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ADDENDUM TO LEASE

THIS ADDENDUM dated, for reference purposes only, _______, 2010, is made by and between Ventura Petit, LLC, a California limited liability company and La Cienga Shopping Center Development, LLC, a California limited liability company (herein, collectively, "Lessor"), and First Republic Bank, a California corporation (herein, "Lessee").  This Addendum is attached to the Standard Industrial Commercial Single-Tenant Lease-Net of even date and is a part thereof.  All references herein to the Lease mean the printed portion of the Lease as amended by this Addendum.  To the extent of any conflict between the printed portion of the Lease and this Addendum, the terms, covenants and provisions of this Addendum shall prevail and control.  The numbering of the paragraphs below corresponds to the numbering of the paragraphs in the printed portion of the Lease.

1.2  The “Premises” shall mean the Building at 16624 Ventura Boulevard, Encino, California, including, without limitation, walkways, sidewalks, aisles, driveways, parking areas, lighting, landscaping, sprinklers and irrigation systems, gates, walls, fencing, outside stairs, retaining walls, utilities and other improvements existing at the execution of this Lease and from time to time constructed, which are appurtenant to the Building and Premises.  The “Term” means the Original Term and all extensions thereto.


Lessor shall not be liable for damages or injury to any property or person, including Lessee, caused or brought about by any act or omission in connection with the use of or by reason of any physical condition of the parking area.  


1.3  The Commencement Date for the Original Term shall be the earlier of: (i) the date Lessee opens for business at the Premises, or (ii) one hundred twenty (120) days after the date Lessor delivers the Premises to Lessee.  The Expiration Date of the Original Term shall be April 30, 2025.  Immediately upon the execution of this Lease, Lessee shall apply for and diligently pursue, using its best efforts to expedite, the approval of the Federal Deposit Insurance Corporation and the Department of Financial Institutions (“Regulatory Approval”) for the opening of its business at the Premises.  If Lessee diligently applies for and uses its best efforts to pursue and expedite the Regulatory Approval and then if the Regulatory Approval is not obtained within 60 days (“Regulatory Approval Deadline”) after the execution of this Lease, Lessee may, at its option: (i) terminate this Lease by giving Lessor written notice of termination (“Regulatory Termination Notice”) based upon the failure to obtain Regulatory Approval; or (ii) extend the Regulatory Approval Deadline by thirty (30) days by giving Lessor written notice of such extension not less than 3 business days prior to the end of the initial Regulatory Approval Deadline.  Such Regulatory Termination Notice shall be given not later than five (5) days after the Regulatory Approval Deadline and any extension, if applicable, and Lessee’s failure to obtain Regulatory Approval.  
There is an existing tenant (“Existing Tenant”) at the Premises.  Lessor shall not be obligated to give the Existing Tenant notice of the termination of its tenancy at the Premises or otherwise take any action to terminate the Existing Tenant’s possession of the Premises until 10 days after Lessor’s receipt of Lessee’s written notice to Lessor that Regulatory Approval has been obtained by Lessee.  Lessor’s obligation to deliver possession of the Premises to Lessee shall be subject to and contingent upon Lessor obtaining possession of the Premises from the Existing Tenant.  If possession of the Premises is not delivered to Lessee within 365 days following the date of Regulatory Approval, then Lessee may, at its option, by notice in writing within 10 days after the end of the 365 days give Lessor notice that this Lease will terminate unless Lessor delivers possession of the Premises within 60 days of the giving of such notice by Lessee.  Lessee shall have no other rights or remedies for Lessor’s failure to deliver possession of the Premises.

Lessee shall have the option (“Option”) to extend the Term of this Lease for five years (“Option Term”) on the same terms, provisions, and covenants as pertain and apply to the Original Term, except that the Base Rent for the Option Term, beginning on the first day of the first month of the Option Term (corresponding to May 1, 2025), shall be a sum equal to 102.5% of the Base Rent payable in the final 12 months of the Original Term.  The Option shall be exercised by Lessee by giving Lessor not less than 365 days prior written notice (“Option Notice”) of the exercise of the Option.  Time is of the essence with respect to the giving of the Option Notice.

All references in this Lease to the Term mean and include the Original Term and the Option Term.
Notwithstanding anything herein to the contrary, in the event Lessor elects, in the exercise of Lessor’s absolute discretion, to redevelop the Premises, or any portion thereof, Lessor may, at Lessor’s election, terminate the Lease by giving Lessee 18 months’ prior written notice of Lease termination (“Lease Terminate Notice”).  The Lease Termination Notice may be given at any time after October 31, 2023.  There shall be no charge to Lessor for the exercise of such option to terminate.      
1.4  Lessor shall have no obligation to provide early possession.  In no event shall Lessee be entitled to obtain or retain possession unless Lessee provides Lessor with all policies of insurance or certificates of insurance in form and content reasonably satisfactory to Lessor, that Lessee is required to obtain and maintain under this Lease.  In addition, Lessee shall be required to obtain and pay for all public utilities relating to Lessee’s use and possession of the Premises.


1.5
As used herein the term "Rent" shall include all sums and charges from time to time due from Lessee to Lessor hereunder, whether denominated rent, or otherwise, including, but not limited to, Base Rent.  Base Rent shall be absolutely due and payable on the first day of each calendar month, without offset, reduction, setoff, deduction or credit.
Beginning on the earlier of (i) 120 days after Lessor delivers possession of the Premises to Lessee; or (ii) Lessee’s opening for business at the Premises, whichever shall first occur (the “Rent Commencement Date”), the Base Rent shall be the sum of Three Hundred Forty Eight Thousand Dollars ($348,000.00) for the succeeding 365 days (“First Lease Year”, with each successive 365 day period being a “Lease Year”), then beginning on the first day of the Second Lease Year and the first day of each successive Lease Year (each, an “Anniversary Date”) of the Original Term and the Option Term, if any, the Base Rent shall be increased on each Anniversary Date (beginning in the Second Lease Year) by a sum equal to two and one-half percent (2.5%) of the Base Rent due and payable for the Lease Year immediately preceding the applicable Anniversary Date for which the Base Rent is being increased.  In no event shall the Base Rent be decreased on any Anniversary Date in any Lease Year.  

In addition to the annual Base Rent increases set forth in the immediately preceding paragraph, beginning on the first day of the eleventh Lease Year of the Original Term the Base Rent shall increase to the then Fair Market Base Rent Valuation (“FMV”) of the Premises as of the beginning of the eleventh year of the Original Term and on the first day of the sixteenth Lease Year of the Original Term the Base Rent shall increase to the then FMV of the Premises as of the beginning of the sixteenth Lease Year of the Original Term; provided, in no event shall the Base Rent beginning in the eleventh Lease Year be less than a sum equal to 102.5% of the Base Rent for the tenth Lease Year and in no event shall the Base Rent beginning in the sixteenth Lease Year be less than a sum equal to 102.5% of the Base Rent for the fifteenth Lease Year.  The FMV shall be based on base rent considering the highest and best use for the Premises, unburdened by any lease or tenancy, and without any reduction for brokerage commissions, free rent or equivalent, tenant improvement allowances or other deductions or concessions.  At Lessor’s option, the Lessor’s determination of the FMV of the Premises may be prepared in consultation with such real estate brokers, appraisers or other real estate professionals whom Lessor determines in the exercise of Lessor’s reasonable business judgment qualified to assist in the determination of the FMV.  Lessor shall present its FMV determination to Lessee not less than 90 days prior to the end of the tenth or fifteenth Lease Year, as applicable, of the Original Term.  If Lessee disputes the Lessor’s FMV determination, then within 10 days after Lessee’s receipt of Lessor’s FMV, Lessee shall hire an appraiser to determine FMV.  The Lessee shall present its appraiser’s determination of FMV within 30 days after Lessee’s receipt of Lessor’s FMV.  If Lessor accepts the determination of Lessee’s appraiser, then that amount shall be the Base Rent.  If Lessor rejects the FMV of Lessee’s appraiser, then Lessor and Lessee’s appraiser shall within 30 days after Lessor’s receipt of Lessee’s appraiser’s FMV, appoint an appraiser to determine FMV.  The costs and expenses of the additional appraiser shall be paid by Lessor and Lessee equally.  The FMV for purposes of determining FMV for this paragraph shall be equal to the average of the two closest FMV determinations among (i) Lessor’s FMV, (ii) Lessee’s appraiser, and (iii) the additional appraiser.  Notwithstanding the foregoing, the annual Base Rent for Lease Year 11 of the Original Term shall in no event be less than a sum equal to 102.5% of the Base Rent for the Lease Year immediately prior to the Base Rent increase under this paragraph, nor shall Base Rent be decreased and the annual Base Rent for Lease Year 16 of the Original Term shall in no event be less than a sum equal to 102.5% of the Base Rent for the Lease Year immediately prior to the Base Rent increase under this paragraph, nor shall Base Rent be decreased. 
The Base Rent for the calendar month in which the Base Rent begins, if the Rent Commencement Date is other than the first day of the calendar month, shall be prorated and paid to the first day of the next succeeding calendar month.  All of Lessee’s other charges, costs, fees, expenses, taxes, impositions, insurance premiums and other items relating to the use, occupancy, replacement, repair and operation of the Premises, whether payable to Lessor or to any third party, shall begin on the Rent Commencement Date.

Notwithstanding anything herein to the contrary, Lessee shall pay all Real Property Taxes and all insurance expenses for the parcel on which the Premises and Building are located.

1.7
Lessee shall not use, or permit the Premises to be used for any other purpose without first obtaining Lessor's written consent.


Lessee's use of the Premises as provided in this Lease shall be in accordance with the following:



A.  Lessee shall not do, bring, or keep anything in and about the Premises that will cause a cancellation of any insurance covering the Premises. If the rate of any premiums for any insurance carried by Lessor increases as a result of Lessee's use, Lessee shall pay to Lessor any such premium increase upon demand.


B.  Lessee shall comply with all laws, statutes and regulations concerning the Premises for Lessee's use and occupancy of the Premises, including without limitation the obligation at Lessee's cost to alter, maintain or restore the Premises in compliance and conforming with all laws, statutes and regulations relating to the condition, use or occupancy of the Premises during the Term of this Lease.



C.  Lessee shall not use the Premises in any manner that will constitute waste, nuisance, or unreasonable annoyance.



D.
In the event of any change of use approved by

Lessor, in the exercise of its reasonable discretion, Lessee shall be responsible for any and all direct and indirect governmental fees, impositions, charges, conditions, costs, taxes, traffic and other mitigation measures and fees and additional fees or taxes resulting from such change in use of the Premises.



E.
Lessee covenants and agrees:




(i)   the Premises shall be kept in a neat, orderly and clean condition;



(ii)
all health, fire and police regulations shall

be strictly complied with;



(iii) all signs shall be kept safe, secure,

and in good condition and repair and shall conform to the requirements of all governmental authorities;




(iv)
not to use, suffer or permit the Premises or

any part thereof, to be used in any manner that will constitute a nuisance or an unreasonable annoyance to the owners, occupants, or neighbors of the Premises, or for any extra-hazardous purposes, or in any manner that might violate any policy or policies of insurance or suspend, avoid, make inoperative, or increase the rate of any fire, rental insurance, or other insurance, at any time carried on any building in the Project or any of its contents; and




(vi)
not to suffer or permit the Premises or any

part thereof to be used in any manner that will injure or impair the structural strength of the Building of which they are a part.
Lessor shall be entitled to seek injunctive relief for any violation of this paragraph, which shall be in addition to all other legal and equitable remedies available to Lessor.
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1.9(b)  The real estate brokerage commission for Lessor’s Broker pertaining to this Lease and the transaction set forth herein shall be governed by a separate agreement.  The Broker is not a third party beneficiary of this Lease.  Lessee represents to Lessor that Lessee has no real estate broker or finder for this Lease.  Lessee shall indemnify, defend and hold harmless Lessor and its agents, representatives, employees, Broker and manager from and against all claims, demands, actions, causes of action, obligations, liabilities, costs, expenses and fees, including, but not limited to, attorneys’ fees, arising from or concerning any person or entity claiming or demanding a brokerage fee or finder’s fee on behalf of Lessee or as an agent, broker or finder of Lessee under this Lease or with respect to the transactions in this Lease.

2.2
Lessee warrants and represents to Lessor and Lessor is relying on the following express representations to induce Lessor to enter into this Lease:

(i)  Lessee is not relying upon any oral or written warranties or representations by Lessor or any agent, member, partner, officer, director, representative, manager, employee, attorney, broker or consultant of Lessor of any kind or nature with respect to, pertaining to or concerning any matter, including but not limited to, this Lease, any provisions of this Lease, the Premises, the Building, improvements to the Building, or Premises the current or future layout or design of the Premises, signage, the availability of governmental authorizations or permits affecting the Premises or Lessee’s business or operations, or anticipated or possible development of or improvements to the Premises, to induce Lessee to enter into this Lease, except to Lessor’s best knowledge, the Premises are zoned for Lessee’s intended use.

(ii)  Lessee is not relying upon any oral or written warranties or representations by Lessor or any agent, member, partner, officer, director, representative, manager, employee, attorney, broker or consultant of Lessor of any kind or nature with respect to, pertaining to or concerning the future and possible development of the Premises, including, but not limited to, replacement, remodeling or refurbishing of existing Buildings and structures at the Premises, the neighbors and adjacent business of the Premises, the configuration of parking areas, lighting or landscaping at the Premises, and laws, statutes and ordinances affecting the Premises, including, without limitation, the Ventura Boulevard Specific Plan.
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2.4
Lessee warrants and represents that Lessee has examined the Premises and the Building, and determined the suitability of the Project, including, without limitation, the Premises, for Lessee's anticipated business at the Premises.  Lessee warrants and represents that Lessee is not relying upon any warranties or representations by Lessor or Lessor's agents, representatives or broker concerning or pertaining to any matter or thing regarding the Premises and the suitability of the Premises for the operation of Lessee's business, and Lessor expressly disclaims all such warranties and representations for itself and its agents, representatives and Broker, except as expressly set forth in this Lease.

6.2(c) Lessee shall, and hereby does, agree to indemnify

and hold harmless Lessor and Lessor's agents, partners, shareholders, representatives, employees, servants, affiliates and related parties, from and against any and all liabilities, demands, claims, obligations, actions, causes of action, proceedings, costs, expenses and fees, including, without limitation, attorneys' fees, arising from, concerning and pertaining to any breach or violation by Lessee of the covenant contained in this paragraph 6.2(c).


6.2(d) Except as otherwise set forth in this Lease, including but not limited to, in paragraphs 6.2(a) through (c) hereof, Lessee shall indemnify, defend, and hold harmless Lessor and its officers, directors, shareholders, employees, agents, members, managers, successors, assigns and representatives against all liability, demands, claims, costs, losses, damages, recoveries, settlements, and expenses, including without limitation claims based in tort or for personal injury (including interest, penalties, attorney fees, accounting fees, expert witness fees, costs, and expenses) incurred by Lessor, known or unknown, contingent or otherwise, directly or indirectly arising from or related to:




(i)
The presence, generation, manufacture,

transport, treatment, storage, handling, production, processing, disposal, release, or threatened release of any Hazardous Materials, as defined as any hazardous, infectious or toxic substance, chemical, pollutant, contaminant, emission or waste which is or becomes regulated by any local, state or federal authority.  Hazardous Materials include, without limitation, anything which is: (i) defined as a "pollutant" pursuant to 33 U.S.C. §1362(6); (ii) defined as a "hazardous waste" pursuant to 42 U.S.C. §6921; (iii) defined as a "regulated substance" pursuant to 42 U.S.C. §6991; (iv) defined as "hazardous substance" pursuant to 42 U.S.C. §9601(14); (v) defined as a "pollutant or contaminant" pursuant to 42 U.S.C. §9601(33); (vi) petroleum; (vii) asbestos; (viii) polychlorinated biphenyl; and (ix) defined as a pollutant, hazardous waste or regulated substance on, below, from, or affecting the Premises, the Building and/or the Shopping Center, including without limitation the soil, water, vegetation, buildings, and improvements in, on, about or below the Premises, the Building and/or the Shopping Center.




(ii)
Any personal injury (including wrongful

death) or Premises damage (real or personal) arising from or related to such Hazardous Materials;



(iii) Any lawsuit brought or threatened,

settlement reached, or governmental order relating to such Hazardous Materials; and




(iv)
Any violations of laws, orders, regulations,

requirements, or demands of government authorities that are based on or in any way related to such Hazardous Materials, including without limitation attorney and consultant fees, investigation and laboratory fees, court costs, and litigation expenses.


This indemnification shall not pertain to any liability, recovery, penalty, obligation, demand, cost, loss, expense, damages, injury, action, settlement, cause of action, proceedings or other matters arising from, pertaining to or caused by, any act or omission of Lessor or Lessor's employees, servants, affiliates, representatives, shareholders, officers, directors, customers, vendors or business invitees, or their respective agents, servants, employees or affiliates or solely because Lessee is in the chain of title.  This indemnification shall survive the expiration or termination of this Lease.

 SEQ CHAPTER \h \r 17.3(c) Notwithstanding Lessee's objection to any mechanic's lien, in no event shall a lien remain if: (i) such lien could or might place Lessor in default with respect to any obligation of Lessor to any Lender; or (ii) such lien could or might hinder or impair Lessor's ability to obtain financing or refinancing secured in whole or in part by a deed of trust or other instrument creating a lien against the Building or Premises.  In addition to any other rights and remedies available to Lessor, Lessor may require Lessee to post said surety bond.

7.3(d) Lessee shall give Lessor not less than 30 days

prior notice of all anticipated Alterations and Utility Installations and permit Lessor to post any appropriate notice of non-responsibility.

8.1
With respect to any insurance that Lessee may be

obligated to maintain hereunder, Lessor may designate any additional named insureds on such policies as Lessor shall deem reasonably prudent including, but not limited to, Lessor's Lender (from time to time), partners, officers, directors, members, mangers, shareholders, employees, agents, servants and management company. 
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8.2(a) Lessor reserves the right to increase the liability coverage per occurrence no more often than every thirty (30) months during the Term; provided, each increase shall be no greater than 15% of the coverage amount then in effect.


8.3(a) Lessor reserves the right, at Lessee's expense, to

obtain and keep in force during the Term of this Lease a policy of earthquake insurance in accordance with the terms of this paragraph 8, and any other insurance required by Lessor’s lender(s)from time to time.

8.3(e) Lessor reserves the right to require Lessee at any

time and from time to time to procure and maintain such policy or policies of insurance that Lessor is obligated to procure and maintain hereunder.  If Lessor elects to require Lessee to procure and maintain any such policy, Lessor and its partners, affiliates, management company, officers, members, shareholders, employees, manager, Lenders (from time to time), and any person or entity affiliated with Lessor shall be additional named insureds and loss payees on each such policy.  Each such policy shall also comply with paragraphs 8.3(a) and (b) above and 8.5 below.


8.9
  If Lessee shall fail to procure and maintain any

insurance Lessee is obligated hereunder to procure and maintain, Lessor may at its option, but shall not be obligated to, upon not less than three (3) days prior notice to Lessee, procure and maintain such insurance at Lessee's sole expense.  Lessee shall pay Lessor the costs for such insurance, plus ten percent (10%) of such cost, within ten (10) days of presentation to Lessee of a bill therefor.

The proceeds of any insurance policy covering loss or damage to the Premises shall be payable to Lessor only (and at Lessor’s option to Lessor’s Lender) and notwithstanding Lessee's contribution to the premium charge therefor.


8.10  The limitations of coverage types or amounts in paragraph 8 shall not limit the right of any Lender from time to time to require different types of insurance coverage(s), different liability limits, or impose other commercially reasonable requirements, and Lessee shall comply with the terms, requirements and conditions of any such Lender from time to time, notwithstanding anything contained in this Lease.

10.1
In addition to Real Property Taxes, as defined in the

Lease, "Real Property Taxes" shall include any levy or imposition in substitution, partially or totally, of any levy or impositions now or previously included within the definition of Real Property Taxes, including those imposed or required by governmental agencies to increase tax increments to governmental agencies, and for services such as education and schools, fire protection, street, sidewalk and road maintenance, transportation, vehicle trip mitigation attributable to Lessee’s use or any change in Lessee's use at any time under this Lease, refuse removal or other governmental services formerly provided without charge to the Premises, any levies or impositions allocable to or measured by the area of Premises, the sales generated from the Premises or any rental payable under this Lease; and any levies or impositions upon this Lease transaction or any document to which Lessee is a party creating a transfer in interest or an estate in the Premises (but in no event shall Lessee pay Lessor's income taxes, estate or inheritance taxes).
11.
Lessor shall not be liable in damages or otherwise for any failure or interruption of any utility service being furnished the Premises, and no such failure or interruption shall entitle Lessee to terminate this Lease or to abate payment of any portion of the Rent due hereunder.

12.1(a) Any consent to an assignment shall be conditioned upon Lessee’s express agreement as a part of the assignment that Lessee shall remain absolutely liable for the balance of the Term of this Lease to perform and pay, timely and fully, all monetary and non-monetary obligations, duties and covenants from Lessee to Lessor under this Lease, without any set-off, defense, waiver or release of any kind or nature.

12.1(h) Notwithstanding the foregoing, no assignment or subletting pursuant to this paragraph shall be effective: (i) during the period commencing with the giving of any notice of Default under paragraph 13.1 below and continuing until the noticed Default is cured, or (ii) during the period of time any monetary obligation due Lessor from Lessee is unpaid (without regard to whether notice thereof is given Lessee), or (iii) during the time Lessee is in Breach of this Lease, or (iv) in the event that Lessor has given to Lessee three or more notices of separate Defaults under paragraph 13.1 during the 12 month period immediately preceding the attempted transfer or assignment, whether or not the Defaults are cured.


12.2(e) The information relevant to Lessor's determination

shall include the following: (1) the name of the proposed subtenant or assignee; (2) the nature and extent of the proposed subtenant's or assignee's business to be carried on in the Premises; (3) the terms and provisions of the proposed sublease or assignment; (4) such financial information as Lessor may reasonably request concerning the proposed subtenant or assignee, so as to establish the potential subtenant, consignee or assignee's financial strength, experience and reputation as all being equal to or greater than Lessee's and demonstrate an ability to perform Lessee's obligations hereunder; and (5) evidence reasonably satisfactory to Lessor that such transfer will not devalue Lessor's interest under this Lease, whether by degrading the quality of merchandising in the Premises, decreasing the level of gross sales, or otherwise, including evidence respecting the relevant business experience and financial responsibility of the proposed transferee.  Any subtenant, assignee, or consignee must establish the above mentioned requirements as a condition precedent to Lessor's consent to any sublease or assignment as described hereinabove.  Lessor may request, as a condition precedent to making such determination, such other and further documents and information as Lessor may deem necessary in the exercise of Lessor's absolute discretion.  In making such determination to approve or disapprove any proposed assignment or sublease, Lessor may, in addition to the factors and information set forth in this paragraph 12.2, or otherwise requested by Lessor, consider other factors impacting the operation of the Premises.


12.2(h) Lessor's consent to any assignment, subletting, or

other transfer, shall be subject to the following:




(a)
Lessee shall not charge or retain any spread 
or benefit on rent charged to any assignee, sublessee or 

 transferee.  Notwithstanding anything herein to the contrary, Lessee may, at Lessee’s sole expense (in compliance with all applicable laws, ordinances, statutes, rules and regulations, with all governmental permits and approvals), subdivide and sublease the Building, or any portion thereof; provided, that, in addition to Rent due hereunder, after deducting Lessee’s real estate brokerage commissions for leasing, subleasing or assigning, Lessor shall receive 50% of all consideration, value and benefits, whether denominated rent, proceeds of the sale, assignment, exchange or transfer of shares, partnership interests, membership interests and assets, including, but not limited to, inventory, customer lists, and goodwill of the business at the Premises, "key-money" or other premium payable by the transferee, in excess of the Base Rent due and payable to Lessor by Lessee as herein provided, on sublease, assignment or other transfer, regardless of when due or payable by the transferee;




(b)
Any sublessee of part or all of Lessee's

interest in the Premises shall agree that in the event that Lessor gives such sublessee notice that Lessee is in default under this Lease, such sublessee shall thereafter make all sublease or other payments directly to Lessor, which payments will be received by Lessor without any liability whether under the sublease or otherwise (except to credit such sums against those due under the Lease), but such acceptance shall not constitute consent or waiver of the necessity of consent to such subleasing, or other transfer nor shall acceptance constitute the recognition of such sublessee or other party as Lessee hereunder, nor shall it release Lessee from further performance of all the covenants, conditions, or obligations of Lessee herein contained unless Lessor so states in writing; and any sublessee shall agree to attorn to Lessor or its successors and assigns should this Lease be terminated for any reason, except that in no event shall Lessor or its successors or assigns be obligated to accept such attornment;




(c)
Lessee shall not then be in Default hereunder

in any respect; and




(d)
One executed copy of any and all written

instruments evidencing or relating to any such assignment, sublease, or other transfer shall be delivered to Lessor.


12.2(i) Lessor's consent to any one transfer shall apply

only to the specific transaction thereby authorized and such consent shall not be construed as a waiver of the duty of Lessee or any transferee to obtain Lessor's consent to any other or subsequent transfer or as modifying or limiting Lessor's rights hereunder in any way.  Lessor's acceptance of rent directly from any subtenant, assignee, or other transferee shall not be construed as Lessor's approval or consent thereto nor Lessor's agreement to accept the attornment of any subtenant in the event of any termination of this Lease.  Lessee hereby specifically waives and releases any contract, tort, or other claims or causes of action against Lessor arising out of Lessor's failure to consent to any transfer for any reason or any other action by Lessor under this paragraph 12.

12.2(j) The granting of a concession or license to any

person, firm or corporation to operate in or use in any manner all or any portion of the Premises shall be deemed a subletting within the meaning of this paragraph 12.  Transfers and assignments by operation of law shall be deemed included within the provisions of this paragraph 12.

12.2(k) No interest of Lessee in this Lease shall be

assignable by operation of law (including, without limitation, the transfer of this Lease by testacy or intestacy). An involuntary assignment shall constitute a default by Lessee and Lessor shall have the right to elect to terminate this Lease, in which case this Lease shall not be treated as an asset of Lessee. Each of the following acts shall be considered an involuntary assignment:




(i)
If Lessee is or becomes bankrupt or

insolvent, makes an assignment for the benefit of creditors, or institutes a proceeding under the Bankruptcy Act in which Lessee is the bankrupt; or, if Lessee is a partnership or consists of more than one person or entity, if any partner of the partnership or other person or entity is or becomes bankrupt or insolvent, or makes an assignment for the benefit of creditors, or if Lessee is a limited liability company, if any member of the limited liability company is or becomes bankrupt or insolvent, or makes an assignment for the benefit of creditors;




(ii)
If a writ of attachment or execution is

levied on this Lease;



(iii) If, in any proceeding or action to which Lessee is a party, a receiver is appointed with authority to take possession of the Premises.


12.2(l) In no event shall any assignment, sublease or

other transfer of the Lease by Lessee or of all or any portion of Lessee's interest hereunder be valid, if such assignment, sublease or transfer is to a transferee who, at the time of the assignment, sublease or transfer, is by reason of the transferee's lack of financial capability or business inexperience incapable of discharging the Lessee's duties and obligations hereunder, including the obligation to pay the rent.


12.4  Neither Lessee’s interest in the Premises or in this Lease may be encumbered, mortgaged, used as collateral, given as security or otherwise made subject to any indebtedness, deed of trust, mortgage, security interest, covenant, condition, restriction or easement to any third party without the prior written consent of Lessor which may be withheld, given or conditioned by Lessor in the exercise of Lessor’s absolute discretion.

12.5  Any consent or approval of Lessor with respect to any assignment, subleasing, transfer or other matter under this paragraph 12, including, subparagraph 12.1 above, may be withheld, given or conditioned by Lessor in the exercise of Lessor’s reasonable discretion.

12.6  Except as otherwise provided, Lessee may assign or sublet only with Lessor's consent, which consent shall not to be unreasonably withheld, delayed or conditioned.  Lessee may, without Lessor's consent, assign the Lease, or sublet all or any part of the Premises:

(a)
to its parent corporation or to any affiliate of Lessee, or to a joint venture in which Lessee is a joint venture partner or


(b)
to any corporation into which or with which Lessee or its parent may merge or to any corporation or other business entity or to any company which may result from a reorganization or consolidation by or with Lessee, or to which Lessee shall sell all or substantially all of its assets in the state in which the Premises is located or all or substantially all of its corporate shares; and provided Lessee shall remain fully liable under the Lease.  The permitted assignees and subtenants pursuant to subparagraph (a) and (b) are “Permitted Transferees”.
Lessor's consent shall not be required for any public offering of stock in Lessee through a nationally recognized exchange.

13.1(a)  A closedown of Lessee’s operations shall not be deemed an abandonment of the Premises so long as Lessee timely and fully pays and performs all of Lessee’s covenants and obligations under this Lease and Lessee is not otherwise in Breach or Default under this Lease.  In the event Lessee closes down its operations at the Premises for a period of 90 days or more for reasons other than remodeling of the Premises, casualty at the Premises or force majeure, Lessor may at any time thereafter regain possession of the Premises by giving Lessee ten (10) days’ notice of Lessor’s election to regain possession.  There shall be no cost to Lessor to regain possession of the Premises.  Upon the date Lessor regains possession of the Premises, this Lease shall terminate and the parties shall have no further obligations under this Lease, except to the extent any provisions, including, indemnities and representations, survive the cancellation or termination of this Lease.


13.6(c)  In no event shall any owner, shareholder, member, manager, partner, officer or director of Lessor have any personal liability for any claim, obligation, demand, liability, cost, expense, fee, loss or damages (herein, a “Claim”) asserted or incurred by Lessee under this Lease and alleged to be caused or caused by, pertaining to, or caused by any act or omission of Lessor or its officers, directors, agents, employees, owners, partners, shareholders, members, contractors, consultants, brokers, managers, representatives or attorneys, including, but not limited to, any Claim concerning or pertaining to any tenant or subtenant of Lessee at the Premises or any employee, consultant, officer, director, representative, broker, attorney, manager, owner, shareholder, member or partner of Lessee.  Any legal or equitable judgment, relief or award pertaining to or arising from any Claim including, but not limited to, for any loss or damages obtained by Lessee or its agents, officers, directors, owners, partners, shareholders, members, tenants and subtenants, and their respective successors and assigns, from time to time, shall be without recourse to any current or future owner, shareholder, member, partner, officer or director of Lessor, from time to time, and shall be solely against the Premises and any income to be derived therefrom, including any applicable insurance, and not against any owner, shareholder, member, partner, officer or director of Lessor, representative, broker, attorney or his, her or its respective assets, heirs, representatives, successors or assigns.  The provisions of this paragraph shall survive the termination or expiration of this Lease.

23.1  Copies of all notices to Lessor shall be sent concurrently to Philip A. Metson, Esq., 1875 Century Park East, Suite 2200, Los Angeles, California  90067-2523, telephone (310) 551-0296, facsimile (310) 551-0837, to be effective.


30.4
 Within ten days of Lessor's request to Lessee, Lessee

shall execute and deliver such attornment, subordination and non-disturbance agreement(s) in the form and content as any lender may require in the course of any financing, or refinancing by Lessor or to confirm the priority of any Security Device now or hereafter placed upon the real Premises of which the Premises are a part.

34.
Lessor shall have the right to approve all signs erected by Lessee, which consent shall not be unreasonably withheld.  Lessor shall cooperate with Lessee in Lessee’s development of a signage program acceptable to the City of Los Angeles.  Subject to applicable statutes, laws, ordinances, rules and regulations, Lessee may install, construct, fabricate, maintain and repair monument signs, signs on the Building, and flagpoles and electronic signs on the parcel on which the Building is located.  The fabrication, construction, installation, maintenance, repair and replacement of all signs and flagpoles shall be at Lessee’s sole expense.  Lessee shall keep its signs and related improvements and structures neat and clean and without tears or cracks.  Lessor shall have no obligation to pursue or obtain any governmental approvals or permits for or install or construct any signs.

50.  Lessor’s Work and Lessee’s Work.

50.1 Lessor’s Work.  Lessor shall not be required to construct or provide any work or improvements at the Premises.  In lieu of constructing any work or improvements at the Premises, Lessor is providing an Allowance (as defined in Exhibit “B” attached hereto) which shall be applied as a credit against Base Rent due hereunder; provided, no Allowance shall be due or effective if Lessee is in Default or Breach under this Lease prior the time such Allowance is used in full.
50.2  Lessee’s Tenant Improvements.  Lessee’s work (“Tenant Improvements”) shall consist of those leasehold improvements, fixtures, furniture and equipment to be completed and installed by Lessee, as described in Exhibit “B” attached to this Lease and in Lessee’s plans and specifications approved (“Approved Plans”) by Lessor.


Lessee’s Improvements shall be performed in accordance with paragraphs 51.1 through 51.7 below.


51.  Construction of the Tenant Improvements.

51.1
Plans and Specifications.
To the extent Lessee intends to construct improvements or modifications for the Premises in excess of $25,000 in a single transaction or in the aggregate in multiple transactions in any 24 month period, including, but not limited to at or near the execution of this Lease, Lessee shall cause the Plans and Specifications to be prepared for the construction of such improvements and modifications of the Premises ("Tenant Improvements").   The Plans and Specifications shall be in compliance with all applicable laws, statutes, codes, rules and regulations for the construction of such Tenant Improvements at the Premises, including, but not limited to, building codes, electrical codes, plumbing codes, and handicap codes.  Lessee shall deliver to Lessor, the Plans and Specifications for Lessor's reasonable approval and to explain the reasons for disapproval so that Lessee will have a basis for corrections and re-submission.  Lessor shall have fifteen (15) business days following Lessor's receipt of the Plans and Specifications to disapprove thereof.  Lessor's failure to disapprove within said fifteen (15) business day period shall constitute Lessor's approval of the Plans and Specifications.  If Lessor shall disapprove of the Plans and Specifications, Lessee shall cause the Plans and Specifications to be corrected with fifteen (15) business days of such disapproval and resubmitted to the Lessor for its approval within the time periods set forth herein.  When the Plans and Specifications have been approved by Lessor, one set thereof shall be endorsed by the Lessee and the Lessor.  Lessor's sole interest in approving the Plans and Specifications is to protect the Premises.  Lessee shall not rely upon Lessor's approvals and Lessor shall not be the guarantor of, nor responsible for, the correctness or accuracy of the Plans and Specifications, or the compliance thereof with all applicable laws, and Lessor shall not incur any liability of any kind by reason of granting such approval.


51.2
Permits.  Lessee shall be responsible for obtaining all

governmental approvals of the approved Plans and Specifications to the full extent necessary for the issuance of a building permit for the Lessee Improvements based upon such Plans and Specifications.  The Plans and Specifications shall be submitted by Lessee for a building permit within 5 days of the Lessor's approval of the Plans and Specifications.  Thereafter, Lessee shall also cause to be obtained all other necessary approvals and permits, including, but not limited to, a building permit, from all governmental agencies having authority over the construction of the Tenant Improvements in the Premises in accordance with the approved Plans and Specifications and shall undertake all steps necessary to assure that strict compliance with all federal, state and local laws, ordinances, rules and regulations applicable to such construction and the requirements and standards of any insurance underwriting board, inspection bureau or insurance carrier insuring the Premises pursuant to the Lease.


51.3
Construction.  Lessee shall employ an outside

contractor or contractors of Lessee's choice ("Contractor") to construct the Lessee Improvements in substantial conformance with the Plans and Specifications.  The Contractor and the performance of the work shall be subject to the following conditions:

1.
Contractor and its subcontractors shall be duly licensed and subject to Lessor's prior written approval, which approval shall not be unreasonably withheld.

2.  All improvements shall be construed in a workmanlike manner in compliance with the Plans and Specifications.
3.  All improvements shall be constructed using new materials.
4.  Lessor or Lessor's agents shall have the right to inspect the construction work to be conducted by Lessee during the progress thereof, it being the intent of the parties hereto that Lessor shall be reasonable in its inspection of the construction work conducted by Lessee and that Lessor shall recognize, to the extent commercially reasonable and practicable, the necessity of field changes based on field conditions.  If Lessor shall give notice of faulty construction or any other deviation from the Plans and Specifications, Lessee shall cause contractor to make corrections promptly.  However, neither the privilege herein granted to Lessor to make such inspections, nor the making of such inspections by Lessor, shall operate as a waiver of any rights of Lessor to require good and workmanlike construction and improvements erected in accordance with the Plans and Specifications.


5.
The work shall be constructed free of impositions and liens, including mechanic’s liens, affecting Lessor and the Shopping Center.

51.4
Reasonable Diligence.  Both Lessor and Lessee agree to

use reasonable diligence in performing all of their respective obligations and duties under this Agreement and in proceeding with the construction and completion of the Tenant Improvements.


51.5
Insurance.  Lessee shall require its Contractor and all

subcontractors to maintain and keep in force during the course of constructing the Tenant Improvements and at all times while performing work at the Premises, the following insurance policies:



(i)  A commercial general liability policy of insurance protecting Lessor, and its partners, agents, members, manager(s), property manager, employees and servants, Lessor's Lenders and Lessee against claims for bodily injury, personal injury and Premises damage or loss during the course of constructing the Tenant Improvements.  Such insurance shall be on an occurrence basis providing single limit coverage in an amount not less than $2,000,000.00 per occurrence for the contractor and $1,000,000.00 per occurrence for each subcontractor.  The limits of said insurance shall not, however, limit the liability of Lessee nor relieve Lessee of any obligation hereunder.  The policy shall include "builder's course of construction" and completed operations coverage.



(ii)   A worker's compensation policy.



(iii)  A performance and completion bond in a penal amount equal to the Contractor's contract fee to perform the work of improvement.

Lessee shall cause to be delivered to Lessor prior to the commencement of construction, certified copies of or certificates evidencing the existence and amounts of, the insurance required pursuant to this Lease.  No such policy shall be cancelable or subject to modification except after thirty (30) days' prior written notice to Lessor.  Lessee shall at least thirty (30) days prior to the expiration of such policies furnish Lessor with evidence of renewals or insurance binders evidencing renewal thereof, or Lessor may order such insurance and charge the cost thereof to the Lessee, plus an additional 10%.
51.5 Additional Covenants.

(a)
At all times during the performance of the 

work constituting the improvements the Lessee, Contractor, subcontractors, materialmen, vendors and suppliers shall abide by the rules and regulations of the Premises including, but not limited to, rules and regulations concerning: parking of vehicles; loading, unloading, transporting and storage of materials, equipment, tools and supplies; and, hours of operation.


(b)  The risk of damage to and loss of materials, tools and supplies shall be borne solely by Lessee and its Contractor and subcontractors.



(c)  No materials, equipment, tools or supplies shall be stored outside of the Premises, except with the express prior consent of the Lessor, which consent may be withheld in the exercise of Lessor's absolute discretion.



(d)  The Contractor shall provide a written warranty for all work performed and materials supplied by the Contractor and all subcontractors and vendors which warranty shall not be less than one year from the date of actual completion.  The warranty shall be for the express benefit of Lessor and Lessee.


(e)  Within thirty (30) days following actual completion of the work constituting the Tenant Improvements, Lessor shall be provided with a complete set of as-built drawings of the Tenant Improvements.


(f)  Lessee agrees to cause all its Contractor and subcontractors to observe the following:

Not to use the trash bins in the Premises for refuse disposal arising out of the demolition, remodelling or construction, but instead all debris and refuse shall be disposed of separately at Lessee's sole cost and expense.

To use of all reasonable efforts to control dust and dirt around the Premises.

To comply with all statutes, ordinances, or other municipal rules and regulations and the terms of this Lease concerning safety and constructing practices.

Not to obstruct pedestrian or vehicular traffic of the Project at any time.

51.7 Disclaimer of Warranties.  Lessor shall not be

responsible for and expressly disclaims, all warranties and representations pertaining to and concerning:



(a)
All work of Lessee's agents, including,

without limitation, Lessee's engineer and architect, including, but not limited to, designs, layout, materials and equipment specified; and



(b)
All work performed by and materials supplied

by Lessee's contractor, subcontractor, materialmen and vendors.


52.
This Lease is what is commonly called a "Net, Net, Net Lease", it being understood that the Lessor shall receive the Rent set forth herein free and clear of any and all other impositions, taxes, penalties, deductions, offsets, liens, charges and expenses of any nature whatsoever in connection with the ownership and operation of the Premises.  In addition to the Rent reserved by Lessor, Lessee shall pay to the parties respectively entitled thereto all taxes, impositions and insurance premiums, operating charges, maintenance charges, construction costs, labor charges, penalties, late charges and any other charges, fees, costs and expenses of every kind and nature that arise and may be contemplated under any provisions of this Lease, including without limiting the generality of the foregoing, the charges, costs, expenses and fees to operate, maintain, repair and replace the Premises, or any portion thereof.  All of such charges, fees, costs and expenses shall constitute additional Rent and upon the failure of Lessee to pay any of such costs, fees, charges or expenses, Lessor shall have the same rights and
remedies as otherwise provided in this Lease for the failure of Lessee to pay Base Rent.
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53.  Rules and Regulations.  The rules and regulations attached to this Lease as Exhibit "C" are made a part of this Lease and Lessee shall comply with them. Lessor shall have the right from time to time to promulgate amendments and additional rules and regulations for the safety, care and cleanliness of the Premises and the Project, including all Common Areas, or for the preservation of good order. On delivery of a copy of such amendments and additional rules and regulations to Lessee, Lessee shall comply with the rules and regulations and a violation of any of the provisions of them shall constitute a default by Lessee under this Lease. If there is a conflict between the rules and regulations and any provisions of this Lease, the provisions of this Lease shall prevail.


54.  Non-Disturbance Agreement.  At the time the Lease is executed, Lessor’s lender, if any, and Lessee shall enter into standard form of Non-Disturbance Agreement on terms reasonable acceptable to Lessor, Lessor’s lender and Lessee.  Rent Commencement shall not occur until Tenant is provided with a Non-Disturbance Agreement executed by Lessor’s Lender.
IN WITNESS WHEREOF, this Addendum is executed as of the date first hereinabove written.

[SIGNATURES FOLLOW ON THE NEXT PAGE]
"Lessor"

Ventura Petit, LLC, a California limited liability company
By:_______________________________                                      







Max Netty, Manager
La Cienga Shopping Center Development, LLC, a California limited liability company

By:_______________________________                                      






Max Netty, Manager






"Lessee"

First Republic Bank, a California corporation
By:___________________________________                                      





Print Name: __________________________






Title:________________________________



By:___________________________________                                      





Print Name: __________________________






Title:________________________________
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 SEQ CHAPTER \h \r 1EXHIBIT "B"
Lessor’s Work and Tenant Improvements
1. Lessor shall deliver the Premises in as-is condition. Lessor shall not have any obligation to install or construct any improvements of any kind to the interior or exterior of the Building or the Premises, including, but not limited to, walls, windows, doors, ceilings, floors, lighting, plumbing, electrical, fire life safety, HAVC or mechanical systems or bathrooms; all improvements shall be at Lessee’s sole cost and expense as set forth in paragraph 3 of this Exhibit “B”.  

2. Lessor will provide Lessee with an allowance (“Allowance”) for the work (“Work”) scheduled in paragraph 5 below, and the Work shall be performed by Lessee.  The Allowance shall be in an amount equal to an arm’s length bona fide estimate agreed upon by Lessor and Lessee.  Upon the completion of the Work, free of liens and with all governmental permits and approvals, the Allowance shall be applied as a credit against Lessee’s Base Rent due beginning in the second full month after the Rent Commencement Date.  The Allowance shall be determined by Lessor and Lessee within 30 days of the execution of this Lease.  The Work shall be performed as a part of the Tenant Improvements (hereinafter defined).  No Allowance shall be due if Lessee is in Default or Breach under this Lease at any time prior to the lien free completion of the Work by Lessee.
3. At Lessee’s sole cost and expense, in accordance with and subject to this Lease and all laws, statutes, ordinances, rules, regulations and codes, Lessee shall obtain all governmental permits, including building permits, and approvals for the installation and construction of and shall install and construct, all improvements, fixtures, furniture, furnishings for the highest quality banking facilities, including, but not limited to, an ATM and depository, exterior storefront, interior walls, interior roof and ceilings, doors, windows, flooring, lighting, bathrooms, ramps, and all systems, including, data and communications, sprinkler and fire life safety, plumbing, electrical, mechanical and HVAC (herein, collectively, “Tenant Improvements”) at the Premises, as more particularly depicted on the Plans and Specifications prepared by Lessee and submitted to Lessor.  Lessor shall have no obligations to provide or construct any improvements at the Premises, except as expressly set forth in paragraph 1 of this Exhibit “B” of this Lease.
4. Lessee’s Tenant Improvements may include the watertight installation of solar panels and related conduit, switches, wiring and equipment(herein, collectively, “Panels”) on the roof of the Building.  The placement and location of the Panels shall be subject to Lessor’s prior approval which shall not be unreasonably withheld.  The Panels shall be installed at such location(s) and with such supports as Lessor shall reasonably determine to protect the integrity of the roof and the Building.  Lessee shall construct, install and maintain the Panels in accordance with all applicable laws, statutes, ordinances, rules and regulations.  Lessee shall obtain and maintain all federal, state, county and city approvals and permits concerning and pertaining to the construction, installation, maintenance and operation of the Panels.  The Lessee shall ensure the Panels and all related conduits, equipment and structures are installed, repaired and maintained so that the Building, including, but not limited to, the roof, remains watertight during the Term of this Lease.  Lessee shall maintain, repair and replace the Panels.  The risk of loss of the Panels shall be borne by Lessee and Lessor shall not be required to obtain or maintain any insurance regarding the Panels, including, but not limited to, coverage for any casualty or loss affecting or pertaining to the Panels.  All taxes and impositions of any kind, including, but not limited to, Real Property Taxes and personal property taxes, pertaining to the Panels shall be paid, prior to the imposition of penalties, by Lessee.  Lessee shall hold harmless and indemnify Lessor from and against any and all claims, obligations, taxes, impositions, damages, demands, liabilities, losses, costs, expenses and fees arising from the construction, installation and use of the Panels, including, but not limited to, damage and harm to the Building and losses, damages and injuries to any property, tenants or third parties, from time to time.
5. The “Work” shall mean the (i) demolition of the interior of the Building to a “demolished shell” condition, and (ii) the removal of the parking area and installation of a new striped parking area with bumpers and designated handicapped parking spaces.

EXHIBIT “C”
RULES AND REGULATIONS
(1)
No sidewalks, entrances, passages, courts, vestibules, stairways, corridors, or halls shall be obstructed or encumbered by Lessee or used for any purposes other than ingress and egress to and from the Premises and Lessee shall further, at Lessee's own expense, keep the sidewalks and curbs directly in front of the Premises and surrounding the Premises clean and free from rubbish.

(2)
Water and wash closets and other plumbing fixtures shall not be used for any purposes other than those for which they were constructed, and no sweepings, rubbish, rags or other substances shall be thrown therein.  All damages resulting from any misuse of the fixtures shall be borne by Lessee to the extent Lessee or Lessee's servants, employees, agents, visitors or licensees shall have caused same.

(3)
Lessee shall not make, or permit to be made, any unseemly or disturbing noises or disturb or interfere with occupants of the Building, Project or neighboring buildings or premises or those having business with them, whether by the use of any musical instrument, radio, television set, talking machine, unusual noise, whistling, singing or in any other way. Lessee shall not throw anything out of the doors, windows or skylights or down the passageways.

(4)
Neither Lessee nor any Lessee's servants, employees, agents, visitors or licensees shall at any time bring or keep upon the Premises any inflammable, combustible or explosive fluid, chemical or substance.

(5)
No additional locks or bolts of any kind shall be placed upon any of the doors or windows by Lessee, nor shall any change be made in existing locks or the mechanism thereof. Lessee must, upon the termination of tenancy, restore to Lessor all keys of stores, offices and toilet rooms, either furnished to, or otherwise procured by, Lessee, and in the event of the loss of any keys so furnished, Lessee shall pay to Lessor the cost thereof.

(6)
The Premises shall not be used for lodging or sleeping or for any immoral or illegal purpose.

(7)
All loading and unloading of goods shall be done only at such areas, and through such entrances as may be designated for such purposes by Lessor.

(8)
The delivery or shipping of merchandise, supplies and fixtures to and from the Premises shall be subject to such rules and regulations as in the judgment of the Lessor are necessary for the proper operation of the Project.

(9)
No aerial or antenna shall be erected on the roof or exterior walls or on the grounds of the Project.

(10)
Lessee shall use, at Lessee's cost, such pest extermination measures as Lessor may direct and at such intervals as Lessor may require.

(11)
Lessee shall not burn any trash or garbage of any kind in or about the Premises or the Project.

(12)
Lessee shall not install or maintain or permit the installa​tion or maintenance of any awning, shade, or canopy on the Building without the prior written consent of Lessor.

(13)
Lessee shall keep all exterior and interior display windows clean at all times.

(14)
Lessor reserves the right to cause, exclude or expel from the Project any person, that in the judgment of the Lessor, is intoxicated or under the influence of alcohol or drugs, or who shall in any manner commit any act in violation of any of the rules and regulations of the Project.

(15)
No video games nor vending machines of any description, except candy, cigarettes, or sundry dispensing machines, shall be installed, maintained or operated upon the Premises without the written consent of Lessor.
(16)
Lessee shall not disturb, solicit or canvas any occupant of the Project and shall cooperate to prevent same.

(17)
Lessee shall cause its employees to break-up all empty boxes before depositing same in the trash bin(s).  No trash or trash bags or any containers are allowed to be left alongside the trash bins on the ground. All such items must be properly deposited into the trash bins. If Lessor, as a result of Lessee's habitual failure to break-up all empty boxes before depositing them in trash bins, finds it necessary to add additional trash bin(s) to the existing bins, then Lessee in that event shall be obligated to reimburse Lessor for said additional expense.

(18)
Intentionally omitted.

(19)
Lessee may not hose off, wash down or clean any floor mats, pots, pans, trays, utensils, furniture or fixtures on any parking areas, driveways, sidewalks, exterior corridors or walkways.

(20)
No cooked or uncooked food or consumable products may be stored outside of the Premises.
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