UNITED STATES
SECURITIES AND EXCHANGE COMMISSION

Washington, DC 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): October 21, 2015

CRYOPORT, INC.

(Exact name of registrant as specified in its charter)

Nevada 001-34632 88-0313393
(State of other jurisdiction (Commission File Number) (IRS Employer
of incorporation) Identification No.)

20382 Barents Sea Circle, Lake Forest, California 92630
(Address of Principal Executive Offices)

Registrant’s telephone number, including area code: (949) 470-2300

Not Applicable
(Former name or former address, if changed since last report)

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 (see
General Instruction A.2 below):

Written communications pursuant to Rule 425 under the Securities Act (17 CFR 230.425)

Soliciting material pursuant to Rule 14A-12 under the Exchange Act (17 CFR 240.14a-12)

Pre-commencement communications pursuant to Rule 14d-2(b) under the Exchange Act (17 CFR.14d-2(b))
Pre-commencement communications pursuant to Rule 13e-4(c) under the Exchange Act (17 CFR 240.13e-4(c))




Item 1.01 Entry into a Material Definitive Agreement.

On October 21, 2015, Cryoport Systems, Inc. (“Lessee”), a wholly owned subsidiary of Cryoport, Inc. (the “Registrant”), entered into a lease agreement dated for
convenience purposes only October 2, 2015 (the “Lease”) of approximately 27,646 square feet at a facility located at 17305 Daimler Street, Irvine, California (the “Facility’)
with Daimler Opportunity, LLC (“Lessor”). The Registrant entered into a Guaranty with Lessor (the “Guaranty”) pursuant to which it guarantied the Lessee’s obligations under
the Lease. The Facility will become the Registrant’s headquarters and primary operating facility.

The lease commences on the later of November 1, 2015 or substantial completion of the improvements thereon and expires seven years after such date, subject to the
Lessee’s option to extend the lease for two additional five year periods. Lessee also has a right of first offer to lease with respect to certain space adjacent to the Facility. Base
rent payments due under the Lease for the Facility are expected to be approximately $2 million in the aggregate over the initial seven year term of the Lease. The Lessee is also
responsible for certain other costs under the Lease, such as certain operating expenses, taxes, assessments, insurance, and utilities.

The foregoing summary of the terms and conditions of the Lease and the Guaranty does not purport to be complete and is qualified in its entirety by reference to the
full text of the aforementioned documents, which are filed as exhibits hereto.

Item 2.03 Creation of a Direct Financial Obligation or an Obligation under an Off-Balance Sheet Arrangement of a Registrant.
The information set forth in Item 1.01 above is incorporated by reference into this Item 2.03.

Item 9.01 Financial Statements and Exhibits.

(d) Exhibits. The following material is filed as an exhibit to this Current Report on Form 8-K:
Exhibit
Number
10.1 Standard Industrial/Commercial Multi-Tenant Lease — Net dated for reference purposes only October 2, 2015 between Registrant and Daimler Opportunity,
10.2 ICJ}ILJlacr.anty between Registrant and Daimler Opportunity, LLC dated as of October 2, 2015.
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.

CRYOPORT, INC.
Date: October 27,2015 By: /s/ Robert Stefanovich

Robert Stefanovich
Chief Financial Officer




EXHIBIT INDEX

Exhibit
Number Description

10.1 Standard Industrial/Commercial Multi-Tenant Lease — Net dated for reference purposes only October 2, 2015 between Registrant and Daimler Opportunity,

LLC.
10.2 Guaranty dated as of October 2, 2015 between Registrant and Daimler Opportunity, LLC.




AIR COMMERCIAL REAL ESTATE ASSOCIATION
STANDARD INDUSTRIAL/COMMERCIAL MULTI-TENANT LEASE - NET

1. Basic Provisions ("Basic Provisions™).
11 Parties: This Lease [“Lease"), dated for reference purposes only Cotober 2, 2013
ls mada by and betwean Daimler Opportunity, LLC, a Delaware limited liability company

("Lossor)

and Cryoport Systems, Inc., a California corporation

R e S s e e e ("Lossee™). (collectively the "Parties™, or individually a "Party”™).
1.2(a} Premises: Thal cerain portion of the Project (as defined below), including all improvemants tharsin of to be provided by Lessor

under tha lesms of this Lease, commaonly knawn by the streel address of 17305 Daimler Street o

locatled inthe Cityof Irvine , County of Orange + State of

California Jwith zip code 926104 asoullined on Exhit A atlached hereto (“Premisos™)

and gensrally described as (describe briefly the nature of the Premises)

an approximate 27,648 aguare foot space as a part of an approximate 55,145 sguare foot

building located at 17305 Daimler Street, Ievine, California 92614

In addition to Lessee's rights 1o use and occupy the Premises as hereinafler specified, Lesses shall have non-exclusive rights to any wlility raceways of
the buiiding containng the Premises ("Building®) and to the common Areas (s defined in Paragraph 2.7 below). but shall not hawve any rights 1o the
ool or exterior walls of the Bullding o 16 any other buildings in the Project. The Premises, the Building, the Carmmon Areas. the land upon which they
ane located, along wilth alf olher builtings and improvements theneon, are herein collectively referrad o as the "Project.” (See also Paragraph 2}

12(b) Parking: see attached aAddendum, Section J urreserved vahicle parking
spaced. (See also Paragraph 2.6)

1.3 Term: Sevan (7] yaars and Zero (0] — monihs ("Original Term®)
commencing sr the 1ater or (i) Hovember 01, 2015 ar {0} Sunsrantiai Compietion of tne Lassor [mproveamants

(o8 swnnes in tre Aossndem sno tne Wors Lorcar) ("Commencement Date™) and ending on tre tast ssy of tne full calendar montn
aighty-four Ig'i_‘]_ months thercalfter ("Expiration Date™). (See also Paragraph 3)

1.4 Early Possession: If the Promises are available Lessee may have ron-cxclusive possession of the Premisas cosmmancng
I1f agreed to in writing by Lessor. e
(“Early Possassion Date™).
{See also Paragraphs 3.2 and 3.3}

15 Base Reni: § 21,565 44 per month (8078 per cousre feet per monen) ("Base Rent"), payable on the
First (lst] day af each month consnendng on the Commencement Date . [Ses also Paragraph 4)

Bl i this box is checked, Ihere aré provisions in this Lease for the Base Renl lo be afusied. See Faregaph Section
A of the attached Addendum.

16 Lessee's Share of Common Area Operating Expenses: Fifty & 147100 pement (20.14%)("Lessecs Share"), In
the event that the size of the Premises andice the Project ane modified during the tesm of this Lease, Lessor shall recalculate Lessea's Share to reflect

such medification.
1.7 Base Rent and Other Monies Paid Upon Execution:
(&) Base Rent: 521, 565.44 for tha peded First month of the Term o
5] Common Arca Operating Expenses: 54, 091, 50 for the pered First month of the Term .
{c) Socurity Deposit: $333,402.53 {"Security Doposit). (See also Paragraph 5 end Aagendum
Seenion A)
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{d) Other: § for

(&) Total Due Upon Execution of this Lease: §154, 053 87 .

18 Agrood Usa:
Gffice, research and development and distribution of frozen packaging containers for the
shipping of biological items, manufacturing, all im accordance with all applicable laws,
restrictions, ordinances, codes, rules and requlationz, and if applicable
the CCeR's. Tenant shall be responsikle for obtaining all necessary
permits apd apprevals to legally occupy the Premises . (See also Paragraph 6)

1.9 Insuring Party. Lessor is the "Insuring Party”. (See also Pasagraph 8)

110 Real Estate Brokers: (Ser also Paragraph 15 and 25)

(a} Representation: The following real estale brokers {the "Brokers™) and brokerage relationships exist in this transaction
{check applicable boxes)

Cassidy Turley Commercial Real Estate Services, Inc., a Misssuri corpsration represenls

Lessor exclusivaly ("Lessers Broker™),

B Hughes Marino, Inc., & California corporation raprasents Lesses axclusively (“Lesses’s Broker™), or

[n] represants both Lessor and Lesse ("Dual Agency™).
(b} Paymant to Brokers: LUpon execution and delivery of this Leass ana su cuner Lesss fucacnmancs by both Parties,

Lessor shall pay we tre Broner's the trokerage fee sgresd to in & separste written agrasmant. e T T e e e

S tha Frok he-fe 1 -4 ha T T s i . i s Eamr-af
Of oo T b b Bas-Fnatpayatia-fe s Grgned em lhe suim at ok AR kAR b Tty iy
'_“-l-inl“ that-ihe1 I_' AR P ks MMDI-.-I"!, T @ SO Or | Py ol % of tha

ERCRAEAE el iy e Gwinial sl the L aE5ao o3 Srone Bif-ated with Leksie atauin bom Lessor 3ay-Aghis to lbe Pramisas.
1.1 Guarantor. The obligations of the Lessee under this Lease am to be guarameed by Cryoport, Inc., a Nevada

corporation {"Guarantor”). (Sea also Paragragh I7)
1.12 Attachments. Attached hereto are the following, all of which constitute & part of this Laasa:
) an Addendum eonsisting of Paragraphs & through EE

O a site plan depicting the Praméses;
[ a site plan depicting the Projeet; E o A
1 a current sei of the Rules and Feguistions for the Projact; Ecrisi B

[0 & currant sat of the Rulas and Regulations adopted by the owners’ association;
[ a Work Latter, Exninic C

B ather {specify); Guaranty - Exhibit D; Approved Hazardous Substances - Exhibit E

2. Pramises.

21 Latting. Lessor hereby leases o Lessoe, and Losses hereby leases from Lesser, the Premises, for the term, ai the rentsl and
upon all of the terns, cavenants and condilions sat forth in this Lease. While the approximate square footape of the Pramises may have been used in
the markating of the Promises for purposas of comparison, the Base Rent stated hersin is NOT tied io square fosiage and is not subject to adiustment
should the actual size be datermingd io ba different. NOTE: Lessee is advised to verify the actual size prier to execuling this Leass.

22 Condition. Lessor shall deliver that portion of the Premises contained within the Bullding ('Wnit") to Lesses broom clean and free
dmmhmnsmmmhwmw- whichevor first cocurs ("Start Date™) —end.- 60 -ae-t-aaquindsandon
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i i
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23 Compliance. Lessor warrants that 1o the-8ost-6f 15 accuar knowledge [without sty of incuiry) the imprevements on tha
Premises and the Common Areas comgly wilth the bullding codes that were in afect at the tirme hat each such Improvemant, or portian thares!, was
construcied, and alse with all applcable laws, covenants or restrictions of recond, regulations, and ondinances in effect on the Stant Date ("Applicable
Requirements™). Said wartanly does not apply 10 the use 1o which Lesses will put tha Premises, medifications which may be requited by the
Amaricans with Disabililies Act or any similar laws as a resull of Lesses's use (sae Paragraph 40), or lo any Alleralions or Ulility Inslaliations (as
defined in Paragraph 7.3a)) made o 1o be made by Lesses. MWOTE: Lesses is responsible for determining whether or not the Applicabl
Requirements and especially the zoning are appropriate for Lesses’s intended uze, and lcmmdguthll past usas of the Premises may no

m'l h U fe J_ Ui 4a o I".F ik . 4l i ghalk ascnol-se [= . 2 B lwnl Oloweilian
i I i Flu Mi\ il i s " s liwd-and- T sk " I\'u-.“! B L "
Lassea does not give mermen notice of a non-compliance with uumnhrmums-m&s whiery (30} aays foliowing the Start D:ﬂe he

I fhal RNy

Pramises ano Project snan oe aseman in campisncs wicn Appicanie Reguirsments.

ollasses ol Lossenssole osland aspense. I e i Ripgui are h fier changed so 85 to requing during the torm of this Lease the
consiruction of an addition to or an alteration of the Unit, Premisas andior Building, the remeadiation of any Hazardous Subsianca, or the reinforcament
or ather physical modfication of the Unit, Premizes andior Building ("Capital Expenditure™), Lessor and Lessee shall allacate the cost of such wark as
fiollows:

(a) Subject to Paragraph 2.3(c) betow, if such Capital Expenditisngs are required as a result of Ihe Specific and unique use of
the Premises by Lessee as compared with uses by lenants in general, Lesseo shalt be fully responsible for the cost thereol-prvvidedaweverthat-if

farchh il T apiedili - sngquini-suring-the tast-3 y f-thisL anad-1h t-tharsot G-moarihs Base-Rani 4 - instaad
Bus-d b L Aodifas-l H ST PO T | 7 s odl itk haid b dect a4

- ¥ —— Lt

W tha-aahial 4 Ho - a-3h ] 'l 5. . =3 Hlsasan-ak " 'l Il
.y £ b B ik h-CapiakE it - deliver i Lessnrwillen s spachpng a mmisation dale 8l ksast 50
ik 4 EET bl £, by nmmuwwdaﬂmmmlmwm

m&mﬂmﬂ&m

{1 i guch Capital Expendilure is nal the resull of the specific and unigue use of the Premises by Lessee (such as,

gavemmantally mandated salsmic modifications), then Lassor shall pay for such Capital EXpendituf® ara amorzizs tne Capica: Expendicure aver
its usmful ife in accordsnce witn Ganeray Acceptes Pecounting Principas ("GAAPY), and Lesses shall only be obligated to pay, aach
rreonth during the remainder of the term of this Lease or any extension thareof, on the date that-on which the Base Rent is dus, an amount equal [0 cre
portion sliocabie o snid perico Hddi-ol tw-porion-of-s X 5 b Fesos. Lasses shall pay Interest on the
balance bul may prepay ils obligation at any fime. If, however, such cww Emonﬁm -mqu-md dunnc the last crees (3) moncns dyeaes of this
Lease or if Lessor reasonably determines that it Is not economically feasibla to pay its share thereof, Lessor shall have the option to tarminate this
Lease upon 90 days prior wiitton notice to Lessee unkess Leszes notifies Lessor, Ir| writing, within 10 days aftar receipt of Lessor's terminaton notice

that Lessea will pay for such Capital Expendilure <4+ i N ] L ar s e denie 45 Bhate o aRy Gulh Dapelal Bapendiues,
[t P - st - SIS ll‘-\n F=re b4 I 3 i T T ﬁ";r—:- Ha k T
o5 | ToEY " dihe-bak sihe Ront o " e foe-H ol -tig-+ P s 411 -4 ﬁdl, e L
Heat b L o ll-n-l ha i i i a0 w raltadh- itk ik
(4] Wﬂlmﬂmhabﬂw ﬁnmﬂdmmﬂmbﬂemmamhmdadmsmymwmm
d, and naw A Regquiraments.  If the Capital Expenditures are instead Inggefed by Lessee as a resull of an aclual of proposed

change In use, change In intensity of use, or madification to the Premises then, and in that gvent, Lessee shall either: (i) immediately cease such
changed use of intenzity of use and'or lake such other S1eps a3 Mmay be necessary 1o eliminale the requirerment for such Capital Expenditume, or (i)
complete such Capital Expenditure at its own expense. Lassae shall not have any right to terminate this Lease.

T4 Acknowledgements. Lessee acknowledpes that: (a) it has been gven an apparurily to inspec and measurs the Premisas, (b) it
has bean advised by Lessor andior Brokers o salisfy itsolf with respect io the size and condition of the Premises {inciuding but not limited to the
olactrical, HVAC and fire sprinkler systems, security, environmental  aspects, and complance with Applicable Reguirerents and the Amencans with
Désabiliies Act), and their suitabdity for Lesses’s intended usa, (c) Lessea has mads such inves ag il deams y with referanca 1o such
matters and assumes all responsibdity therefor as the same relate o ils occupancy of the Premises, (d) it iz not ralying on any representation incwaing
witnaut imication 8% 1 the size of the Premises made by Brokers or LESSOr or sry otner parey, (0] the square footage of the Premises was not
maflerial to Lessee's declsion io lease the Premises and pay the Rent stated herein, and (f) neither Lossor, Lessor's agents, nor Brokars nar any aumer
warty hawe mada any oral or wiitten representations or warrantas with respect bo said malters ober than as sat forth in this Lease. In addtion, Lessor
acknowledges that: (i} Brokers have made no ropresentations, promises or warranties conceming Lessea's ability to hanor the Lease or sullability 1o
occupy the Premises, and (i) it is Lessor's sole respansibility to investigate the finandial capability andfor suitability of all proposed tanants.

25 l.u.-m.nn.uy Daterea, Lossoo-as-PriorQuwnsrl t—Tha bt in-Racagraph-2-shall-be-olrg-forss
Bant-ifa PR to-Bwe-Stard Dala- | thy & ad tha B i 7oy & 1 hall- ba- WA P -
FHRCEIE Ay G e Gl Wtk
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26 Vighicle Parking. Lassea shall be entitted to use the number of parking spaces specified in Paragraph 1.3(b) on those portions of
the Common Areas designated from time to time by Lessor for parking. Lessee shall not use more parking spaces than said number. Said parking
spaces shall be used for parking by vehickes no larger than ful-size passenger aulamobiles of pick-up trucks, harain called "Permitted Size Vehicles.”
Lessor may regulate the bading and unleading of vehicles by adopting Rules and Regulations as provided in Paragraph 2.8, No vehides other than
Parmitted Size Vehicles may be parked in the Common Area without the prior written permission of Lessor. In addition:

{a)y Lessea shak not parmit or allow any vehécles that belong to or are condrolled by Lesses or Lesses's employees,
supplers, shippers, cusiomers, COnMractons of invitess 1o be laded, unibaded. or parked in areas ather than those designated by Lessar for such
activilies

({3 Lessee shal ndl sesvica or slore any vehiclas in the Common Areas.

(e If Lessea permils or allows any of the prohibited activities described in this Paragraph 2.6, then Lessor shafl have the
right, without notice, in addition to such other rights and remeadies that it may have, 1o remove of tow away the vehica involved and charge the cost o
Lesses, which cost shall be immediately payable upon demand by Lessor.

(=) [
accupying 11275 Dairminr Strane {(Anjocen: Soace’)

27 Commen Areas - Definltion. The term "Commen Areas® iz defined as all areas and fackities cutside the Premizea and within the
exteriar boundary ling of the Project and interior ulility raceways and installations within the Unit that are previded and designated by the Lessor frem
tirme to time for the general non-exclusive use of Lessor, Lessea and other tenants of the Project and thalr respective employees. suppliers, shippars,
customers, contraclors and invilees, including parking areas, loading and wnbcading aress, irash areas, ro " . e y= and
landscaped areas.

2B Common Arcas - Lessee’s Righis. Lessor granis (o Lessee, for the beneft of Lesses and its employees, suppliars, shippers,
contractors, customers and invitees, during the lerm of this Lease. the non-exchusive right to use. in commaon with ethers entilled to such usa, the
Commaon Amsas as they exist lrom lime to lime, subject o any rights, powers, and privileges reserved by Lessor under the terms hereof or undar the
torms of any rules and reguiations or restrictions goveming tha use of the Project. Under ne circumstances shall the right harein granted to use the
Comman Arsas be desrned to incudae the right to store any property, lemporarily or permanently, in the Common Areas. Any such storage shall be
pammitied cnly by tha prior written consant of Lassor or Lessors designated agant, which consent may be revoked at any ime. |n the even that any
unauthorized storage shall occur then Lessor shall have the dght, withoul nolice, in addilion to such other rights and remadies that it may have, 1o
ramove the propedty and charge the cost 1o Lessee, which cast shall be immediately payabie vpon demand by Lessos.

29 Common Areas - Rules and Regulations. Lessor or such other person(s) es Lessor may appoint shall have the excusive contrel
ard ranagement of the Common Areas and shall have the dght, from time 1o time, 1o establish, mediy, amend and enforce reasonable rules and
regulations (“Rules and Regulations™) for the management, safaty, care, and ceaniness of the grounds, the pamking and unioading of vehicles and
the preservalion of good order. as well as for the convenience of other occupants or tenants of the Bulding and the Project and their invileas. Lesses
agreas to abide by and conform to all such Rules and Regulations, and shall use its best efferts to cause ils empioyees, suppliers, shippers, cusiomars,
contractors and invitess 1o so abide and conform. Lessor shall nol ba responsible 1o Lesses for the non-complance with said Rules and Regulations by

ENSE LSS Al FEASONAGH SMTOTEE TO PAPE B DO AGE INTEMPWRT GF MBI ThE GuSINSsE of CRE TanEnt

olher tenants of the Project.
2.0 Common Areas - Changes. Lessor sha®l have the right, in Lessor's sole discretion. from time to time:
{a) To make changes 1o the Comman Arsas, intluding, witheut imitation, changas in the lecation, size, shape and murmbar of

driveways, entrances, parking spaces, parking areas, loading and unloading areas. ingress, egress, direction of traffic, landscaped areas, walkways and
wtility racewarys:

[13] To closa emporanity any of the Common Areas for maintanance purpases =0 long 53 reasonable access to the Pramises
remains available;

(4] To designate other land culskie the boundares of the Preject 1o be a pan of the Camman Angas;

(dy To add additional buildings and improvernents 1o the Common Areas,

&) To use e Comman Ansas while engaged in making additienal improvernenis, repairs or alierations ta the Projecl. or any
partion thereal, and

if) To do and parform such other acts and make such other changes in, to o with respect to the Common Areas and Project
a5 Lessor may, in the exorcise of sound business judgment, deem o be appropriata.
3 Torm.

31 Term. The Comemencement Data, Expiration Date and Oviginal Term of this Leasa ane a5 specified in Paragraph 1.3,

a2 Early Possession, Any provision hensin granting Lesses Early Possession of the Premises is subject to and conditioned upon the
Premizas being avadable for such possession prior to the Commencarmaent Date, Any grant of Early Possession anly conveys a non-gxcusive right to
oceupy the Premises. If Lesses lotally or partially occupies the Pramises prior fo the Commencemant Date, the obligation 1o pay Base Rent shall be
abated for the period of such Early Possession. All other terms of this Lease irciuding without imitation the oblgstions for the Lesses to
insurance, pay &9 Aoaitioner Rens {induding but not limited o the obligations to pay Lessee's Share of Common Area Operating

PAGE 4 OF 24 ‘ . =

INITIALS INITIALS

i

E1955 - AIR COMMERCIAL REAL ESTATE ASSOCIATION FORM MTN-11-31DE




Exponsis, Roal Property Taxes. «uaies, 80d iNSUrancs premiums and to maintain thi Pramisas) shall be in effect during such peried, Any such Early
Piossession shall nat atfect the Expiration Date. Eariy Posses sion sran be sanaitionsns upon: (i) this Lesse neing funy sssouten sna dekversa
ny wns parsies; (o) Lasses naving netversa to Lessor procr of au Insurance reguirea to ne carres by Lessas raram: (i) payment ta
Lessor of an ameunts osus ungar Sescios 17 [lv,'l intentionaly getsted, {u]‘ Lassme providing svigerse of s Ct- vificate of °c¢vnanoy
[ar squivatanc) from che Gicy of lrvine, CA and () insencionaiiy deieted. Eariy ocoupancy sheil be for e purpoe of ficturizetion aniy

During the asriy accass pariod, Lesses's and Lessor's reprasantativas shail cooperate so thet Lesses's sarly sooupency aoes not

intarfars witn tne work of bessor or ins sentracsors. fay ma s of Lessss or its conEraciars, AgEnts or vandors starsd in the
Pramizes during sucr sary access periog ahan be ot Leswoa’s soto riak sno Lossor win nave no obsgation to seeurs tre Pramises arior
to the Commencement Dave. Lassse snoii access tne Pramises suring the parios of aary scesss =t Losvae's sote risk Lansor enai
not be liagle for any destruction, thaft, vandaiiam or any otner dameage To any parsonsl proparty pleced, kept or stored by or an

batait of Lessas or permiteed ©s be plased, kest oF steres by L & durlng Bny Bared of sarly SC0RS WAIESS cewlsd by Lessors

wiitfut miscanaust. Lossss may not cperate cut of tne Pramisss unci Lesses nes ootsinss & temasrary or permanant Carteicare o

Occugancy parmitting Lassas's use or tna Pramines rar tne Agresn Usa

33 Delay In Posgession. Lessor agrees 1o use-de-beshcomenpecially reasonable effons o deliver possession of the Pramises 1o
Lessea by the Commencement Date. |If despile said effons, Lessor is unable to deliver possession by such date, Lessor shall not be subjed to any
linbility therefor, nor shall such fallure affect the validity of this Lease or change the Expiration Date. Lessee shall not, however, be cbiigated to pay Rent
ar parform ils other obligations untd Lessor delivers possession of the Premises and any period of rend abalement that Lessea weould otherwisa have
enjoyed shall run from the date of delivery of passession and contite for & period equal 1o wha! Lesses would olhensise have anjoyed under the terms
hereol, but minus any days of delay caused by the acls or omissions of Lesses, I possession is not defivered within 60 days after the Commancament
Date, as the same may be extended under the lerms of any Work Lefter executed be Parties, Lessoo may, al it option, by nobics in writing within 10
days after the énd af such 60 day pasiod, cancel this Lease, in which event the Paries shal ba discharged from all obligalicns ereundar wxcest any
that survive termination. |l such wiitten notlce is not received by Lessor within said 10 day perod, Lessee’s right 1o cancel shall terminate. #

" " Do L . iy

£ 4hy | slali dihin 120 davs-afier the G i ) oihaeage A

FBSCNE-DaINEN-Lasa0r-and-Lesiaewwiling-Lassor s avigstians 1 trie Sacuion 3.3 snan se sunjeet to Farce Majsurs ane any aeisy
causad oy L'Il ses, Inchsding without imitstion any delsay caussed by Gnu.rn mEncEl .ﬁ.l':hul'.l-l!.

34 Lesses Compilance. Lessor shall nol be required to lender possession of the Premisas to Lesses until Lessee complies with M5
obligation fo provide evidenco of insurance (Paragraph B.5). Pending defivery of such evidence, Lessee shall be required 1o perform all of its
obligations under tis Lease from and after the Stan Date, inchading wiznous smitacios the paymenl of Rent, nobsithetanding Lessor's election to
withhald possession pending receipt of such evidence of insurance.  Furthar, if Lesses is required fo perform any other conditions prior to or concurrent
with the Start Date, the Starl Dala shall occur but Lessor may elect to withhold possession unéil such condifions ang satisfied.

&, Rent.

41 Rent Defined. Al monelary obligations of Lesses to Lessor under the lerms of this Lease (excepd for the Securily Deposit) are
deermad (o ba rend ("Rent™),

4z Common Arga Operating Expenses. Losses shall pay to Lessor during the term herecl, in addition to the Base Renl, Lesses's
Share (as specified in Paragraph 1.8} of all Commen Area Operating Expenses, as hersinatior defined, duing each calendar year of the term of his
Lease, in accordance with the fallowing provisions:

{a) “Commaon Area Operating Expenses™ are dafined, for purposes of this Leasa, as a&ll costs incumed by Lessor relating

o the ownership and operation of the Project, including, but not limited to, tha following:
1] The operation, repair and maintenance, in neat, dean, good omder and condiion , and if necassary the

replacerment, of the following:

{aa) The Common Areas and Common Ares krgrovements, Incuding wiemeus vmicaven Parking oreas,
[stureying, striping ana ather meintesance, repiscemaent. or resarr), [0ading and unloading areas, trash areas, roadways, parkways, walkways,
driveways, landscaped areas, bumpars, imigation systems, Comman Asea bghting faciliies, fences and gates, elevalors, roofs, exierior walls of the
bulldings, building sysiams and roof drainage SYS18MS. asscciation duss, sssessments and other Lammen Mres items trat Lassor ssems

NacEssary i connection with Lhe aperation, owherafip Il"dlfﬂr maintenancs ol Lhe Pl—cull:tu
{bb} Exterlor signs and any tenant directorias.
{ec) Aavy fire sprinkler sysiemsa.
(e} Al other areas snd improviments that are within the exterior boundarias of the Project but outside of
the Prerrases andlor any offer space occupiad by a fanant.
(iiy Thix cost of waler, gas, slecticily and Welephond bo services the Comman Areas and amy uliilies nol separately
ratirod
i) The cost of trash disposal, pest conired services, property managemant, Securily sarvices, owners’ association
dues and fees, tha cost to repaint the exterior of any structures and the cost of any environmental inspections.
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{iv) Reserves 8! aside for maintenanco, repair andior replacement of Common Arca improverments and
BQUIDMENL. irciuding without lmitation, ressrvas for SEtaricr BAIMEING A & ILFFYing SNG4 50RNG of Eha Earking arsss.

() Real Progerty Taxes {as defined in Paragraph 10),

(5] Thie st of thi premiums for the insurance maintained by Lossor pursuant 1o Paragraph 8

{vi) Any disductible portion of an insured loss conceming the Building or the Comman Argas.

vy Auditars’, accoundants’ and attorneys’ fees and costs related to the speration, maintenance, repair and
replacement of the Project.

{ixp Tha cost of any capdal imgrovament Lo the Bulding of the Project not covered under the provisions of

Paragraph 2.3 provided: however, that Lesser shall allocate the cost of any such capltal Improvement GVBr tre wssful bfe of susk capitsl
improvement in sasardsnce wien GAAF & 33-yearpesod-and Lessee shall not be required 1o pay maore than Lessee’s Shame of vre amartices

Haadih-ol e cesl ol Such cagilalimgeawanisd porcinn tiereat N BNy givan month.
(=) The cost of any other sandoes 10 be provided by Lessor thal are staled elsewhere in this Lease fo ba a

Common Area Operating Expanse.

{b} Ay Common Area Operating Expenses and Real Propery Taxes thal are specifically aiidbutable o the Undt, the
Building of 1o any other building in the Froject or 1o the ion, repair and mad 1cn thoreof, shall ba allociled entiraly to such Unit, Building, or
olher bullding. However, any Common Area Operaling Expenses and Real Proparty Taxes thal ane not speciically atiributable to the Building or to any
ather building or to the operation, repair and maintenance thoreof, shall ba equilably allocaled by Leasor 1o af buildings in the Project.

{c) Thea inclusion of the improvements, faclites and sendcas sat forth in Subparagraph 4.2(a) shall not be deemed to impose
mnhlgm.lm umLamhdlurhaw said improvemants or faciliies or to provide those services unless (he-Propel-alremty-Sus- e-Samd.La s
oy e Lassor has agread elsewhare in this Lease 1o provide the same or $ome of them.

{d) Lesses's Share of Common Arsa Operating Expenses is payable menthly on the same day a5 the Base Rent is due
hereunder. The amaunt of such payments shall be based on Lessor's estimate of the annual Commen Area QOperating Expenses. Within 80 days after
writien request (but not mora than onee each yBar ans no tater than 120) days after the emd of sy caiendar year | Lesser shall daliver io
Lasses a reasonably detaded staternent showing Lessea's Share of the actual Common Area Operating Expenses for the preceding year. If Lessea's
payments during such year excoed Lessee's Share, Lessor shall credit the amount of such over-payment against Lessea's Rdure payments. If
Lessee's paymants during such year wera less than Lesses's Share, Lessee shall pay 1o Lessor the amount of the defidency within 10 days after
delivary by Lessor 0 Lesses of the stalement. Faiure ny Lessos te detver ke Lesnes within o ransanabie tive peried & 3tatement showing

nat in e way giminisn Lessss's onigation to pay Lasser any sums oue nor Lessar's

Lessan’s Snars or Actuar Operating Expens

right 1o aotlieal swah Sums,
(&) Common Area Operating Expenses shall nol include any sxpenses paid by any tenant directly to thind parties, or as to
which Lessor is otheraize reimbursed by any third party, ather tenant, or insuwrance proceeds,
43 Payment. Lasses shall cause paymant of Rant 1o be received by Lessor in lawhl money of the Uniled States, without offset o

deduction (except as spaciically parmitted in this Lease). on or before the day on which it s dus. All monetary amouwnts shall be roundad 1o the nearest
whole dollar. In the event that any invoice prepared by Lessor iz inaccurate such inaccuracy shall nol constitube 8 watver and Lessea shal be obigated
to pay the amount set forth in this Lease. Rent for any pariod during the tarm heneod which is for lzss than one full calendar month shall be prorated
based upon the aclual number of days of sald month. Payment of Renl shall be rade o Lassor al its address stated henein of 1o such other persans of
place as Lessar may from bme to bme desigrate in wiiting, Acceplance of a payment which is less than the ameunt Sen due shall nel be a waiver of
Lessor's rights to the batancs of such Renl, regardiess of Lessar's endorsement of any check so slating. In the event that any check, drafl, or other
instrumant of payrmant given by Lessee o Lessor is dishonored for any reason, Lesses agress (o pay fo Lessor the sum of $25 in addition to any Late
Charge and Lessor, al its option, may requing all future Rent be paid by cashiers check. Paymants will be applied first to accrued late charges and
atiormey's foes, second to accrued interest, then fo Base Rent and Commaon Area Operating Expenses, and any ramaining amount to any other
‘outstanding charges or cosls.

5. Security Deposit. Lessea shall deposil with Lés2or upon execution horeof the Security Deposit as securily for Lessea's faithful performance
of its obligations under this Lease. If Lessea fails fo pay Rent, or otherwise Defaults under this Lease, Lessor may use, apply or retain all or any porfion
af said Securty Deposil for the payment of any amount already due Lessor, for Rents which will be due in the futwre, and! or 10 mimburse or
compensate Lessor for any Eability, oxpense, loss or damage which Lessor may suffer or incur by reason thoreod, If Lessor uses or applies all or any
podion of the Secuily Depasil, Lessee shall within 10 days afier written request therefor deposit monies with Lessor sufficent to restone sald Security
Deposit to the full amount required by this Lease. If the Base Rent increazes during the term of this Lease, Lessea shall, upon writlen request from
Lessor, deposit additional monies with Lessor so that the tolal amount of the Security Deposit shall at all times bear the same progortion o tha
increasad Base Rent as the initisl Security Deposit bore to the inilial Base Renl. Should the Agread Use be amendad o accommodste a matestal
changa in the business of Lessea or to sccommodate & sublesses or assignes, Lessor shal have the rdght to increase the Securily Deposit to the
extent necessary, in Lessors reasonable judgment, to account for any increased wear and lear that the Premizes may sufer as & resull therest, Ha
change in contral of Lessee ocours during this Lease and fallewing such change the Bnancial condition of Lessse is, in Lessar's reascnable judgment,
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significantly reduced, Lessss shall deposit such addiional mordes with Lessor as shall be sufficient (o cause the Securty Depos2 lo be al a
commencially reasonable level based on such change in financial condition. Lessor shall nol be reguined 10 keep e Securily Deposit separate from il
genaral sccounls. Within B0 days afler the expiration o lerminalion of this Liase, Lessor shall retem that partion of the Security Deposil nol usad or
applied by Lessor. Mo part of the Securily Deposit shall be considered 10 be hedd in trust, (o bear intenes! or 10 be prepayment for any monies 10 be paid
by Lesses under this Loase,
[ Usa.

6.1 Usse. Lesses shal use and occupy the Premises only for (he Agreed Use, orany ol agal ke wikch s

iharalo-and for no oher pUMOse witnows Lessor's prios witten consent, not 1o be unressonatly withneid, aenditosed or aeinyed, o snas

Aot be uiressonable for Lessar to withhold its consent to s changs i the fgrees ee ror eny of the roowing: [a) the new use may
visinte sny Apprasbie Requiraments ar matrers of recora, (B) the new use would Bresch any wBe FESTFSTIOAS GrEATES 16 EROTRET
tanant in the Projmct (whetner o so-ceten axciusve use or & pronibives wss)) (o] in Lessor's sessonaci pusiness judgmant, tne now

wew woLiG De e ant with tne tamant min i the Projece st ene times of e raguest for Lessos's consent) (o) the new wse may

negativaly impact the reputetion or ausiity of tne Projear; (8] the nature of the proposed new use wouln impose Bn increased burden
on tne Comman Area or the Prajeot, aor Incrasss the risk of the reissse of Hegerdous Substences or mcreass Lessac's insursnce

pramiuems, ar (o) any other rmeson in Lessor's ressonabie discration. L&sses shall not use or permil the use of the Promisas in a manner that

i unlawul, creales damage, wasle of 8 nuigance, of ol disturbs cctupants of of Cruses e ing premises or properties. Other than
guide, signal and seeing eye dogs, Lesses shall not keep or aliow in the Premises any pots. animals, birds, fish, or reptiles, Lessorshall-nol
L adbabaiich del e 3 ikl 3 &y A g Ehan A -1 Sl il Tt e |
¥ ¥ ¥ e i g i P
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6.3 Lessen's Compliance with A R Except &5 otherwise provided in this Leass, Lesses shall, al Lessea's

sole expansa, fully, dgantly and in & timely mannar, walesally comply with all Applicable Requirements, the requirements of any applicable fire
Insurance undersriler ar rating bureau, and the recommendations of Lessors engineers andior consullants which relale in any mannes 1o such
Requinarnents, withoul regard 1o whather said Requirements are new in eflect or bacome effective afier the Start Date.  Lessee shall, within 10 days
after recaipt of Lessor's writien requesi, provide Lessor with coples of all permits and other documents, and ather information evidencing Lassee's
compliante wilh any Applcable Requirermonts specified by Lessor, and shall immedialely upon receipt, notify Lessor in wriling (with copies of any
documnents involved) of any threatened or actual claim, notice, citation, waming, cormlaint or report periaining 12 or invelving the failure of Lessee or the
Premises 1o comply with any Applcable Regquirements. Likewise, Lessee shall immedately give written notica to Lessor of: (1) any water damage 1o the
Premises and any suspecied seepage, pooling. dampness of other condstion condudive to the production of mold; or (i} any mustiness or ofher cdors
that might indicate the presance of mold in the Premises.

G4 Inspection; Compliance. Lessor and Lessor's “Lender” (as éefined in Paragraph 30) and consultants shall have the right to ener
info Premises al any lima, in the case of an emargency, and olhervisa al fimes aftar natict ar 24 Raurs, sscept in the swent
af an amergenoy, for the purposa of inspecting the condition of the Premisas and far verifying compliance by Lésses with this Lease. The cost of any
such inspections shall be paid by Lessor, unless a viclation of Applicable Requirements, or a Hazardous Substance Candition (see Paragraph 8.1) is
found 1o exist or be imminent, of the inspection is requested or ordered by a governmental authority, In such case, Lessee shall upan request
reimburse Lassor for the cost of such inspection, 50 long 83 such inspection i reasanably rlated to the viskation of contamination. n addition, Lesses
shall provide coples f all relevant material salety data sheets (MSDS) to Lessor within 10 days of tha receipt of written reguast therefor.

T Maintenance; Repairs, Wility Installations; Trade Fixtures and Allerations.
71 Lessee's Obligations.
fa) In General, Subject to the provisions of Paragraph 2 2 {Condition), 2.3 (Compliance), .3 (Lessea's Compliance with

Applicable Reguirements), 7.2 (Lessor's Oblgalions), 9 (Damage or Destruction), and 14 {Condamnation), Lessee shall, a1 Lesses’s 508 sxpenss,
keap tha Premises. Utiity Installalions (inMended for Lessen's exclusive usa, no malter whare localed), and Allerations in good eeder, condiion and
repasr (whether or nol the pordion of the Premises requiring repairs, or the means of repairing 1he same, ane iy Of riadily it 10 Lipssen,
and whather or nol the nedd for such népairs oocurs as a result of Lessee's use, any prior use, the elemants or the age of such portion of the Premises),
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including, but not limiled 1o, all equipment or Eacililies, such as plimbing, HYAC equipmen? used sxciusivety By Lasseo, lectical, lighting facilities,
aers—pronsse-vessals; fxlures, interor walls, inleror surfsces of exteror walls, ceilings, foors, windows, doors, plate glass, and skylighls but
excluding any itema which are the respansibility of Lessor pursuant 1o Parageaph 7.2, Lesses, in keeping the Pramises in goad order, condilicn and
repair, shall axercise and perform good maintenance practices, specifically including the procurement and maintenance of lhe service conbracts
raguired by Paragragh 7.1(b) below, Lesses's obligalions shal include restoralions, repacemonts or rentwils when necessany 1 keop the Premises
and all improvemanls thereon or a part thereol in good order, condition and state of repair,

by Bervice Contracis. Lessee shall, al Lesses's sole expense, procund and mainiain conlracis, with copies to Lessas, in
customary form and subslanca for, and with contraclors specializing and exparienced in the maintenance of the following equipment and
improvements, if any, if and when installed on the Premisas: (i) HVAG equipmant; {}-bodosand o, A i} diare. Howavar, Lessar
rogarses the right, upon notice to Lesses, to procure and maintan any o all of such servica condracts, and Lesses ehall reimburse Lessor, upon
demand, far the cost thareol.

(=] Failura to Perform. If Lessas fails to perfonm Lessee’s obligations under this Paragraph 7.1, Lessor may enber upon the
Premises afler 10 days’ peior writlen notics to Lessee (except in the case of an emaergency, in which case no notice shall be required), perform such
chigations on Lossee’s behalf, and put the Promises in good order, condition and repair, and Lessaa shall promptly pay o Lessor a sum equal to 115%
of the cost thereof.

L 9
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T2 Lessor's Obligations. Subject to the provisions of Paragraphs 2.2 (Condition), 2.3 {Complianca}, 4.2 (Common Area Operating
Expenses), 6 (Use). 7.1 (Lessee’s Obligaons), 9 (Damage or Destruction) and 14 (Condemnation), Lessor, subject to reimbursament pursuant to
Paragraph 4.2, shall keap in good ordar, condition and repair the fsundationg, wcor sias, exfemor walls, stuctural condition of interar baaring walks,
exberior roof, fire sprinkler system, comman HVAL wquipmen:, Commen Area fire alarm andior smoke detection systems, fira ydrants, parking lols,
walkways, parkways, driveways, landscaping, fences, signg and ulilily syslems serving the Common Ascas and all parts therea!, as well as providing
the servicas for which there is a Common Area Operating Expense pursunnd to Paragraph 4.2, Lessor shall nat be obligated to paint the exterior or
interior surfaces of exderior walls nor shall Lessor be ebiigated to maintain, repair or replace windows, doors or plate glass of the Premises. Lesses
cxpressly wabves the benefit of any statute now or hereafier in effect to the extent it Is inconsistent with the terms of this Lease.

73 Utility Installations; Trade Fixtures; Allerations.

(&) Defindtions. The tarm "Utility Installations™ refers 10 all Beor and window coverings, air andior vaculm Enes, pawir
panels, electrical distribution, sacurity and fire prolaction systams, communication cabfng, lghting flixdures, HVAC equipment, plumbing, and fencing in
o on the Promises. The lerm “Trade Fixtures™ shall mean Lesseo's machinery and eguipment that can be remowed without doing matedal damage to
the Premisas, The term “A " shall mean any medification of the improvements, ather than Uity installations or Trade Fixures, whathar by
addition or deletion. “Lesses Owned Alterations andlor Utility installations” are defined as Alterations andfor Uity Installations made by Lessea
that are not yet owned by Lessor pursuant to Paragraph 7.4(a).

{b) Consent. Losses shall no! make any Allerations or Uiility Installations to the Premises withoul Lessor's prior writlen
consent. Lessee may, however, make non-structural AJ lons or Uity Ir 18 to the nterior of the Premises (axcluding the roof) without such
consent bul upon wrivean Notice to Lessor, as lang as they {1} are not visible from the outside, (1) do not involve puncturing, relocating or ramaving the
rool or any exisling walls, (i) will nat affect the elecirical, plumbing, HVAC, andlor life safely or nuwiaing SYSIEMS or wow any warrencas, (] oo
not reguirs = perceit, 8 (] the cumolative cost thereo! during this Lease as exiended doss not exceed a sum egual to 35000000
cumuiativaly over the Lease Tarrd-months-Baca-Ront-n-th - 136 Hases Hie N . Kotwithstanding
the foregoing, Lessee shall not make o permil any rool pmlm'lu:ns andfor install anything on the roof withowl the prior ui‘!tan apprwal of Lassar,
Lessor may, a5 a precondition te granting such approval, require Lessoe to utiize & condractor chosen andlor spproved by Lessor. Any Alterations or
Litility Instalations that Lessee shall desine io make and which require the consent of the Lessor shall be presented 10 Lessor in written form with
detalled plans. Consent shall be deemed conditioned upen Lesses's: (1) acquining alf applicable govemmental parmits, (if} fumishing Lesscr with
coples of bath the permits and the plans and specifications. prier to commencemant of the work, and {if) compliance with al conditions of sald penmits
and other Applicable Requirements in @ prempl and expeditious manner.  Any Alterations or Uity Instaflations shall be peformed in @ gows ana
workmanlike manner with good and sufficient materals, Lessee shall promplly upon completion furnish Lessor with as-bulll plans and specifications.
For work which costs an amount in excess of one monih's Base Rent, Lessor may condilion its consent upon Lesses providing a llen and complation
bond in an amount aqual to 150% of the estimated cosl of such Altaration of Ulity Instaltation andfor upon Lessea's posting an additional Security
Depasit with Lessor.

[(=4] Liens; Bonds. Lesseo shall pay, whan duee, all claims for labor or materials furnished or alleged to have been furnished
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1o of for Lessee al of ko use on the Premises, which daims are or may be secured by any mechanic's or materialman’s lien against the Premises or
any intefest therain. Lessee shall give Lessor nol less than 10 days nolico prior to the commancamaent of any work in, on or about the Premises, and
Lessor shall have the right to post nofices of non-responsibdity. If Lessee shall contest the validity of any such lien, claim or demand, then Lessea
shall. at its sole expense defend and protect itsel, Lessor and the Prerméses against the same and shall pay and satisfy any such adverse judgment that
may be rencesed therecn before the enforcemant thereof. If Lessor shall require, Lesses shall furish a surety bond in an amount equal to 150% of the
amount of such contested lian, claim or damand, indemnéfing Lessor againgt liability for the same. |f Lessor elects 1o participate in any such aclion,
Lessaa shall pay Lessor's atormays’ fees and costs.
T4 Ownership; Removal; Surrender; and Restoration

] Ownership. Subject o Lessor's right to require removal or elect ownarship a2 hereinafter provided, all Alterations and
LIty Installations made by Lesses shall be the properly of Lessee, bul considered a part of the Pramises. Lessor may-at-asy-tima; olact in writing to
be the owner of all or any specified part of the Lessee Owned Allerations and Utility . Unlezs othersise instructed par paragraph T.4(b)
hasaof, all Lesses Camed Altarations and Utility Installations shall, at the expiration of termination of this Lease, becama the property of Lessor and ba
surrendared by Lessas with the Pramisas.

b} Removal, By delivery io Lesses of writen notica from Lessor fet-easfarihan-SG-an8 notiaterinan-36-days-prorio-the
and-gl-the-term-olihe-Lease, Lessor may require thal any of all Lessee Owned Alleralions or LISty Installalions be rmoved by the expiration or

termination of this Lease. Lessor may require the remevald ai any time of all or any part of any Lessee Owned A sons of Uility Ir mace
withoud thir requined congant.
(1] Surrender; Restoration. Lesses shall surrender the Premises by the Expiration Date or any carer lermination date,

with all of tha improvemants, parts and sufaces themeof broom clean and free of debris, and in good cperating order, condition and state of epair,
ordinary wear and tear excepled. “Ordinary wear and tear” shall not nclude any damage or delerioration thal would have been prevented by good
maintenance practice. Notwithstanding the foregeing, if this Lease is for 12 months or less, then Lessee shall surrendar the Premises in the same
candition as defivared o Lesses on the Stard Date with NO allowance for ordinary wear and tear. Lesses shall repair any damage occasioned by the
installation, mainenance or removal of Trade Fixtures, Lesses owned Allerations andfor Utility Installations, fumishings, ard equipment &s wall &s the
removal of any storage tank installed by or for Lesses. Lasses shall also complately remave from the Preméses any and all Hazamdous Substances.
brought ento the Premises by or for Lesses, or any third pary {excepl Hazardous Substances which were deposited via underground migration from
Breas outside of the Project) even if such ramaoval would require Lesses Lo perorm or pay for wosk that statulory regqui ils, Trade Fidures

shall remain the property of Lessea and shall ba removed by Lessee. Amy personal propemy of Lesses nol removed on or before the Expirstion Dale or
any aarlier larménation date shall be deemed 1o have been abandened by Lesses and may be disposed of of relained by Lessor as Lessor may desite.
Thir fuikure by Lesses o Gmely vacate the Premises pursuant to this Paragraph 7.4(c) without the express writlen consent of Lessor shall constitule a
haldover under the provisions of Paragraph 26 below.,
& Insurance; Indemnity.
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a7 Indemnity. Excepl for Lessor's gross or willful mi scf, Leessaa shall indemnify, protect, defiand and hold harmiass

the Premises, Lassor and its agents, Lessor's masbor or ground lessor, partners and Lenders [eacs ar insemnsites ), fiom and against any and sl
ciaims, loss of rents andior damages, liens, judgments, penalties, atomeys’ and consultants’ fees, cxpenses andior Eabiliies ansing out of, inveiving,
or in connection with, the use andfor sccupancy of the Premises by Losses. If any action or procaeding is brought against £8s66fun [naamnitas by
reason of any of the foregeing matiers, Lessee shall upon notice defend the same at Lessae's by counsal ably satisfactory 10 cne
Incmmnic e LoGooEand LO&G0:ne Indamnizas shall cooperate with Lesses in such dafense. LessorTre lnasmmives noed not have first paid any
such claim in arder to b defanded or indemnified.

6.8 Exemption of Lessor and its Agents from Liability, Notwithstanding the negligence or breach of this Lease by Lessor or its
apents, naithar Lessor nor ils agents shall be liabée under any circumstances for: (i) injury or damage 1o the person or goods, wares, merchandise or
other property of Lesses, Lessea’s employ , neileas, g, of Ay olher person in of aboul the Premises, whather such damage o
injury Is caused by or results from fire, steam, electricity, gas, waler or rain, indoor air quably, the presence of mold or from the breakage, leakage,
abslruction or other defects of pipes, fire sprinklers, wires, appliances, plumbing, HYAC or lighting fixtures, o from any other cause, whether the said
injury or damage resulis from conditions arising upon the Premises or upon ciher portions of the Bulding, or from othar scurces or places, (i) any
damages arising from any acl or neghect of any other tenant of Lessor or from the failere of Lessor or its agents io enforce the provisions of any othar

PAGE 11 OF 24
INITIALS INITIALS
©1999 - AIR COMMERCIAL REAL ESTATE ASSOCIATION FORM MTH-11-3M0E




lease in the Project, or (§i} injury to Lesses’s business or for any loss of incoma or proft therefrom.  Instead, it is intended that Lessoe'’s scle recowrsa in
tha avent of such damages ar injury ba to file 8 clalm on the insuranca policy(ies) that Leeses is required (o maintain pursuant to tha provisions of
paragraph B.

8BS Faiture to Provide Insurance. Lessee acknowledges that any failure on its parl to obtain or maintain the insurance required
herein will expose Lessor 1o risks and potentially cause Lessar fo incur costs nol contemplated By this Leasa, the exent of which will be extresmaly
difficult to aseodtain. Accordingly, for any month of portion thereol that Lesses doas nol maintain the requinid insurance andior does nol provide Lessar
with the required binders o certificales evidencing the existence of the required insurance, the Sase Rent shall be aulomalically increased, witheat any
requirement for notice to Lessee, by an amount equal to 10% of the then existing Base Rent or $100, whichever is greater. The parties agroe that such
incraase in Basa Rent fair and r ble co on for the additonal fiskicosts thal Lessar will incur by reason of Lesses’s fallue to
maintain the required insurance.  Such increase in Base Rent shall in no event constitube a walver of Lessse’'s Default or Breach with respect io the
failure to maintain such insuranca, prevant the exercise of any of the other rights and remedies granted hersunder, nor relieve Lessee of its obligation to
raintain the insuranca specified i this Lessa.

a. Damage or Destruction.
a.1 Definitions.
{=) "Premises Partial Damage™ shall mean damage or destruction 1o the improvements on the Premises, other than

Lesgsad Cwndd Alleral and ULkty Ir ions, which can reasonably be repaired i3 gmnﬂ‘uurlaﬂ;iumlhtﬁuﬁlhl dimégt or désbruction,
s i bl Lasgod shall

natify Lagsed in wiiting within 30 days from the date Lassar racsives actusr notics of the w of destruchon s 10 whilher or not the damage &=
Partial or Tetal, MNotwithslanding the foregoing, Premises Partial Damage shall not include damage to windows, doors, andfor othor siriaritems which

Lesses has he rasponsibilily to repair of replace pursuani fo e provisions of Paragraph 7.1,

and racaipt oy Lessor of sppiicanis iInsurance pracesas.

b} "Premises Total Destruction™ shall mean damage or deslruction to the improvements on the Pramises, other than
Lesses Ownad Alterations and LBy Installabions and Trade Fixtures, which cannat reasonably te repaired in 3 S maonths or lnss from the date s
Lusnor's raceipt of insursnee processs OF th damage of destruclion ara Lassor’'s recwipt or spprcspie insurancs processs aRdiorthe-oost
Hspenolaschaci-s-e-bmal-do-fomonibe-Base Real.  Lessor shall nolify Lessee in wriling within 30 days from the dale Lessar reomives scrtwa
natica of the damage or destruction as to whether or ot the damage is Partial or Total.

(=] “Insured Loss" shall mean damage or destruction 1o improvements on the Premises, other than Lessae Owned
Alberations and Utility Installations and Trade Fixtures, which was caused by an event required (o be covered by the insurance dascribed in Paragraph
8.3{a), imespactive of any deductible amaunts or covarage limits Involved.

] "Replacement Cost" shal maan the cost 10 repair or rebuild the mprovements owned by Lessor al the time of the
ooourrenca o their condition existing Immediately prior thereto, including demolition, debris removal and upgrading required by the operation of
Applicable Reguisements, 89 wilthoul deduction lor depreciation,

{a) "Hazardous Substance Condition™ shal mean the cccurmance or discovery of @ condition involving the presance of, or
@ contamination by, & Hazdadous Subslance, in, on, of under the Premisaes which requires restoration.
az Partlal Damage - Insured Loss. i a Premisea Partial Darnage that is an Insured Loss occurs, than Lessor shall, at Lessor's

expense, repair such damage {but not Lessee's Trade Fixiures or Lessee Owned Alterations and Utility Installations) as soon as reasonablyernctice:
passibia and this Lease shall continue in full force and effect; provided, howenver, that Lesses shall, al Lessor's election, make the repair of any damage
o destruction the total cost to repair of which is $10.000 or less, and. in such evant, Lessor shall make any applicable insurance proceeds available to
Lessea on a reasonable basis for that puerpose. Motwithstanding the hmgmu. if the required insurance was not in force or the insurance proceads are

nmmmmaﬂmsud\mpwmwm g iy s - - RS- L i "
An-ADa- i, _-m o 1 fﬂ*lhdh\. T b '_-.- P PR il I_I PLCRrSror T
il t : and ke Lessor shall have no obligation (& pay for the Shomage in iNSUrANCE protoeds of 1o fuly

Mm thwqumuuhn Premises unless Lessee provides Lessor with the funds fo cover same, or adequate assurance fereol, within 10 days
Fobowing receipl of wrillen nolice of such shorlage and request therfor, If Lessor receives sald funds or adequede assurance thereef within said 10 day
period, he parly respansible for making the repais shall complate (ham a5 5000 a8 rEASENABlY orsoric s poESIW and this Laase shall remain in full
force and efect, 1f such funds or assurance ane nol received, Lessor may nevertheless elect by written nofice to Losseo within 10 days thereafter to: (i)
make such restaralion and repair as is commercially reascnable with Lesscr paying any shortage in proceeds, in which case this Lease shall remain in
full force and effect, or (i) have this Lease temminate 30 days thereafter. Lessee shall nod be anttded to relmbursement of any funds contributed by
Lessea to rapalr any such darnm;a or dostruchon  Rremeses Fariad Damape dus o Sosd or earhgeake- shal De—subject-fo- Paragreph- 8.3,
cp-ifad i v A gt Dl T nl Bt o ey Easid i byt Do Tl e ARG e o
gyt Sarty.
93 Partial Damage - Uninsured Loss. If a Premises Parial Damage that is not an Insured Loss ocowrs, wnless caused by a
negigant or williul act of L3588 ar ixs agents, smoiyess, santractors, scanssss, or invicss (il which event Lesses shall make the repairs at
Lossea's expanse), Lassor may aither: (i) repaic such damage as 500N 85 reasonably pracriea possdes al Lessor's expanss, in which avent this
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Lease shall continue in full force and effect, or () terminate this Lease by giving written notice 1o Lesses within 30 days afler receipl by Lessor of
actuar knowledge of the sccurrenca of such damage. Such lermination shall be effective 60 days following the date of such notice.  In the wwent
Lessor alects to lerminate this Leass, Lesses shall have the rghl within 10 days after réceipt of the lemination notica 10 give wittan notice to Lessor of
Lessee’s commitrnant o pay for the repair of such damage withoul reimbursement from Lessor, Lessea shall provide Lessor with sald funds or
satisfactory assurance thereof within 30 days afier making such commitment, In such event this Lease shall conlinue in full force and effect, and
Leszor shall procesd to make such repalrs &8 200N 88 rEBBONALY practics postible alter the reguired funds are avallable. If Lessee does not make
e requaned commitment, his Lease shall terminale as of the date specified in the termination natice,

94 Total Destruction. MNotwithstanding amy other provision hereod, if a Premises Total Destruction occurs, this Lease shal terminate
60 days foliewing such Destruction. If the damage of destruction was caused by the gros-négligenca of witful misconduct of Lesses, or o agenes,
smpiayeas, santractars, lcensess, ar invicess LBSSOP shall have the mgh! 1o recover Lessor's damages from Lesses, excepl &5 provided in
Faragraph &6,

a5 Damage Near End of Tarm. If at any Sme durng the last § months of this Lease there is damage for which the cost o repair
cucacds cne month's Basa Rent, whethar or not an Insured Loss, Lessor may tenminate this Lease effective 60 days following ihe date of ocournence of
such damage by ghing a written tarmination notice to Lesses within 30 days after the date of sccurence of such damage. Motwithstanding the
foregoing, if Lessee at that Sme has an exercisable option to extend this Leasa of Lo purchase the Premises, then Lessea may presarva this Lease by,
{a) exerciging such aplon and (b) providing Lessor wilh any shorage in insurance procesds {or adequate assurance theroof) needed fo make the
repiics on o before the earier of (i) the date which is 10 days afer Lesset's receipt of Lassors wiithen notice pUrPOMing to tenminate this Leasa, or (i)
the day prior (o the date upon which such option expires. If Lesses duly exarcises such option during such pericd and provides Lessor with lunds (or
adequate assurance thereof) o cover any shortage in insurance proceeds, Lessor shall, st i i o repair such
damage as $00n 35 Measonably srecrics: Possdie and this Lease shall continue in full force and effecl. i Lassee fails to exercise such oplion and
provide such funds or assurance dufing such penod, then this Lease shall terminate on the date spacified in the: termination notice and Lessas's oplion
shall be extinguished.

85 Abatement of Rent; Lessee's Remedies.

(&) Abatement. In the avent of Premises Partizl Damage or Premises Total Destruclion or a Hazardous Substance
Condilion for which Lesses is nol responsible under this Lease, e Rant payable by Lesson for the pesod required for the repair, remediation of
restoraion of such damage shall be abated in proporion to the degree to which Lessea's usa of the Premises is impaired, but not to exoied the
procesds recelved from the Rental Value insurance. AN other obligations of Lesses hereunder shall ba performed by Lessee, and Lessor shall have
Hability for any such damage, destruction, remadiation, repair or restoration excapt a8 provided herain.

) Remedies. If Lessor i oblgated to repair or restore the Promises and does not commence, in a substantial and
meaninghd way. such repalr or restoration within 90 days afler such obligalion shall accrue, Lessee may, 8t any time prior to the commeancement of
such repair or restoralion, give writlen notice lo Lessor and fo any Lenders of which Lesses has actual nolice, of Lessee's election lo terminate this
Lease on a date not less than 80 days following the giving of such notica. If Lesses gives such nolice and such repaic o restoration is nol commanced
within 30 days thareafier, this Lease shad terminate as of the date specified in =aéd notice.  If the repair or restomtion i commenced within such 30
days, this Leass shall continue in full force and efiect. "Commenca™ shall mean esher the unconditional authorization of the proparation of the required
plAAS, tre spplicstion for reauirea permits, OF B BEgInning of the actual wark on the Premises, whichever firs accurs.

ar Termination; Advance Payments. Upon termination of Mg Lease pursuant to Paragraph §.2(g) or Paragraph 9, an equitable
adjusimant shall be made concerning advance Basa Rent and any other advance paymants made by Lasses to Lessor. Lessor shall, in addition, relurn
o Lessee so much of Lesses’s Secwity Deposit as has not been, of is nal then requined 1o be, used by Lessor.

10, Real Proporty Taxes.

101 Definitions. As used harain, the term “Real Propgerty Taxes" shall include any form of assessment; real estale, general, spocial,
artinary ar extraondinary, of renlal by of tax (oiher than inherilance, persanal incame of estate taxes), improvemant bond, andior Ecense fee Imposed
upon or levied against any legal or equitable interest of Lessor in the Project, Lessor's right fo other income therefrom, and/or Lessor's business of
laasing, by any aulhenty having the direct or indirec] power to tax and whaere the funds are generatod with referencs to the Project address and whare
the procends 50 gerarated are 1o be applied by the city, cownty o cther local taxing autharity of a jurisdiction within which the Project is localed, The
tarm “Real Property Taxes® shall also include any tax. foe, levy, assassment or charge, or any increase thedsin: (1) Enposed by reason of évents
oocuming during the term of this Lease, including but not Emited to, & change in the ownership of the Project, (i) a change in the improvements themaon,
andior (i) levied or assessed on machinary or equipmant provided by Lossor to Lesses pursuant 1o this Lease. [n calculating Real Property Taxes for
any calendar year, the Real Propery Taxes for any real eslals Lax year shall be included in the calculation of Real Property Taxes for such calendar
year based upon the number of days which such calendar year and lax yaar hive in common.

0.2 Paymaent of Taxes. Except as otherwise provided in Paragraph 103, Lessor shall pay the Real Prepery Taxes applicable to the
Praject, and said payments shall be induded in the caleuiation of Commaon Arsa Operating Expenses in accordance with the provisions of Paragmaph
4.2
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0.3 Additional Improvements. Common Area Oparaling Expenses shall nol include Real Propety Taxes spacified in the lax
aEeas50r's records and work sheels as being caused by additionsl improvements placed upon the Project by ofher lessees or by Lessor for the
exclusiva angoyment of such olher lessees.  Nobwithatanding Paragrapgh 10.2 hareod, Lesses shall, however, pay to Lessor a1 the time Common Area
Operating Expenses are payable under Paragraph 4.2, the entirsly of any increass in Real Propeny Taxes if aszessed solely by reason of Alterations,
Travde Fixtures or Litility Instaliations placed upon the Premises by Lesses or at Lessee's request or by reason af any alterations or improvemants to the
Prirmisas made by Lassor subsequent to the execution of this Leass by the Parties.

104 Joknt Assessmant. If the Building is not separately assassed, Real Property Taxas aliocated to the Buikding shall bo an cquitable
propartion of the Real Proporty Taxes for all of the land and imprevemenis included within the tax parcel assesséd, such propartion lo be determined by
Lessor from the respective velueat ignad in the: «'s work sheats or such other information s may be reasonably available. Lessor's
reasonable detarmination thereaf, In good faith, shall ba conclusive.

10.5 Parsonal Property Taxes. Lessoe shall pay prior o delinguency all laxes assessed against and livied upon Lessee Owned

Allerations and Utility Installations, Trade Fidures, fumishings, equipment and all personal properly of Lessee contained in the Premisas. When
possibie, Lessoa shall cause s Lessos Owned Al and Utility ions, Trade Fidures, fumishings, equipment and all othes persanal
propey 1o be assessed and billed separately from the real proparty of Lessor, IF any of Lessee’s said propery shall be assessed with Lessor's real
property, Lessee shall pay Lessor the faxes atiiibutable to Lessee's property within 10 days afler receipd of a wrillen slatement setling forh the laxes
spplicably to Lasses’s propery.
11, Utilitios and Services, Lessee shad pay for all water, gas, heat. light, power, telephane, trash disposal and olher ulilites and services
ineluding witheut Smita tion, Janiterar ang HVAC maintenasnce, supplied to the Premises, iogather with any taxes therson. Nodwithstanding the
provisions of Paragraph 4.2, if al any Ume in Lessors sole judgrment, Lessor determines that Lesses is uging a disproportonate amount of water,
elactricity or other cammonly matered ufilities, or that Lesse is gonerating such @ farge voluma of trash as io require an increasa in the size of the
trash receptacke andior an increase i the number of Bmes per month that i is emplied, then Lessor may inthease Lessae's Base Renl by an amount
equal 19 such increased costs. Thare shall be no abatemant of Rent and Lessor shall nol be liable in any respect whatsoever for the inadegquacy,
sioppage, interruplion or discontinuance of any wtility or service due o riot, strike, labor dispute, breakdown, accident, repair or other cause beyond
Lessor's reasonabla control or in cooperation with governmantal request or directions.

12 Assignment and Subletling
21 Lessor's Consent Required
{a) Lesses shall not voluntarily or by operation of low assign, transfer, morgage or encumber (collectively, “assign or

assignment”) or sublet a¥ or any part of Lessee’s interest in this Leasa or in the Premises without Lessor's prior written consont.

[17] Urless Lessas is a comoration and its stock 15 publicly traded on a natisnal stack exchange, a change in the control of
Lesses shall conslituie an assignment requiring consent. The transfer, on a cumulative basis, of 25% or more of the voling control of Lessee shall
constituie a changa in contral for this purpose.

() The Involvemant of Lasses or its assets in any transaction, or sefes of transactions (by way of marger, sale, acguisition,
financing, transfar, leveraged buy-oud or olharwiza), whether or nod a formal assignmant o hypothecation of this Lease or Lesses's assats ocours,
which results or will reull in a reduction of tha Nat Worth of Lesses by an amount greater than 25% of such Nat Worth as it was represented at the
tirnee of the execution of Ehis Lease or ol the time of the mast recent assignment to which Lessar has consented, or as B exists immediately prior b said
Transaction of ransactions constiluling such reduction, whichever was or is greater, shall be considernd an assignment of this Lease 1o which Lessor
may withhold its consent. “Net Worth of Lessea™ shall mean the nel wodth of Lesses (exduding any guarantoes) established under ganaraly accapled
accounting principles.

(d} An assignment or sutbetting without consant shall, al Lessor's aplion, be a Defaull cusable afier notica per Paragraph
43.1{c). or a noncwabla Breach withoul the mecessity of any nolice and graca pedod. If Lessor elects to breat such unapproved assignment or
sublelting 83 a noncurabla Braach, Lessor may eilher: (i) lerminale (his Lease, of (i} upon 30 days wrilten notice, increase the monthly Base Rent to
110% of the Base Rent than in etfect. Further, in the event of such Breach and rental adjustment, (i) the purchase pioe of any oplion 1o purchase the
Premisas held by Lesses shall be subject to similar adjustment o 110% of the price previcusly in offecl. and (i) all fised and non-fied rental
adjustments scheduled during the remainder of the Lease term shall be increased to 110% of the scheduled adjusied rent.

)] Lessea's remady for any beeach of Faragraph 12.1 by Lessor shall be limited o - i e g injunclive
raliaf,

i Lessor may reasonably withhold consant fo a proposad assgnmant or sublatting if Lesses s in Default at the tme
consent s requastad,

@) Mabwithatanding the foregoing, allowing a da minimis paficn of the Premises, le. 20 square feet or less, to be used by a

third parly vendor in conneclion with the installation of a veading machine of payphona shall not conslitule a subletting.
122 Terms and Conditions Applicable to Assignment and Subletting.

{n) Regardiess of Lessor's consent, no assignment or subletling shall: (i) be effpctive withaut the express wiilten assumplion
by such 0 o sub of the jons of Lesses under this Leass, (i) release Lessee of any obligalions hereunder or rewsse any
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wuaranver, OF (i) aller the primary Bability of Lesses for the payment of Rent or for the performance of any other obligations fo be performed by
Lessen.

(b} Lesaor may accapt Rent or performance of Lesses's abligations from any person ohr than Lesses pending approval of
disapproval of an assignment. Neither a delay in the approval or disapproval of such assignmen nor the accaptance of Rient or performance shall
cofstiute & walver or estoppel of Lessar's right 1o exercise ils remedies for Lesses’s Defaull or Braach,

(e} Lessor's consenl io amy assignment or subletting shall not constilute consent lo any subsequent assignment or
sublelting.

{d) In the evant of any Dafault or Breach by Lessee, Lessor may procaed directly against Lesses, any Guaraniors or anyone
elsa responsible for the parformance of Lesses’s obfigaions under this Lease, including any assignea or sublesses, withaut first exhausting Lessor's
remadies against any othar person or entity respensible therafors to Lesser, or any security hald by Lessor.

(3] Each request for consant io an assignment or subletting shall ba in writing, accompanied by information relevant 1o
Lessor's determination a3 1o the financial and opesational respondibility and spproprateness of the propadsed assignee of sublessee, induding but not
limibeed 1o the intended use andior required modification of the Premises, if any, togother with a fee of 3500 as considerafion for Lessor's considering
and processing said request. Lesses agrees o provide Lessor with such other or additional infoermaticn andfor documentation as may be reascnably
requested. (See also Paragraph 36)

(1] Any assignee of, or sublossea unter, this Lease shall, by reason of accepling such assignment, enlering inte such
sublease, or entering into possession of the Prermizes of any porion thereal, be deemed 1o have assumed and agreed lo conform and comply with
each and every 1arm, covenand, condilion and abligation hergin to be observed or performed by Lessee during ihe lerm of said assignment or sublease,
ather than such obligations as are contrary b or intonsistent with provisions of an assignment or subleasae lo which Lessor has spedfically consented
o in wriling.

[°1] Lessar's consent to any assignment or subletting shall not fransfer to the assignee or sublesses any Oplion granted b
the oniginal Lagsee by this Leass unless such tansfer is specifically consented 10 by Lessor in wiiting ana ssceps for & tramsfes 1o an Artise
{as defined in tne Addendum). [See Paragraph 30.2)

123 Additional Terms and Conditions Applicable to Subletting.  The following terms and conditions shall apply to any sublefting by
Lessee of all or any pan of the Premizes and shall be deemed included in ali subleases under this Lease whethear or nat euprezsly incorporated therain:

{a) Lesses hereby assigna and tramsfers to Lessor all of Lessee's interest in all Rent payable on any subleass, and Lassor
may colfect such Rent and apply same toward Lesses's obligations under this Lease, provided, however, thal untl & Breach shall accur in the
performance of Lessee’s obligations, Lessee may collect sard Fenl In the event thal the amouni collected by Lessor exceeds Lessee's then
outstanding obligations any such excass shall be refunded o Lessea, Lessor shall nal, by raason of the fofegoing of any assignment of such sublease,
ror by reason of the collection of Reni, be deemed liable 1o the sublessoe for any failure of Lesses to perform and comply with any of Lessee's
obligations 1o such sublessee, Lessee hereby irevocably authorizes and directs any such sublesses, upon receipt of & writlen nolice from Lessor
stating that a Breach exists in the performance of Lessee’s obligations under this Leasa, 10 pay to Lessor all Rent due and to become dua undar the
subleasa. Sublesses shall rely upon any such notice from Lesser and shall pay all Renls o Lessar without any cbligation or right b inguire as to
whether such Breach exists. notwithstanding any claim from Lessea to the contrary.

(b} In the event of a Breach by Lessea, Lessor may, ai ils oplion, require sublesses 1o attom to Lessor, in which event
Lessor shall undartake the obgations of the sublessor under such sublease fom the Ume of the exercise of 281 oplion 1o the expiration of such
sublease; provided, however, Lessar shall not be liable far any prepaid rents or securily deposil paid by such sublesses o such sublessor or far any
prior Defaults or Bréaches of such sublessor,

() Arry matter requiring the consent of the sublessor under & sublease shall also require the consent of Lessor,

(d} Mo subdessee shall further assign or subdet all or any part of the Premisas without Lessors prior writlen consant.

(e} Lessor shall delver a copy of any notice of Default or Breach by Lasses to the sublessee, who shall have tha right to cure
tha Default of Lessae within the grace pariod, If any, specified In such notice. The sublessee shall have a fght of reimbursament and offset from and
apgaingt Lasses for any such Dedaults cured by the sublasses,

13 Dofault; Breach; Remedies.

131 Duefaull; Breach. A “Default™ is definad as a fallure by the Lesses to comply with or pardform any of the terms, covenants,
conditiens or Rules and Regulations under this Lease. A “Breach” i3 defined as the occumence of one or mare of the folivwing Defaulls, and the
failure of Lesses o cure such Defacll within any applicable grace period:

{a) The abandonment of the Promizes; or the vacating of the Premises withowt providing 8 commercialy reasonable level of
sacurily, or whera the coverage of the property insurance desenbed in Paragraph 8.3 is jeopardized as a result thereof, or without proviting reasonable
agsurances 10 minimize polential vandallam,

) The tailure of Lesses to make any payment of Rent of any Security Deposil required to be made by Lessee hersunder,
whather o Lessor of to 8 third party, when due, to previde reasonable evidence of insurance or surely bond, o 10 fullil sny obligation under his Lease
which endangers or threatens life or propery, where such fallure continues for 8 perod of 3-buesnese 5 days following wiitten natics to Lesses. THE
ACCERTANCE BY LESSOR OF A PARTIAL PAYMENT OF HENT OR SECURITY DEPOSIT SHALL MOT CONSTITUTE A WAIVER OF ANY OF
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LESSOR'S RIGHTS, INCLUDING LESSOR'S RIGHT TO RECOVER POSSESSION OF THE PREMISES.

{ch The fatlure of Lesses o allow Lassor andior ils agenls accass lo the Premidas or the commission of waste, act or acls
constiluting public er privale rusance, andior an ilegal activity on the Prermises by Lessee, where such actions centinue for a period of 3 business days
Tolkowing wiitlen Notice 10 Lessas,

) The fedure by Lessee to provide () reasonable writien evidence of compliance with Applicable Requirements, (i} the
sarvice contracts, (ili) the rescssion of an wauthorized assignmeant or sublatting. (iv) an-g b el i Intantionsily
detezaa, (v] @ requested subordination, (v} evidence conceming any guaranty andior Guaranior, {vil) any document requesied under Paragraph 41,
(ufii) material data safety sheals (MSDS), or (ix) any olher documentation o information which Lesser may reasenably require of Lessee under the
teemns of this Lease, whera any such fallure continues for 8 period of 10 cusire s « days following weitlen notice to Lessoe.

1] A Defaull by Lesses as to he lerms, covenants, condifions or provisions of this Lease, or of the rules adopted under
Paragraph 2.8 hereof, ather than those described in subparagraphs 13.1{a). (b). (c) or (), above, where such Defaull conlinues for a pesiod of 30 days
after written nolice; provided, howewver, that if the nafure of Lesses's Defaull is such that more than 30 days are reasonably required for its cure, then it
shall not be deamad to be a Breach if Lesses commaences such cure within sasd 30 day period and thereafler diligantly prosecutes such cure o
compbetion.

{f The sccurmrence of any of the following events: (i) the making of sny general arengament or assignment for the banefit of
creditors; (i) becoming a “debler” as defined in 11 US.C. § 101 or any succassor sisiule therelo {unless, in the case of a petition fled against
Legsea, the same is dismissed within 60 days); (iii} the appoiniment of a trusiee or receiver 10 lake possassion of substantially all of Lesses's assals
localed & Ihe Prémises of of Lésses’s inlerest in this Lease, where possession is not restored o Lesses within 30 days; or {iv) the altachient,
execution or olhwer judicial seizure of substantially alf of Losses's assels located at the Premises or of Lessec’s interest in this Lease, whem such
seizure is not discharged within 30 days: provided, however, in the event that any provision of this subparagraph ks contrary to any applicable law, such
provision shall be of no force or effect, and not affect the valldity of the remalning provisions.

(@ The discovery thal any financial statement of Lessee or of any Guarantor given Lo Lessor was malenally false,

L] If the performance of Lessee’s obligalions under this Lease is guarartmed: (i) the death of a Guarantor, (i) the
tirmination of a Guarantors Eability with respect 1 this Lease other than in accordance with the terms of such guarenty, (ii) a Guarantor's becoming
insolvent or the subjact of a bankrupicy filing, (iv} a Guarantor's refusal to honor the guaranty, or {v) 8 Guaranior's breach of i guaranty cbligation on
an anticipatory basis, and Lesses’s failure, within B0 days following writlen nothce of any such event, to provide wiitten altemative assurance or security,
which, whan coupled with the then existng rescurces of Lessee, aquals or excesds he combined financial resources of Lesses and the Guarantors
that exisied at the tirme of axecution of this Lease

0] A raiurs oy Lesses to provise sn Estopper Cortinsate or rnenaiar scatements, wnare sny such failure
coantinuss far & geriod of 3 business days following written notics fram Lessar.

132 Remedles. If Lessee fails to perform any of its affirmative duties or abligations, within 10 susines « days afler written notica for in
case of an emergency, withoul notice), Lesser may, 21 ils aplion, perform such duty or obiigation on Lessee's behalf, including but nat limited 1o the
oblaining of reasonably required bands, insurance policies, or govemmental licenses, permits o approvals, Lesses shall pay fo Lessor an amount
equal o 115% of the costs and expenses incurred by Lessor in such performance upon raceipt of an invoica therefor. n the event of @ Breach, Lessor
may, with or without further notice or demand, and without limiting Lessor in the esercisa of amy right or remady which Lessor may have by reason of
such Breach:

{a) Temminala Lessea’s right to possession of the Pramises by any lawiul maans, in which this Lease shall lenminate
and Lessse shal immediately surender possession to Lessar. In such even! Lessor shall be entithed to recover from Lessea: (i) the unpaid Renl which
had been earned at the time of tenmination; (i) the werth at the ime of award of the amount by which the unpaid rent which would have been eamed
after lorrmination until the time of award exceeds the amount of such rental loss that the Lessee proves could have been reasonably avoided; (i) the
worth at the time of sward of the amount by which the unpaid rent for the balanoe of the term after the tme of sward exceeds the amount of such rental
loss that the Lesses proves could be reasonably avoided; and (iv) any other amount necassary 1o compensale Lessor for all the detrment prodmately
caused by the Lessae’s failure to perform its obligations under this Lease or which in the ondinary caurse of things would ba likely to result tharefrom,
Including but not limited 1o the cost of recovaring of the Pramises, exp of ralatting, incheding necessary renovation and allaration of
the Premiges, reasonable atiormeys' fees, and that portion of any leasing cormmission paid by Lessar in connection with this Lease applicabla to the
ynaxpired e of this Lease. The worth al the time of award of the amounl referred o in provision (i) of the immediately preceding sentence shall be
compuled by discounting Swech amount al the discount rale of the Federal Reserve Bank of the Dislaict within which the Pramises ane located a the time
of award plus one percent. Efforts by Lessor 1o mitigate damages caused by Lesses’s Breach of this Lease shal not waive Lesser's right 1o recover
damages under Paragraph 12, If termination of this Lease is oblained through the provisional remedy of unkawful detaingr, Lessor shall have the righl
o recover in such proceeding any unpaid Renl and damages as are recoverable therein, or Lassor may resana the right io recover all or any part
theraof in a separate suit. If a notice and grace period reguired wdar Paragraph 13,1 was not previously given, a notice to pay rent or quit, or to
parform or quit givan to Lessee under the unlawful detainer stalute shall also constifute the natice reguired by Paragraph 13.1. In such cass, the
applicable graca perod requised by Paragraph 13.1 and the unlawdd datainer statute shall run concurandly, and the fallure of Lesses to cure tha
Dataull within the graater of the two such grace penods shall constitute bath an untawiul detainer and a Bresch of this Leags entiting Lessor 1o the
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remedies provided for in this Lease andlor by said statule,

b} Continue the Lease and Lessed’s right o possassion and recover the Rant &s it becomas dua, in which evant Lessae
may Sublel or assign, subject onky to reasonabde limitations. Acts of maintenanca, efforts to relal, andicr the appointment of a recalver Lo protect te
Lessor's interests, shall nol constitute a termination of the Lessee's right to possession.

(=] Pursua any other remedy now or hereafter avadable under the laws or judicial decisions of the stala wharein the
Pramzzes are located. The aupiration or termination of this Lease andior the termination of Lessee's rght 1o possession shall nol relieve Lesses fom
Rability under any indemnity provisions of this Lease as to matlers accurring or accruing during the lerm horeof or by resson of Lesses's oocupancy of
the Premises.

133 Inducement Recaplure. Any agresment for free or abated rent o olher chargas, or for the giving of paying by Lessor 1o of for
Lessee of any cash or olher bons, inducement or consideralion for Lesses's entering into this Lease, all of which concassions are herainafier refesred
to &5 “Inducement Provisiens”, shall be deemed condtioned wpon Lessea’s full and faithful perdfarmance of all of thi: terms, cavenants and condiicns
«f this Lease. Upen Breach of this Lease by Lessae, any such Inducamant Provision shall sutomadically be deermed deleted from this Lease and of no
further force or affect, and any rent, other charge, banus, inducemenl of consideration theretodore abated, given of paid by Lessor under such an
Inducamant Frevision shail be immedialely due and payable by Lesses to Lessor, notwithstanding any subsequent cure of said Breach by Lessee. The
accaplance by Lessor of renl or the cune of the Breach which inifialed the operation of this paragraph shall not be deemed a waiver by Lessar of e
provisions of this paragraph unless specificalty so stated in writing by Lessor at tha time of such acoaptanca.

13.4 Late Charges. Lessee hersby acknowiedges that late payment by Lessce of Rent wil couse Lessor fo incur costs rot
conlemplated by this Lease, the exact amount of which will be extremaly difficull to ascertain, Such cosls inciude, bul are nol lirmited 1o, processing and
accounting charges, and late charges which may be imposed upon Lessar by any Lender. Accordingly, if any Rent shall not be recoived by Lessor
within § ou sine s« days after such amount shall b due, then, without any requiremant for natice 1o Lesses, Lesses shall immediately pay 1o Lessor a
one-tima late charge equal 1o 48 8% of each such overdus amount or $100, whichaver is grestar. 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. Acceplance of such labe charge by Lessor
shall in no event constitute a waiver of Lesses’s Defaull or Breach with respect 10 such overdee amount, nof prevent [he earcise of any of the other
rights and remesdies granied hereunder. In the event that a late charge is payable hereunder. whather or not collected, for 3 consecutive installmants of
Base Rant, then natwithatanding any provision of this Lease 1o the contrary. Base Rent shall, at Lessor's option, become due and payable quarterdy in
advance.

138 Interest. Any monelary payment dus Lessor hereunder, elher than lale charges, nod received by Lessor, when due as lo
schaduled paymants (such as Base Rent) or within 30 days following the date on which it was due for non-zcheduled paymen, shall bear interes? fram
the date when due, as to scheduled paymenis, or the 3151 day afer 8 was dus a% 10 non-schadulad payments. The interast ("Intarest™) charged shall
b compated at the rate of 10% par annum but shall not excesd the maximum rate allowed by v, Ineres is payabie in addiftion Lo i polential lake
change provided for in Paragraph 13.4.

13.6 Breach by Lessor,

(@) Notice of Breach. Lessor shefl not be deemad in breach of this Lease unless Lessor fails within a reasonable tme to
pertorm an obligation required 1o be performed by Lessor, For purpeses of this Paragraph, a reasonable time shall in no event be less than 30 days
afler receipt by Lessor, and any Lender whose name and address shall have been furnished Lessea in wriling for such purposa, of written notice
sparcilyiing whisin such obligation of Lessoer has not been parformed; provided, however, that if the nature of Lessor's obligation ks such thal mane than
30 days are reasonably required for its performance. than Lesser shall nol be in breach if perfarmance is commencad within such 30 day perod and
hereaficr difgently pursued to completion. !n no event we Lessor ne naois far corssguential, inoirsce, specuts tes or punitive damagss.
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14, Condomnation. |f the Premises or any portion thereal are taken undes (he power af eminent domain or sold under the threat of the exercise
of said power {collectively “Cendemnation™), this Lease shall terminate a5 1o the parl laken as of the date the condemning authosity takes tite or
possassion, whichevar first oocurs. I mone than 105 of the loor area of tha Unil, or mone than 25%. of the parking spaces is laken by Condemnation,
Leszae may, 8l Lessea's option, to be axerceed in writing within 10 days afler Lessor shall have given Lesses wilten nolice of such taking (or in the
absenca of such notice, within 10 days after the cendemning authority shall have taken possession) terminate this Lease as of the date the condemning
suthorily 1akes such possession. |If Lessee doss nol larminate this Lease in accordance wilh the foregoing, this Lease shall remain in full forco and
effect as to the porion of the Premises remaining, except that the Base Rent shall be reduced In propostion o the reduction in wility of the Premisss
caused by such Condermnation. Condamndalion awards and'or payments shall be the property of Lessor, whether such award shall be made as
compensation for diminution in value of the lasehold, the value of the part taken, or for severance damages; provided, however, thal Lessae shall be
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entiled 1o any compensation paid by the condemnor lor Lesses's relocation expenses, loss of business goodwill andfor Trade Fixiures. without regard
to whelher or not this Leass i leminaled pursuant 1o Ihe provisions of this Paragraph. All Alteralions and Uity Instaliations made to the Premisas by
Lessee, for punpases of Condemnation anly, shall be considered the property of the Lessee and Lessee shall be entitled 10 any and all compensation
which is payable therefor, In the event thal this Lease is nol lerminsled by mason of the Condemnation, Lessor shall repair any damage 1o the
Premises causad by such Condemnation,

15, Brokerage Fees. For Parageapn 110
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15.3 Raopr and Indemnities of Broker Relationships. Lesses and Lessor each ropresant and wamant to the other that it

has had no dealings with any parson, firm. broker or finder (othar than the Brokers, if any) in connecton with this Lease, and that no one otber than Said
named Brokers Is entitled to any commission or finder's fea in connection herewilh. Lessee and Lessor do each hereby agres to indemndy, protect,
defand and hokd the other hanmiess from and against lsbikty for compensation of charges which may be caimed by any such unnamad broker, finder
or other similar party by reason of any dealings o achions of the indemnifying Party, including any costs, expenses, attomeys’ fees raasonably incured

with respect therslo. Tre terms or tris Section anan survive the axpiration or termine tion of tiis Lease.

16 Estoppal Cortificates.

{a) Each Party (as "Responding Party™) shall within 10 days after written notice from the other Pardy {the “Requesting
Party™) expcute, acknowledge and deliver 1o the Requesting Pary a statement i writing in form ssmiar to tha then most current "Estoppel Gertificate™
form dished by the AIR Co lal Real Estate Association. plus such addibonal information, confirmation andior s as may b r v
raquested by the Requesting Party.
[13] Il the Rpspassding Padyl oy e shal fail o execuls or deliver the Estoppel Cerificate within such 10 day pesiod, Lessea
shuil oo in Detault of chin Laase, subject to cure as set forth in Section 13.1(i] iha-Requesting-Pardy-may A Gariiaate
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[4] Il Lessor desines to rance, refinance, or sall the Premises, or ary pan thereod, Lesses and all Guarantors shall within 10

days after witten nolice from Lessor delrved 1o any polenlial lender of purchaser designaled by Lassor such financial stalemants a3 may be raasonably
requirgd by such lender or purchasor, induding bt nol lirmited 10 Lesses's financial slatements for the past 3 years. All sush fnancial statements shall
be mceived by Lessor and such lender or purchaser in confidence and shall be wused anly for the purposes hergin sat farth,

7. Definition of Lessor. The term “Lesser” as usad herein shall mean the cwner of ownars 8l the time in question of the foe Uile 1o the
Premises, or, if this is a sublease, of the Lessee’s intetest in the pror lease. In the event of a ransfer of Lessor's Ble or intenes! in the Pramises or this
Leasa, Lessor shadl deliver to the transferee or assignes {in cash or by credil) any unused Sacurity Degosil held by Lessor. Upon such transfer or
assignmant and delivery of the Security Depasit, as aforesaid, the price Lessor shall be relieved of al kability with respect to the obligations and/or
covenants under this Lease thereafter to be performed by the Lesser. Subject 1o the feregoing, the otligalions andicr covenants in this Lease 2 be
performad by the Lessor shall be binding only upen the Lessor as herainabove defined.

18. Sevorabllity. The invalidity of any provision of this Lease, as delermined by a courl of compstent jurisdiction, shall in no way affect the
wvalidity of any other provision heraof.

18 Days. Unless olherwise specibically indicaled lo the confrary, the waord "days™ as used in this Lease shall mean and refer to calandar days.
20, Limitation on Liability. The obligations of Lessor under this Lease shall nol conslite personal obligations of Lessor, or its

PAMABIS. s 1 nornmyn. sgenns, smotopess, MM, direclors, officers or sharsholders, and Lesses shal look (o the Premises, and 1o no other assets of
Lessor, for the satisfaction of any Kability of Lessor with respect 1o this Lease, and shall not seek recourse against LesSors pariers, co-cays. sgenis,
smpayas s, MRETDErS, directors, officors or shareholders, or any of their personal assets for such satisfaction.
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21. Time of Essence. Tima i3 of the essenca with respec! o the performance of all shligations to be perfarmed or cbserved by the Parties undar
his Lease,

22, No Prior or Other Agr : Broker Di . This Lease contains all agreements botween the Parties with respect to any mabier
manticnisd hanein, and no cther pior or conlemporanecus agreamant of understanding shall be efeciive. Lessor and Lesses each represents and
warrants (o tha Brokers that it has made, and is relying solely upon, its own investigation as to the nature, qualily, character and financial responsibility
of the other Party to this Lease and as to the usa, nalwe, quality and character of the Premises. Brokers hove no responsibilly with respect therelo or
with respect 1o any datault of breach hereal by either Party,

el Hotices.

23.1 Notice Requirements. All nofices required or permitted by this Lease or applcable lrw shall be in wiiting and may be delivered in
persen (by hand or by courter) or may be sent by reguias, certified or registerad mail or U.S. Postal Sendcs Exprass Mail, with postege prepaid, or by
prapaid national overnigne courier la.g. Fesersl Exprass o UPS) facsimile o- Eman transmission, and shall be deemed sufficiently given if
served in a manner specified in this Paragraph 23. The addresses noted adjacent to a Pary's signature on this Lossa shall ke that Panty's address for
delivery or mailing of notices.  Elther Pasty may by written netica o the olher specily a dilferent addrass for notica, excapt thal upen Lessee’s taking
possession of the Premises, the Premises shall constifute Lessee’s address for notics, A copy of all notices o Lessor shall bo contumantly transmitied
b2 such party or garties al such addresses as Lessor may from Bmae o Bme bereafler designate in writing.

23.2 Date of Motice. Any notice sant by registered or conified mail. retur recaipl reguesied, shall be deemed given on the date of delvery
shown on the receipl card, or if no defivery date is shown, the postmark thereon. If sant by regular mail the notice shall be deemed given 72 hows aftar
the sarme is addrossed as mquired henin and maded with postage prepaid. Motices dalvened by Uniled States Express Mad or ovemeght courier that
guarantess noxt day dedivery shal be deemed given 24 hours after delivery of the same o the Poslal Service or courier. Nolicss iransmitted by
facsimide o. Eman lransmission or similar means shall be deemed dalivered upon ielephona-confirmation of receipt [confirmation repor frem fax
machine ks sufficent), provided a copy s also delivered via delvery or mail. I nolice is received on & Salurday, Sunday or legal holiday, it shall be
deamed recaived on the nest business day.

4. Waivers,

{a) Mo warves by Lessor of the Defaull or Breach of any term, covenant or condition hereof by Lessee, shall be deamed a wabver of any
ather tarm, cowenant or condiion hereol, or of any subsequent Default or Breach by Lessse of the same or of any othar term, covenant or condition
hereol. Lessor's consent 1o, or approval of, any acl shall not be deemed to rendar unnecassary the obtaining of Lessor's consent io, or approval of, any
subsequént or similar act by Lessee, or be construed as the basis of an estoppel to enforce the prevision or provisions of this Lease raquinng such
cansent.

(1] The accaptance of Rent by Lessor shall not be a waiver of any Defaull o Breach by Lessée, Any payment by Lessee may be
accepled by Lessor on aceount of moneys or damages due Lossor, notwithstanding any qualifying statemenis or condifions made by Lessee in
connection therewith, which such stalemanls andior conditions shall be of no force or effect whatsoever unless specifically agreed to in witing by
Lessor at or bafore the lime of depasil of such payment.

5] THE PARTIES AGREE THAT THE TERMS OF THIS LEASE SHALL GOVERN WITH REGARD TO ALL MATTERS RELATED
THERETO AND HERERY WAINE THE PROVISIONS OF ANY PRESENT OR FUTURE STATUTE TO THE EXTENT THAT SUCH STATUTE IS
INCONSISTENT WITH THIS LEASE.

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

fa) When antering inlo a discussion with a real estate agent regarding a real astate iransaction, a Lessor or Lessee should from the
outsat understand whal type of agency relabonship of sepresentation @ has with the agenl or agents in the lransaction. Lessor and Lossee
acknowledge belng advised by e Brokers in this ransaction, as follows:

{0 Lessor's Agent. A Lessor's agent under a listing agreement with the Lessor acls as the agent for the Lessor only. A
Lessor's agend or subagent has the following affemative obligations: T the Lessor A fiduciary duty of utmast care, integrity, hanesty, and loyalty in
dealings with the Lessor. T the Lesses and tha Lessor (a) Diligant exarcise of reasonable skills and care in performance of the sgent’s dulbes. (b) A
duty of honest and falr dealing and good falth. (c) A duty to disclose all facts known 1o the agent materially alfecting the value of desicabity of the
propedy that are not known (o, or within the digant attention and obsaration of, the Parties. An agent is nol obligated 1o revead 1o either Pary sy
confidentlal information oblained from the other Pary which does not invoba th affimmative duties sel forth abowve.

) Lesson’s Ageni, An agent can agrea to act as agent for the Lessee only. In these situations, the agent is rot tha
Lessor's agent, even if by agresrment the agent may rideive compensation for services rendered, either in Rl or in part from the Lessor. An agont
acting only for & Lesses has the ing affimative obligations, Tp tha Lesses: A fiduciary duty of vimost care, integrity, honesty, and loyalty in
disalings wilh the Lesses. To the Lesseg and the Lessor (a) Diligent exercise of reasonable skils and cara in parformance of the agent's duties. (&) A
duty of hanest and fai- dealing and good faith. (o) A duty to disclozs all facte known to the agent materially affecting the value or desirabdty of e
proparty thal are not known o, or within the ddigent attention and obsarvation of, the Parlies. An agent is nod obligated 1o reveal o either Pary any
confidantial information obtained from the athar Paty which does nol invohe the affirmative duies set farh above.

(iii}y Agont Ropresonfing Both Lossor and Lessee. A real estate agant. aither acting directly or through one or mone associate
¥cengos, can legally be tha apent of both the Lassor and (he Lesses in a bansaction, but anly with the knowledge and consent of bath the Lessar and
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the Lasses. In o dusl agency situation. tha agant has the following affirmalive obSigations to both the Lessor and the Lesses: (a) A Bdwdcary duly of
utmest care, Integrity. honesty and leyalty in the deafings with either Lessor or the Lessea, (b} Othwr duties to the Lessor and the Lesses as stated
above in sub igraphs: (i} of (i) In reg both Lessor and Lesses, the agent may not without the express parmission of the respective Party,
disclose to tha athar Party thal the Lassor will accep! rent in an amount less than that indicated in tha Esting or that the Lesses is willing o pay & higher
rent than that offered. The abova dulies of the agent in a real estate transaction do no ralieve a Lessor or Lessee from the responsibiity io prolect their
own inferesis. Lessor and Lessee should carefully read all agresments 1o assure that they adequately axpress their understanding of the transacion,
A real astale agent is a parson qualified o advise aboul real estate. If legal or tax advice iz desired, consul! a competent professional.
[L] Brokers have no responsitiity with rezpect to any Defaull or Breach hensef by either Parly, The-Radies-agree-that-nae- i
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2. Mo Right To Holdover. Lessee has no right ta relain possession of the Premises or any part thareof beyond the expiration or lermination of

this Lease. In the event that Lessee holds over, than the Base Rent shall ba increased to 150°% of the Base Rent applicable Immediataly preceding the
expiration of BmInAlion sra Lessss snan reimburss Lansos for and defend ana indemnity Lessar agsinst ail asmapes woon Lassor
incurs fram Lessas s deray in VECATING T Pramisas, inahding without imitation sctual, incidental, and consequentisi damagss,
MEIIEING, WEnDUE iMItation, tha s E Gf SNy BTOREESTVE TeRaATs for the Premises, Mothing contained herein shall ba construad as consant
by Lessor lo any holding aver by Lesses,

27, Cumulative Remedies. No remedy or elaction hereunder sha¥ be deomed exclusive but shall, wherever possible, be cumulative with all
other remadias at law o in equity.
28. Covenants and Conditions; Construction of Agreemont. All provisions of this Lease bo be observed o performed by Lesses ang bath

covenants and canditions. In consiruing this Lease, all headings and titlos are for the convanience of tha Parties only and shall not be considered a
part of this Laase. Whenever required by the centext, the singular shall includa the plural and vice versa. This Lease shall net be consinsed as i
prepared by one of the Paries, but rather according to its fair meaning as a whole, as if both Parties had prepared it.

29. Binding Effect; Cholce of Law. This Leasa shall be binding upon the parties, thair personal representstives, successors and asskgna and
b govermied by the lrws of the State in which the Premises are located. Any liigation betwien the Parties herdlo conceming this Lease shal be
initiated in the county in which the Pramises ara located.

. ‘Suberdination; Atternment; Non-Disturbance

301 Subordination. This Lease and any Cotion granted harsby shall be subjec! and subordinate o any ground lease, morgage, doed
of tnast, or ather hypothecation or security dovice (collectively, “Securily Device™), now of hereafler placed upon the Pramises, to any and all advances
made on the security thereod, and o all renewals, modifications, and extansions thereol. Lasses agrees that the holders of any such Securily Devicas
(in this Lease together referred to as "Lender™} shall have no liabdity or obligation to perform any of tha obligations of Lessor under this Loasa, Any
Lender may elect to have this Lease andior any Option gramed hereby superior to the ben of s Securily Device by giving wiitlen natice thersof 1o
Lasses, whareupon this Lease and such Oplions shall be desmed prior bo such Sacurity Device, notwithstanding the relatve dates of ihe
documendation or recordation thereol,

30.2 Aftornment. In ihe event that Lessor ransfars title to the Premisss, or the Premizes are acquined by anather upan the fonecosune
or tarmination of 8 Security Devise 1o which this Lesse is subordinatad (i) Lessee shal, subjedt io the non-disburbance provisions of Paragraph 30.3,
aticrn ke such new owner, and upon request, enler inlo @ new lease, containing all of the lerms and prosisions of this Lease, with such new owner for
the remaindar of tha term hereol, or, at the election of B new awner, this Lease will automatically bacome a naw lease betwesen Lessee and such new
owner, and (|} Lessor shall thereafler be relieved of any further obligations hereunder snd such new cwner shall assume all of Lessor's obligations,
excapt that such new cwner shall nol: (a) ba Eable for any act or amission of any prior lassor or with respect io events ocourring prior bo acquisition af
ownerstép: {b) be subject 1o any offsals or defenses which Lasses might have against any prior lessor, (o) be bound by prepaymant of more than one
month's rant, or (d) be kable for the reburm of any security deposit paid to any prior lossor which was nol paid or crediled bo such new owner,

303 Non-Disturbance. With respect to Secusity Devices entered into by Lessor afler the exéculion of this Lease, Lossee’s
subGrdination of this Lease shall be subject to recaiving a commercially reasonable non-disturbance agraement (a “Non-Disturbance Agresmant®)
fram the Lender which Mon-Disturbance Agreement provides that Lesses'’s possession of the Premises, and this Lease, incluting any oplions 1o extend
ine term hersol, will ned be disturbed 0 long as Lessee is nol in Braach hareol and attoms to the record cwner of the Premises, Further, within G0
days after the execution of this Lease, Lessor shall, if requested by Lessee, use itg commercially reasonable efforls to obtain a Non-Distwrbance
Agreement frem the holder of any pre-oxisting Security Device which is secured by the Promises. In the event thal Lessor is unable lo provide tha
MNon-Disturbance Agreemant within sald &0 days, then Lessee may, sl Lessee's option, direclly contact Londer and attempl to negotliala for tha
axecution and delivery of a Mon-Disturbance Agreamant.

0.4 Self-Executing. The agresments contained in thés Paragraph 30 shall be effective without e execution of any furher documants;
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provided, howevar, that, upon written request from Lessor or a Lender in conneclion with a sale, finanding or refinancing of the Premises, Lessea and
Lesser shall execute such further wriings as may be re y [T document any subordination, atiornment andfor
Mon-Disturbance Agreament provided for harein.

3. Atterneys’ Fees. If any Party or Broker brings an aclion or proceeding invalding the Premises whether founded in torl, contract or equity, or
1o dedarne fghts hereunder, the Prevading Party (as hereafler defined) in any such proceeding, action, or appeal thereon, shall be enlitied to reasonable
attomeys’ fees, Such fees may be awarded in the same suit or recoverad in 8 separabe sult, whether or nel such aclion or proceeding is pursusd Lo
decision or judgment. The term, "Prevailing Party™ shal include, without limitation, a Party or Broker who substantially obiains or defeats the rekaf
sought, as e case may be, whether by compromise, seitlement, judgment, or the abandonment by the other Parly or Broker of Its claim or defense.
The attomeys’ faes sward shall not b compuled in accordance with any cowt fee schedule, but shall be such as to fuly reimburse all atiomeys” fees
reasonably incurred. In addition, Lessor shall be entitied to attormeys' fees, costs and expenses incurred in the preparation and service of notices of
Dedauit and consullations in connection (herewith, whether or not a legal action ks subsequantly commenced in connection with such Detault or resuling
Breach ($200 is a reasonable minimum per ocowmance for such sandces and consultation).

3z Lessor's Access; Showing Premises; Repairs. Lessor and Lessor's agants shall have the right to enter the Premises at any time, in
the case of an emergency, and othenwiso at reasonable limes after reasonable prios notic [cweney-rour (24 howes] for the pupose of shawing the
same to prospective purchasers, lendars, of enants, and making such alteraions, repairs, improvernents or additions Lo the Premises as Lossor may
deem necessary or desirable and the erscling, using and maintaining of uliities, services, pipes and conduits through the Premises andicr other
premizes as long as there is no materal adverse effecl on Lessee's wse of the Premises. All such activities shall be withoul abatemaent of renl or
Eability to Lesses.

a3 Auctions. Lessea shafl not conduc, nor permil in be conducted, any auction upon the Premises without Lessor's prior writtan consont,
Lessor shall not be obligated to exercise any standard of reasonableness in determining whether 1o parmil an auction.

34, Signs. Lessor may place on the Premises ordinary "For Sake™ signs at any time and ordinary “For Lease” signs during the last & months of
ther termn hereaf. Except for ordinary “For Sublease” signs which may be placed only on the Premises, Lessee shall not place any sign upon the Project
withou! Lessor's pror wiithen consent. All signs must comply with all Applicable RequIremens ans ai raquirementcs =e: forth in Sadenaum
Swcusan F.

35, Termination; Merger. Unless spedifically statied otherwise in wiiting by Lessor, the voluntary or other surrender of this Lease by Lesses, ihe
mutual termination or cancellation hereof, or a tenminaion hereof by Lessor for Broach by Lesses, shall automalically terminate any subloase or lessor
estale in the Pramizses, provided, however, thal Lessor may elec & continue any one or all existing subtenandies. Lessor's failure within 10 days
fallowing amy such event to elect o the conirary by wrillen notico to the holder of any such lesser intere=t, shall constitute Lessor's election to have
such evenl constitlule the lermination of Such interest,

36, Consents. Except as otharwise provided herain, whargver in this Lease the consent of a Party is required to an act by or for the ather Party,
such consent shall nol be unreasonably withhold or delayed. Lessor's actusl repsonable costs and expenses (including but nol limited to archilecs’,
attomeys’, engineers’ and other consultants’ feas) incurmed in the consideration of, o response 10, @ request by Lessee for any Lessor consent,
incheding but not mited to consents to an assignment, & sublating or the presence or use of a Hazardous Substance, shall be pald by Lesses upon
raceip! of an ivwoice and supportng docurmentalion thersfor.  Lossors consent to any acl, assignment ¢ subletting shall nol constitute an
acknowledgment that no Dafaull er Breach by Lessae of this Loase oxisls, nor shall such consant be deamed a wakver of any then existing Dafault or
Breach, excopt &8 may be otherwise specfically slated in willing by Lessor at the time of such consent. The failure to specify herein any particular
eondition 1o Lessor's consent shall not preclude the imposition by Lessor at tha time of consent of such further or other condilions a8 are then
reasanable with reference to the pasticular matler for which consent |s belng given. In the event that either Parly disagrees with any detemination
made by the other hereunder and reasonably requests the reazons for such determanation, e delemining party shall furish its /easons in wriling and
in reasonable detail within 10 business days following such requist.

ar. Guarantor,
ara Execution, The Guaraniors, if any, shall each execute sna seiver to Lessar st tims of ssscution of this Lasss, & guaranty
in the farm ascaored neceto, FRGEE ety Sof stk bkt g lt wran on & macerial dotauit of Lesses

undar tnin Loase if Guarantar faiie to deiber sne G\—l'nﬂly 1o Lessar ot the time o ssscution or tris Leass by Lessme.

ar2 Default. It shall constilute a Defaull of the Lessen if any Guarantor fails or rafuses, upon request to provida: (a) evidanca of tha
execution of the guaranty, inchuding the authonity of the pary signing on Guaraniors behall to obligate Guaranior, and in the case of a copomle
Guarantar, a certified copy of a resolution of its board of directors authorizing the making of such guaranty, (b) curren? financial statemarts, (c) an
Estoppal Certificate, or (¢) writhan confirmation that the guaranty is still n effect,
38 Cuiet Possession, Subject 1o payment by Lessee of the Rent and performance of ail of the covenants, conditions and provisions on
Lessee's part 1o be cbeerved and performed under this Lease, Lessee shall have quiel possession and qulet enjoyment of the Premises during the term
hareal.
39, Options. |f Lesses is granted an cption, as defined below, then the following provisions shall apply.

3 Dafinition. “Option™ shall mean: (a) the right 1o extend or reduce the besm of or renew this Lease o 1o extand or reduce the lerm
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of or renew any lease that Lessea has on other property of Lessor, (i) the right of first refusal or first offer fo lease either the Promises or olher property
of Lessor, (¢} the right to purchase, the right of first offer to purchasa or the right of first refusal lo purchase the Premises ar other proparty of Lessar,

2z Options Personal To Original Lessoa. Any Oplion granted to Lesses In this Lease is peracna! (o the onginal Lezses, and cannot
be assigned or exarcised by anyone ather than said onginal Lesses {ar an Asriiate) and only while the original Lessea (or wne Armiace, i
anpiicata) 16 in full passession of the Premises and, if requested by Lessor, with Lesses cerfifying that Lessea has no intention of herealter assigning
ar subletting,
383 Multiple Options. In the event thal Lesses has any multiple Options to extand or renaw this Leasa, & Later Option cannat be
axarcised unlass the prior Options have baen valdly exercised.
304 Effect of Default on Options.
{a) Lesses shal have no right 1o exercise an Option: (i) during the period commencing with the giving of any nolice of
Dretault and continuing unsl said Detault is cured, (i) during tha period of tima any Rent is unpast (withow! regard to whether nolice theseol is ghen
Lessae, (i} duting the time Lessee is in Braach of this Lease, or {iv) in the evant thal Lesses has been gven 3 or mare nofices of separate Defu,
whither or nat the Defaulis are cured, during the 12 manth perod immediately proceding the exercise of (he Oplion.
(&} The paried of time within which an Optien may be exercised shall not be exdended or enlargad by reascn of Lessee’s
linability to exerciza an Option because of tha provisions of Paragraph 38, 4(a)
(el An Option shall terminate and be of no further force or effect, notwithstanding Lesses's due and limely sxercse of the
Oplicn, if, after such exercise and prior to the commencement of the extended larm or completion of the purchase, (i) Lessce fails 10 pay Rent for
period of 30 days after such Rent becomes dua (withaut any necassity of Lessor to give notics thareof),or (i) if Lesses commits a Breach of this Lease.
40. Security Measures. Lessea hereby acknowledges that the Rert payable to Lossor hereundar does nol include the cost of guard sarvica ar
othar sacurity measures, and that Lessor shall have no oblgation whatsoever (o provide same. Lessee assumes all respensibiiity for the protection of
the Prevmises, Lessea, ils agents and imvitees and their property from B acts of third parties.
41, Reservations. Lessor reserves the rght: (1) to grant, without the consent or joinder of Lesses, such easements, righls and dedications that
Lessar deadns necassary, (i) (o cause the recordalion of parcel maps and restrictions, and (i) to create andlor install new ulility raceways, so long as
such easemants, rights, dedications, maps, restrictions, and wtility raceways do not unveasanably intérfere with the use of the Premises by Lesses.
Lésses agrees 10 Sighn any documents reasonably requested by Lessor to effeciuate such rights.
42 Performance Under Protest. ~ If at any lime a dispute shall arisa as to any amount or sum of money 1o be paid by ene Parly o tha
other under the provisions hered, the Parly against whom the abligation io pay the maney is assened shalt have the right fo make payment “urdar
protest” and such payment shall nat be regarded a8 a voluntary payment and there shall surdve the right on the part of said Party 1o Instilute suit for
recavery of such sum. If it shall be adudged that there was no legal obligation on the part of said Party to pay such sum or any part thareol, said Party
shall be entitled to recover such sum of 80 much theneal as it was ol lagally required o pay. A Party who does not initiate suil for the recovery of
sums paid “under protest” within 6 months shall be deemed o have walved its right to protest such payment.
43, Authority; Multiple Parties; Execution.

{a) If elther Party hareto (s 3 corporation, trust, Bmited Rability compary, pardinership, or similar enlity. cach
individual executing this Lease on behalf of such entity represents and warrants thal he or she is duly authorized lo execute and deliver this Lease on its
behal, Each Party shall, within 30 days after requast, dediver 1o the other Parly satisfactory evidence of such authority.

[1:4] If this Lease is exscuted by mone than one person or entity as "Lessee”, each such person or antity shall be
Joéntly and severally liabla hareuntes. |t is agreed that any one of the named Lessees shall be empowered lo exesute any amendment 1o this Leass, or
other document anciltary therato and bind all of the named Lesseas, and Lessor may raly on the same as if all of the named Lessees had exsouted
such dotument.

{cl This Lease may ba executed by the Parias in counlerpans, each of which shall ba deemed an original and all
of which tegether shall consfitute cne and tha same Instrumant.

dd Conflict. Any conflicl batween the printed paovisions of this Lease and the typewritien or handwritien provisions shall ba controlled by the
typewritien or handwritten provisions,

43. Ofter. Freparation of this Lease by either parly or their agenl and submission of same to the other Parly shall nol be desmed an offer to

lease Lo the other Pary. This Lease is not intended to be binding until executed and delivarsd by all Partsas hereto.

46, Amendments. This Leass may be modified only in writing, signed by the Parties in interest at the tme of the modification. Az long as thay
do not matedally change Lessea's obfigations hereunder, Losses agrees 1o make such reasonable non-ranelary modifications 1o this Lease as may ba
reasonably required by a Lender in connecton with the obtaining of normal financing or refinancing of the Premmisas,

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

48, Arbitration of Disputes. An Addendum requiring the Arbitration of all dispules betwean tha Pasties andier Brokers arising out of this Lease

O s & isnot aliached to this Lease.

48, Americans with Disabilities Act. Sinca complianca with the Amesicans with Disabilitles At (ADA) is dependent upon Lesses's specfic use
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of the Premises, Lessor makes no wasranty or reprosentation as 1o whether or nol the Premises comply with ADA or any similar legistaSon. In the

ovent thal Lisses's use of the Premises. o impravemants by ar for Lewses, lequires modifications or additions to the Premises in order 1o be In
ADA compliance, Lesses agrees ko make any such necessary madifications andior additions at Lessas's axpanse.

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

ATTENTION: NO REPRESENTATION OR RECOMMEMNDATION IS MADE BY THE AIR COMMERCIAL REAL ESTATE ASSOCIATION 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. SEEK ADVICE OF COUNSEL AS TO THE LEGAL AND TAX CONSEQUENCES OF THIS LEASE.

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

WARNING: IF THE PREMISES ARE LOCATED IN A STATE OTHER THAN CALIFORMIA, 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 partis herato have axocuted this Lease at the place and on the dates specified above thisr r :h\e

Execuled at Executed at: ﬁs?ﬁr s

On: On: s

By LESSOR: By LESSEE: L

Daimler Opportunity, LLC, — Cryuport Systems, Inc., I
2 Delaware limited liability compan a California corporation

By: Casmalia Street IE, LLC, a Delaware By: T/ VL m

limited liability company Mame Printl- Robert Stefanovich

Te: Chief Fipancial Officer

T Hrniag By 3 "
ot MNama Printed: . R
——— Tlm- —
By POC OCAE, LLC, Address: 20582 Barents Sea Circle
a Delaware limited liabllicy companty, Lake Forest, CA S2&30
Administrative Hember
Telephone: (61 9) 481-6802
Nama Printed- Stephen M. Batcheller Facsimilod fﬁg;ﬂy - BB
op el P..(,... Fmad rstefanovichlcryoport .« i e

Address: 2411 5w Eu_éﬁ’s reet, Suite 200 Fa-dumllDNn. 75 - ?ﬁﬁzpﬂ

Newport Beach, CA 52860

Telephane (943 474-T830

Facaimile:{343) 474-7833
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BROKER: BROKER:

Cagsidy Turley Commercial Real Estate Hughes Maring, Inc., a California
_S_E“_r_.'ices_ a Missouri corporation dba corparation

Cushman & Wakefield

Iinc..,

At J, P, Roach, Esg.

Al John Griffin and bMax Wang Tithe: Broger

Address:? Park Flaza, Suite 750
Tite: Exoker Irvine, California 32614
Address: 2211 Hichelson Drive Telephoea: {345 ) 333-3111
Irvine, California 92612 _ Facsimiey )
Telaphone (349 )} 372-4902 and (949) 372-4903 Email: jpdhughesmaring. com
Facsimile:(345 ) 372-45901 Federal |D No, .
Emaitjohn.griffinf@cushwake.com and Brokerfagent DRE License & 01902837
max.wanglcushwake . com
Fedaral 10 No,

Broker/Agent DRE License #: Griffin License No.
01026231 / Wang License MWo. 01253546

NOTICE: These forms are often medified to meat changing requirements of law and industry needs. Ahways write of call 1o make Sure you
are utilizing the most curront form: AIR Commorcial Real Estate Association, B0D W &th Strest, Suite 800, Los A 90017, Tebeph
Ne. (213) G8T-BTT7. Fax No.: (213) 667-8616,
ECopyright 1939 By AIR Commercial Real Estate Association.
All rights resarved. No part of these works may be reproduced in any form without permissian in writing,
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ADDENDUM TO STANDARD INDUSTRIAL/COMMERCIAL
MULTI-TENANT LEASE-NET

Dated October 1, 2015

By and Between DAIMLER OPPORTUNITY, LLC, a Delaware limited liability
company, the “LESSOR”, and CRYOPORT SYSTEMS, INC., a California Corporation, the
“LESSEE", for the Premises depicted on Exhibit A, attached hereto and made a part hereofl as
more particularly deseribed in the Lease (hereinafter defined).

1. The terms and conditions of this Addendum supplement and, to the extent of any conflict,
supersede the provisions of that certain AIR Commercial Real Estate Association Standard
Industrial Commercial Multi-Tenant Lease-Net (“Lease™) to which this Addendum is
attached, concerning the real property consisting of approximately 27,648 square feet and
located at 17305 Daimler Street, Irvine, California (the “Premises”). Each initially
capitalized term used and not defined in this Addendum shall have the meaning given it in
the Lease.

2. Except as otherwise set forth herein, the terms and conditions of the Lease shall remain in
full force and effect.

3. To the extent of any inconsistencies or contradictions between the terms and conditions of
the Lease and this Addendum, the terms and conditions contained herein shall supersede
and take precedence over those contained in the Lease.

4 All capitalized terms not otherwise defined herein shall have the meanings ascribed to them
in the Lease. All references in the Lease andfor this Addendum to the “Lease™ shall
hereafter constitute a reference to the Lease, as amended by this Addendum.

SECTION A. RENT AND SECURITY DEPOSIT:
(a)  BaseRent.  Lessee shall pay to Lessor, without demand, offset or delay, Base

Rent in monthly installments in advance on or before the first day of each calendar month
throughout the Original Term, as follows:

Months | Price Per Sq. Ft. Per Month, NNN Monthly Base Rent

12 $0.7800 $21,565.44
13-24 $0.8034 82221240
25-36 $0.8275 §22,878.78
37-48 $0.8523 $23,565.14
49-60 50.8779  524.272.09
61-72 $0.9042 $25,000.26
73-84 $0.9314 $25,750.26

(b)  Security Deposit. Lessee’s initial Security Deposit shall be Three Hundred Thirty-

Three Thousand Four Hundred and Two and 53/100 Dollars (£333,402.53). Provided that Lessee
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has not been in default of the Lease during the first twelve (12) full calendar months of the Lease
Term, then upon writien request by Lessee, Lessor shall retum to Lessee a portion of the Security
Deposit in an amount equal to One Hundred Sixty-Six Thousand Seven Hundred and One and
27/100 Dollars ($166,701.27) (i.e. 50% of the initial Security Deposit) provided Lessee provides
financial statements dated as of the most recent fiscal yvear end of Lessee which shows that Lessee
has achieved a positive income from operations for the fiscal year. As used herein the phase
“positive income from operations” means gross income from operations of the Lessee, less interest
expense payable on any type of borrowings, such as loans, debt or lines of credit (not to include
other accounting entries classified as interest), and less expenses from operations, based on United
States Generally Accepled Accounting Principles. Provided that Lessee has not been in default of
the Lease at the time of the request, then upon written request by Lessee, Lessor shall return to
Lessee a portion of the Security Deposit in an amount equal to One Hundred Forty Thousand Nine
Hundred Fifty-One and 01/100 Dollars (5140,951.01) leaving a final Security Deposit of
§25,750.26, provided Lessee provides financial statements dated as of the most recent fiscal year
end of Lessee which shows that Lessee has achieved a Positive Income From Operations for a
second consecutive fiscal vear. If Lessee had been in default of the Lease but said default was
cured within any applicable notice or cure period, then Lessee may, after cure of the default within
the applicable notice and cure period, request return of funds in accordance with this Section A
(b). For the avoidance of doubt, while a default under the Lease may have an impact on whether
Lessor is required to return a portion of the Security Deposit under the provisions of this Section,
a default shall not be deemed a relinguishment of Lessee’s right to a return of the Security Deposit
upon expiration of the Lease, it being understood that Section 5 shall continue to govern the
Security Deposit, except as expressly set forth in this paragraph.

SECTION B. FORCE MAJEURE:

If Lessor or Lessee is delayed in the performance or completion of its obligations under the Lease
or this Addendum by the act, neglect, default or any other delay caused by the other party or its
agents, contractors, employees, licensees or invitees, or by acts of God, including but not limited
to flood, earthquake, tornado or the like, wind or other adverse weather including without
limitation rain delays, delays by governmental entities, lockouts, unavoidable casualties, war, acts
of terrorism, civil commotion, fire or other casualty, or any matters, both foresecable and
unforeseeable, beyond Lessor's or Lessee’s reasenable control, or by delay by the City or other
applicable governmental agency in the issuance of any building or other required permit, then the
time herein fixed for completion of such obligations shall be extended by the number of days that
Lessor or Lessee has thus been delayed. Notwithstanding anything contained herein 1o the
contrary, in no event shall the payment of Rent or any other amounts due from Lessee under the
Lease be subject to delay, extension, or excuse pursuant to the terms of this Section.

SECTION C. IMPROVEMENTS REQUIRED BY CODE OR LAW:

Notwithstanding anything contained in the Lease to the contrary, Lessee, at its sole cost and
expense, shall be responsible for obtaining all permits, licenses and approvals in connection with
Lessee’s use of the Premises for its specific purpose. In accordance with the provisions of the
Lease, in the event the City, County, responsible Fire Department, or any other governmental
agency or entity requires additional improvements to the Premises and Project due to Lessee's
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proposed use of the Premises, such improvements and any and all related costs shall be the sole
cost and expense of the Lessee,

SECTION D. HAZARDOUS SUBSTANCES:

(a) Definition of Hazardous Substances, The term “Hazardous Substances,” as used in
the Lease shall mean (i) pollutants, contaminants, toxic or hazardous wastes, or any other
substances, the use, storage, handling, disposal, transportation or removal of which is regulated,
restricted, prohibited or penalized by any “Environmental Law,” as defined below, including any
substance expressly designated, defined, classified or regulated as a hazardous substance,
hazardous material, hazardous waste, pollutant or contaminant under any other Environmental
Law, (ii} a petroleum hydrocarbon, including crude oil or any fraction thereof and all petroleum
products, (iii) PCBs, (iv) lead, (v) asbestos, (vi) flammable explosives, (vii} infectious materials,
or (viii) radicactive materials. Environmental Laws shall mean any federal, state or local law,
ordinance or other statute of a governmental or quasi-governmental authority relating to pollution
or protection of health or the environment, as currently in effect or hereunder amended or enacted,
including the Comprehensive Environmental Response, Compensation and Liability Act of 1980,
the Resource Conservation and Recovery Act of 1976, the Toxic Substances Control Act, the
Hazardous Substances Transportation Act, the Clean Water Act, and any other federal, state or
local law, statute, rule, regulation, order or ordinance which imposes liability or standards of
conduct, regulates or proscribes the use, storage, disposal, presence, clean-up, transportation or
release or threatened release into the environment of substances, and the regulations promulgated
to such laws.

(b)  Lessee shall comply with all Environmental Laws including, without limitation,
meeling any necessary financial responsibility requirements in connection with Hazardous
Substances. Without limiting any of the forepoing, Lessee hereby aprees that Lessee will not
engage in, allow, permit or suffer any of the following:

a. Any activity in or about the Premises, Common Area or the Project, or any
part thereof, that may produce, generate, treat, release, or use any Hazardous
Substance, including without limitation storage or handling, except for such activities
within the Premises that are part of the ordinary course for Lessee's business
activities in connection with the Agreed Use (the “Permitted Activities™) provided
said Permitted Activities are conducted in strict compliance with all Environmental
Laws and have been approved in advance in writing by Lessor (which approval
Lessor may grant or withhold in its sole discretion). Lessee shall be responsible for
obtaining, at its sole cost and expense, any permits and approvals, paying any fees
and providing any testing, monitoring or reporting required by Applicable
Requirements, including without limitation Environmental Laws, for such Permitted
Activities.

b. The storage in or about the Premises, Common Area or the Project, or any
part thereof of any Hazardous Substances except for the temporary storage within the
Premises by Lessee of such materials that are used in the ordinary course of Lessee's
business provided such materials are properly stored in a manner and location in strict
compliance with all Environmental Laws and approved in advance in writing by
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Lessor (which approval Lessor may grant or withhold in its sole discretion). Lessee
shall be responsible for obtaining, at its sole cost and expense, any permits and
approvals, paying any fees and providing any testing, monitoring or reporting
required by Applicable Requirements, including without limitation Environmental
Laws, for such activities.

& The installing of any underground or aboveground tank of any type in or
about the Premises, Common Areas or the Project, or any part thereof.

d. Any surface or subsurface conditions to exist or come into existence that
constitute, or with the passage of time, may constitute a public or privale nuisance.
e. Bringing or allowing or permitting Lessee’s agents, employees, contractors,
licensees or invitees to bring any Hazardous Substances in or onto the Premises,
Common Area or the Project, or any part thereof, except, in strict accordance with
the terms and conditions hereof.

(d)  If any of the foregoing items (a) through (e) of Section D(b) shall occur, Lessee
shall take all actions required to immediately (i) remove and properly dispose of any Hazardous
Substances, (ii) diligently undertake all actions necessary to return the Premises, Common Area
and/or the Project to its condition existing prior to such occurrence, and (iii) comply with all
Environmental Laws. All of Lessee's actions shall be conducted in strict compliance with all
Environmental Laws and at Lessee’s sole cost and expense. Excepl where urgent action is required
to prevent, mitigate or remediate any releases, spills, or contamination, Lessee shall first obtain
Lessor’s written approval of all such actions.

(e) Prior to any Hazardous Substances being brought upon or into the Premises or any
portion of the Project, whether Lessor’s written permission is required or not, Lessee will provide
to Lessor any applicable material safety data sheets regarding said Hazardous Substance as well
as a written description of the amount of such Hazardous Substances to be brought upon or into
the Premises or Project and the common and recognized chemical name of such Hazardous
Substances. Lessee shall bear responsibility for insuring that all record keeping, reporting and
remediation responsibilities of Lessee under all Environmental Laws are met and Lessee assumes
all such responsibility and liability for such legal compliance.

(f) Lessor or Lessor’s representative shall have the right, but not the obligation, to enter
the Premises for, among other purposes, the purposes of inspecting the storage, use and disposal
of any Hazardous Substances and to review compliance with all Environmental Laws. Should it
be determined, whether as a result of such inspection or otherwise, in Lessor’s sole opinion, that
any Hazardous Substances are being improperly stored, used, or disposed of, or if any of Lessee’s
actions or failures to act otherwise have resulted or could reasonably be expected to result in a
failure to comply with any Environmental Law, or that Lessee is otherwise in breach of this Section
D, Lessor shall have the right, but not the obligation, to notify Lessee, and upon such notice Lessce
shall immediately take such action as required by applicable Environmeéntal Laws and the terms
of the Lease. Lessee will provide Lessor written notification of any spill, release or disposal of
any Hazardous Substances at the Premises and will also provide Lessor written notice of any
pending or threatened litigation concerning the breach or purported breach of any Environmental
Laws at the Premises.
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{g)  If at any time during or after the Lease Term, (i) the Premises, Common Area or
the Project is found to be contaminated by Hazardous Substances arising from or as a result of (A)
Lessee's action or failure 1o act, or the action or failure to act by Lessee’s agents, employees,
contractors, licensees or invitees, (whether in whole or in part), or (B) the use of the Premises,
Common Area or the Project or any Hazardous Substances by Lessee or any of Lessee's agents,
employees, contractors, licensees or invitees, or (ii) Lessce otherwise breaches any of its
obligations under this Section D, Lessee agrees to indemnify, defend, and hold Lessor harmless
from and against all claims, demands, actions, liabilities, costs, expenses, damages, fines,
reimbursement, restitution, losses (including diminution in value of the Premises, Common Area
or the Project, damages for the loss or restriction on the use of rentable or usable space or of any
adverse impact on marketing of space on the Project or any portion thereof, and sums paid in
settlement of claims, attorneys’ fees, laboratory fees, consultant fees and expert fees), remediation
costs, restoration costs, response costs, cleanup costs and obligations.

(h)  Notwithstanding anything to the contrary in the Lease, Lessee acknowledges and
agrees that it shall not be unreasonable for Lessor to withhold its consent to any proposed
assignment, subletting, or transfer of Lessee's interest in the Lease if (i) the anticipated use of the
Premises by the proposed assignee, sublessee or transferee involves the generation, storage, use,
treatment or disposal of Hazardous Substances,

(i) At least once per year and, in addition, upon any request by Lessor, Lessee shall
provide Lessor any form of hazardous materials/substances disclosure that may be provided by
Lessor from time to time.

(i Notwithstanding anything to the contrary in the Lease, Lessee shall have the right
to use ordinary and customary materials reasonably required 10 be used in the normal course of
Lessee's Agreed Use, including, but not limited, liguid nitrogen and other materials that may fall
within the definition of a Hazardous Substance, so long and such use in in compliance with
Applicable Requirements, including without limitation all environmental laws and Lessee obtains,
if necessary, the required permits for such use. Before the Start Date and annually thereafier,
Lessee shall provide Lessor copies of the MSDS sheets for any Hazardous Substances used at the
Premises.

(k) Notwithstanding the terms of this Section D, Lessor hereby consents to the use of
the Hazardous Substances in (but not outside of} the Premises, as specifically set forth on Exhibit
E, attached hereto and made a part hereof (“ Approved Hazardous Substances”). The Approved
Hazardous Substances shall be limited to those Hazardous Substances, and the quantities, set forth
on Exhibit E. Lessee shall ensure that all use, handling and storage of the Approved Hazardous
Substances shall be done in strict accordance with all Environmental Laws and that all required
permits and approvals are obtained in connection with the Approved Hazardous Substances.

)] Notwithstanding any provision in this Lease to the contrary, Lessee shall not be
responsible for, shall have no liability or obligations with respect to, and shall not be obligated to
pay for or take any action with respect to the existence of any Hazardous Substance on the Premises
or Common Areas which occurred or existed prior to the date of this Lease, or after the expiration
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or earlier termination of the Lease and vacation of the Premises by Tenant, unless caused or
permitted by Tenant or any of Tenant’s agents, employees, contractors, licensees or invitees.

SECTION E. RULES AND REGULATIONS AND CC&R'S

Lessee shall comply with all provisions contained in the Rules and Regulations for the Project and
Premises that may be established by Lessor from time to time, and il applicable, any CC&R's
affecting the Project. The Rules and Regulations shall be applied to all tenants in a non-
discriminatory manner. Mo changes to the Rules and Regulations, and no CC&R’'s recorded against
the Premises after the date hereof, shall unreasonably interfere with Lessee's ability 1o engage in
the Agreed Use.

SECTION F. SIGNS:

Lessee agrees to adhere to the provisions of any sign program and CC&R’s covering the Project
and with all applicable laws, codes, ordinance rules and regulations in connection with Lessee's
signage. Lessee shall be allowed to add a sign to the top of the exterior of the Premises ai Lessee’s
sole cost and expense and pursuant to the terms of this Section and in a location and of a type to
be reasonably approved by Lessor and the City of Irvine. Prior to the expiration or earlier
termination of the Lease, Lessee shall remove any such signage and shall immediately repair, at
Lessee’s cost and expense, any damage to the Premises caused by such removal. Lessee shall keep
Lessee’s signage in good condition and repair at all times. All costs in connection with Lessee's
signage, including without limitation design, installation, repair, and removal, shall be at Lessee’s
sole cost and expense,

SECTION G. OUTSIDE STORAGE AND USE:

Any and all outside storage is strictly prohibited. Violation of this Section shall be considered a
Default of the Lease; provided, however, that notwithstanding anything to the contrary in the
Lease, Lessee’s cure period shall be limited to two (2) business days after notice from Lessor. If
Lessee fails to cure any violation of this Section within such 2-business day period, then in addition
to all other rights and remedies of Lessor under the Lease, Lessor shall have the right, without
notice, in addition to any other rights and remedies, to remove the property and charge the
reasonable cost to Lessee, which cost shall be immediately payable upon demand by Lessor. Under
no conditions shall Lessee be permitied to perform any work or services in the Commaon Area of
the Project.

SECTION H. AMERICANS WITH DISABILITIES ACT:

Lessor shall construct the Lessor Improvements and deliver the Premises to Lessee at the Start
Date in compliance with ADA (as defined below). Any other provision of the Lease
notwithstanding, the parties hereby agree that the Premises may be subject to the terms and
conditions of the Americans with Disabilities Act of 1990 and any equivalent California State Law
(as the same may be subsequently amended, collectively hereinafter the “ADA"). The parties
further agree and acknowledge that it shall be the sole responsibility of the Lessee to comply with
any and all provisions of the ADA, as such compliance may be required to operate its business
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from, and use, the Premises and in connection with any improvements constructed by or on behalf
of Lessee. Lessee further agrees to indemnify and defend Lessor and hold Lessor harmless against
any claims which may arise out of Lessee's failure to comply with the ADA. Such indemnification
shall include, but are not limited to reasonable attorney's fees, court costs and judgments as a result
of said claims.

SECTION I. TRANSPORTATION PLAN:

If any governmental agency requires Lessor to implement an area lransporiation plan,
transportation management plan or the like, Lessee shall assume its proportionate share of the cost
of such plan and shall cooperate with Lessor in the implementation of such plan.

SECTION J. VEHICLE PARKING; ADDITIONAL PROVISIONS:

Lessee acknowledges and agrees that under no circumstances shall Lessee, Lessee’s employees,
agents, contractors, invitees, or licensees park or store vehicles in 2 manner that blocks or restricts
any of the streets, driveways or throughways within the Project. Lessor shall have the right to
remove or cause to be moved, without prior notice and at Lessee’s sole expense, any vehicles
parked or stored in violation of the Lease. Lessee shall be allocated the use of thirty-five (35)
vehicle parking spaces on a non-exclusive basis. Lessee may not exceed said allowable parking
ratio for the Premises. Said parking spaces shall be used only for parking by vehicles no larger
than full size passenger automobiles or pickup trucks. Overnight storage of vehicles on site is
prohibited. Lessor shall provide parking for Lessor's employees and customers, as necessary to
meet all code and permitting requirements for Lessee’s Agreed Use. Lessor shall not reduce the
number of parking spaces below that which is required by applicable law for Lessee to maintain
its permit to use and occupy the Premises for the Agreed Use.

SECTION K. INTENTIONALLY DELETED
SECTION L. AS-IS:

To the maximum extent permitted by applicable law, except for the Lessor Improvements (defined
below) and except as specifically set forth in the Lease, Lessee acknowledges and agrees that the
Premises is being leased to Lessee in its present “AS-IS”, "WHERE-IS” and “WITH ALL
FAULTS" condition. Lessee accepts the Premises in its condition as of the execution of the Lease
and subject to all recorded matters, laws, ordinances, and governmental regulations and orders.
Except as specifically provided herein, Lessee acknowledges that neither Lessor nor any agent of
Lessor has made any representation as to the condition of the Premises or Project or the suitability
of the Premises for Lessee’s intended use. Lessee represents and warrants that Lessee has made
its own inspection of and inquiry regarding the condition of the Premises and is not relying on any
representations of Lessor or any other party with respect thereto.

SECTION M. LESSOR IMPROVEMENTS; ALLOWANCE:

{a)  Lessor Improvements. Lessor shall perform those certain improvements to the
Premises (the “Lessor Improvements™) as set forth in the Work Letter, attached hereto as Exhibit
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C and made a part hereof (the “Work Letter”). Lessor agrees to pay the upfront cost of the Lessor
Improvements, only up to the amount of the Allowance (as hereinafter defined), and subject to
reimbursement by Lessee through increased Base Rent as provided by the terms of subsection (b)
below. Notwithstanding anything to the contrary in the Lease, this Addendum or the Work Letter,
any costs in connection with the Lessor Improvements in excess of the Allowance shall be the sole
responsibility of Lessee, including without limitation increases due to Updated Construction Costs
(as defined in the Work Letter). Upon execution by Lessor of the construction contract, Lessee
shall depesit with Lessor the amount by which the Current Costs (as defined in the Work Letter)
exceed the Allowance. Thereafier, any increase in costs resulting from any Updated Construction
Cost or otherwise, including without limitation resulting from any changes to the Lessor
Improvements, shall be deposited by Lessee with Lessor on demand; provided, however, in no
event shall the Updated Construction Cost include (i) Lessor’s attorney’s fees, (if) payments to
Lessor's management or employvees, or (iii) fees for late payments to the general contractor or
subcontractors, or fees for Lessor's failure to comply with the consiruction agreement, unless
resulting from a Lessee Delay or other acts or omissions of Lessee or its agents, employees,
contraclors or invitees. Lessor may draw down on such deposited amounts at any time afier notice
to Lessee, but without any authorizations or approvals from Lessee. Any delay in Lessee’s delivery
of such amount to Lessor shall be a Lessee Delay under the Lease and a default by Lessee. Lessor
shall have the right to halt the construction of the Lessor Improvements if there is any delay in
payment of such amounts by Lessee and Lessce shall be responsible for and pay Lessor for any
and all costs resulting from or in connection with such delay.

(b)  Allowance. Lessor shall provide Lessee with an allowance of up to Two Hundred
Thousand Dollars ($200,000.00) ("Allowance") in connection with the Lessor Improvements. The
Allowance shall be amortized at a rate of eight percent (8%) per annum over the original Lease
Term and the Base Rent shall be increased accordingly. Once the amount of the Allowance is
determined, the parties shall promptly execute an amendment to the Lease setting forth the revised
Base Rent schedule with the increased Base Rent. If the Lease is fully executed and delivered by
the parties, the parties acknowledge and agree that the Early T1 Costs (as set forth and defined in
that certain Reimbursement and Indemnity Agreement dated August 27, 2015 between Lessor and
Lessee) will be the responsibility of the Lessee; provided, however, that Lessee may apply portions
of the Allowance toward the Early TI Costs. Lessee may pre-pay the Allowance at any time,
without penalty or interest (other than interest accrued at the time of such payment).

() Lessor shall enter into a direct contract for the Lessor Improvements with a general
contractor selected by Lessor.

(d)  Lessee hereby agrees to pay to Lessor a construction management fee in connection
with the Lessor Improvements, in the amount of four percent (4%) of the total costs of the Lessor
Improvements. Lessee may utilize portions of the Allowance for such fee. Such construction
management fee shall be due and paid to Lessor by Lessee immediately upon Substantial
Completion of the Lessor Improvements,

(e) Notwithstanding anything to the contrary in the Lease or this Addendum, in the
event of any termination of the Lease other than a termination (&) under Section 9 of the Lease or
{b) under Section 14 of the Lease (provided that the condemnation award from the condemning
authority includes coverage for the Lessor Improvements), Lessee shall reimburse Lessor for all
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unamortized portions of the Allowance within thirty (30) days of termination of the Lease. The
terms of this Section shall not be deemed to limit any of Lessor’s rights or remedies under the
Lease. In addition, if the City of Irvine, as a condition of approval of the Current Plans (as defined
in the Work Letter), demands a reduction of the square footage of the portion of the Premises
dedicated to Office Expansion (consisting of approximately 2,880 square feet and as labeled on
the Current Plans) by more than fifty percent (50%) (and provided that (i) such expansion office
space cannot be relocated to another portion of the Premises, and (11) as a sole and direct result of
such reduction Lessee is unable to operate its business from the Premises for the Agreed Use),
Lessee shall have the right to terminate the Lease by providing written notice to Lessor; provided,
however, that prior any such termination, Lessor and Lessee shall work together, reasonably and
in good faith, to determine an alternative that is acceptable to the City of Irvine which would allow
Lessee 1o operate from the Premises for the Agreed Use. Upon such termination, Lessee shall be
entitled to a return of its security deposit and any other amounts paid by Lessee to Lessor, less the
actual out of pocket costs that Lessor has incurred or is obligated for in connection with the Lease
as of the date of such termination, including without limitation, all costs in connection with the
Lessor Improvements, costs in connection with the removal of any Lessor Improvements and
returning the Premises to the condition that existed prior to the date of the Lease, broker
commissions and attorney’s fees (collectively, “Lessor's Costs”), Lessor may deduct Lessor's
Costs from the Security Deposit prior to return of any unused portion of the Security Deposit o
Lessee, If Lessor’s Costs exceed the Securily Deposit, Lessee shall promptly pay such excess to
Lessor upon receipt of an invoice. The payment to Lessor of the full amount of Lessor’s Cosls
shall be an express condition precedent to the termination of the Lease under this paragraph. In
the event of any termination of the Lease pursuant to this Section, Lessee shall immediately vacate
the Premises and any failure to do so shall be considered a holdover.

() Notwithstanding anything contained to the contrary herein, the Lessee agrees that
Lessor shall be permitted to perform the Lessor Improvements to the Premises while the Lessee is
in possession of all or any portion of the Premises, Lessee acknowledges increased risks to persons
and property due to such occupancy. Lessee further agrees that Lessee shall be required to fully
cooperate with Lessor during the construction of the Lessor Improvements, including without
limitation moving furniture and other personal property and moving Lessee’s operations to certain
arcas of the Premises while Lessor constructs the Lessor Improvements to other portions of the
Premises, and such cooperation shall be a material obligation of the Lessee. Notwithstanding the
foregoing, any early occupancy of the Premises (or portion thereof) by Lessee shall be subject to
the approval of the City of Irvine and Lessee shall be responsible for first obtaining any required
permits, approvals or the like in connection with such early occupancy, if any, and Lessor agrees
to allow such early occupancy by Lessee as soon as such occupancy is permitted by the City of
Irvine, provided that Lessee has complied with the requirements set forth in Section 3.2(ii), (iii)
and (vi) of the Lease. The parties acknowledge and agree that the Lessor Improvements are being
expedited due to Lessee’s required schedule. Notwithstanding anything to the contrary in the
Lease, in the event that Lessor commences construction of the Lessor Improvements prior to the
receipt of any required permit or approval, Lessee shall be solely responsible for any and all costs
in connection therewith, including without limitation costs in connection with delays and any
additional work or removal of any work that may be required by the applicable governmental
agency(ies)/authority(ies). Lessee further agrees to hold harmless Lessor from and against any and
all such costs and delays.
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(g) Hold Harmless and Release. Lessee on behall of itself and its successors and
assigns (individually, a “Waiver Party”, and collectively, “Waiver Parties”), waives its right to
recover from, and forever releases and discharges, Lessor, Lessor’s parent, subsidiaries, affiliates,
shareholders, directors, officers, members, employees, agents, principals, and lenders of each of
them, and the respective heirs, successors, personal representatives and assigns of all of the
foregoing (collectively, the “Released Parties™), from and against any and all Claims (as defined
below) that may arise on account of or in any way be connected with subsection (f) of this Section
M, and/or Lessee’s use of the Premises or any portion thereof, including without limitation, the
physical condition of the Premises, the Lessor Improvements, or any law or regulation applicable
thereto, including.

Lessee further agrees to indemnify and defend Lessor from and against any Claim in connection
with subsection (f) of this Section M, including without limitation reasonable attomey’s fees and
COsts.

In connection with this subsection (g), Lessee expressly waives the benefits of Section 1542 of the
California Civil Code, which provides as follows: “A GENERAL RELEASE DOES NOT
EXTEND TO CLAIMS WHICH THE CREDITOR DOES NOT KNOW OR SUSPECT TO
EXIST IN HIS OR HER FAVOR AT THE TIME OF EXECUTING THE RELEASE,
WHICH IF KNOWN BY HIM OR HER MUST HAVE MATERIALLY AFFECTED HIS
OR HER SETTLEMENT WITH THE DEETOR.™

Les Initials
For the purposes of this Agreement, “Clai hall mean any claim, cross claim, counterclaim,
direct action claim, losses, liabilities, damages, fees, demands, actions, cause of action,
assessments, liens, fines, penalties, costs (including, without limitation, reasonable attorneys’,
consultants’ and other experts” fees), and expenses of any kind or character, at law, in contract, in
tort, or in equity, whether known or unknown, actual, incidental, consequential, contingent,
liquidated, foreseeable or unforesceable, punitive, or otherwise denominated, and claims for
contribution, claims for natural resource damages, tort claims for personal injuries or property
damages, or any negligence, strict liability, public or private nuisance, trespass or other claims of
whatsoever nature, whether presently existing or arising in the future.

Lessee, on behalf of itself and the other Waiver Parties, covenants and agrees never 1o sue or
otherwise commence, or prosecute any action or other preceeding against any of the Released
Parties, for a Claim released pursuant to this subsection (g) (collectively, the “Covenant Not To
Sue™). The parties hereto agree that the Covenant Not to Sue may be pleaded by a Released Party
as a full and complete defense to any action or proceeding by a Waiver Parly that is contrary to
the terms of this subsection (g), and may be asserted as a basis for abatement of, or injunction
against, said action or proceeding and as a basis for a cross-complaint for damages therein. In the
event a Waiver Party breaches the Covenant Not To Sue, any Released Parly damaged thereby
shall be entitled to recover not only the amount of any judgment which may be awarded in favor
of such damaged Released Party, but alse for such other Claim as may be incurred by such
damaged Released Party, including court costs, reasonable altorneys’ fees and all other costs and
expenses, taxable or otherwise, in preparing the defense of, defending against, or seeking and
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obtaining abatement of, or injunction against, such action or proceeding, and establishing and
maintaining the applicability of the release contained in this subsection (g) and the Lease or any
provision thereof.

SECTION N. CONFIDENTIALITY:

In addition to all confidentiality provisions set forth in the Lease and this Addendum, Lessee and
Lessor each acknowledge and agree that it shall not disclose any material provisions of the Lease
or this Addendum, including without limitation, the Rent payable under the Lease. As a material
inducement to the parties entering into the Lease or any Lease renewal, and as an indivisible part
of the consideration to be received by the partics for entering into the Lease, Lessee and Lessor
agree that neither it nor any party under its control will disclose, disseminate, or publicize, any
terms, conditions, or obligations relating to the Lease and Addendum directly or indirectly,
specifically or generally, to any person, corporation, association, parinership, governmental
agency, or any other entity, except: (i) to the extent necessary to report to taxing authorities; (ii) in
response to an order of the court of competent jurisdiction or subpoena issued under the authority
thereoft or (iii) in response to any subpoena issued by a state, federal, or other governmental
agency; (iv) as otherwise required by applicable law, (v) to its professional advisors (lawyers,
accountants, ete.) and potential assignees/sublessees as reasonably necessary, and (vi) to
contractors, subcontractors, consultants, agents and the like in connection with the construction of
the Lessor Improvements or as otherwise required for either party to comply with its obligations
under the Lease. Any such disclosure shall be a material and non-curable default under the Lease.

SECTION O. LITTER AND WINDOW CLEANING:

Lessee hereby agrees to regularly retrieve and remove all litter from the exterior portions of the
Premises which litter originates or is created from its business operations, including without
limitation the loading and unloading of trucks.

Pursuant to Section 7.1(a) of the Lease, the Lessee at the Lessee's sole cost and expense, agrees to

clean the glass windows as needed but at least quarterly and shall conform to the standard of
cleaning of the other windows in the Project.

SECTION P. SHIPPING CONTAINERS AND PALLETS:

Lessee agrees to store shipping containers, pallets, and other objects inside of the Premises and, if
no longer serviceable, they shall be broken down and placed in the designated disposal bins for
remaoval.

SECTION Q. BUSINESS ACTIVITIES:

Lessee agrees to restrict its business activities to the interior of its Premises, except for shipping
and receiving activitics.

SECTION R. CONTINGENCY:
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Delivery of the Lease to Lessor, duly executed by Lessee, constitutes an offer by Lessee to lease
the Premises as herein set forth and under no circumstances shall such delivery be deemed to create
an option or reservation to lease the Premises for the benefit of Lessee. The Lease shall only
become effective and binding upon execution of the Lease by both Lessor and Lessee and delivery
of a signed copy to both Lessee and Lessor.

SECTION 5. DEMAND FOR RENT AND OTHER SUMS:

In addition to all other remedies of Lessor set forth in the Lease, Lessee shall pay to Lessor a
charge of $500.00 for Lessor’s preparation of a demand for delinquent Rent or other sums due
under the Lease.

SECTION T. LESSEE DAMAGE RESPONSIBILITY:

Notwithstanding any of the provisions of the Lease, the Lessee shall repair, at no cost to the Lessor,
any damage caused to glass, loading doors, main doors, and storefront window, or door frames of
the Premises which results from vandalism, burglary, or related events. The provisions of this
paragraph shall be applicable whether or not the Lessee or Lessor has insurance covering such
loss.

SECTION U. STATUTORY DISCLOSURES:

Except as expressly set forth in the Lease, Lessor makes no, and hereby disclaims all,
representations or warranties, including without limitation representations as to the repair and
condition of the Premises. To Lessor’s actual knowledge, the Premises HAS NOT undergone
inspection by a Certified Access Specialist (CASp). The foregoing disclosure does not affect
Lessor's or Lessee’s respective responsibilities for compliance of construction-related
accessibility standards as provided under the Lease.

SECTION V. GOVERNMENT COMPLIANCE:

Lessee is aware that it is necessary for Lessee to provide evidence of its business license from the
City of Irvine, California prior to the Lessee occupying the Premises. Lessce agrees to pay all
costs related thereto and comply with all governmental regulations related to the Lessee's operating
in said Premises. Except as may be expressly set forth in the Lease, Lessor hereby makes no
representation as to the suitability of the Premises with regard to the Lessee’s proposed usage
and/or future usage of the Premises and Lessee hereby accepts full responsibility for investigating
and complying with all governmental regulations related to the Lessee's occupancy, including but
not limited to paying for all costs necessary to modify fire sprinkler systems (if any) as may be
required in connection with Lessee’s specific use, the Lessor Improvements or any other
improvements performed by or on behalf of Lessee,

SECTION W. LIENS:

Notwithstanding anything to the contrary in the Lease, Lessee shall not cause, suffer or permit any
lien, ¢laim, or other encumbrance to be filed against the Premises in connection with Lessee's
construction, installation, maintenance, use or repair of the Premises, or any part thereof. 1f Lessor
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notifies Lessee that such a lien has been filed against the Premises by Lessee or any of its
contractors, subcontractors, or any other party supplying services or materials or performing work
at the Premises, then Lessee promptly (within ten (10) days) shall have the lien removed and
released of record at Lessee’s sole cost and expense, after failing to timely do so, Lessor may
remove such lien and collect all expenses incurred from Lessee, including without limitation
interest at the highest rate permitted by applicable law, as Additional Rent. Lessee shall protect,
defend, save harmless and indemnify Lessor, Lessor’s mortgagee and any fee owner of the Project
from and against all losses, claims, liabilitics, injuries, expenses (including legal fees), lawsuits
and damages arising out of any lien described above.

SECTION X, OPTIONS TO EXTEND:

{a)  The Lease Term may be extended, at the option of Lessee, for up to two (2) periods
of five (5) years each, potentially for a total of ten (10) years, each such period herein sometimes
referred to as an "Extension Period", provided that (i), prior to expiration of the original Lease
Term or first Extension Period, as the case may be, Lessee provides Lessor with no less than nine
{9) months and no more than twelve (12) months prior written notice for the applicable Extension
Period, and (ii) Lessee is not in Default of the Lease at the time Lessee submits notice to extend
or at the commencement of the applicable Extension Period, beyond any applicable notice and
grace periods. The Extension Period(s) shall be on the same terms, covenanis and conditions of
the Lease, except for the payment of Base Rent which shall be as set forth in subsection (¢) below
and except that any articles or provisions which were intended to be one-time concessions to
Lessee, including without limitation free rent, improvements and allowances, il any, shall be
deemed to have been satisfied and shall not apply 10 the Extension Periods. Lessee shall not be
permitted to extend the Lease beyond the second Extension Period. If Lessee fails to exercise an
extension, then the Lease shall expire at the end of the then current term and Lessec shall have no
further right to extend the Lease Term. Time is of the essence with regard to Lessee’s notice
obligations under this Section. Lessee’s notice to exercise an Extension Period shall be irrevocable
onee delivered to Lessor. The Extension Periods shall be personal to the original Lessee set forth
in the Lease or any Affiliate (as hereinafter defined).

(b) In the event Lessee exercises an Extension Period, then upon Lessor’s request,
Lessee shall execute and deliver to Lessor a Lease amendment within thirty (30) days after
Lessee’s receipt of such request setting forth the Base Rent and the commencement and expiration
of the upcoming Extension Period.

{c)  TheBase Rent during the Extension Period shall be at one hundred percent {100%)
of the then prevailing market rental rate for the Premises, but in no event less than the Base Rent
for the last month of the then current Lease Term, as may be extended pursuant to this section.
The Base Rent shall then increase annually by three percent (3%) per year for the remainder of the
applicable Extension Period, The parties will atterpt in good faith to arrive at the fair market rental
rate. In the event the parties cannot agree on the fair market rental rate within thirty (30) days of
Lessee’s exercise of the option to extend, the parties shall each designate an MAI appraiser with a
minimum of ten (10} vears experience in the Irvine region of California within ten (10} days of the
date the parties determine they cannot agree on a fair market rental rate. The appraisers so sclected
shall mutually agree on a third MAI appraiser with the above qualifications. That appraiser shall
appraise the Premises and determine the fair market rent rate for the five-year (5-year) Extension
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Period taking into consideration the value of the Premises, the rental market in the Irvine region,
rental for buildings of comparable quality and other relevant factors. If the appraisers cannot agree
on the third MAT appraiser, then upon application, the Presiding Judge for the Superior Court for
Orange County covering the City of Irvine, California shall make such selection upon application
of either party.

SECTION Z. RIGHT OF FIRST OFFER TO LEASE. Lessee shall have a one-time right of
first offer (“Right of First Offer”) to lease the adjacent space located at 17275 Daimler Street,
Irvine, CA (“RFO Space™) during the original Lease Term, provided that Lessee is not in Default
of this Lease beyond any applicable notice or cure periods. Lessee’s Right of First Offer shall
commence on the Commencement Date and shall terminate on the earlier of (i) the expiration of
the original Lease Term or any earlier termination of this Lease, (ii) the expiration of Lessee’s
Response Period (hereinafier defined), (iii) the earlier written waiver of Lessee’s right to lease the
RFO Space, or (iv) Lessor’s rejection of Lessee’s Proposal (as hereinafler defined). 1f and when
the RFO Space becomes available for lease during the original Lease Term, Lessee shall have five
(5) business days (“Lessee’s Response Period™) after Lessor provides Lessee with written notice
of an availability, to provide Lessor with a proposal (the “Propesal™) containing terms upon which
Lessee would be willing to lease the RFO Space. Lessor may accept or reject Lessee’s Proposal in
Lessor’s sole discretion. If Lessor accepts Lessee's Proposal, by express written notice to Lessee,
then the parties shall enter into and execute a lease (or amendment to this Lease) for the RFO
Space within ten (10) days after notice to Lessee of Lessor’s acceptance of the Proposal. Lessee's
Proposal shall be irrevocable once delivered to Lessor and shall be deemed an offer. If Lessee fails
to notify Lessor in writing on or before the expiration of Lessee’s Response Period, or if Lessee
declines in writing to deliver a Proposal to lease the RFO Space, Lessee’s Right of First Offer shall
immediately terminate. For the avoidance of doubt, and notwithstanding anything to the contrary
herein, the Right of First Offer shall not apply to the expiration of any then-current lease for the
RFO Space if Lessor and then then-current tenant are negotiating for a renewal of such lease.
TIME 1S OF THE ESSENCE WITH REGARD TO EACH AND EVERY OBLIGATION
OF LESSEE CONTAINED IN THIS SECTION. Lessee’s Right of First Offer is personal to
the Lessee named in this Lease or to an Affiliate of Lessee.

SECTION AA. ASSIGNMENT. Notwithstanding any provision in the Lease to the contrary,
Lessee shall have the right to assign the Lease or sublet all or a portion of the Premises without
Lessor's consent to any corporation or business entity which controls, is controlled by or is under
common contrel with Lessee, or to a corporation or other business entity resulting from a merger
or consolidation with Lessee, or to any person or entity which acquires substantially all of the
assets of Lessee’s businesses as a going concern (“Affiliate™); provided that in the case of an
assignment, the assignee assumes in full the obligations of the Lessee under the Lease and that the
use of the Premises remains unchanged. For the purpose of the Lease, any sale or transfer of
Lessee's capital stock, redemption or issuance of additional stock of any class shall not be deemed
an assignment, sublet or any other transfer of Lessee’s interest in the Lease or the Premises. Lessor
shall not be entitled to any consideration in connection with any assignment or sublease to an
Affiliate. All rights persenal to Lessee under the Lease shall be fully exercisable by an Affiliate.
No assignment or sublease to an Affiliate shall relieve Lessee of any of its obligations under the
Lease or relieve the Guarantor of any of its obligations under the Guaranty, including without
limitation during any Extension Period.
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SECTION BB. INSURANCE.

{a)  Lessor's Insurance. During the Lease Term, Lessor shall maintain policies of
insurance covering loss of or damage to the Project in the full amount of its replacement value.
Such policies shall provide protection against all perils included within the classification of fire,
extended coverage, vandalism, malicious mischief, special extended perils (all risk), sprinkler
leakage and any other perils which Lessor deems reasonably necessary (“Property [nsurance™).
During the Lease Term, Lessor shall also maintain business interruption insurance, with loss
payable o Lessor, in an amount equal to one (1) year's Base Rent, plus Common Arca Operating
Expenses (“Business Interruption Insurance™). Lessor shall also maintain comprehensive general
liability insurance, including personal injury and property damage coverage, and pollution legal
liability insurance (“Pollution Insurance™} for the Property (collectively, “Liability Insurance™).
Lessor hereby acknowledges and agrees that Lessee shall not be required to carry Pollution
Insurance in connection with the Approved Hazardous Substances. The policies of Property
Insurance, Business Interruption Insurance, Pollution Insurance and Liability Insurance shall be
referred to herein as “Lessor's Insurance™,

a. Lessee agrees to pay Lessee’s Share of Lessor's cost in connection with Lessor’s
Insurance, including without limitation all premiums related to such insurance.

b. Lessee shall be liable for the payment of Lessee’s Share of any deductible amount
under Lessor’s Insurance. Lessee’s Share of any deductible amount shall not
exceed TWENTY-FIVE THOUSAND DOLLARS ($25,000.00) on a per
occurrence basis,

¢, Lessee acknowledges that Lessor shall not obtain insurance for Lessee's fixtures,
personal property, equipment, or non-structural building improvements, including
alterations, additions, partitions and improvements installed by Lessee to the
Premises.

Lessee’ nee. Lessee, at its own expense, shall maintain and keep in full

force and effect during the Lease Term a policy or policies of worker's compensation insurance

with statutory limits and comprehensive general liability insurance, including personal injury,
death and property damage, with contractual liability coverage, in the amount of One Million

Dollars ($1,000,000.00) per occurrence and Two Million Dollars ($2,000,000.00) aggregate for

personal injury or death of persons occurring in or about the Premises or Project (“Lessee’s

General Liability Insurance™). Lessee may use a combination of primary and umbrella policies to

achieve the limits listed above. Lessee, at its own expense, also shall maintain and keep in full

force and effect during the Lease Term, fire and extended coverage property insurance covering

(i) the full replacement cost of all alterations, additions, partitions and improvements installed or

placed on the Premises by or for Lessee and (ii) the full replacement cost of all of Lessee’s personal

property contained within the Premises and (iii) business interruption insurance (collectively,

“Lessee’s Property Insurance™). In the event Lessee intends to or does in fact store, use or handle,

Hazardous Substances, Lessor may require prior to such use, storage or handling, that Lessee

obtain pollution legal liability insurance in the minimum amount of One Million and 00/100

Dollars ($1,000,000.00) per occurrence (“Lessee’s Pollution Legal Lisbility Insurance™);

provided, however, that foregoing shall not be deemed consent or approval to Lessee using, storing

or handling Hazardous Substances in or about the Premises or Project. The policies of General
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Liability Insurance, Lessee’s Property Insurance and Lessee’s Pollution Legal Liability Insurance
shall be referred to herein collectively as “Lessee’s Insurance”.

a. Lessee’s Insurance shall (i) name Lessor and Lessor's lender(s), Affiliates, asset
and property manager(s), investor(s), and any other party that Lessor may
request as additional insured’s, (i) be issued by an insurance company with a
minimum A.M. Best Rating of A-VI1I1, (iii} provide that said insurance shall not
be canceled or materially modified unless thirty (30) days prior written notice
shall have been given to Lessor, and (iv) provide primary coverage to Lessor
when any policy issued to Lessor provides duplicate or similar coverage, and in
such circumstance Lessor's coverage under Lessor's policy shall be deemed
excess over and above the coverage provided by Lessee's policy.

b. Said policy or policies or certificates thereof shall be delivered to Lessor by
Lessee before the Start Date and at least ten (10) days prior to each renewal of
said insurance. If any such policy is cancelled or materially modified during the
Lease Term without Lessor's written consent, or if Lessee fails to provide proof
of such insurance when required, Lessor may obtain such insurance, in which
case Lessee shall reimburse Lessor for the cost of such insurance within fifieen
{13) days after receipt of a statement that indicates the cost of such insurance.

¢. Lessor makes no representation that the limits or forms of coverage of Lessee’s
Insurance herein are adequate to cover Lessee’s property, business operations,
liability or obligations under the Lease.

(b}  Waiver of Subrogation, Anything in this Lease to the contrary notwithstanding,
Lessor and Lessee hereby waive and release each other of and from any and all rights of recovery,
claim, action or cause of action, against each other, their agents, officers, directors, members,
shareholders, managers, principals, and employees, for any loss or damage that may occur to the
Premises or Project, or personal property (building contents) therein and/or the property covered
or required to be covered by the insurance to be provided under the Lease, EVEN IF SUCH LOSS
OR DAMAGE IS CAUSED BY THE FAULT, NEGLIGENCE OR OTHER TORTIOUS
CONDUCT, ACTS OR OMISSIONS OF THE RELEASED PARTY OR THE RELEASED
PARTY'S AGENTS, OFFICERS, DIRECTORS, MEMBERS, SHAREHOLDERS,
MANAGERS, PRINCIPALS, EMPLOYEES OR INVITEES. Said mutual waivers shall be in
addition to, and not in limitation or derogation of, any other waiver or release contained in the
Lease with respect to any loss or damage to property of the parties hereto,  Without in any way
limiting the foregoing waivers and to the extent permitted by applicable law, the parties hereto
each, on behalf of their respective insurance companies insuring the property of either Lessor or
Lessee against any such loss, waive any right of subrogation that Lessor or Lessee or their
respective insurance companies have or may obtain based upon an assignment from its insured.

SECTION CC. OPERATING EXPENSE EXCLUSIONS. Notwithstanding anything to the
contrary in Section 4.2 of the Lease, Common Area Operating Expenses shall not include the
following:

(1} Overhead and administrative costs of Lessor not incurred in the operation and
maintenance of the Building or Project;
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Depreciation or amortization of the Building or its contents or components;

Expenses for the preparation of space or other work which Lessor performs solely
for another tenant or prospective tenant of the Building or Project;

Expenses incurred in leasing or obtaining new tenants or retaining existing tenants,
including leasing commissions, legal expenses, advertising, entertaining or
promotion;

Interest, amortization or other costs, including legal fees, associated with any
morigage, loan or refinancing of the Building, Project, or any common areas,
transfer or recordation taxes in connection with the transfer of ownership in the
Project (but specifically excluding increases in Real Property Taxes due 10 a
transfer of ownership (as a result of Proposition 13 or otherwise) which shall be
included in Commen Area Operating Expenses), land trust fees, and rental due
under any ground lease relating to the property on which the Building is located;

Expenses incurred for any necessary replacement of any item to the extent that it is
covered under warranty;

Any interest or penalty incurred due to the late payment of any operating expense
and/or real estate tax, unless caused by late payment by Lessee;

Any costs incurred to test, survey, cleanup, contain, abale or remove any
environmental or Hazardous Substances or materials that are specifically
designated as being Lessor’s obligation (at Lessor's sole cost) to remove pursuant
to the terms of the Lease, including asbestos containing materials from the Building
or any common areas of to remedy any breach or violation of any Environmental
Laws;

Any personal property taxes of the Lessor for equipment or items not used in the
operation or maintenance of the Project, nor connected therewith;

Payroll and payroll-related expenses associated with administration and clerical
personnel, general office expenses, and expenses for travel, entertainment, gifts,
dues, subscriptions, memberships, tuition, seminars, automobile allowances,
charitable or political donations;

In no event shall the payroll, payroll related expenses related to any employees of
Lessor above the Building Manager or equivalent operational level or not working
full-time on the management or operation of the Building be included in Common
Area Operating Expenses, provided that such expenses of part-time workers may
be included if equitably allocated to reflect actual time spent on the Project;

The cost of overtime or other expense 1o Lessor in performing work expressly
provided in the Lease to be bome at Lessor’s expense;
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{13} All expenses directly resulting from the negligence or willful misconduct of the
Lessor, its agents, servants or other employvees;

(14)  Reserves for future capital improvements to the Building or Common Areas to the
extent anticipated to occur after the expiration of the Lease Term;

(15)  Any cost or expense to the extent that Lessor is reimbursed by insurance proceeds,
condemnation proceeds, warranties, or the like;

(16)  Expenditures for capital improvements, including rental expenses incurred in
leasing capital items that would be excluded under this Section if purchased, except:
(i) for costs in connection with maintenance, repairs, replacements, and upgrades
to existing capital improvements, (ii) to the extent that any such expenditures are
for improvements required by any regulatory body having jurisdiction over the
Premises or due to a change in any Applicable Requirements after the
Commencement Date of this Lease, or (iii) for improvements that are intended to
reduce the Common Area Operating Expenses, and all such exceptions in (i)
through (iii) shall be permitted capital expenditures and shall not excluded from
Common Area Expenses; provided, however, that in any case, all expenditures for
such capital improvements will be amortized over the useful life of said
improvements in accordance with GAAP and Lessee shall be responsible for the
amortized portions applicable to the Lease Term (as may be extended);

(17)  All bad debt loss, rent loss, or reserve for bad debt or rent loss.

SECTION DD. COMMON AREA CHANGES. Notwithstanding anything to the contrary in
the Lease, the Common Areas and the entrance and exit to the Premises, the Building and the
Project will not be modified, reconfigured or altered in any manner that would materially and
adversely affect access to the Premises and/or materially and adversely affect Lessee’s use of the
Premises for the Agreed Use without Lessee’s prior written consent (which consent may be
withheld in Lessee’s sole discretion). Notwithstanding the foregoing, Lessor may temporarily
close any portion of the Project or Common Areas for repairs or alierations, or to prevent a public
dedication or the accrual of prescriptive rights.

SECTION EE. MISCELLANEOUS:

Interpretation. None of the parties hereto, nor their respective counsel, shall be deemed the drafter
of the Lease and/or Addendum for purposes of construing the provisions hereof. The language in
all parts of Lease and/or Addendum shall in all cases be construed according to its fair meaning,
not strictly for or against any of the parties hereto.

Severability. The Lease and/or Addendum shall be considered severable, such that if any provision
or part of the Lease and/or Addendum is ever held invalid under any law or ruling, that provision
or part of the Lease and/or Addendum shall remain in force and effect to the extent allowed by
law, and all other provisions or parts shall remain in full force and effect,
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Entire Agreement. This Addendum, together with the Lease, constitutes the entire understanding
among the parties hereto regarding the subject matter contained herein and supersedes any prior
understandings, agreements, commitments, representations, or negotiations concerning the subject
matter herein.

Counterparts. The Lease and Addendum may be executed in any number of original counterparts,
each of which shall be deemed an original, but all of which together shall constitute one and the
same agreement, A facsimile or email signature on the Lease and Addendum shall be binding as
an original.

[Signature Page Follows]
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Lessor and Lessee have signed this Addendum to Lease on the dates specified adjacent to their
signatures.

LESSOR:

DAIMLER OPPORTUNITY, LLC,
a Delaware limited liability company

BY: CASMALIA STREET IE, LLC,
a Delaware limited liability company
Its Sole Member

By: PDC OC/IE, LLC,
a Delaware limited liability company,
lis Administrative Member

Byv:

LESSEE:

CRYOPORT SYSTEMS, INC.,
a California Corporation

Name: Bobert S, Stefanovich
Its: Chief Financial Officer
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RULES AND REGULATIONS FOR
STANDARD OFFICE LEASE

Dated: October 2, 2015

By and Between Daimler Opportunity, LLC, a Delaware limited lisbility company ("I
Cryoport Systems, Inc., a Califernia corporation {("Lessee")
GENERAL RULES

1. Lessee shall not suller or permit the sbstruction of any Cammon Areas, including driveways, walkways and slairways,

2. Lessor reserves the righl to refuse access lo any persons Lessor in goad faith judges 1o be a threat to the safely and reputation of the
Project and its sccupants.

3 Lesgea shall nol make of peamil any noise of odors that anncy of interfere with other ssees or persons hiving business within the Projed

4, Lessea shall nol keep animals of birds within the Project, and shall nold bring bicycles, motorcyches or other vehickes into anas not
dtsognamd as aulhorized for same,

Lossee shali not make, sutler o pérmil litter extept in appropriale mosplndusfurll'lalpurposu

ﬂ Lessee shall not alter any lack or install naw of addtional locks or

7. Lessee shall be responsible for the inappropaate use of urryluls[ rooms, phembing or other wtilites. Mo forcdgn substances of any kind are
1o bt inserted thangin.

8 Lessee shall not deface the walls, partitions or othar surfaces of the Premises or Project.

i, Lassee shall not suffer or permil anything in or around the Fremises or Bullding thal causes excessive vibration or loor loading in any part of
tha Project.

10 Fumiture, significant freight and equipment shall ba moved into or out of the bulding only with the Lessor's knowledge and consent. and
subject to such reasonable limitations, technigues and timing, as may be designated by Lessor. Lessee shall be responsible for any damaga to the
Office Building Prapact arnising from any such activity.

11.  Lesses shall not amploy any servica or contractor for servicas or work i be performed in the Buiding, except as approved by Lessor

12.  Lessor resarves the right 1o close and lock the Bulding on Saturdays, Sundays and Building Holideys, and on other days babwean tha

hourg of 7:00 PM.and 700 A, of the following day, If Lesses uses the Premises dufing such penods, Lessee shall be
respansitia for securely locking any doors it may have openad for entry.

13, Lesses shall rehum all keys al the terminaltion of its tenancy and shall be responsitie for the cost of replacing any keys that are lost,

14. Mo window coverings, shades or awnings shall be installed or used by LeSSee. wriess approwved by Lessor in weiting grior to
installation of sald itarm.

15.  No Lessee, emgloyes o invilen shall go upon the rool of the Bullding. Motwithstanding anything ta the contrary or contained in

tha Lease, Lessor reserves 1o itseir st rights 16 use the rooftaps in any menser & desme = peroprie te,

16. Lessae sholl not suffer or permit smoking or camning of bghted cigars or cigaretles in afeas reazonably desipnated by Lessor of by
applicable governmental agencies a8 non-smoking araas.

17. Lessae shall not use any mathad of heating or air conditioning olher than as provided by Lassor,

18.  Lessee shad not install, maintain or operate any vending machines upan the Pramises withoul Lessor's writlan concent.

19. Tha Pramizes shall not be usad for loging or manufacturing, coaking of foad preparation,

20, Lessae shall comply with all safety, fira protection and evacuation regulations established by Lessor of any agplicabla gavemmantal agency,

21, Lessor reserves the fght 1o waiva any one of thess rules or regulations, andior as 1o any particular Lesses, and any such waiver shall not
canstibute & waiver of any other rule of regulation or any subsequent application thereof to such Lessaa.

22, Lessee assurmes all risks from thedl of vandalism and agrees 10 kiep ils Premises locked as may be required,

23 Lessor reserves Be righl 1o make such olher reasonable rules and reégulations as it may from Bme 1o time deem necessary for the
approprialé operalion and safely of the Project and ils octupanis. Lessee agrees to abide by these and such rules and regulalions.

PARKING RULES

1. Parking areas shall be used only for pasking by vehicles no kenger than full size, passenger aulomabiles heréin called “Permitied Size
Vehicles.” Viehicles alher than Permilted Size Vehicles @ herein rafermed to as "Oversized Vehicles.”

2 Lesses shall nol permil ¢r allow any vehicles that balong to or Bre controlled by Lessee or Lesses's employees, suppliers, shippers,
customars, or invilees (o be keaded, unloaded, or parked in areas olher than those designated by Lessor for such activities.

3. Parking stickers or idenlification dovices shall be the property of Lessor and be relurned to Lessor by the holder therecf upon termination of
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the holder's parking privieges. Lessee will pay such replacement charge as is reasonably established by Lessor for the loss of such devices,

4, Lessor reserves the ight to refuse the sale of monthly identification devices to any perscn or entity that willfully refuses (o comply with the
applicable nies, regulalions, laws andlor agreements.

5 Lassor reserees the right to relocale af or a part of parking spaces from floor io floor, within ona fioor, andior ko reasonably adjacant ofsite
location(s), and to reasonably allocate them batween compact and standard size spaces, as long as the same complies with applicable lrws,
ordinances and regulations,

& Users of the parking area will cbay all posted signs and park only in the areas designated for vehicls parking,

7. Unless otherwise instructod, every persen using the parking asea ks required (o park and lock his own vehicle, Lessor will not be responsible
ﬁrwdrnugnbnwhrdu.ﬂmbmmulnuofmrﬁ.ﬂofﬂwhﬂsksmambyhmmlhwhu

8 i will b wsmhmimdmnmmumamhrhhnmmmwmﬂnmw

v, if

!Dnlioehhlnvialhroeni.ing.

] Tha mainfenance, washing, waxing or cleaning of vahicles in the parking structure or Commaon Areas is prohibited,

10.  Leszee shall be responsible for saeing that all of its employees, sgents and invileas comply with e applicable parking rubes, regulations,
laws and agreamenls.

11, Lessor reserves the right to modify these rules andicr adopl such other reasonable and non-discriminatony rules and reguiations as it may
deam necessary for the proper operation of the parking area,

12.  Buch parking use as is herein provided is inlended merely as a license onty and no badment is infended or shall be created hareby.

SUPPLEMENTAL RULES

1 Exceps a3 speaific provided in wne Lease and she Sign Program ve woioh these Ruier sro Reguistions sre

attached, no wign, plcture: sdvertisement, name or notice snail be Netelied or displayed on any pert of the cutside or meide of sny
Budtaing within the Prajsor witnout prisr weitten sensent of Lasser. Lessar shan have tre rignt 1o ramaeve, ot Lessss's sspenss ana
witnout natice to Lan

2 Les

unsignely fram cutsias che Pram

o RO BIGN INEERIEE OF SR AL S B VIO IO Gf TR

e

Aol place snyLRing Sgainst Or near ginss PArNILIBNS OF dooDrs of Windows, wWRloh may appear To e

[
s withaut Lassar's consent.

3 Lassns sran mot cbetruct any sidowsiks, el GEEsages, Oriveways, sscs and entrances of the Promes [ne
SllEwars, DESSAQES, Aiienways, BNILE AR BNLFARERE Afe ROl far Cha general pUDBE, Bul are open SuBjesl 16 feasons e reguiations,

w6 Lessee anc Lesses's Business invicass. Lessar shail in sl cases retain tne right se centrol and prevent sccess thersto of i

Bersons whose prasence i the judgment o Lessor woudd be prajudicial to the safety, charscter, Fepulalion. ERd IALErSST OF the

Prajsct ana Bravided ThEt nathmeg he CONEAINED WHAN BB CONATrUSN L PrEVERT SUEN BOSELE £O REFASNE WITH whom any

Lessan normany aeais in the ardinary sourse of T Businaas, UNIEYE SUSH paTsoRs are nvoivad s Geger setities. Lesses, Lessee's
empioyess or [neitees shail shide by sif parking reguieiions adepied by Lessor ror the Praeas and Pramizas inciuding but not limites
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EXHIBIT C

WORK LETTER
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WORK LETTER AGREEMENT

LESSOR: DAIMLER OPPORTUNITY, LLC, a Delaware limited liability
company
LESSEE: CRYOPORT SYSTEMS, INC., a California corporation
DATE: October 1, 2015
RECITALS

A, Concurrently with the execution and delivery of this Work Letter Agreement (the
"Work Letter"), Lessor and Lessee have entered into that certain AIR. Commercial Real Estate
Association Standard Industrial Commercial Multi-Tenant Lease- Net, including that certain
Addendum thereto (collectively, the "Lease”) covering certain leased premises containing
approximately 27,648 square feet (the "Premises”) and located in that certain approximate
55,145 square foot industrial building (the "Building™) located at 17305 Daimler Street, in the
City of Irvine (the "City"), California, as more particularly described in the Lease. All initially
capitalized terms not otherwise defined herein shall have the meanings set forth in the Lease,
unless the context clearly indicates otherwise. For purposes of this Work Letter, the date of
execution and delivery of this Work Letter by the last party signing this Work Letter is
hereinafter referred to as the "Effective Date.”

B. To induce Lessor and Lessee to enter into the Lease (which is hereby incorporated
by reference to the extent that the provisions of the Lease apply hereto) and in consideration of
the mutual covenants hereinafter contained, Lessor and Lessee hereby agree as follows:

AGREEMENT
1. Lessor Improvements, "Lessor Improvements” shall include all work to be done

within the Premises as set forth in the plans and specifications set forth in Exhibit A
attached hereto (the "Current Plans"), as such Current Plans are amended and approved
in accordance with this Work Letter (such Current Plans as amend and approved in
accordance with the Work Letter are hereinafter referred to as the "Approved Plans").
Subject to Section 4{c) below, Lessor shall retain Contractor to construct the Lessor
Improvements in accordance with this Work Letter, all applicable laws, codes and
ordinances (“Applicable Laws™), if any, and in accordance with the Approved Plans.
Lessor will provide the Lessee Allowance described in Section M(b) of the Addendum to
Lease, subject to reimbursement by Tenant through Base Rent as provided in Section
M(b) of the Addendum to Lease. All Lessor Improvements will be done to the standards
and using the materials and finishes set forth in the Approved Plans.
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2. Parties' Responsibilities.

a. Lessor's Responsibilities. Subject to Section 4(c) below, Lessor shall retain the
Contractor (as hereinafter defined) to construct the Lessor Improvements in
accordance with the Approved Plans. The construction of the Lessor
Improvements shall be done in a good and workmanlike manner in compliance
with this Wark Letter, all Applicable Laws, and in accordance with the Approved
Plans. Subject to any extensions resulting from any Force Majeure delay (as
defined in Section B of the Addendum to Lease) or from any Lessee Delay (as
hereinafter defined), so long as the Lease and this Work Letter are executed and
delivered by Lessee to Lessor on or before October 2, 2015 (the "Execution
Date"), Lessor shall use commercially reasonable efforts to complete the Lessor
Improvements as follows: (i) the epoxy floor in the warchouse (as approved by
Lessor and Lessee) on or before October 31, 2015, (ii) the remaining
improvements to the warehouse on or before December 1, 2015, (iii) the first
floor office improvements on or before February 1, 2016, (iv) the second floor
office improvements on or before March 1, 2016, and (v} Lessor securing
Substantial Completion (as hereinafter defined) of the Lessor Improvements on or
before April 1, 2016 (the "Planned Completion Date"); provided, however, such
Planned Completion Date and the Outside Completion Date (as hereinafter
defined) shall be extended on a day-for-day basis (1) for each day after the
Execution Date that the execution and delivery of this Work Letter is delayed
(i.e., for cach day from the Execution Date until the Effective Date); (2) for each
day of any Force Majeure delay; and (3) for each day of any Lessee Delay.

b. Lessee's Responsibilities. Lessee shall timely perform its obligations under this
Work Letter. Lessee shall be responsible for the payment of any Lessee approved
charges in excess of the Allowance in accordance with this Work Letter.

. Mutual Cooperation. Lessor and Lessee agree to work together in good faith and
to cooperale reasonably with one another so as to facilitate the completion of the
construction of the Lessor Improvements in accordance with the terms of this
Work Letter. Except as otherwise provided for herein, any disputes regarding
matters covered by this Work Letter which Lessor and Lessee are unable to
resolve promptly between them will be submitted to arbitration in accordance
with Section 9 below.

3. Current Plans; Approved Plans.

a. Except as set forth in Exhibit A attached hereto, Lessor and Lessee have approved
the Current Plans and specifications for the Lessor Improvements that are
attached to this Work Letter as Exhibit A {collectively, the "Current Plans"}. The
Architect (as defined below) shall prepare revisions to the Current Plans based
upon any comments on such Current Plans from the City following its review of
the Current Plans and finalize such plans with the approval of Lessor, Lessee and
the City of Irvine (the final plans approved by Lessor, Lessee and by the City of
Irvine are sometimes hereinafier referred to as the "Approved Plans"). Any and
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all changes to the Current Plans shall be submitted to Lessor and Lessee for
review and approval prior to submission to the City, which approval shall not be
unreasonably withheld, conditioned or delayed; provided, however, Lessor and
Lessee agree that it shall be deemed reasonable for Lessor to disapprove any
revisions to the Current Plans to the extent such revisions (1) would impact the
structure of the Building; (2) would affect the appearance of the exterior of the
Building; (3) would adversely affect the Building's systems or equipment; (4)
would cause the Building to lose its LEED Certification, if any; and/or (5) would
delay the time for completion of the construction of the Lessor Improvements,
unless Lessee expressly agrees that the period of delay would be a "Lessee
Delav." Lessee shall review and approve all revisions to the Current Plans within
one (1) business day from the submission thereof to Lessee.  Lessee
acknowledges and agrees that (A) the Planned Completion Date is based upon the
assumption that the Approved Plans shall have been obtained on or before
November 1, 2015 (“Expected Plan_Approval Date™); (B) the period between
the Expected Plan Approval Date and the date that the Approved Plans are
actually obtained shall be deemed a "Force Majeure” delay, and (C) the Planned
Completion Date and the Outside Completion Date shall be extended as set forth
above as a result of any such Force Majeure delay. Any cost resulting from a
Force Majeure delay shall be borne entirely by Lessee.

b. Lessor's review of the Current Plans and revisions thereto (including, without
limitation, the Approved Plans) shall be for its sole purpose and shall not imply
Lessor's review of the same, or obligate Lessor to review the same, for quality,
design, code compliance or like matters. Accordingly, notwithstanding that the
Current Plans and any revisions thereto (including, without limitation, the
Approved Plans) are reviewed by Lessor, or its architect, engineers and
consultants, Lessor shall have no liability whatsoever in connection therewith, and
shall not be responsible for any errors or omissions contained in the Current Plans
or any revisions thereto (including, without limitation, the Approved Plans).

c. Once the Approved Plans have been obtained, such Approved Plans shall not be
changed without Lessor's and Lessee's prior written consent, which consent shall
not be unreasonably withheld, conditioned, or delayed, Any delay resulting from
a change initiated by, or at the request of, Lessee shall be deemed a "Lessee
Delay" (for which no Lessee Delay Notice need be given) and Lessee shall be
responsible for any costs associated with such change. If any material change is
necessary to the Approved Plans due to requirements of any Applicable Laws, the
Architect shall use commercially reasonable efforts to develop an approach to
meeting any such requirements, which approach, and any change as a result
thereof shall be subject to Lessor's prior written approval,

4. Bidding the Job,

a. Subject to Section 4(c), Lessor shall engage OLLAR CONSTRUCTION, INC.
(the "Contractor") to construct the Lessor Improvements. Lessor shall be
entitled to and receive a construction management fee in connection with the
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Lessor Improvements in the amount of four percent (4.0%) of the total cost of
constructing the Lessor Improvements.

If required, an architectural firm selected by Lessor ("Architect™), shall act as the
architect with respect to the design and construction of the Lessor Improvements,
If required, an engineering firm selected by Lessor ("Engineer"), shall act as the
engineer with respect to the construction of the Lessor Improvements. The
Contractor shall enter inte contracts with Architect and Engineer for such
services.

Based upon the Current Plans, the Planned Completion Date and the Outside
Completion Date, the Contractor has previously bid the cost to construct the
Lessor Improvements set forth in Exhibit B attached hereto (the "Current
Cost"). Any increase in the Current Cost resulting from revisions to the Current
Plans shall be borne entirely by Lessee including, without limitation, any increase
resulting from any Lessee Delay and any delay as a result of obtaining bids based
upon such revisions to the Current Plans shall be a "Lessee Delay” (and no Lessee
Delay Notice need be given in connection therewith). Any revisions to the
Current Cost resulting from changes in the Current Plans shall be borme entirely
by Lessee.

Within seven (7) days after obtaining the Approved Plans, Lessor shall provide
Lessee with a revision to the Current Cost based upon such Approved Plans (the
"Updated Construction Cost"). The Updated Construction Cost shall be
promptly memorialized in a written letter agreement between Lessor and Lessee.
Any cost resulting from a Lessee Delay shall be borne entirely by Lessee and such
costs shall be deemed added to the Updated Construction Cost.

To the extent there is any dispute between Lessor and Lessee with respect to any
other addition to the Updated Construction Cost, Lessor and Lessee shall
cooperate and negotiate in good faith to resolve such dispute within two (2)
business days, failing which the dispute shall be submitted to arbitration in
accordance with Section 9 below; provided. however, any delay incurred as a
result of the resolution by arbitration shall be deemed a "Lessee Delay" (for
which no Lessee Delay Notice need be given),

5. Construction.

a.

Process and Schedule. The Architect (with the assistance and cooperation of
Lessor, Lessee, and the Contractor), shall submit the Approved Plans for the
applicable permits required for the construction of the Lessor Improvements,
within three (3} business days after the Approved Plans are obtained. All costs
and expenses incurred in connection with obtaining such permits shall be borne
entirely by Lessee; provided, however, the Allowance may be applied against
such costs. Promptly after the Updated Construction Cost is determined, subject
to Section _4{c}. Lessor shall retain the Contractor and shall use commercially
reasonable efforts to cause the Contractor to promptly commence and to complete
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construction in accordance with the Approved Plans. Lessee acknowledges and
agrees that the Planned Completion Date and the Outside Completion Date are
based upon the assumption that (A) all permits will be obtained on or before
MNovember 1, 2015 (“Permit Receipt Date™); (B) the period between the Permit
Receipt Date and the date that the permits are actually obtained shall be deemed a
"Force Majeure” event, and (C) the Planned Completion Date and the Outside
Completion Date shall be extended as set forth above as a result of any such
Lessee Delay. Lessor shall use commercially reasonable efforts to cause the
Contractor to cause the Lessor Improvements to be Substantially Completed (as
hereinafter defined) on or before the Planned Completion Date.

Late Completion. [f the Lessor Improvements are not Substantially Completed
on or before May 1, 2016, subject to Force Majeure delays and Lessee Delays (as
such date may be extended in accordance with this Work Letter, the "Outside
Completion Date"), then Lessee's obligation to pay Base Rent for the Premises
shall be abated one day after the Commencement Date, for each day of delay in
Substantial Completion of the Lessor Improvements beyond the Owside
Completion Date until such Substantial Completion occurs. The Outside
Completion Date shall be subject to extension and delay for Force Majeure delays
and Lessee Delays. If the Lessor Improvements are not Substantially Complete on
or before the date which is one hundred twenty (120) days after the Owside
Completion Date, subject to Force Majeure delays and Lessee Delays, Lessee
shall be entitled to a day-for-day abatement of Base Rent until the Lessor
Improvements are Substantially Complete. In no event will Lessee be entitled to
terminate the Lease in connection with any delay in Substantial Completion of the
Lessor Improvements.

Construction Standards. The Lessor Improvements shall comply in all respects
with the following: (i) Applicable Laws, as each may apply according to the
rulings of the controlling public official, agent or other authority; (i) building
material manufacturer's specifications; and (iii) the Approved Plans. Lessor shall
be responsible for obtaining all permits required for the construction of the Lessor
Improvements. Lessee shall be responsible for obtaining all other necessary
licenses, permits and certificates of occupancy required in connection with the
Lessor Improvements and the use and occupancy of the Premises by Lessee;
provided, however, the Allowance may be applied against such costs.

Lessee Delay. Except as expressly set forth in this Work Letter, Lessor's sole
remedy for delay, hindrances in the construction of the Lessor Improvements, loss
of productivity, impact damages and similar damages caused by Lessee or any of
its agents, consultants, representatives, contractors, subcontractors, or employees
(each a "Lessee Party") which adversely impacts the time to Substantially
Complete the construction of the Lessor Improvements, shall be an extension in
the Planned Completion Date and the Outside Completion Date; provided,
however, there shall be no such extension with respect to a delay or hindrance
caused by acts constituting interference by Lessee or any Lessee Party with
Contractor's construction of the Lessor Improvements, including without
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limitation a delay caused by the fact that Lessee is in occupancy of the Premises
{a "Lessee Delay™), unless the time to construct the Lessor Improvements is
adversely impacted and, except as expressly provided otherwise in this Work
Letter, Lessor or Contractor shall have delivered written notice to Lessee of such
Lessee Delay (a "Lessee Delav Notice"), in which event the parties shall execute
a writing equitably adjusting the Planned Completion Date and the Outside
Completion Date; provided, however, that failure to execute such writing shall not
effect the validity of any such extension, MNotwithstanding the foregoing, to the
extent such Lessee Delay was caused by Lessee's exercise of any early access
rights expressly provided to Lessee, Lessor may also revoke and/or further
condition such rights. Lessor's exercise of any of its rights and remedies under
this Work Letter, regardless of the extent or frequency with which Lessor
exercises any such rights and remedies, shall not under any circumstances be
construed as a breach or default of any of Lessor's obligations under this Work
Letter or the Lease,

6. Pavment for Lessor Improvements.

a.

Lessor will provide to Lessee the Allowance (as set forth and in accordance with
the terms of the Addendum to Lease).

Contractor shall submit to Lessor no less frequently monthly a payment request (a
"Payment Request") setting forth the amount of the Updated Construction Cost
then due and payable, the amounts for which such payment will be applied and
the remaining costs necessary to complete the construction of the Lessor
Improvements, accompanied by (A) invoices evidencing the labor rendered and
materials delivered to the Premises in connection with the construction of the
Lessor Improvements up to the date of the Payment Request; (B) executed
conditional mechanics' lien releases from contractors, subcontractors or material
suppliers to be paid from the amounts for which reimbursement is requested, and
(C) executed unconditional mechanics' lien releases from contractors,
subcontractors or material suppliers paid by amounts previously paid from prior
Payment Requests, which releases shall comply with the appropriate provisions of
the California Civil Code. Lessee shall pay the Updated Construction Costs to
Lessor as provided in Section M of the Addendum to Lease. The Allowance shall
be the last funds disbursed, after Lessee has paid all amounts of the Updated
Construction Cost in excess of the Allowance. Lessor shall have the right to
withhold ten percent (10%) of amounts due to the Contractor as a retention
("Retention”) from the amount requested in any Payment Request. The Retention
shall be disbursed after Substantial Completion of the Lessor Improvements (less
an amount necessary to pay for the cost of completing any punch list items) upon
presentation to Lessor of (A) Lessee's acceptance of the Lessor Improvements
subject only to the completion of punch list items; (B) the delivery of a final
inspection or permit signoff card from the City of Irvine (or equivalent)
evidencing final inspection and signoff from the City of the Lessor
Improvements; (C) final lien releases in compliance with California Civil Cede
Section 3262(d)(4) for of the Lessor Improvements; (D) an updated as-built (or
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record) set of the Approved Plans for the Lessor Improvements as constructed;
(E) a copy of all warranties, guaranties, and operating manuals for the Lessor
Improvements, and (F) a recorded Notice of Completion recorded in the office of
the Recorder of the county in which the Premises is located in accordance with
Section 3093 of the Civil Code of the State of California or any successor statute.

c. Lessor agrees to keep its books and records (and cause the Contractor to keep its
books and records) regarding the total cost of constructing the Lessor
Improvements on an "open book" basis, available for inspection by Lessee for a
period of one (1) year after Substantial Completion.

T Completion'Punch-List. The Premises shall not be considered "Substantially
Complete” until the Lessor Improvements have been completed in accordance with the
Approved Plans, subject only to the completion of minor punch-list items that will not
materially interfere with Lessee’s use and occupancy of the Premises for Lessee's
permitted use under the Lease, and Lessor having obtained the final inspection or permit
signofl’ card from the City of Irvine (or equivalent) evidencing final inspection and
signofl from the City of the Lessor Improvements, Within five (5) business days of
Substantial Completion, Lessor, Lessee and the Contractor shall conduct a "walk
through" inspection of the Premises and prepare a punch-list of known or apparent
deficiencies or incomplete work required to be corrected or completed by the Contractor
pursuant to the Approved Plans. Lessor shall use commercially reasonable efforts to
cause all punch-list items to be repaired or completed by the Contractor within sixty (60)
days following the walk through inspection.

8. Representatives and Notices. Lessor and Lessee each appoint the following individuals
to act as their respective representatives in all matters covered by this Work Letter:

a, Lessee's Representative: Raobert Stefanovich
20382 Barents Sea Circle
Lake Forest, CA 92630
Phone Mo, (619) 481-6802
Fax Mo.:
Email: rstefanovich@eryoport.com

h. Lessor's Representative: Daimler Opportunity, LLC
20411 5W Birch Street
Suite 200
Newport Beach, California 92660
Axtention: Jay Tanjuan
Phone No.:  (949) 296-2919
Fax No.: (916) 868-6125
Email: jtanjuan@panattoni.com

All inquiries, requests, instructions and authorizations and other communications with
respect to the matters covered by this Work Letter will be submitted to the Lessor's
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Representative or Lessee’s Representative, as the case may be. Each party may change its
representative under this Work Letter at any time upon three (3) days prior written notice
to the other party.

9. Arbitration. Any claim, dispute or other matter in controversy which cannot be resolved
privately ("Dispute”) concerning the matters covered by this Work Letter shall be
resolved exclusively by arbitration administered by the American Arbitration Association
("AAA™) in the city where the Premises is located or the closest city in which the AAA
maintains an office. Arbitrations shall be governed by the Federal Arbitration Act, 9
U.5.C. §1 et seq., and administered under the AAA Commercial Arbitration Rules in
effect on the date the Dispute is submitted to arbitration, except that the arbitrator shall be
an architect experienced in tenant improvement design and construction or an
expetienced tenant improvement construction contractor, in each case as appropriate to
the matter in dispute, and, in either case, such arbitrators will be professionally licensed
or certified to practice in their respective fields by the State in which the Premises is
located. If the parties cannot agree on a mutually acceptable single arbitrator from the one
or more lists submitted by the AAA, the AAA shall designate a minimum of three (3)
persens, who, in its opinion, meet the criteria set forth herein. Each party shall be entitled
to strike one of such designees on a peremptory basis, indicating its order of preference
with respect to the remaining designees, and the selection of the arbitrator shall be made
from among such designees not so stricken by either party in accordance with their
indicated order of mutual preference. The arbitrator shall base the arbitration award on
accepted design and construction industry customs and practices, applicable law and
judicial precedent and, unless both parties agree otherwise, shall include in such award
the findings of fact and conclusions of law or industry practice upon which the award is
based. Judgment on the award rendered by the arbitrator may be entered in any court
having jurisdiction thereof. The prevailing party in the arbitration shall be entitled
reasonable attorneys' fees and expenses incurred in the resolution of said Dispute.

10. iscella 5.

a. Lessor and the Contractor shall allow Lessee and/or Lessee's agents access to the
Premises prior to Substantial Completion of the Lessor Improvements for the
purpose of Lessee andfor Lessee’s agents installing furniture, equipment or
fixtures (including Lessee's racking systems, and data and telephone equipment
and related cabling) in the Premises, and for other activities related to Lessee's
preparation for occupying the Premises so long as Lessee and/or Lessee's agents
do not interfere with the work to be performed by Lessor or the Contractor or any
other agents or subcontractors in the Building and the Premises. To the extent
Lessee or any Lessee Party interferes with the construction of the Lessor
Improvements, Lessor shall have the right to immediately revoke and/or condition
such access rights.

b. After Substantial Completion of the Lessor Improvements, Lessor shall remove
all rubbish and debris therefrom and provide the Premises to Lessee broom clean.
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Lessee's Default. Nowwithstanding any provision to the contrary contained in the
Lease or this Work Letter, in the event Lessee defaults under the terms of the
Lease or this Work Letter following the expiration of any applicable notice and
cure periods, at any time on or before Substantial Completion of the Lessor
Improvements, then (1) in addition to all other rights and remedies granted to
Lessor pursuant to the Lease or this Work Letter, Lessor shall have the right to
withhold payment of all or any portion of the Allowance to the Contractor until
such time as such default is cured, (2) all other obligations of Lessor under the
terms of the Lease and this Work Letter shall be forgiven until such time as such
default is fully cured, and the period from the commencement of the default until
cure shall be deemed to be a "Lessee Delay." and any costs resulting therefrom
shall be added to the Updated Construction Cost and borne entirely by Lessee,
and (3) Lessor may cause the Contractor to suspend construction of the Lessor
Improvements during such period. For the avoidance of any doubt, to the extent a
Lessee Delay commences and accrues under this Work Letter and no Lessee
Delay Notice is required, such commencement and accrual shall not be deemed a
default for which any notice or cure period applies.

Warranties. The construction contract for the construction of the Lessor
Improvements (and all subcontracts) shall include a warranty for a period of not
less than one (1) year from the date of Substantial Completion thereof. Lessor
shall wse commercially reasonable efforts to cause its general contractor and
various subcontractors to honor such warrantics and repair or replace failed or
malfunctioning components and shall permit Lessee to enforce such warranty on a
non-exclusive basis to secure such repair or replacement during the Term of the
Lease; provided, however, that Lessor shall have no responsibility, obligation or
liability hereunder for repairs or replacements necessitated by the negligence or
misuse by Lessee or Lessee’s agents, employees, contraclors, licensees or invitees
or uses inconsistent with the intended use of the applicable warranted item,

[Signatures on next page)
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IN WITNESS WHEREOF, Lessor and Lessee have caused their duly authorized
representatives to execute this Work Letter as of the date first above written.

"LESSOR"

DAIMLER OPPORTUNITY, LLC,
a Delaware limited liability company

BY: CASMALIA STREET IE, LLC,
a Delaware limited lability company
Its Sole Member

By: PDCOCAE, LLC,
a Delaware limited liability company,
Its Administrative Member

_—""7 4
By @% . Jredddd
‘phefi'M. Batcheller, Local Partner

"LESSEE"

CRYOPORT SYSTEMS, INC,,

a California corporation

By:
Name: V &2aka5 5 LA Moyt

Its: CHEF Bp dyadl GFivan
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EXHIBIT D
GUARANTY

This Guaranty (the "Guaranty”) is attached to and made a part of that certain AIR
Commercial Real Estate Association Standard Industrial Commercial Multi-Tenant Lease-Net
(the “Lease™) by and between DAIMLER OPPORTUNITY, LLC, a Delaware limited liability
company (“Lessor”), CRYOPORT SYSTEMS, INC., a California corporation (“Lessee”) and
CRYOPORT, INC., a Nevada corporation (“Guarantor’™), covering that certain approximate
27,648 square feet located at 17303 Daimler Street, Irvine, California (the “Premises”), as more
particularly described in the Lease. The terms used in this Guaranty shall have the same
definitions as set forth in the Lease. In order to induce Lessor to enter into the Lease with
Lessee, the Guarantor has agreed to execute and deliver this Guaranty to Lessor. Guarantor
acknowledges that Lessor would not enter into the Lease if Guarantor did not execute and
deliver this Guaranty to Lessor.

1. Guaranty. In consideration of the execution of the Lease by Lessor and as a
material inducement to Lessor to execute the Lease, Guarantor hereby irrevocably,
unconditionally, jointly and severally guarantees the full, timely and complete (a) payment of all
Base Rent, Additional Rent and other sums payable by Lessee to Lessor under the Lease, and
any amendments or modifications thereto by agreement or course of conduct, and (b)
performance of all covenants, representations and warranties made by Lessee and all obligations
to be performed by Lessee pursuant to the Lease, and any amendments or modifications thereto
by agreement or course of conduct. This Guaranty shall be a guaranty on the Lease for the Lease
Term (as may be extended) from the Commencement Date of the Lease (or any earlier
occupancy of the Premises by Lessee). The payment of those amounts and performance of those
obligations shall be conducted in accordance with all terms, covenants and conditions set forth in
the Lease, without deduction, offset, delay or excuse of any nature, or any disability of Lessee.

2. Lessor's Rights. Lessor may perform any of the following acts at any time
during the Lease Term as may be extended), without notice to or assent of Guarantor and without
in any way releasing, affecting or impairing any of Guarantor's obligations or liabilities under
this Guaranty: (a) alter, modify or amend the Lease by agreement or course of conduct, (b) grant
extensions or renewals of the Lease, (c) assign or otherwise transfer its interest in the Lease, the
Premises, or this Guaranty (so long as such assignment of the Guaranty is assigned or transferred
along with the obligations of Lessor under the Lease, (d) consent to any transfer or assignment of
Lessee's or any future Lessee's interest under the Lease except as specifically provided in this
Guaranty, (e) take and hold security for the payment of this Guaranty and exchange, enforce,
waive and release any such security, (f) apply such security and direct the order or manner of
sale thereof as Lessor, in its sole discretion, deems appropriate, and (g) foreclose upon any such
security by judicial or nonjudicial sale, without affecting or impairing in any way the liability of
Guarantor under this Guaranty, except to the extent the indebtedness has been paid.

3. Lessee's Default. This Guaranty is a guaranty of payment and performance, and
not of collection. Upon any non-curable breach or default by Lessee under the Lease or upon the
expiration of the Lessee’s cure period following any other default or breach by Lessee under the
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Lease, Lessor may proceed immediately against Lessee and/or any Guarantor to enforce any of
Lessor's rights or remedies against Lessee or any Guarantor pursuant o this Guaranty, the Lease,
or at law or in equity, and except as provided under the Lease, without notice to or demand upon
either Lessee or any Guarantor.

This Guaranty shall not be released, modified or affected by any failure or delay
by Lessor to enforce any of its rights or remedies under the Lease or this Guaranty, or at law or
in equity.

4. Guarantor's Waivers, Guarantor hereby waives (a) presentment, demand for
payment and protest of non-performance under the Lease, (b) notice of any kind including
without limitation, notice of acceptance of this Guaranty, protest, presentment, demand for
payment, default, nonpayment, or the creation or incurring of new or additional obligations of
Lessee to Lessor, (c) any right to require Lessor to enforce its rights or remedies against Lessee
under the Lease, or otherwise, or against any other Guarantor, (d) any right to require Lessor to
proceed against any security held from Lessee or any other party, and (¢} any defense arising out
of the absence, impairment or loss of any right of reimbursement or subrogation or other right or
remedy of Guarantor against Lessor or any such security, whether resulting from an election by
Lessor, or otherwise. Any part payment by Lessee or other circumstance, which operates to toll
any statute of limitations as to Lessee, shall operate to toll the statute of limitations as to
Guarantor, Notwithstanding anything in this Guaranty to the contrary, if the Lease has been
assigned by Lessee with the consent of Lessor and Lessee has been released in writing by the
Lessor from further liability under the Lease, this Guaranty shall be released.

5 Separate and Distinet Obligations. Guarantor acknowledges and agrees that
Guarantor's obligations to Lessor under this Guaranty are separate and distinet from Lessee's
obligations to Lessor, under the Lease. The oceurrence of any of the following events shall not
have any effect whatsoever on Guarantor's obligations to Lessor hereunder, each of which
obligations shall continue in full force or effect as though such event had not occurred: (a) the
commencement by Lessee of a voluntary case under the federal bankruptey laws, as now
constituted or hereafter amended or replaced, or any other applicable federal or state bankruptey,
insolvency or other similar law (collectively, the "Bankruptey Laws"), (b) the consent by Lessee
1o the appoimtment of or taking possession by a receiver, liquidator, assignee, trustee, custodian,
sequestration or similar official of Lessee or for any substantial part of its property, (c) any
assignment by Lessee for the benefit of creditors, (d) the failure of Lessee generally to pay its
debts as such debts become due, () the taking of corporate action by Lessee in the furtherance of
any of the foregoing; or (f) the entry of a decree or order for relief by a court having jurisdiction
in respect of Lessee in any involunmtary case under the Bankrupicy Laws, or appointing a
receiver, liquidator, assignee, custodian, trustee, sequestration {or similar official) of Lessee or
for any substantial part of its property, or ordering the winding-up or liquidation of any of its
affairs and the continuance of any such decree or order unstayed and in effect for a period of
sixty (60} consecutive days. The liability of Guarantor under this Guaranty is not and shall not
be affected or impaired by any payment made to Lessor under or related to the Lease for which
Lessor is required to reimburse Lessee in settlement of any dispute, controversy or litigation in
any bankruplcy, reorganization, arrangement, moratorium or other federal or state debtor relief
procesding or pursuant to any court order in any bankruptcy.
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If, during any such proceeding, the Lease is assumed by Lessee or any trustee, or
thercafter assigned by Lessee or any trustee to a third party, this Guaranty shall remain in full
force and effect with respect to the full performance of Lessee, any such trustee or any such third
party's obligations under the Lease. If the Lease is terminated or rejected during any such
proceeding, or if any of the events deseribed in Subsections (a) through (f) of this Section 5
oceur, as between Lessor and each Guarantor, Lessor shall have the right to accelerate all of
Lessee's obligations under the Lease and each Guarantor's obligations under this Guaranty. In
such event, all such obligations shall become immediately due and pavable by Guarantor to
Lessor. Guarantor waives any defense arising by reason of any disability or other defense of
Lessee or by reason of the cessation from any cause whatsoever of the liability of Lessee.

6. Successors and Assigns.  This Guaranty binds each Guarantor's personal
representatives, transferees, successors, heirs and assigns.

7. Encumbrances. If Lessor's interest in the Premises or the Lease, or the rents or
issues or profits therefrom, are subject to any deed of trust, morigage or assignment for security,
any morigagee’s, beneficiary’s, trustee or assignee or any purchaser at any sale by judicial
foreclosure or under any private power of sale, and their successors and assigns’ acquisition of
Lessor's interest in the Premises or Lease shall not affect any of Guarantor's obligations under
this Guaranty. In such event, this Guaranty shall nevertheless continue in full force and effect
for the benefit of any mortgagee, beneficiary, trustee or assignee or any purchaser at any sale by
judicial foreclosure or under any private power of sale, and their successors and assigns. Any
married Guarantor expressly agrees that Lessor has recourse against any Guarantor's separate
property for all of such Guarantor's obligations hereunder.

2. Guarantor's Duty. Guarantor assumes the responsibility to remain informed of
the financial condition of Lessee and of all other circumstances bearing upon the risk of Lessee's
default, which reasonable inquiry would reveal, and agree that Lessor shall have no duty to
advise Guarantor of information known to it regarding such condition or any such circumstances.

9. Lessor's Reliance. Lessor shall not be required to inguire into the powers of
Lessee or the officers, employees, pariners or agents acting or purporting to act on its behalf, and
any indebtedness made or created in reliance upon the professed exercise of such powers shall be
guaranteed under this Guaranty.

10, Imcorporation of Certain Lease Provisions. Guarantor hereby represents and
warrants to Lessor that Guarantor has received a copy of the Lease, has read or had the
opportunity to read the Lease, and understands the terms of the Lease. The provisions in the
Lease relating to the execution of additional documents, legal proceedings by Lessor against
Lessee, severability of the provisions of the Lease, interpretation of the Lease, notices, waivers,
the applicable laws which govern the interpretation of the Lease and the authority of the Lessee
to execute the Lease are incorporated herein in their entirety by this reference and made a pant
hereof, Any reference in those provisions to "Lessee" shall mean each Guarantor and any
reference in those provisions to the "Lease" shall mean this Guaranty, except that (a) any notice
which any Guarantor desires or is required to provide to Lessor shall be effective only if signed
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by Guarantor and (b} any notice which Lessor desires or is required to provide to any Guarantor
shall be sent to such Guarantor at such Guarantor's address indicated below, or if no address is
indicated below, at the address for notices to be sent to Lessee under the Lease.

11, Attorneys Fees. In the event of any dispute arising out of the enforcement
or interpretation of this Guaranty, the prevailing party shall be entitled to reasonable attorney
fees and costs from the non-prevailing party, to include any reasonable attorney’s fees and costs
on appeal.

12, Choice of Law. The laws of the state in which the Premises is located shall
govern this Guaranty regardless of conflict of law principles.

Executed on ﬂt’&ti 5, 2015

GUARANTOR:

CRYOPORT, INC,,
a Nevada corporation

Telephone: g/ 9 -G8y -8 522
Emuail: RITEFANO Y iy & £0p AT Lo 4y

FEIN: §8-23:3393
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EXHIBIT D
GUARANTY

This Guaranty (the "Guaranty”) is attached to and made a part of that certain AIR
Commercial Real Estate Association Standard Industrial Commercial Multi-Tenant Lease-Net
(the “Lease”™) by and between DAIMLER OPPORTUNITY, LLC, a Delaware limited liability
company (“Lessor”), CRYOPORT SYSTEMS, INC., a California corporation (“Lessee”) and
CRYOPORT, INC., a Nevada corporation (“Guarantor’™), covering that certain approximate
27,648 square feet located at 17305 Daimler Street, Irvine, California (the “Premises”), as more
particularly described in the Lease. The terms used in this Guaranty shall have the same
definitions as set forth in the Lease. In order to induce Lessor to enter into the Lease with
Lessee, the Guarantor has agreed to execute and deliver this Guaranty to Lessor. Guarantor
acknowledges that Lessor would not enter into the Lease if Guarantor did not execute and
deliver this Guaranty to Lessor.

1. Guaranty. In consideration of the execution of the Lease by Lessor and as a
material inducement to Lessor to execute the Lease, Guarantor hereby irrevocably,
unconditionally, jointly and severally guarantees the full, timely and complete (a) payment of all
Base Rent, Additional Rent and other sums payable by Lessee to Lessor under the Lease, and
any amendments or modifications thereto by agreement or course of conduct, and (b)
performance of all covenants, representations and warranties made by Lessee and all obligations
to be performed by Lessee pursuant to the Lease, and any amendments or modifications thereto
by agreement or course of conduct. This Guaranty shall be a guaranty on the Lease for the Lease
Term (as may be extended) from the Commencement Date of the Lease (or any earlier
occupancy of the Premises by Lessee). The payment of those amounts and performance of those
obligations shall be conducted in accordance with all terms, covenants and conditions set forth in
the Lease, without deduction, offset, delay or excuse of any nature, or any disability of Lessee.

2. Lessor's Rights. Lessor may perform any of the following acts at any time
during the Lease Term as may be extended), without notice to or assent of Guarantor and without
in any way releasing, affecting or impairing any of Guarantor's obligations or liabilities under
this Guaranty: (a) alter, modify or amend the Lease by agreement or course of conduct, (b) grant
extensions or renewals of the Lease, (c) assign or otherwise transfer its interest in the Lease, the
Premises, or this Guaranty (so long as such assignment of the Guaranty is assigned or transferred
along with the obligations of Lessor under the Lease, (d) consent to any transfer or assignment of
Lessee's or any future Lessee's interest under the Lease except as specifically provided in this
Guaranty, (e) take and hold security for the payment of this Guaranty and exchange, enforce,
waive and release any such security, (f) apply such security and direct the order or manner of
sale thereof as Lessor, in its sole discretion, deems appropriate, and (g) foreclose upon any such
security by judicial or nonjudicial sale, without affecting or impairing in any way the liability of
Guarantor under this Guaranty, except to the extent the indebtedness has been paid.

3. Lessee's Default. This Guaranty is a guaranty of payment and performance, and
not of collection. Upon any non-curable breach or default by Lessee under the Lease or upon the
expiration of the Lessee’s cure period following any other default or breach by Lessee under the
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Lease, Lessor may proceed immediately against Lessee and/or any Guarantor to enforce any of
Lessor's rights or remedies against Lessee or any Guarantor pursuant o this Guaranty, the Lease,
or at law or in equity, and except as provided under the Lease, without notice to or demand upon
either Lessee or any Guarantor.

This Guaranty shall not be released, modified or affected by any failure or delay
by Lessor to enforce any of its rights or remedies under the Lease or this Guaranty, or at law or
in equity.

4. Guarantor's Waivers, Guarantor hereby waives (a) presentment, demand for
payment and protest of non-performance under the Lease, (b) notice of any kind including
without limitation, notice of acceptance of this Guaranty, protest, presentment, demand for
payment, default, nonpayment, or the creation or incurring of new or additional obligations of
Lessee to Lessor, (c) any right to require Lessor to enforce its rights or remedies against Lessee
under the Lease, or otherwise, or against any other Guarantor, (d) any right to require Lessor to
proceed against any security held from Lessee or any other party, and (e} any defense arising out
of the absence, impairment or loss of any right of reimbursement or subrogation or other right or
remedy of Guarantor against Lessor or any such security, whether resulting from an election by
Lessor, or otherwise. Any part payment by Lessee or other circumstance, which operates to toll
any statute of limitations as to Lessee, shall operate to toll the statute of limitations as to
Guarantor, Notwithstanding anything in this Guaranty to the contrary, if the Lease has been
assigned by Lessee with the consent of Lessor and Lessee has been released in writing by the
Lessor from further liability under the Lease, this Guaranty shall be released.

5 Separate and Distinet Obligations. Guarantor acknowledges and agrees that
Guarantor's obligations to Lessor under this Guaranty are separate and distinet from Lessee's
obligations to Lessor, under the Lease. The oceurrence of any of the following events shall not
have any effect whatsoever on Guarantor's obligations to Lessor hereunder, each of which
obligations shall continue in full force or effect as though such event had not occurred: (a) the
commencement by Lessee of a voluntary case under the federal bankruptey laws, as now
constituted or hereafter amended or replaced, or any other applicable federal or state bankruptey,
insolvency or other similar law (collectively, the "Bankruptey Laws"), (b) the consent by Lessee
1o the appoimtment of or taking possession by a receiver, liquidator, assignee, trustee, custodian,
sequestration or similar official of Lessee or for any substantial part of its property, (c) any
assignment by Lessee for the benefit of creditors, (d) the failure of Lessee generally to pay its
debts as such debts become due, () the taking of corporate action by Lessee in the furtherance of
any of the foregoing; or (f) the entry of a decree or order for relief by a court having jurisdiction
in respect of Lessee in any involunmtary case under the Bankrupicy Laws, or appointing a
receiver, liquidator, assignee, custodian, trustee, sequestration {or similar official) of Lessee or
for any substantial part of its property, or ordering the winding-up or liquidation of any of its
affairs and the continuance of any such decree or order unstayed and in effect for a period of
sixty (60} consecutive days. The liability of Guarantor under this Guaranty is not and shall not
be affected or impaired by any payment made to Lessor under or related to the Lease for which
Lessor is required to reimburse Lessee in settlement of any dispute, controversy or litigation in
any bankruplcy, reorganization, arrangement, moratorium or other federal or state debtor relief
procesding or pursuant to any court order in any bankruptcy.
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If, during any such proceeding, the Lease is assumed by Lessee or any trustee, or
thercafter assigned by Lessee or any trustee to a third party, this Guaranty shall remain in full
force and effect with respect to the full performance of Lessee, any such trustee or any such third
party's obligations under the Lease. If the Lease is terminated or rejected during any such
proceeding, or if any of the events deseribed in Subsections (a) through (f) of this Section 5
oceur, as between Lessor and each Guarantor, Lessor shall have the right to accelerate all of
Lessee's obligations under the Lease and each Guarantor's obligations under this Guaranty. In
such event, all such obligations shall become immediately due and pavable by Guarantor to
Lessor. Guarantor waives any defense arising by reason of any disability or other defense of
Lessee or by reason of the cessation from any cause whatsoever of the liability of Lessee.

6. Successors and Assigns.  This Guaranty binds each Guarantor's personal
representatives, transferees, successors, heirs and assigns.

7. Encumbrances. If Lessor's interest in the Premises or the Lease, or the rents or
issues or profits therefrom, are subject to any deed of trust, morigage or assignment for security,
any morigagee’s, beneficiary’s, trustee or assignee or any purchaser at any sale by judicial
foreclosure or under any private power of sale, and their successors and assigns’ acquisition of
Lessor's interest in the Premises or Lease shall not affect any of Guarantor's obligations under
this Guaranty. In such event, this Guaranty shall nevertheless continue in full force and effect
for the benefit of any mortgagee, beneficiary, trustee or assignee or any purchaser at any sale by
judicial foreclosure or under any private power of sale, and their successors and assigns. Any
married Guarantor expressly agrees that Lessor has recourse against any Guarantor's separate
property for all of such Guarantor's obligations hereunder.

2. Guarantor's Duty. Guarantor assumes the responsibility to remain informed of
the financial condition of Lessee and of all other circumstances bearing upon the risk of Lessee's
default, which reasonable inquiry would reveal, and agree that Lessor shall have no duty to
advise Guarantor of information known to it regarding such condition or any such circumstances.

9. Lessor's Reliance. Lessor shall not be required to inguire into the powers of
Lessee or the officers, employees, pariners or agents acting or purporting to act on its behalf, and
any indebtedness made or created in reliance upon the professed exercise of such powers shall be
guaranteed under this Guaranty.

10, Imcorporation of Certain Lease Provisions. Guarantor hereby represents and
warrants to Lessor that Guarantor has received a copy of the Lease, has read or had the
opportunity to read the Lease, and understands the terms of the Lease. The provisions in the
Lease relating to the execution of additional documents, legal proceedings by Lessor against
Lessee, severability of the provisions of the Lease, interpretation of the Lease, notices, waivers,
the applicable laws which govern the interpretation of the Lease and the authority of the Lessee
to execute the Lease are incorporated herein in their entirety by this reference and made a pant
hereof, Any reference in those provisions to "Lessee" shall mean each Guarantor and any
reference in those provisions to the "Lease" shall mean this Guaranty, except that (a) any notice
which any Guarantor desires or is required to provide to Lessor shall be effective only if signed
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by Guarantor and (b} any notice which Lessor desires or is required to provide to any Guarantor
shall be sent to such Guarantor at such Guarantor's address indicated below, or if no address is
indicated below, at the address for notices to be sent to Lessee under the Lease.

11, Attorneys Fees. In the event of any dispute arising out of the enforcement
or interpretation of this Guaranty, the prevailing party shall be entitled to reasonable attorney
fees and costs from the non-prevailing party, to include any reasonable attorney’s fees and costs
on appeal.

12, Choice of Law. The laws of the state in which the Premises is located shall
govern this Guaranty regardless of conflict of law principles.

Executed on ﬂt’&ti 5, 2015

GUARANTOR:

CRYOPORT, INC,,
a Nevada corporation

Telephone: g/ 9 -G8y -8 522
Emuail: RITEFANO Y iy & £0p AT Lo 4y

FEIN: §8-23:3393
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