,
AND CLEARPOINT NEUROQ, INC., A DELAWARE CORPORATION AS LESSEE, WITH RESPECT TO THE PREMISES
COMMONLY KNOWN AS 6349 PASEO DEL LAGO, CARLSBAD, CA 92011. THE PROMISES, COVENANTS,
AGREEMENTS AND DECLARATIONS MADE AND SET FORTH HEREIN ARE INTENDED TO AND SHALL HAVE THE
SAME FORCE AND EFFECT AS IF SET FORTH IN THE BODY OF THE FORM LEASE. TO THE EXTENT THAT THE
PROVISIONS OF THIS ADDENDUM ARE INCONSISTENT WITH THE TERMS AND CONDITIONS OF THE FORM
LEASE, THE PROVISIONS OF THIS ADDENDUM SHALL CONTROL. EXCEPT FOR PURPOSES OF DETERMINING
WHETHER A CONFLICT EXISTS BETWEEN THE FORM LEASE AND THIS ADDENDUM, THE TERM "LEASE" (AS
USED HEREIN AND IN THE FORM LEASE) SHALL INCLUDE THE PROVISIONS OF THIS ADDENDUM.

51. BASE RENT SCHEDULE: The Base Monthly Rent payable for the Premises during the Lease Term shall be as
follows:

Months of Term  Base Monthly Rent

1-5 $36,977.80 + NNNs
6-10 $18,488.90 + NNNs
11-12 $36,977.80 + NNNs
13-24 $38,272.02 + NNNs
25-36 $39,611.54 + NNNs
37-48 $40,997.95 + NNNs
49 - 60 $42,432.88 + NNNs
61-72 $43,918.03 + NNNs
73-84 $45,455.16 + NNNs
85-96 $47,046.09 + NNNs
97-108 $48,692.70 + NNNs
109-120 $50,396.95 + NNNs

52. RIGHT OF FIRST REFUSAL: If at any time during the Term, Lessor receives a bona fide offer from a
non-affiliated third party to purchase the Premises (the "Offer”), which Offer Lessor intends to accept, Lessor shall
deliver a complete and correct copy of the Offer to Lessee pursuant to the notice provisions of this Lease and Lessor
agrees that it will not sell the Premises to such offeror for thirty (30) days so as to allow Lessee an opportunity to
purchase the Premises. "Non-affiliated third party” means a party who is not (A) a member of the immediate family
of the Trustor or Beneficiary of Lessor, (B) a trust for the benefit of the immediate family of the Trustor or
Beneficiary of Lessor, or and (C) any entity owned and controlled {ownership and voting interests in excess of fifty
percent (50%)) by Lessor or Trustor of Beneficiary of Lessor.

53. TENANT IMPROVEMENT ALLOWANCE & WORK: Lessee shall receive the Premises in the condition required
by this Lease. Lessor shall provide a Tenant Improvement Allowance equal to fifteen dollars ($15.00) per square
foot broken down as follows: ($10.25) per square foot allowance upon commencement of Premise Tenant
Improvements (One Hundred and Ninety Nine Thousand Four Hundred and Eighty Five Dollars - $199,485) and
($4.25) per square foot allowance in the form of a 50% rent abatement for months 6-10 (Ninety Two Thousand
Four Hundred and Forty Four Dollars $92,444 in rent abatement). Lessee will be adding a clean room to the
Premises and making adjustments to the electrical, HVAC and office improvements. Lessee shall have its contractor
and subcontractors performing the Tenant Improvements at the Premises provide Lessor with warranties against
all defects in material and workmanship for a period of one (1) year after completion of all Tenant Improvements
herein.

54. OPERATING EXPENSE NNN: Lessee to pay the Operating Expenses during the Lease Term, which are estimated
to be $0.35/SF/month. which will be adiusted annuallv based on actual Operatine Expenses pursuant to the terms
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of the Lease. Operating Expenses are payable monthly on the same day as the Base Rent is due hereunder. The
amount of such payments shall be based on Lessor's estimate of the annual Operating Expenses. Within 60 days
after the end of each calendar year, Lessor shall deliver to Lessee a reasonably detailed statement showing the
actual Premises Operating Expenses for the preceding year. If Lessee's payments during such year exceed Lessor’s
actual cost, Lessor shall credit the amount of such over-payment against Lessee's future payments. If Lessee's
payments during such year were less than Lessor's actual cost, Lessee shall pay to Lessor the amount of the
deficiency within 60 days after delivery by Lessor to Lessee of the statement. Except as otherwise expressly set
forth in this Lease, Operating Expenses shall not include the cost of replacing equipment or capital components
such as the roof, foundations or exterior walls; or capital improvements, such as the parking lot paving, elevators
and fences, that have a useful life for accounting purposes of 5 years or more. Lessee shall have the right after
reasonable notice and at reasonable times to inspect Lessor's accounting records at Lessor's accounting office
during normal business hours. Lessee's inspection right shall be limited to Lessee’s on-site review, for a period not
to exceed five (5) business days, of Lessor's records pertaining to the Operating Expenses in question. Any such
inspection shall be conducted at Lessee's sole cost. Lessee's inspection rights under this Section 54 shall be limited
to one (1) inspection per annum with respect to the Operating Expenses billed to Lessee during the immediately
preceding calendar year. If Lessee fails to perform such audit by December 31 with respect to the particular
reconciliation statement provided by Lessor pursuant this Section 54, Lessee will be deemed to have waived its
right to inspect Lessor’s books and records with respect to the Operating Expenses described in such report unless
Lessee thereafter has reasonable basis to believe that such report contains one or more material errors. In no
event will Lessee have the right to engage any auditor or other consultant to inspect Lessor's records of Common
Expenses on a contingency fee basis. If after such inspection Lessee still disputes the amount of additional rent
owed, a certification as to the proper amount shall be made by Lessor's certified public accountant, which
certification shall be final and conclusive. Lessee agrees to pay the cost of such certification unless itis determined
that Lessor's original statement overstated Project Operating Costs by more than three percent (3%). If it is
determined based upon such certification that Lessee overpaid Operating Expenses for the year in question, then
Lessor shall credit against Lessee's next ensuing monthly installments(s) of Operating Expenses an amount equal
to the overpayment until the credit is exhausted. If a credit is due from Lessor on the Expiration Date, Lessor shall
pay Lessee the amount of the credit. Lessee will keep any information gained from its inspection of Lessor's books
confidential and will not disclose same to any other party, except as required by law, and will cause its auditors to
execute appropriate confidentiality agreements whereby they agree to keep any information gained from the
inspection of Lessor's books confidential. Notwithstanding anything herein to the contrary the cost of Lessor's roof
maintenance contract shall be reimbursed to Lessor by lessee.

55. BUILDING MANAGEMENT: Lessor shall charge a management fee equal to 1.5% of Operating Expenses.

56. SIGNAGE: Subject to Lessor's reasonable approval, Lessee shall have the right to install exterior Building top
signage up to the maximum allowed by the City of Carlsbad.

57. PARKING: Lessee shall have free use of all parking spaces surrounding the Building.

58. FURNITURE, FIXTURES AND EQUIPMENT: Lessor acknowledges that Lessee wishes to acquire some of the
furniture, fixtures and equipment ("FF&E") belonging to TrumpCard, the tenant currently occupying the Premises.
Provided TrumpCard is prepared to abandon (or sell) such FF&E to Lessee at the expiration of its lease term,
Lessor will use reasonable effort to facilitate the transfer of title to the FF&E to Lessee and allow TrumpCard to
leave the FF&E selected by Lessee in place in the Premises.

59. INITIALS NOT REQUIRED. Notwithstanding the fact that the Lease includes a place for each party to initial the
bottom of each page of such document, neither party is required to initial any page of the Lease in order for the
Lease to be effective. The Lease will be effective if both parties execute the Lease on the signature page, initial the
various exhibits and Addenda and deliver the Lease and such initialed Exhibits and Addenda to the other party.

60. COUNTERPARTS / ELECTRONIC SIGNATURES. This Addendum and any supplement, addendum, or
modification, including any photocopy or facsimile, may be executed in two or more counterparts, all of which
constitute the same writing. Lessor and Lessee each (a) has agreed to permit the use from time to time, where
appropriate, of DocuSign or other electronic signature software in order to expedite the transaction contemplated
by this Lease, (b) intends to be bound by its respective electronic signature, (c) is aware that the other will rely on
the electronic signature, and (d) acknowledges such reliance and waives any defenses to the enforcement of this
Lease affecting the transaction contemplated by this Lease based on the fact that a signature was made by
electronic means.

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

Signatures on following page
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LESSOR: LESSEE:

HEDDA LdLYNG TRUST CLEARF, , INC., A DELAWARE CORPORATION
Yrdda Manrssi, Dusde Dleszandes

By: TEOEZET TOEZAT BY E3SE142FFRTEATD
Hedda Marosi, Sole Trustee Danilo D'Alessandro

Its: _CFO

STELLA GEDERSRREST
dledda Marsai

By:
Hedda Marosi, Sole Trustee
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