MARIAN HANCOCK BUILDING

OFFICE SPACE LEASE

LANDLORD: PMB S'ANTA MARIA 116 S. PAL!SADEvLLC

TENANT: COUNTY OF SANTA BARBARA

SUITE #; 102 & 104 /7



MARIAN HANCOCK BUILDING |
SUMMARY OF BASIC LEASE INFORMATION

The undersigned agree to the following terms of this Summary of Basic Lease Information (the
“Summary”). This Summary is incorporated into the aitached Office Space Lease (this Summary and the
Office Space Lease to be known collectively as the “Lease”) that pertains to the Building located at the
address listed in Summary Section 1. Each reference in the Office Space Lease to any term of this
Summary shall have the meaning set forth in this Summary for such term. Any capitalized terms used
herein and not otherwise defined herein shall have the meaning set forth in the Office Space Lease.

1.

10.

11.

12.

13.

14.

15.

16.

SGDath Prap WgnCs -

The Building Address is:

The Project is:
The Hospital is:

The Effective Date of this L.ease is:

Tenant is:
Guarantor:

Tenant’s Notice address is:

Tenant's Premises address (and
address for notices) is:

Landlord is:

Landlord’'s Notice address is:
Ground Lessor IS:
The Usable Area (Approximate) is:

The Usable Area (Actual) is:

The Rentable/Usable Ratio is:

The Rentable Area (Approximate) is:

The Rentable Area (Actual)

116 South Palisade Drive
Santa Maria, CA 93454

Marian Hancock Building
Marian Medical Center

, 2008

County of Santa Barbara
Not Applicable

116 South Palisade Drive
Suite 102 & 104
Santa Maria, CA 93454 -

116 South Palisade Drive

Suite 102 & 104

Santa Maria, CA 93454

PMB Santa Maria 116 S. Palisade LLC

12348 High BIuff Drive, Suite 100
San Diego, CA 92130

Catholic Healthcare West dba Marian
Medical Center

Not Applicable

Suite 102: 1,626 Usable Square Feet
Suite 104: 3,142 Usable Square Feet
Total: 4,768 Usable Square Feet

1.19
Not Applicable
Suite 102: 1,935 Rentable Square Feet

Suite 104: 3,739 Rentable Square Feet
Total: 5,674 Rentable Square Feet
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17. The Commencement Date is: March 1, 2008

18. The Adjusted Commencement Date (if any) is:

19. The Termis: Five (5) years

20. The Expiration Date is: February 28, 2013

21. The Base Rental Rate (per rentable SF per month)is:  1.30/RSF /Mo

. (Net of Operating Expenses)

22, The Base Rent (per month and year) is: $ 7,376.20 / Mo
$88,514.40/ Yr

23. The initial Estimated Operating Expenses $0.96 / RSF / Mo

(per rentable SF per month and year) is: $11.52/RSF/Yr
24. The Base Figureis: 218.7 based upon BLS CPI Series
- CUURA421SA0 1982-84 = 100
October 2007 Index for Los Angeles —
Riverside — Orange County, CA
25. Tenant’s Percentage Share (Approximate):
(based on 31,025 total USF) 15.3%

26. The Suite Design Completion Date is: Not Applicable

27. The Tenant Improvement Allowance is: $15.00 / USF
Note: A three percent (3%) construction
management fee will be added to the total
cost of the Tenant Improvement Work and
shall be considered a component of the
Tenant Improvement Allowance.

28. The Security Deposit is: Not Applicable

29. The Permitted Use is: " Medical office providing  obstetrics,
gynecology and related patient care
services.

30. The CPlIncrease Limits (per year) are: 4% minimum
7% maximum

31. Deferred Rent: Landlord shall defer three (3) months of
Base Rent and Operating Expenses until
the end of the Term. If Tenant does not
commit default under this Lease,
commencing with Month 2 of the Initial
Lease Term, the Deferred Rent shall be
forgiven at the end of the Term.

32. Brokers: Tenant acknowledges that no broker is
representing Tenant in the negotiation of
this Lease and that no commission is due
any Tenant representative in connection
with these negotiations and lease.
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33. Contingency:

34. Key Card System

'35. Confidentiality:

4
4
i
1

Signatures on next page ...

Any Lease or offer to enter into a lease
relating in any way to Tenant and/or this
Preliminary Summary is expressly
contingent on the satisfaction of the
requirements of any applicable right of
first refusal, including any held by Hospital
and/or Catholic Healthcare West.

Tenant will provide and install a Tel-Tec
Key Card System for the Premises.-
Tenant will provide Landlord with a key
card that allows full access to Premises at
all times.

The terms and conditions of this Lease
are confidential and are specific to
Tenant. Tenant shall not disclose this
Lease or its provisions to anyone other
than its agents. Any breach of
confidentiality by Tenant or Tenant's
agents will immediately nullify the terms
offered in this Lease.
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Landlord and Tenant agree to the terms of this Summary. If there is any conflict between any provision of
this Summary and any specific clause of the Lease, the specific clause of this Summary shall prevail.

“Landlord”

PMB SANTA MARIA 116 S. PALISADE LLC,

a Delaware limited liability company

By: PMB Acquisition #1 Partners LLC,
a Delaware limited liability company,
Sole Member

By: PMB Founders LLC,
a California limited liability company,
Administrative Member

By: Pacific Medical Buildings LLC
a California limited liability company,

Manager
By: PMB, Inc,, '
a California corporation,
Manager
By:
President
“Tenant”

COUNTY OF SANTA BARBARA

ATTEST: » By:

MICHAEL F. BROWN Chair, Board of Supervisors
CLERK OF THE BOARD

By: Date:

STEPHEN SHANE STARK ROBERT GEIS, C.P.A.

C(W AUDITOR-CONTROLLER
By:

APPROVED AS TO FORM: APPROVED AS TO FORM:

Ve By:

Ke¥in E. Read e Deputy

Sen'

APPROVED: AP?DV?;407

Ronn Carlentine, SR/WA Ray Aromatorio! ARNTAIC
Real Property Manager Risk Program Administrator
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MARIAN HANCOCK BUILDING
OFFICE SPACE LEASE

THIs OFFICE SPACE LEASE (“Lease”), which includes the preceding Summary of Basic Lease Information
(the "Summary”) attached hereto is made as of the Effective Date shown in Summary Section 4, by
“Landlord” identified in Summary Section 9 and “Tenant” identified in Summary Section 5. By signing this
Lease, effective only when Landlord has signed it, Landlord and Tenant agree as set forth in this Lease.

Article 1
BaAsic LEASE TERMS

1.1. Definitions. In this Lease, the terms listed in the Summary and/or on Exhibit A shall
have the meanings set forth therein.

1.2. Demise. Subject to the provisions of this Lease, Landlord hereby leases to Tenant, and
Tenant hereby leases from Landlord, the Usable Area of the Premises as cross-hatched on the floor plan
attached hereto as Exhibit B in the Building identified in Summary Section 1. The Building is located
adjacent to the Hospital identified in Summary Section 3 as illustrated on the site plan attached hereto as
Exhibit C on specific real property (the "Land") located in Santa Maria, California and leased from
Ground Lessor identified in Summary Section 11. Tenant shall pay rent as provided herein, based on
Tenant's Rentable Area of the Premises.

1.3. Term. Subject to all Lease terms and conditions, this Lease shall begin on the
Commencement Date, subject to the provisions for adjustment of the Commencement Date, and shall
continue in force for the Term shown in Summary Section 19, unless sooner terminated pursuant to the
provisions of this Lease. '

1.3.1. Commencement. The Term shall commence on the date Landlord has
tendered possession of the Premises to Tenant with all work required to be done by Landlord as shall be
provided in the Tenant Improvements Schedule, Exhibit E, substantially completed except for items of
work and adjustment of equipment and fixtures which can be completed after occupancy has been taken
without causing substantial interference with Tenant's use of the Premises. Tenant shall accept the
Premises on notice from Landlord that the Premises have been substantially completed. In no event shall
Landlord have any liability for delay or inability to deliver the Premises to Tenant. Landlord shall notify
Tenant of the Commencement Date and insert the exact date thereof in Summary Section 17 when
Landlord tenders possession of the Premises to Tenant. In no event shall the Commencement Date be
delayed by Tenant's inability to use the Premises on tender by Landlord for any reason, including
Tenant's inability to obtain and install furniture, furnishings, or equipment.

1.3.2. Commencement Date Adjustment. If, for any reason, the Premises should not
be ready for Tenant's occupancy by the Commencement Date, Landlord shall adjust the Commencement
Date as follows: :

a. If Tenant has given written approval of the Final Suite Design on or before
the Suite Design Completion Date, then the Commencement Date shall be revised to be the date of
Substantial Completion of the Premises as evidenced by a Certificate of Occupancy; or,

b. -If Tenant, or Tenant's agents or contractors, prevent or delay Landlord's
completion of the Tenant Improvements including Tenant's delay, failure or refusal to: (1) approve the
Final Suite Design drawings provided to Tenant by Landlord on or before the Suite Design Completion
Date; (2) approve the Working Drawings within five (5) days of their submission by Landlord for Tenant's
approval; or, (3)pay all sums due within five (5) days of notice by Landlord for costs of Tenant
Improvements in excess of the Tenant Improvement Allowance as stipulated in Section 5.1.2 below;
Landlord, in its sole discretion, shall determine and adjust the Commencement Date, insert the Adjusted
Commencement Date in Summary Section 18 and notify Tenant of such change. The Adjusted
Commencement Date shall then become the date when Landlord tenders possession of the Premises to
Tenant.
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c. The parties acknowledge that, until Substantial Completion, there cannot
be reasonable certainty in determining or estimating the Commencement Date. Tenant waives any claim
against Landlord and any contractor of Landlord (and employees or agents of either) for damage which
may arise from any such postponement. This waiver, however, shall not exiend to delays caused by
gross neglect or willful misconduct on the Landlord’s part.

d. If Landlord, due fo its gross neglect or willful misconduct, is unable to
deliver to Tenant possession of the Premises within twelve (12) months after the Commencement Date,
Tenant may cancel this Lease by written notice of termination on such ground. Except for the return of
any Security Deposit, neither party shall have any liability to the other by reason of such termination.

Article 2
RENT

2.1. Rent. Tenant shall pay to Landlord throughout the Term as rental for the Premises the
following sums:

2.1.1. Base Rent. Tenant shall pay the Base Rent, which shall be payable without any
prior notice or demand and without any deduction or offset whatsoever, in monthly installments on the
first day of each calendar month in advance, except that if the Commencement Date occurs other than on
the first day of a calendar month, the Base Rent for the fraction of the month in which the
Commencement Date falls shall be paid on the Commencement Date prorated on the basis of the actual
number of days in that month. All rent shall be payable to Landlord at such place(s) as Landlord may
designate in writing from time to time. All past due instaliments of Rent shall bear interest at the maximum
lawful annual interest rate.

2.1.2. Additional Rent. In addition to paying the Base Rent specified in Section 2.1.1
above, Tenant shall pay as additional rent, Tenant's Percentage Share of the total Operating Expenses
and Property Taxes paid or incurred by Landlord in such year and any other sums due to Landlord from
Tenant under this Lease, all of which shall be collectively referred to as “Additional Rent.” The Base
Rent and the Additional Rent are collectively referred to as “Rent.”

2.2, Rent Redetermination. The Base Rent shall be increased annually throughout the Term
commencing on the initial Adjustment Date. On each Adjustment Date the Base Rent shall increase to an
amount determined in accordance with the following: :

2.2.1. Base Figure. The Base Figure is specified in Summary Section 24.

2.2.2. Adjustment. Each annual increase in the Base Rent shall be based on any
increase in the Index for the calendar month in which the Adjustment Date falls as compared to the Base
Figure and shall be expressed as a percentage. For example, if the Base Figure is 110 and the Index for
the month in which the Adjustment Date falls is 114.4, the percentage shall be 114.4/110 = 1.04 or 104
percent. That percentage shall be multiplied by the Base Rent in effect on the day before the Adjustment
Date, and such increased Base Rent shall remain in effect until the next succeeding Adjustment Date. If
the Index is not available for the month in which the Adjustment Date falls, Landlord shall, in its
reasonable discretion, estimate the Index for that month based on the prior three (3) months; when the
index for that month (or, if not available for that month, for the period in which that month falls) later
becomes available, Landlord shall revise the Adjustment, and any money due to Landlord or credit due
Tenant shall be paid or applied within ten (10) days after written notice thereof from Landlord.

2.2.3. Index. The Index for the calendar month in which the Adjustment Date falls shall
be as reported in the U.S. Department of Labor's newest publication answering the definition of the Index.
If it is calculated other than from a base year 1982-84=100 used for the Base Figure above, the Base
Figure used for calculating the adjustment percentage shall first be converted under a formula supplied by
the Department. If the Index shall no longer be published, Landlord shall substitute another generally
recognized as authoritative.

2.3. Tenant's Share of Operating Expenses and Property Taxes. Payment of Additional
Rent shall be made in accordance with the following:

2.3.1. Estimate. Before the Commencement Date and during December of each
subsequent calendar year, or as soon thereafter as practical, Landlord shall give Tenant notice of its
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estimate of any amounts payable under Section 2.1.2 above for the ensuing calendar year. On or before
the first day of each month during the ensuing calendar year, Tenant shall pay to Landlord one-twelfth
(1/12™) of such estimated amounts, provided that if such notice is not given in December, Tenant shall
continue to pay on the basis of the prior year's estimate until the month after the notice is given. If at any
time it appears to Landlord that the amounts payable under Section 2.1.2 above for the current calendar
year will.vary from its estimate by more than five percent (5%), Landlord shall, by notice to Tenant, revise
its estimate for such year, and subsequent payments by Tenant for such year shall be based on such
revised estimate.

2.3.2, Statement. Within ninety (90) days after the end of each calendar year or as
soon after such 90-day period as practicable, Landlord shall prepare and deliver to Tenant an actualized
statement of Operating Expenses and Property Taxes for such calendar year. This statement shall be
final and binding on Landlord and Tenant. Landlord shall also then deliver to Tenant a statement of the
adjustments to be made under Section 2.1.2 above based on the statement. If Landlord's statement
shows that Tenant owes an amount less than the estimated payments for such calendar year previously
made by Tenant, Landlord shall refund such excess to Tenant or credit the excess to the next estimated
payments due from Tenant, at Landlord’s option; if such statement shows that Tenant owes an amount
more than the estimated payments for such calendar year previously made by Tenant, Tenant shall pay
the deficiency to Landlord within ten (10) days after delivery of the statement.

2.3.3. Proration. If this Lease terminates on a day other than the last day of a calendar
year, the amount of the adjustment to be made pursuant to Section 2.1.2 above that is applicable to the
calendar year in which such termination shall occur shall be prorated on the basis which the number of
days from the commencement of such calendar year to and including such termination date bears to 365.
The termination or expiration of this Lease shall not affect the obligations of Landlord and Tenant
pursuant to Section 2.1.2 above to be performed after such termination.

2.3.4. Records. At Tenant's expense and during reasonable times so as not to
interfere with Landlord's operation and maintenance of the Land and the Building, Tenant shall have the
right, on reasonable written notice and during Landlord's regular business hours, to examine Landlord's
books and records supporting Landlord's calculation of Tenant's. Percentage Share of Operating
Expenses and Property Taxes. '

2.3.5. Disputes. Provided Tenant shall have previously paid Landlord any unpaid
amount required by Landlord's statement of Tenant's Percentage Share of Operating Expenses and
Property Taxes, within ten (10) days of Landlord's service on Tenant of this statement, Tenant may
contest the accuracy of this statement by requesting an audit of this statement by a certified public
accountant mutually acceptable to Landlord and Tenant. Landlord and Tenant shall select this accountant
within five (5) days of Tenant's demand for audit. The accountant shall not be compensated on a
contingency basis. The audit's conclusions shall be final and binding on the parties. Tenant shall pay all
audit costs and fees unless it discloses that the statement exceeded Tenant's actual Percentage Share of
Operating Expenses and Property Taxes by more than ten percent (10%) for the year in question, in
which case Landlord alone shall bear the audit costs and fees. o

2.4, Taxes and Impositions Payable by Tenant. In addition to the Base Rent and other
charges to be paid by Tenant hereunder, Tenant shall pay or reimburse Landlord for Tenant's Percentage
Share of the Property Taxes.

2.5. Security Deposit. Tenant has deposited with Landlord the sum shown in Summary
Section 28 as security for the full performance of Tenant's obligations to Landlord under this Lease.

2.5.1. [f Tenant defaults with respect to any covenant contained herein, Landlord may
use or retain all or part of the Security Deposit -for payment of any Rent or other sum in default, any
amount that Landlord may spend or become obligated to spend in exercising Landlord’s rights under this
Lease, or any expense, loss, or damage that Landlord may spend or become obligated to spend by
reason of Tenant's default. Tenant waives the provisions of California Civil Code § 1950.7, or if the State
is not California, then any similar law of the State, and all other provisions of law now in force or that
become in force after the Effective Date, that provide that Landlord may claim from a security deposit only
those sums reasonably necessary to remedy defaults in the payment of Rent, to repair damage caused
by Tenant, or to clean the Premises. Landlord may, in addition, claim those sums reasonably necessary
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to compensate Landlord for any other foreseeable or unforeseeable loss or damage caused by the act or
omission of Tenant or any Tenant Party.

2.5.2. If any part of the Security Deposit is applied or used, Tenant shall, within thirty
(30) days after written demand, deposit an additional amount with Landlord sufficient to restore the
Security Deposit to the amount set forth in Summary Section 28; Tenant's failure to do so shall constitute
a breach of this Lease.

2.5.3. |If Tenant is not in default at the termination of this Lease, Landlord shall return
the Security Deposit to Tenant within two (2) weeks after termination, less any amount required to restore
the Premises to good condition and repair, including damage resulting from Tenant's removal of its trade
fixtures or equipment, but excluding reasonable wear and tear and damage from casualty.

2.5.4. Landlord's obligation with respect to any Security Deposit is that of a debtor and
not a trustee. Landlord may commingle this sum with rental receipts or use it otherwise, and no interest
shall accrue on it.

2.5.5. In the event of the sale of the Building, Landlord or its agent shall pay Landlord's
successor in interest the Security Deposit and give Tenant written notice of such transfer, including the
successor's name and address. On such written notification, Tenant shall have no further claim against
Landlord with respect to the Security Deposit and hereby waives all right against Landlord in that regard.

2.5.6. In the event of foreclosure by a Mortgagee, Landlord shall continue to be liable
for any security deposit, and any such Mortgagee shall have no liability or responsibility therefor.

Article 3
Use

3.1. Primary Use. Only Qualified Persons or Qualified Entities, or persons otherwise
approved by Ground Lessor and Landlord, may lease or sublease space in the Building. Tenant shall use
the Premises solely for professional medical office space and for no other purpose.

3.2, Compliance with Laws. Tenant shall not use, or permit-any other person fo use, the
Premises for any purpose tending to injure the reputation thereof, or of Landlord, Ground Lessor, or
Hospital, or for any illegal, improper or offensive use, or any use not in compliance with all applicable
public laws, ordinances, restrictions or regulations now in force or which may hereafter be enacted or
promulgated. At its ‘sole cost and expense, Tenant shall promptly comply with all such governmental
measures, other than the making of structural changes or changes to the Building's life safety system or
repairs or upgrades to be performed by Landlord in accordance with Section 5.2 below. If any standard or
regulation is now or hereafter imposed on Landlord or Tenant by a state, federal or local governmental
body charged with the establishment, regulation and enforcement of occupational, health or safety
standards for employers, employees, landlords or tenants, Tenant shall, at its sole cost and expense,
comply promptly with such standards or regulations. The judgment of any court of competent jurisdiction
or Tenant's admission in any judicial action, regardless whether Landlord is a party thereto, that Tenant
has violated any said governmental measures, shall be conclusive thereof between Landlord and Tenant.

3.3. Indemnity for Violation. Tenant shall indemnify, defend and hold Landlord harmless
from and against all liability, expense and loss resulting from Tenant's violation of the Ground Lease or
this Lease, including any violation of any laws, ordinances and regulations applicable to the use and
occupancy of the Premises, whether from negligence or willful act of Tenant or any person on the
Premises by license or invitation of Tenant, or occupying under Tenant.

3.4. Compliance with Ground Lease. Tenant acknowledges it has received and reviewed
the Ground Lease, which is incorporated by reference, and all its exhibits and related documents. This
Lease is subject and subordinate to the Ground Lease and to all its provisions, exhibits, related
documents, and amendments. Tenant shall comply with all provisions in the Ground Lease. Any breach
or default by Tenant of any provision of the Ground Lease shall constitute a breach and default under this
Lease. Without limiting the foregoing, (a) Tenant shall not allow all or part of the Premises to be used for
the purpose of providing any services competitive with those offered at Hospital, including those uses
listed on Exhibit C to the Ground Lease, which exhibit is reproduced and attached to this Lease as
Exhibit H, for so long as such use restrictions are in effect under the Ground Lease, (b) Tenant shall not
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allow all or part of the Premises to be used for the performance of any medical or surgical procedures,
including abortion, euthanasia and in-vitro fertilization, which contravene Ground Lessor's healthcare
policies as expressed in the Ethical and Religious Directives for Catholic Health Care Services (the
“Directive”), attached to the Ground Lease as Exhibit G, which exhibit is reproduced and attached to this
Lease as Exhibit I, as it may be later amended or modified from time to time, provided that any change in
the Directive after the Execution Date of this Lease will not materially impact Tenant's use rights
hereunder, and (c) Tenant shall not use or occupy or permit other persons to use or occupy, the
Premises, or any part thereof, for any extra-hazardous purpose. Tenant acknowledges and agrees for the
benefit of Ground Lessor and the owner or successor owner of the Hospital that (1) the harm that such
entities would suffer in the event of a breach of the foregoing use restrictions would be irreparable and
would be such that they would not have an adequate remedy at law, and (2) such entities will have the
right to enforce such restrictions directly against Tenant by seeking specific performance and/or injunctive
relief.

3.5. Violations of Insurance Coverage. Tenant shall comply with all reasonable
requirements of the insurance underwriters. Tenant shall not occupy or use, or permit any portion of the
Premises to be occupied or used, for any business or purpose which is unlawful, disreputable or extra-
hazardous (on account of fire or other risks), or otherwise permit anything to be done which would in any
way increase the rate of fire or liability or any other insurance coverage on the Building or its contents.

3.6. Rules of Building. Tenant shall comply with the written Rules and Regulations (“Rules”)
of the Building (as reasonably modified by Landlord from time to time) adopted for safety, care and
cleanliness of the Premises and the Building, and for preservation of good order therein, including any
parking located on the Land. The Rules shall be furnished by Landlord, and shall be thereafter observed
by Tenant, its employees, invitees, agents and independent contractors. The initial Rules are attached
hereto as Exhibit F.

3.7. Nuisance. Tenant shall conduct its business and control its agents, employees, invitees
and visitors in a manner as not to create any nuisance, or interfere with, annoy or disturb any other tenant
or Landlord.

3.8. Common_Areas and Parking Areas. “Common Areas” means all areas,
improvements, space and equipment in the Building provided by Landlord for the common or joint use
and benefit of all tenants and their employees, agents, licensees and invitees, and not leased or held for
lease to Tenant, including all entrances, exits, pedestrian walkways, walls, concourses, stairs, ramps,
sidewalks, maintenance and utility rooms and closets, hallways, lobbies, elevators and their housing and
rooms, common window areas, walls and ceilings in Common Areas, trash and rubbish areas, and public
washrooms. Tenant shall be entitled to use, in common with the others entitled thereto, so long as Tenant
is not in default under this Lease, the parking areas on the Land and the Common Areas as designated
from time to time by Landlord, subject to this Lease, the Rules, and Sections 12.17 and 12.18 below.
Landlord shall have the right to reasonably assign certain parking spaces on the Land, if any, to a specific
tenant of the Building. Subject to Sections 12.17 and 12.18 below, reserved and public parking will be
available to Tenant, other Space Tenants and their visitors at rates Landlord establishes from time to
time. If the size or configuration of the parking areas or Common Areas is altered or diminished, Landlord
shall not be liable to Tenant therefor, and Tenant shall not be entitled to any compensation or reduction in
or abatement of Base Rent or other charges due hereunder. No such alteration or diminution shall be
considered to constitute a constructive or actual eviction of Tenant. No alteration or diminution of the
Common Areas shall be made that materially adversely affects Tenant's ingress or egress or the location
of the Premises with respect to elevators, stairways and restrooms.

Article 4
SERVICES v

4.1. Services Furnished by Landlord. All services furnished by Landlord are Building
Operating Expenses. Landlord shall furnish the following to Tenant while Tenant occupies the Premises:

4.1.1. Hot and cold water at those points of supply provided for general use of other
Building tenants; central heat and air conditioning at such temperatures, and in such amounts, considered
by Landlord to be reasonable for comfortable occupancy during Normal Business Hours. “Normal
Business Hours"” for the Building initially shall be 7:00 a.m. to 7:00 p.m., Mondays through Fridays, and
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7:00 a.m. to 1:00 p.m. on Saturdays, all exclusive of Holidays. Landlord shall adjust Normal Business
Hours as necessary to meet the reasonable requirements of Building tenants in general. Service at times
other than Normal Business Hours shall be furnished only as provided in Section 4.2 below.

4.1.2. Routine maintenance and electric lighting service for all public areas and special
service areas of the Building in the manner and to the extent Landlord deems to be standard.

4.1.3. Non-exclusive passenger elevator service to the Premises during Normal
Business Hours, with at least one elevator subject to call at all other times, as Landlord in its sole and
absolute discretion determines to be necessary to meet traffic demands. Landlord, however, may
suspend the use of the elevators at any time(s) to make such repairs or improvements as Landlord
deems desirable, without liability to Tenant or anyone else for any interruption of elevator service,
however caused.

4.1.4. Janitorial and the associated cleaning supplies will be provided on the janitorial
service on a five (5) day per week basis at no extra charge; provided, if Tenant's floor coverings or other
improvements are other than Building standard, Tenant shall pay the additional cleaning cost attributable
thereto as Additional Rent on presentation of a statement therefor by Landlord. Any additional or
specialized janitorial services (including periodic carpet cleaning) desired by Tenant shall be contracted
for by Tenant, at Landlord's option, with Landlord's janitorial agent, and the cost and payment thereof
shall be Tenant's sole responsibility.

4.1.5. Tenant shall pay for all Medical Waste disposal, which shall be provided by a
licensed medical waste hauler and shall comply with all applicable laws, rules and regulations (including
California Health and Safety Code §§ 117600 et seq., if the State is California). Landlord reserves the
right to pay for standard medical waste disposal charges for some or all Building tenants, as Landlord
determines from time to time in its discretion.

4.1.6. Building standard electric current for lighting adequate for normal professional
medical office use and for heating and air conditioning, and Building standard light bulbs and tubes in
Building standard fixtures when required.

4.1.7. Electrical facilities to furnish sufficient power for operation of the Premises and all
electrical equipment reasonably used therein in connection with Tenant's routine use of the Premises for
medical office space. Landlord reserves the right to install sub-meters in locations designated by Landlord
to measure electrical consumption within the Premises. if Tenant's consumption exceeds Building
standard for sufficient power (as Landlord reasonably determines), Tenant shall pay Landlord such
amounts as Additional Rent on account of the excess electricity consumption within the Premises caused
by any equipment requiring special cooling or extra or after-hours cooling or power. The amount of
Additional Rent will be based on the rate charged by the electric utility to Landlord for the excess
consumption of electricity. To the extent Tenant separately pays for electricity charges, such charges
shall not be included in Operating Expenses. In the absence of sub-metering by Landlord, the cost of
electricity shall be included in Operating Expenses.

4.2.  Tenant to Pay for Additional Services. Before Landlord provides any services beyond
the scope of those listed in Section 4.1 above, Landlord and Tenant shall reach an agreement on the
provision of, and payment by Tenant for, any such services. Tenant shall promptly pay all such additional
costs on demand.

4.3. Tenant Restrictions. Tenant shall not:

4.3.1. |Installor ope'rate in the Premises any electrically operated equipment (other than
low electrical consumption equipment normally used in modern professional medical offices), or any
plumbing fixtures, without first obtaining Landlord's written consent. Landlord may condition such consent
on Tenant's payment of Additional Rent as compensation for the additional consumption of water and/or
electricity; or

4.3.2. Install any equipment of any kind or nature whatsoever which would or might
necessitate any changes, replacements or additions to the water system, plumbing system, heating
system, air conditioning system or the electrical system servicing the Premises, or any other portion of the
Building, without Landlord's prior written consent. If such consent is granted, the entire cost of such
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replacements, changes or additions shall be paid by Tenant plus the cost to repair any damage to the
Building or Premises in connection therewith.

4.4. Service Interruptions. Landlord's failure to any extent to furnish the services described,
or any cessation thereof, shall not: (a) render Landlord liable for damages to either person or property,
(b) be construed as an eviction of Tenant, (c) work an abatement of rent, nor (d) relieve Tenant from
fulfilment of any covenant. If any equipment or machinery breaks down, or for any cause ceases to
function properly, Tenant shall have no claim for rebate of rent or damages on account of any interruption
in service occasioned thereby or resulting therefrom. Nevertheless, Landlord shall use its reasonable best
efforts to promptly repair same and to restore the service.

4.5. Keys and Locks. Landlord shall furnish Tenant with keys and locks for the corridor
doors entering the Premises. All such keys shall remain Landlord's property. No additional locks shall be
allowed on any door of the Premises without Landlord's permission, and Tenant shall not make, or permit
to be made, any duplicate keys except those furnished by Landlord. On termination of this Lease, Tenant
shall surrender to Landlord all keys to the Premises and give Landlord the combination locks for safes,
safe cabinets and vault doors, if any, in the Premises. Tenant shall not place safes, safe cabinets or
vaults in the Premises without Landlord's prior written consent.

4.6. Graphics. Landlord shall provide and install all letters or numerals on entrance doors to
the Premises.. All such letters and numerals shall be in Building standard graphics, and no others shall be
used.

Article 5 _
IMPROVEMENTS, REPAIRS, ALTERATIONS AND CARE OF PREMISES

5.1. Tenant Improvements. Landlord shall construct the tenant improvements (the "Tenant
Improvements”) in accordance with the Tenant Improvements Schedule in Exhibit E hereto. After
Tenant's approval of the Working Drawings and Final Prices, Landlord will partition and prepare the
Premises in accordance therewith, except reasonable deviations in dimensions that may occur because
of field conditions or other factors. Landlord, however, shall not be required to install any partitions or
improvements that do not conform with the Building plans and specifications or which Landlord or its
architect have not approved. As a condition precedent to Landlord's obligations to construct the Tenant
Improvements in Exhibit E, Tenant shall first deposit with Landlord the amount by which the cost of the
Tenant Improvements, as reasonably estimated by Landlords contractor, exceeds the Tenant
Improvement Allowance.

5.1.1. Substitutions. Landlord reserves the right to make substitutions of material of
equivalent grade and quality if any specified material is not reasonably available and make changes
necessitated by conditions met during the course of construction, provided Tenant's approval of any .
substantial change (and any increase of cost incident thereto) is first obtained, which approval shall not
be unreasonably withheld so long as there will be general conformity with this Lease.

5.1.2. Excess Tenant Improvementis Above Allowance. Tenant shall pay to
Landlord all sums due for costs of Tenant Improvements in excess of the Tenant Improvement
Allowance. Such excess shall be due after the time Tenant has signed and approved the schedule for
construction of Tenant Improvements defined in Exhibit E and before the start of construction of the
Tenant Improvements. Failure by Tenant to pay any sums described in this Section 5.1 above in full
within ten (10) days after its receipt of an invoice therefor will constitute failure to pay Rent when due,
giving rise to all remedies available to Landlord under this Lease and at law for nonpayment of Rent.

5.1.3. Non-Scheduled Improvements. If Tenant requires Landlord to make
improvements not included in the Exhibit E, Tenant shall timely pay an amount equal to Landlord's actual
cost, including associated architectural and engineering fees, if any, plus an additional charge of fifteen
percent (15%) to cover overhead. Tenant shall also pay all ad valorem taxes and increased insurance
premiums payable on account .of any improvements for Tenant that are in addition to those items
described in Exhibit E.

5.1.4. Landlord's Property. All improvements to the Premises made pursuant to this
Section 5.1 above, whether made by Landlord or Tenant and whether included in the Tenant
Improvement Allowance, shall at all times be Landlord's property. Such improvements shall not be trade
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fixtures and shall not be removable by Tenant, notwithstanding Tenant's obligation to pay insurance
premiums, ad valorem taxes or installation costs attributable thereto.

5.1.5. Supervision Fee. If Tenant performs or causes to be performed its own Tenant
improvements, Tenant shall pay Landlord a supervision fee equal to fifteen percent (15%) of the cost of
all such improvements, payable when Tenant approves or is deemed to approve thé Working Drawings.
This fee shall be deemed an additional element of Rent.

5.2. Repairs by Landlord. Unless otherwise expressly stated in this Lease, Landlord shall
not be required to make any improvements or repairs of any kind or character on or to the Premises
during the Term, except such repairs as Landlord deems necessary for normal maintenance operations,
including structural repairs to the Building, and all repairs needed to the mechanical, electrical and
plumbing systems. :

5.3. Repairs by Tenant. Tenant, at its expense, shall repair any damage or injury to the
Building, or any part of it, caused by Tenant or its agents, employees, invitees or visitors, and restore the
Building to its condition before such injury or damage. Such repairs shall comply with all building and fire
codes, the original Building plans and specifications and other applicable laws and regulations. If Tenant
fails to make such repairs promptly, Landlord may, at its option, make such repairs, and Tenant shall pay
Landlord, on demand, the cost thereof plus a charge of twenty-five percent (25%) to cover Landlord's
overhead in making said repairs. Payment by Tenant to Landlord for applicable repairs requested or
required of Landlord under this Section 5.3 shall be made as described in Section 5.1.2 above and be
subject to the remedies described therein. Landlord, in its sole discretion, may disapprove any
improvements or repairs to be made by Tenant in any way affecting any structural component of the
Building. If any such damage or injury to the Premises that Tenant is required to repair hereunder is
insured against, Tenant shall be entitled to the net insurance proceeds payable in connection therewith.

5.4. Alterations, Additions, Improvements. Except for work of a decorative nature, Tenant
shall not make, or allow to be made, any alterations or physical additions to the Premises without first
obtaining Landlord's written consent in each instance. Tenant shall not place any signs outside the
Premises without Landlord’s written consent and Ground Lessor's written consent, if required under the
Ground Lease. Landlord shall not unreasonably withhold its consent. All alterations, physical additions or
improvements, when made to the Premises by Tenant, shall at once become Landlord's property and
shall be surrendered to Landlord on termination of this Lease for any reason. This provision shall not

_ apply to Tenant's frade fixtures, movable equipment or furniture. '

5.5. Entry for Repairs and Inspection. On reasonable notice, Tenant shall permit Landlord
and Ground Lessor, and their authorized representatives, to enter any part of the Premises at reasonable
hours to inspect, clean or make repairs, alterations or improvements, or to show the same to prospective
purchasers or Mortgagees. Tenant shall not be entitled to any abatement or reduction of rent by reason
thereof, nor shall this constitute an eviction of Tenant in whole or part. During the six (6) months before
expiration of this Lease, Landlord may show the Premises to prospective tenants.

5.6. Care of Premises. Tenant, ifs agents and employees shall:

5.6.1.  Not commit or allow any waste or damage to be committed on any portion of the
Premises;

5.6.2, At this Lease's termination, by lapse of time or otherwise, remove its property,
including Tenant's trade fixtures, deliver the Premises to Landlord in as good condition as at date of
possession by Tenant, and as thereafter improved by Landlord or Tenant, ordinary wear and tear
excepted; property not removed by Tenant at the termination of this Lease, however terminated, shall be
considered abandoned, and Landlord may dispose of or store the same as it deems expedient, the cost
thereof to be charged to and paid by Tenant;

5.6.3. Comply at all times with the Rules, the Ground Lease and all applicable federal,
state and local statutes, regulations, ordinances and other requirements of any constituted public
authorities, relating to its use and occupancy of the Premises; and

5.6.4. Keep the Premises in good order and condition; subject to the restrictions of this
Lease, repair all damage to the Premises, except damage from fire and extended coverage type risks and
repairs to the ‘extent these are Landlord's obligations; replace all glass broken by Tenant, its agents,
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employees or invitees, with glass of the same quality as that broken, except for glass broken by fire and
extended coverage type risks for which insurance reimbursement is received by Landlord.

5.7. Mechanics' Liens. Tenant shall not permit any mechanic's lien to be placed on the
Land, or any part of it, or Building, during the Term hereof, resulting from any work performed, materials
furnished or obligation incurred by or at Tenant's request or for its benefit. Nothing in this Lease shall be
construed in any way as constituting Landlord's consent or request, express or implied, to any contractor,
subcontractor, laborer or materialman for the performance of any labor or the furnishing of any materials
for any specific improvement, alteration or repair to the Premises, or any part of it, nor as giving Tenant
any authority to contract for, or permit the rendering of, any services or the furnishing of any materials that
would give rise to any mechanic's or other liens against Landlord's interest in the Premises. If any such
lien is filed: '

5.7.1. Tenant shall cause it to be discharged of record within ten (10) days after filing,
or shall post a bond or arrange conditional payment, provided any such bond or arrangement is approved
by Landlord and its Mortgagee.

5.7.2. If Tenant fails to timely discharge any such- lien (or make arrangement for
discharge satisfactory to Landlord), then, in addition to any other remedy, Landlord, on giving Tenant
written notice, may but shall not be obligated to, discharge the lien, either by paying the claimed amount,
or by procuring its discharge by deposit in court or by bonding. Any amount paid by Landlord for any of
these purposes, or to satisfy any other lien, not caused or claimed fo be caused by Landlord, with interest
thereon at the highest rate allowed by law from the date of payment, plus Landlord's reasonable
attorneys' fees, shall be paid by Tenant to Landlord on demand as Additional Rent.

Article 6
SUBORDINATION, ATTORNMENT, HOLDING OVER, ASSIGNMENT, ESTOPPEL

6.1. Subordination to Mortgage and Ground Lease; Attornment. This Lease, including
the covenant of quiet enjoyment, is automatically subject and subordinate to all ground or underlying
" leases now or hereafter entered into and to all present Mortgages affecting the Land or Building, to all
renewals and extensions thereof, to any Mortgage which may hereafter be executed affecting the Land or
Building, and any existing or future covenants, conditions, restrictions, easements, rights of way or any
construction, operation and reciprocal easement agreements. At Landlord's request, Tenant shall execute
all instruments in writing fo subordinate Tenant's rights acquired by this Lease to the lien of any such
Mortgage, lease, etc. Tenant appoints Landlord its attorney-in-fact irrevocably to execute, acknowledge
and deliver any such instrument or instruments for Tenant as Landlord may determine necessary to carry
out the intent of this Article 6. Notwithstanding the foregoing, Tenant shall automatically attorn to any
purchaser at foreclosure sale, to any grantee or transferee designated in any deed given in lieu of
foreclosure, or to any Mortgagee in possession and recognize such transferee of or successor as
Landlord under this Lease, and this Lease shall thereafter continue in full force and effect.

6.1.1. In the event of a termination of the Ground Lease or lawful re-entry or
repossession of the Premises by Ground Lessor, Tenant 'shall automatically attorn to Ground Lessor;
however, Ground Lessor shall not be (a) liable for any act or omission of any prior landlord or any default
of any prior landlord, (b) subject to any rental offsets or defenses available against a prior landlord, or
(c) liable for any prepayment of more than one month’s rent or any security deposit paid by Tenant.

6.1.2. Landlord irrevocably authorizes and directs Tenant, upon receipt of any written
notice from Ground Lessor certifying that: (a) a default exists in the performance of Landlord’s obligations
under the Ground Lease, (b) Ground Lessor has given Landlord written notice of such default, and (c) any
applicable cure period for Landlord's benefit has expired, to pay to Ground Lessor the rents and other
amounts-due and to become due under this Lease as such rents and other amounts shall become due
and payable under this Lease. Tenant shall have the right to rely upon any such certification and request
from Ground Lessor, and Tenant shall pay such rents and other amounts to Ground Lessor without any
obligation or right to inquire as to whether such default exists and notwithstanding any notice from or
claim from Landlord to the contrary, and Landlord shall have no right or claim hereunder. against Tenant
for any such rents or other amounts so paid by Tenant. Such payments to Ground Lessor shall satisfy
and discharge Tenant's obligation for the payment of rent and other amounts under this Lease to the full
extent of such payments made to Ground Lessor.
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6.2. Holding Over.

6.2.1. Any holding over with Landlord's written consent shall thereafter constitute this
Lease month-to-month tenancy, under the provisions of this Lease, to the exient applicable to a month-to-
month tenancy, at the rental rate agreed to when such consent is given.

6.2.2. If Tenant holds over after expiration or other termination of this Lease without
Landlord's written consent, Tenant shall, throughout the entire holdover period, pay rent equal to 150% of
the Base Rent in effect on the last day before such termination, together with the Additional Rent
described herein which would have been applicable had this Lease continued through the period of such
holding over by Tenant.

6.2.3. No holding over by Tenant shall be construed to extend the Term. In the event of
any unauthorized holding over, Tenant shall indemnify, defend and hold Landlord harmiess against all
claims for damages resulting from delay by Landlord in delivering possession of all or part of the
Premises to any other lessee or prospective lessee of all or part of the Premises.

6.3. Assignment; Subletting. Without prior written consent of Landiord and any Mortgagee
of the Building (if approval is required by Mortgagee under the loan documents), Tenant shall not:
(a) assign, or in any way transfer this Lease or any estate or interest therein, (b) permit any assignment of
this Lease or any estate or interest therein by operation of law, (c) sublease all or part of the Premises,
(d) grant any license, concession or other right of occupancy to any party, or (e) mortgage, pledge or
otherwise encumber all or part of this Lease or any interest in the Premises.

6.3.1. If Tenant requests consent to assign or sublet all or part of the Premises, it shall
submit to Landlord, in writing, at least sixty (60) days before the date on which Tenant desires to make
effective such assignment or sublease: (a) the name of the proposed assignee or subtenant, (b)the
proposed commencement date, (c) the nature of the specialty or practice of the proposed assignee or
subtenant, (d) a copy of the proposed sublease which shall contain a provision stating that if Tenant
defaults under this Lease, the subtenant shall attorn to Landlord, or in the event of any proceeding to
foreclose a Mortgage, shall attorn to the lender or any successor in interest of the lender designated in a
written notice by lender to a subtenant, effective on the date the subtenant receives notice from Landlord
or a lender that Tenant is in default under this Lease and instructing subtenant to pay rent to Landlord,
lender, or lender's designee, (e) sufficient information, including references, so that Landlord can make
informed decisions whether the proposed assignee or subtenant is professionally and financially qualified
to become an assignee or subtenant, and (f) $500 payment toward Landlord’s attorneys’' fees for
reviewing, consenting to, rejecting, and/or consummating any proposed assignment or sublease,
Landlord's consent to any such assignment or sublease may be withheld on any reasonable basis,
including any prospective violation of this Lease or the Ground Lease, or an imbalance in the types of
medical and dental skills or number of medical professionals of any specialty occupying the Building.
Landlord shall notify Tenant of its decision within a reasonable time, not to exceed thirty (30) days after
Tenant's documentation supporting its request has been provided to Landlord.

6.3.2. Landlord's acceptance of rent from any assignee, sublessee or occupant shall
not constitute a consent to any assignment or sublease nor shall it constitute a waiver of Landlord's right
to approve or disapprove such -assignment or sublease, nor a waiver with respect to any further
assignment or more assignments or subleases. '

6.3.3. Landlord's consent to any such assignment or subletting shall not operate as a
waiver of its right to approve or disapprove any subsequent assignment or subletting. Unless expressly
released in writing in connection with an assignment, Tenant, and any guarantor of Tenant's obligations
under this Lease, shall remain fully liable for the payment of the Rent herein specified and for compliance
with all of Tenant's other obligations under this Lease.

6.3.4. If a default, as defined in this Lease, occurs while all or part of the Premises, are
asmgned or sublet, Landlord, in addition to any other remedies available to it, may, at its option, collect all
payments due directly from such assignee or sublessee and credit any such collections against any sums
due to Landlord by Tenant hereunder. Tenant authorizes and directs any such assignee or sublessee to
pay such rent directly to Landlord on receipt of such notice from Landlord. No direct collection by
Landlord from any such assignee or sublessee shall be construed to constitute a novation or a release of
Tenant or any guarantor from the further performance of their obligations hereunder. Landlord's receipt
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issued to any such assignee or sublessee obligated to make payments of rent shall be a full and
complete release, discharge and acquittance of such person, to the extent of any rent so paid to
Landlord. Landlord is authorized and empowered, on Tenant's behalf, to endorse Tenant's name on any
check or other instrument payable to Tenant evidencing payment of rent, or any part thereof, and to
receive and apply the proceeds therefrom in accordance with the terms hereof.

6.3.5. If Tenant is an entity, any of the following shall be deemed a voluntary
assignment: (a) the sale, assignment, transfer or disposition of all or substantially all of Tenant's assets;
(b) the sale, assignment, transfer or disposition of 50% or more of the stock, partnership, membership or
other interests (whether equity or otherwise and whether voluntary or otherwise) in Tenant (including the
conveyance, sale, assignment, transfer or disposition of all or substantially all the assets, stock or
partnership, membership or other interests (whether equity or otherwise) in any Person Controlling
Tenant); (c) the merger, reorganization, share exchange, recapitalization, restructuring or consolidation of
Tenant (including the merger, reorganization, share exchange, recapitalization, restructuring or
consolidation of any Person Controlling Tenant), unless such transaction would result in (i) the voting
securities of Tenant (or the Person Controlling Tenant) outstanding immediately prior to the transaction
continuing to represent (either by remaining outstanding or by being converted into voting securities of the
surviving entity) at least 50% of the combined voting power of the voting securities of Tenant (or the
Person Controlling Tenant) or surviving entity outstanding immediately after such transaction or (i) the
management of Tenant (or the Person Controlling Tenant) or the surviving entity after such transaction
being Controlled (i.e., a majority of managerial Control) by Tenant (or the Person Controlling Tenant)
and/or by the directors, partners, members or similar management of Tenant (or the Person Controlling
Tenant) immediately prior to such transaction; or (d) the acquisition (directly or indirectly) by any “Person”
or “Group” (within the meaning of Sections 13(d) and 14(d)(2) of the Securities Exchange Act of 1934) of
an aggregate of 40% or more of the beneficial ownership (within the meaning of Rule 13d-3 of the
Securities Exchange Act of 1934) of the issued and outstanding voting securities of Tenant.

6.4. Estoppel Certificate. Tenant shall, at any time and from time to time, on not less than
ten (10) days' notice by Landlord, acknowledge and deliver to Landlord, or any Mortgagee or Ground
Lessor, an estoppel certificate in a form, including recordable form, required by Landlord, Ground Lessor,
Mortgagee or prospective Mortgagee or purchaser of the Land and/or Building or any portion thereof
certifying to facts reasonably requested by Landlord or any prospective purchaser or Mortgagee. Any
person may rely on any such ceriificate executed or acknowledged by Tenant. Tenant's failure to timely
(i.e., within 10 days after receipt) object in writing to the accuracy of any such certificate submitted to it
shall: (a) constitute an admission of the accuracy of the certificate, (b) establish conclusively against
Tenant that this Lease is in full force and effect and has'not been modified except as represented by
Landlord, there are no uncured defaults in Landlord’s performance, Tenant has no right of offset,
counterclaim or deduction against Rent, no Rent has been paid earlier than the due date(s) in question,
and all other items in the certificate are true, (c) constitute an irrevocable appointment of Landlord as
Tenant's special attorney-in-fact to execute and deliver the certificate to any third party, and (d) at
Landlord’s election, be a default under this Lease.

6.5. Financial Statements. Tenant shall furnish Landlord, within ten (10) days after
Landlord’s request, a copy of Tenant's most recent financial statement. Landlord may deliver a copy of
such statement to any Mortgagee or prospective Mortgagee of Landlord or any prospective purchaser of
the Land or Building, but otherwise Landlord shall ireat such statements and the information contained
therein as confidential.

| Article 7
WARRANTIES OF LANDLORD AND SUCGESSORS

71. Quiet Enjoyment. Subject to all provisions of this Lease, and provided Tenant timely
pays all Rent provided herein and performs all obligations on its part to be performed, Tenant shall have
the right to hold and enjoy possession of the Premises free from unreasonable interference or annoyance
by Landlord. :

7.2, Transfer by Landlord. As of the Effective Date, Landlord holds and exercises the right,
as against all others (except space tenants of the Building) to possession of the entire Building.
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7.2.1. In the event of voluntary or involuntary transfer of such ownership or right to a
successor in interest of Landlord, Landlord shall be relieved of any further obligation to perform
hereunder, including any liability for Tenant's Security Deposit, provided such deposit is transferred to
Landlord's successor. Tenant thereafter shall look solely to such successor in interest for performance of
the covenants and conditions of Landlord's part to be performed.

7.2.2. Notwithstanding the foregoing, any Mortgagee or ground lessor succeeding to
the Landlord’s interest shall not be: (a) liable for any act or omission of any prior landlord or any default of
any prior landlord, (b) subject to any rental offsets or defenses available against a prior landlord, (c) liable
for any prepayment of more than one month’s rent or any security deposit paid by Tenant, (d) bound by
any amendment of this Lease made without its written consent, or (e) liable for any security deposit not
actually received by it.

7.3. Limitation of Landlord's Liability. Landlord and its successors shall be liable for
breaches of covenant occurring only during each one's respective ownership of Landlord's interest.
Landlord and its successors shall in no event be personally liable to Tenant for any judgment exceeding
the value of its interest in the Building and Land, plus the amount of any recoverable liability or indemnity
insurance available to it with respect to such breach. Any liability of Landlord shall be the responsibility of
the entity comprising Landlord, and no officer, director, shareholder, partner, member, manager or other
principal or component of Landlord shall have*any responsibility or liability of Landlord. Tenant irrevocably
waives any “alter ego” or similar claim against such person(s).

Article 8
CASUALTY AND INSURANCE

8.1. Casualty. If fire or other casualty shall damage all or part of the Premises, or Tenant
shall gain knowledge of any defect in the Building or Premises or any equipment therein, Tenant shall
give immediate written notice thereof to Landlord.

8.1.1. Substantial Reconstruction. If the Building shall be so damaged by fire or
other casualty that substantial alteration or reconstruction of the Building shall, in Landlord's sole opinion,
be required or any Mortgagee under a Mortgage covering the Building should require that the insurance
proceeds payable as a result of said fire or other casualty be used to retire the mortgage debt, Landlord
may, at its option, terminate this Lease. Landlord must notify Tenant in writing of such termination within
one hundred twenty (120) days after the date of such damage. In such event, all Rent of any form
hereunder shall be abated as of the date of such notice and Tenant shall immediately vacate the
Premises.

8.1.2. Restoration. If Landlord does not elect to terminate this Lease, Landlord shall,
within one hundred twenty (120) days after the date of such damage, commence and proceed with
reasonable diligence to restore the Building (except that Landlord shall not be responsible for delays by
reason of adjustment of loss under insurance policies or for delays beyond Landiord's reasonable control)
to substantially the same condition as immediately before the happening of the casualty. Landlord shall
not be required to rebuild, repair or replace any part of Tenant's furniture or furnishings or fixtures and
equipment removable by Tenant under this Lease. Such work shall not exceed the scope of the work
done by Landlord in originally constructing the Building and installing the Tenant Improvements in the
Premises. In conjunction with any such restoration:

a. Landlord shall not be liable for any inconvenience or annoyance to Tenant, or
injury to Tenant's business resulting in any way from such damage, or the repair thereof. However,
Landlord shall allow Tenant a fair diminution of rent during the time, and to the extent, the Premises are
unfit for occupancy. If a dispute arises as to the amount of such diminished rent due, Tenant shall pay the
full amount claimed by Landlord to be due under this Lease, but Tenant reserves the right to proceed by
law to recover the excess, if any.

b. If Landlord does not complete the work within two hundred seventy (270)
days after such casualty (extended by any “force majeure” provisions hereof, if appropriate), Tenant may,
at its option, terminate this Lease at any time thereafter on thirty (30) days' written notice to Landlord,
provided such written notice is given before restoration is complete.
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8.1.3. Tenant's Negligence. If the Premises, or any other portion of the Building, is
damaged by fire or other casualty resulting from the fault or negligence of Tenant or any of Tenant's
agents or employees, the Rent shall not be diminished during the repair of such damage. Tenant shail
also be liable to Landlord for the cost and expense of the repair and restoration of the Building caused
“thereby, and Tenant shall have no right to terminate this Lease.

8.1.4. Insurance Benefits. Any fire or extended coverage insurance which may be
carried by Landlord or Tenant against loss or damage to the Building or the Premises shall be for the sole
benefit of the party carrying such insurance and under its sole control.

8.2. Landlord’s Insurance.

8.2.1. Casualty and Business Interruption. Landlord shall maintain fire, extended
coverage and other property insurance on the Building, including all Tenant Improvements, as Landlord
may elect. Such insurance shall be maintained with an insurance company authorized to do business in
the State in which the Building is located (“State"), in amounts sufficient to cover the replacement cost of
such property. Landlord may also maintain loss of rents insurance in such amount, and for such term, as
it deems reasonable. The cost of such insurance shall be included in the computation of Operating
Expenses. If the premiums on such insurance should exceed standard rates because of extra-hazardous
exposure arising from Tenant's operations, contents of the Premises or improvements on the Premises
beyond Building standard, such excess premium shall be paid by Tenant and excluded from the
computation of Operating Expenses. Losses under all such insurance shall be payable only to Landlord.

8.2.2, Liability. Landlord shall maintain a policy or policies of comprehensive general
liability insurance for the Building with limits of not less than $1,000,000 per person and $5,000,000 per
occurrence in respect of bodily injury or death, and at least $500,000 for property damage per
occurrence. Landlord in its sole discretion may increase the limits of such coverage at any time as it
considers prudent and the premiums for such insurance shall be included in the computation of Operating
Expenses.

8.3. Tenant’s Insurance. Tenant shall maintain, at its expense, the following coverages in
the following amounts:

8.3.1. - Liability. Broad Form Commercial General Liability Insurance (including
protective liability coverage on operations of independent contractors engaged in construction and
blanket contractual liability insurance) covering Tenant against claims of bodily injury, personal injury and
property damage arising out of its operations, assumed liabilities or use of the Premises, including a
Broad Form Commercial General Liability endorsement covering the insuring provisions of this Lease and
Tenant's performance of the indemnity provisions in this Lease, for limits of liability not less than:

Bodily Injury and $1,000,000 each occurrence
Property Damage Liability $2,000,000 annual aggregate
Personal Injury Liability $1,000,000 each occurrence

$2,000,000 annual aggregate
0% Insured's participation

8.3.2. Casualty. “All Risk” or “Special Causes of Loss” property insurance covering
(a) all furniture, trade fixtures, equipment, merchandise and all other items of Tenant's property on the
Premises installed by Tenant, (b) alterations, including any alterations which Landlord permits to be
installed above the ceiling or below the floor of the Premises, and (c) all other improvements, alterations
and additions to the Premises, including any improvements, alterations or additions installed at Tenant's
request above the ceiling or below the floor of the Premises. Such insurance shall be written on an “all
risks” of physical loss or damage basis, excluding earthquake or flood, for the full replacement cost value
new without deduction for depreciation of the covered items and in amounts that meet any co-insurance
clauses of the policies of insurance and shall include a vandalism and malicious mischief endorsement,
and sprinkler leakage coverage provided Tenant's policies may have a deductible not to exceed Ten
Thousand Dollars ($10,000).

8.3.3. Busi'ness Interruption. Business interruption insurance covering risk of loss
from any of the hazards covered by the insurance to be maintained by Tenant described in Section 8.3.2
above with coverage in a face amount not less than the aggregate amount, for a period of twelve (12)
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months after the insured-against peril, of one hundred percent (100%) of all Rent to be paid by Tenant
under this Lease.

8.3.4. Worker's Compensation. Worker's compensation insurance and employer's
liability coverage insuring against all liability to third parties for damages resulting from bodily injury (or
death resulting therefrom) or property damage, including personal injury, in the amount of not less than a
combined single limit of $500,000, and all disability insurance required by the law of the State, covering
all employees.

8.3.5. Other Insurance. Such other coverage as Landlord or any mortgagee of
Landlord may require with respect to the Premises, its use and occupancy and the conduct or operation
of business therein.

8.3.6. Early Access. At any time before the Commencement Date that Tenant makes
any alterations to the Premises or performs any part of Tenant's work, Tenant shall, at its sole cost,
maintain "Builder's Risk" insurance for the Premises, reasonably satisfactory to Landlord, and all
restrictions and obligations arising under this Lease shall apply to the extent they protect or inure to the
benefit of Landlord. Nothing in this Settion 8.3.6 shall be construed to permit Tenant to enter the
Premises or make any alterations before the Commencement Date, and no such right shall exist unless
specified in this Lease.

8.3.7. Form of Policies. The minimum limits of policies of insurance required of
Tenant under this Lease shall in no event limit Tenant's liability under this Lease. Such insurance shall
(a) name Landlord, Landlord's property manager, if any, and any ground lessor or lender of Landlord, as
an additional insured; (b) specifically cover the liability assumed by Tenant under this Lease, including
Tenant's obligations under Article 9 below; (c) be issued by an insurance company having a rating of not
less than A-Xll or better in Best's Insurance Reports-Property-Casualty or other lesser rating which is
otherwise acceptable to Landlord and licensed to do business in the State; (d) be primary insurance as to
all claims thereunder and provide that any insurance carrier by Landlord is excess and is non-contributing
with any insurance requirement of Tenant; (e) provide that said insurance shall not be canceled or
coverage changed unless thirty (30) days' prior written notice shall be given to Landlord and any
mortgagee or ground or underlying lessor of Landlord; and (f) contain a cross-liability endorsement or
severability of interest clause acceptable to Landlord. Tenant shall deliver said policy(ies) or certificate(s)
thereof to Landlord before occupancy of the Premises and at least thirty (30) days before the expiration
date of the policy. If Tenant fails to procure such insurance, or deliver such policy or certificate, Landlord
may, at its option, procure such policies for Tenant's account, and the cost thereof shall be paid to
Landlord as Additional Rent within five (5) days after delivery to Tenant of bills therefor.

8.3.8. Subrogation. - Landlord and Tenant shall have their respective insurance
companies issuing property damage insurance waive any rights of subrogation that such companies may
have against Landlord or Tenant, as the case may be, so long as the insurance carried by Landlord and
Tenant, respectively, is not invalidated thereby. Landlord and Tenant waive any right either may have
against the other on account of any loss or damage covered by their respective insurance policies (and to
their respective property to the extent such loss or damage is insurable under policies of insurance for fire
and all risk coverage, theft, public liability or other similar insurance).

8.3.9. Additional Insurance Obligations. Tenant shall carry and maintain during the
entire Lease Term, at Tenant's sole cost and expense, increased amounts of the insurance required to be
carried by Tenant pursuant to this Article 8, as Landlord may reasonably request, not to exceed amounts
of coverage generally maintained by similar medical professional office Buildings in the County where the
Building is located, from time to time.

Article 9
LIABILITY

9.1. Indemnification: Waiver of Liability. Tenant shall indemnify, defend and hold Landlord,
its members, partners, and Building manager, Mortgagee, Ground Lessor, and their officers, employees
and agents, harmless from suits, actions, damages, liability and expenses (including reasonable
attorneys' fees) in connection with loss of life, bodily or personal injury, or property damage arising. from
the Premises or Tenant's use of the Building, Hospital, or Land from any cause whatsoever, unless the
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result of gross negligence or willful misconduct of Landlord, its members, partners, Building manager,
Mortgagee, Ground Lessor, or any of their members, manager, partners, directors, officers, employees or
agents. Landlord, its Building manager, Mortgagee, Ground Lessor, and any of their members, manager,
partners, directors, officers, employees and agents, shall not be liable to Tenant for any such damage or
loss, whether the result of their gross negligence or willful misconduct, to the extent Tenant is indemnified
or compensated therefor by Tenant's insurance. Except to the extent caused by Landlord's grossly
negligent acts or willful misconduct, (a) Tenant assumes all risk of and waives all claims against Landlord
regarding insurance, and (b) Landlord shall not be liable for, any of the matters set forth in this
Section 9.1 or any of the following: injury to Tenant's business, loss of income from such business, or
damage or injury to the goods, wares, merchandise, or other property or the person of Tenant, Tenant's
Invitees, or any other persons in, on, or about the Premises, Building, Hospital, or Land, whether such
damage, loss, or injury is caused by or results from criminal acts, fire, steam, electricity, gas, water, rain,
the breakage, leakage, mold (including any remediation and/or reporting requirements under the Toxic
Mold Protection Act of 2001, including California Health & Safety Code § 26145, if the Premises are
located in California, or if not, then under any applicable law of the State), obstruction or other defects of
pipes, sewer lines, sprinklers, wires, appliances, plumbing, air-conditioning or lighting fixtures, or any
other cause, conditions arising on the Premises, or other sources or places, and regardless whether the
cause of such damage, loss, or injury or the means of repairing such damage, loss, or injury is
inaccessible to Tenant.

9.2 Damages from Certain Causes. Landlord shall not be liable or responsible to Tenant
for any loss or damage to any property or person occasioned by theft, fire, act of God, public enemy,
injunction, riot, strike, insurrection, war, court order, requisition or order of governmental body or authority,
or for any damage or inconvenience which may arise through repair or alteration of any part of the
Building or Premises, or failure to make any such repairs.

9.3. Waiver of Certain Rights. Anything in this Lease to the contrary notwithstanding,
Landlord and Tenant each hereby waive each and every right of recovery, claim, action or cause of action
against the other, its agents, officers or employees for any loss or damage that may occur to the
Premises, or any improvements thereto, or the Building of which the Premises are a part, or any
improvements thereto, or any personal property of such party therein, by reason of fire, theft, the
elements, or any other cause which are insured against under the terms of standard fire and extended
coverage insurance policies referred to herein, regardless of cause or origin, including gross negligence
or willful misconduct of the other party hereto, its agents, officers or employees.

Article 10
CONDEMNATION

10.1. Entire Taking. If all, or substantially all, of the Premises is taken for any public or quasi-
public use under any governmental law, ordinance or regulation, or by right of eminent domain, or is sold
to the condemning authority in lieu of condemnation, this Lease shall terminate as of the date when
physical possession of the Premises is taken by the condemning authority.

10.2. Partial Taking. If less than all, or substantially all, of the Building or the Premises is
taken or sold in the same manner as set forth in Section 10.1 above, Landlord (whether the Premises are
affected thereby) may terminate this Lease by giving written notice thereof to Tenant within sixty (60)
days after the right of election accrues, in which event this Lease shall terminate as of the date when
physical possession of such portion of the Building or Premises is taken by the condemning authority. If,
on any such taking or sale of less than all, or substantially all, of the Building or the Premises, this Lease
shall not be so terminated, Base Rent shall be diminished by an amount representing that part of the
Base Rent as Landlord reasonably allocates to the portion of the Premises so taken or sold.

10.3. Tenant Has No Claim. In no event of condemnation described in this Article 10 shall
Tenant have any claim against Landlord for the value of any unexpired term of this Lease, except as to
diminution of rent as stated in Section 10.2 above.
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Article 11
DEFAULT AND REMEDIES

11.1. Tenant's Default.

11.1.1. Events_of Default. The occurrence of any of the following shall constitute a
default by Tenant:

a. Abandonment of the Premises.

b. Tenant's failure to pay any Rent, or any other sum required of Tenant under
this Lease, as and when due, where such failure continues for a period of three (3)-days after written
notice thereof to Tenant. No grace period applicable under this Lease will extend the due date of any
Rent payment under this Lease, and Tenant will be in default if any such payment is not timely made. All
Rent payments must be received on or before the first day of each calendar month.

c. Tenant's failure to observe or perform any covenant, condition or provision of
this Lease to be observed or performed by Tenant, other than described in Sections 11.1.1.aand 11.1.1.b
above, where such failure continues for a period of ten (10) days after written notice thereof to Tenant;
provided, if the breach is curable, and is such that more than ten (10) days are reasonably required for its
cure, Tenant shall not be considered in default if Tenant promptly commences curing such breach and
diligently prosecutes such cure to completion.

d. Making by Tenant of any general assignment or general arrangement for the
benefit of creditors; or the filing by, or against, Tenant of a petition for reorganization or arrangement
under any bankruptcy law (unless, in case of a petition filed against Tenant, the petition is dismissed
within sixty (60) days); or the appointment of a trustee or receiver to take possession of substantially all of
Tenant's assets located at the Premises or of Tenant's interest in this Lease, where possession is not
restored to Tenant within thirty (30) days; or the attachment, execution or other judicial seizure of
substantially all of Tenant's assets located on the Premises or of Tenant's interest in this Lease, where
such seizure is not discharged within thirty (30) days.

e. Tenant's failure to comply with the limitations on use of the Premises as set
forth in Article 3 above, or loss of Tenant's Hospital staff status. .

f. Tenant's failure to observe or perform any covenant, condition or provision of
the Ground Lease.

11.1.2. Notice of Default. Notices given under this Section 11.1 shall specify the
alleged breach of Lease and the applicable Lease provisions allegedly so breached and shall demand, if
the breach is curable, that Tenant perform the applicable Lease provisions or pay the Rent in arrears, as
the case may be, within the applicable period of time, or quit the Premises. No such notice shall be
considered a declaration of forfeiture or termination of the Lease unless Landlord so elects in the notice.

11.2. Landlord's Remedies. In the event of any such default by Tenant, Landlord may
exercise at its sole discretion any one or more of the following remedies and any other remedies available
to Landlord under applicable law: .

11.2.1. Termination. Terminate Tenant's right to possession, provided Landlord's
election to terminate the Lease and recover possession has been expressly stated in a notice given
pursuant to this Lease. If Landlord has exercised such election after Tenant's default, this Lease shall
terminate forthwith and Tenant shall immediately surrender possession of the Premises to Landlord.
Notwithstanding such surrender of possession, Landlord shall be entitled to recover from Tenant:

a. The worth at the time of award (defined beléw) of the unpaid Rent earned at
the time of such termination;

b. The worth at the time of award of the amount by which the unpaid Rent
which would have been earned after termination until the time of award exceeds the amount of such
rental loss which Tenant proves could have been reasonably avoided;

c. The worth at the time of award of the amount by which the unpaid Rent for
the balance of the Term after the time of award exceeds the amount of such rental loss that Tenant
proves could reasonably be avoided; and :
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d. Any other amount necessary to compensate Landlord for all detriment
proximately caused by Tenant's failure to perform its Lease obligations, or which, in the ordinary course of
things, would likely result therefrom, including brokers’ commission, cost of tenant improvements, and
attorneys' fees.

The “worth at the time of the award” of the amount(s) referred to in: (1) Sections 11.2.1.a and 11.2.1.b .
above shall be computed by computing interest at the maximum rate permitted by law, and
(2) Section 11.2.1.c above is computed by discounting such amount at the discount rate of the Federal
Reserve Bank of San Francisco at the time of the award plus one percent (1%).

11.2.2. Continue Lease and Recover Rent. Landlord shall have the remedy described
in California Civil Code § 1951.4, or if the State is not California, then any similar law of the State. This
Lease shall continue in full force and effect for so long as Landlord chooses not to terminate Tenant's
right to possession, and Landlord may enforce all its rights and remedies under this Lease, including the
right to recover Rent as it becomes due. For purposes of this Lease, the following will not terminate
Tenant's right to possession: (a) acts of maintenance or preservation or efforts to re-let the Premises;
(b) Landlord's re-letting of the Premises or any part thereof as the agent and for Tenant's account on such
reasonable terms and conditions as Landlord deems advisable, in which event the rents received on such
re-letting and collection shall be applied first to the reasonable expenses of such re-letting and collection,
including reasonable attorneys' fees and any real estate commissions paid, and thereafter to payment of
all sums due or to become due to Landlord under this Lease, and if a sufficient sum shall not be thus
realized by the payment of such sums and other charges, Tenant shall pay Landlord any deficiency
monthly, and Landlord may bring an action therefor as such monthly. deficiency shall arise; and (c) the
appointment of a receiver on initiative of Landlord to protect Landlord's interest under this Lease.

11.2.3. Cure Default. Cure, on Tenant's behalf, any default by ;l'enant, and the
reasonable cost of such cure (including any attorneys' fees incurred) shall be deemed Additional Rent,
payable on demand.

11.2.4. Other Rights and Remedies. Pursue all other remedies available to Landlord in
law or equity without limitation. Any election by Landlord under this Section 11.2 shall be effective only at
the time of such election and Landlord may change such election at will or pursue one or more remedies
at any time. '

11.3. Lien for Rent. In consideration of the mutual benefits under this Lease, Tenant grants
Landlord a contractual landlord's lien and security interest on all Tenant's property now or later placed in
or on the Premises, and such property shall be and remain subject to such Landlord's lien and security
interest for payment of all Rent of any form ‘and other sums agreed to be paid by Tenant herein. This lien
and security interest shall constitute a security agreement under the Uniform Commercial Code so that
Landlord shall have, and may enforce, a security interest on all Tenant's property now or later placed in or
on the Premises, including all fixtures, machinery, equipment, furnishings and other articles of personal
property now or later placed in or on the Premises by Tenant. Tenant shall execute, as debtor, such
financing statement(s) as Landlord may now or later reasonably request in order that such security
interest(s) may be perfected under law. Landlord may, at its election, at any time file a copy of this Lease
as a financing statement. Landlord, as secured party, shall be entitled to all the rights and remedies
afforded a secured party under the Uniform Commercial Code in addition to, and cumulative of,
Landlord's liens and rights provided by law or by the other terms and provisions of this Lease.
Notwithstanding the foregoing, any property of Tenant placed on the Premises which is subject to vendor
or third party encumbrances which prohibit the placement of additional encumbrances on such property
shall be exempt from the requirements of this Section 11.3.

11.4. No Implied Waiver. The failure of Landlord, its Building manager or other agent or
employee, to insist at any time on the strict performance of any covenant or condition, or to exercise any
option, right, power or remedy contained in this Lease shall not be construed as a waiver or a -
relinquishment thereof for the future.

11.4.1. The waiver of, or redress for, any violation of any provision of this Lease shall not
prevent a subsequent act, which would have originally constituted a violation, from having all the force
and effect of an original violation. No express waiver shall affect any condition except the one specified in
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such a waiver, and that one only for the time, and in the manner, specifically stated in such express
written waiver.

11.4.2. Receipt by Landlord, its Building manager, or other agent or employee or either,
of any Rent with knowledge of the breach of any covenant or agreement contained in the Lease shall not
be deemed a waiver of such breach, and no waiver by Landlord, its Building manager, or other agent or
employee of either, of any provision of this Lease shall be effective unless expressed in writing and
signed by Landlord.

11.4.3. No payment by Tenant, or receipt by Landlord, its Building manager or other
agent or employee of either, of a lesser amount than the Rent due under this Lease shall be deemed to
be other than on account of the earliest Rent due hereunder, nor shall any endorsement or statement on
any check, or any letter accompanying any check or payment as Rent, be deemed an accord and
satisfaction. Landlord, its Building manager or other agent or employee of either, may accept such check
or payment without prejudice to Landlord's right to recover the balance of such Rent or pursue any other
remedy provided in this Lease.

11.5. Exit Right. Landlord understands that monies paid to Landlord by Tenant as Rent are
derived from federal, state, or local sources, including local taxes, and are subject to curtailment, reduction, or
cancellation by government agencies or sources beyond the control of Tenant. Tenant shall have the right to
terminate this Lease on four (4) months written notice to Landlord if such curtailment, reduction, or
cancellation occurs. On the expiration of such notice period, Tenant shall pay Landlord an exit fee equal to
four (4) times the monthly Base Rent then in effect. The liability of the parties hereunder for further
performance under this Lease, except as otherwise set forth in this Section and in Article 9 above, shall
thereupon cease, but neither party shall be relieved of their duty to perform their obligations up to the date of
termination.

Article 12
GENERAL TERMS

12.1. Interpretation. Captions in this Lease are solely for convenience and shall not be given
any effect in construing this Lease or in determining the parties’ duties, obligations or liabilities. Time is of
the essence of each obligation of Tenant hereunder. This Lease may be executed in counterparts, each
of which shall be deemed an original. An executed counterpart of this Lease transmitted by fax shall be
equally as effective as a manually executed counterpart. Each party shall take all reasonable steps, and
execute, acknowledge and deliver all further instruments necessary or expedient to implement this Lease.
No inference or presumption shall be drawn if a party or its attorney prepared and/or drafted this Lease. It
shall be conclusively presumed that the parties participated equally in its preparation and/or drafting. Any
recitals above, and any exhibits or schedules referred to and/or attached hereto, are incorporated by
reference into this Lease. “Person” includes any individual(s), entity(ies), or combination thereof.
“Including” or “include” means including without limitation. When the context requires, any gender
includes all others, the singular number includes the plural, and vice-versa. All conditions of this Lease to
be performed by Tenant shall be deemed covenants of Tenant as well as conditions.

12.2. Voluntary Execution. Tenant has signed below voluntarily after having been advised by
its counsel of all provisions hereof, and, in signing below, Tenant is not relying on any inducements,
promises and representations made by or on behalf of Landlord except as expressly contained in this
Lease.

12.3. Attorneys' Fees; Jurisdiction; Venue. In any proceeding (including arbitration)
involving this Lease: (a) the prevailing party shall be entitled to recover actual attorney's fees and all
fitigation-related costs (including expert witnesses’ fees) incurred in addition to all other items of recovery
permitted by law; (b) the proper place of trial or hearing shall be in the County, and (c) the parties
irrevocably submit to the jurisdiction of the federal and State courts in the County.

12.4. Entirety and Amendments. This Lease contains the entire agreement between the
parties regarding its subject matter. Any prior oral or written representations, agreements and/or
understandings shall be of no effect. No amendment or discharge of this Lease shall be binding on any
party unless in writing and executed by a duly authorized officer or a duly authorized agent of such party.
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12.4.1. Tenant acknowledges that neither Landlord nor anyone acting for Landlord has
made any binding representation or promise with respect to the Building, the Land or the Premises,
except as herein expressly set forth. No rights, easements or licenses are acquired by Tenant, by
implication or otherwise, except as expressly set forth in this Lease.

12.4.2. By taking possession of the Premises, without timely written objection to the
condition thereof, Tenant shall be conclusively deemed to have accepted the Premises in their condition
at the time of such acceptance and to have agreed that the Premises and the Building were in good and
satisfactory condition at the time such possession was so taken.

12.5. Severability. If any provision of this Lease, or the application thereof to any person or
circumstance, shall, to any extent, be invalid or unenforceable, the remainder of this Lease, or the
application of such term or provision to persons or circumstances other than those as to which it is held
invalid or unenforceable, shall not be affected thereby. Each provision of this Lease shall be valid and
enforced to the fullest extent permitted by law. The parties intend that, in lieu of edach provision of this
Lease that is illegal, invalid or unenforceable, there shall be added to this Lease, a provision as similar in
terms to such illegal, invalid or unenforceable provision as may be possible to be legal, valid and
enforceable.

12.6. Notice. Any notice provided for, or permitted to be given, made or accepted by either
party to the other must be in writing, and may, unless otherwise expressly provided in the Lease, be given
or served by depositing the same in the U.S. mail, prepaid, -and addressed to the party to be notified, or
by delivering the same in person. Notice deposited in the mail in the manner described shall be deemed
given two (2) days after the deposit, excluding Saturdays, Sundays and Holidays from the computation.
The parties’ addresses shall be as shown on the Summary, until changed by providing a new address for
notices in the manner provided herein. Fax transmission to a fax machine specified in such a notice shall
constitute personal delivery.

12.7. Binding Effect. Except as otherwise expressly provided herein and subject to any
provision of this Lease that may prohibit or curtail Tenant's assignment of rights, all covenants and
conditions contained in this Lease shall bind, extend and inure to the benefit of Landlord and Tenant and
their respective heirs, administrators, successors and assigns. Except for Ground Lessor-or as otherwise
expressly provided in this Lease, there are no intended third-party beneficiaries to this Lease, and only
the parties or their heirs, assigns, personal representatives and successors are entitled to enforce this
Lease.

12.8. Recordation. Tenant shall not record this Lease. Each party shall, on the other's
request, execute a memorandum of lease in form recordable under the law of the State. In no event shall
such document set forth the rental or other charges payable by Tenant under this Lease. Any such
document shall expressly state that it is executed pursuant to the provisions in this Lease and is not
intended to vary the terms and conditions hereof.

12.9. Governing Law and Zoning. This Lease, and the rights and obligations of the parties
hereto, shall be interpreted, construed and enforced in accordance with State law. If Landlord is ever
enjoined or threatened to be enjoined from using the Land and Building as a medical office building site,
due to any changes to zoning or due to any violation or asserted violation of applicable building codes or
other laws and regulations, Landlord shall notify Tenant of such pending or threatened matters and
Landlord shall have the option, on ninety (90) days' written notice, to terminate this Lease.

12.10. Force Majeure. When this Lease prescribes a time period for a party to take any action
(except, in Tenant's case, for payment of Rent), that party shall not be liable or responsible for, and there
shall be excluded from the computation of such period of time, any delays due to strikes, riots, acts of
God, shortages of labor or materials, war, governmental laws, regulations or restrictions, or any. act,
omission, delay or neglect of that party or its employees or agents, or any other cause whatsoever
beyond that party’s reasonable control.

12.11. No Brokers. Tenant represents and warrants that it has not employed any broker or
agent as its representative in the negotiation for, or the obtaining of, this Lease, and shall indemnify,
defend and hold Landlord harmiless from all cost, damage, fee (including attorneys' fees) or liability for
compensation claimed by any broker or agent with whom Tenant has dealt.
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12.12. Liability for Performance. Each person comprising Tenant shall be jointly and severally
liable hereunder for the full and faithful performance of all the conditions and covenants binding on
Tenant.

12.13. Guarantors. Each Guarantor executing a Guarantee of this Lease shall be jointly and
severally liable for all obligations and covenants of Tenant hereunder, and Tenant and Guarantors
specifically agree that Landlord may enforce any remedies it has against any, or all, Guarantors directly,
on default by Tenant, without first exhausting any remedy against Tenant.

12.14. Discrimination Prohibition. There shall be no discrimination against or segregation of
any person or group of persons on account of race, color, creed, religion, sex, marital status, disability,
handicap, age, ancestry, national origin or any other prohibited category, in the leasing, subleasing,
transferring, use, occupancy, tenure or enjoyment of the Premises nor shall Tenant or any person
claiming under or through Tenant establish or permit any such practice(s) of discrimination or segregation
with reference to the selection, location, number, use or occupancy of tenants, lessees, subleases,
Subtenants or vendees in the Premises.

12.15. Late Charge. Tenant's failure to pay Rent promptly may cause Landlord to incur
unanticipated costs, which are impractical or extremely difficult to ascertain precisely. Such costs may
include processing and accounting charges and late charges that may be imposed on Landlord by any
ground lease, Mortgage encumbering the Building or Land. If Landlord does not receive any Rent
payment when due, Tenant shall pay Landlord a late charge equal to ten percent (10%) of the Rent not
paid. Such late charge represents a fair and reasonable estimate at the date of this Lease of the costs
Landlord will incur by reason of such late payment.

12 16. Payment of Rent by Cashier’s Check. If a late charge is payable under this Lease,
whether collected, for two (2) installments of Rent during any one calendar year during the Term, or if any
payment made by Tenant in the form of a personal or business check is returned, for any reason
including insufficient funds, by the bank on which it was drawn, then Landlord at its option may require
Tenant to submit future payments to Landlord in the form of a certified cashier's check or money order.
Tenant's obligation to provide payment in this manner shall continue until Landlord, in jts sole discretion,
determines otherwise. Tenant will reimburse Landlord, as additional Rent,. Landlord's actual costs
imposed by Landlord’s bank or financial institution arising from Tenant's returned check(s). These costs
shall be in addition to any late charges payable by Tenant pursuant to this Lease.

12.17. Off-Site Parking. All off-site parking for the Building (i.e., parking not located on the
Land) shall be provided by means of a non-exclusive license for parking on the campus of Ground Lessor
(the license agreement is attached to the Ground Lease as Exhibit H). Ground Lessor will have exclusive
control over parking charges and rules and regulations regarding parking and access as more particularly
set forth therein. Any amounts payable by Landlord under the license agreement or the Ground Lease
with respect thereto shall be included in Operating Expenses under this Lease.

12.18. Hospital Common_Facilities. Certain common facilities on the campus of Ground
Lessor are or may from time to time be available for the use and enjoyment of the Building’s tenants
(including Tenant) pursuant to a Declaration of Easements and Covenants encumbering the campus of
Ground Lessor (the Declaration of Easements and Covenants is attached to the Ground Lease as
Exhibit ). Ground Lessor will have exclusive control all such common facilities and rules and regulations
regarding use and enjoyment thereof. Any amounts payable by Landlord under the Declaration of
Easements and Covenants or the Ground Lease with respect thereto shall be included in Operating
Expenses under this Lease.

12.19. Lender Modification. If, in connection with Landlord or Ground Lessor obtaining any
financing for the Land and/or Building, a lender shall request reasonable modifications to this Lease as a
condition to such financing, Tenant shall not unreasonably withhold, delay or defer its consent thereto,
provided such modifications do not materially adversely affect the leasehold interest hereby created or
Tenant's rights or obligations hereunder.

12.20. Changes to Building. Landlord reserves the right, without incurring any liability to
Tenant therefor, to make such changes in or to the Building and appurtenant areas and fixtures and
equipment thereof, as it may deem desirable or necessary.
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12.21. Hazardous Material. As used herein, “Hazardous Material” means any hazardous or
toxic substance, material or waste that is or becomes regulated by any local governmental authority, the
State or U.S. Government. Tenant shall not use, transport, store, maintain, generate, manufacture,
handle, dispose, release or discharge any Hazardous Material on or about the Premises, Building,
Hospital, or Land. However, this shall not prohibit the transportation to and from, and use, storage,
maintenance and handling within, the Premises of substances of the kind and in the amounts customarily
used by Tenant in the conduct of its medical business, provided: (a) such substances shall be used and
maintained only in such guantities as are reasonably necessary for such permitted use of the Premises,
strictly in accordance with all environmental laws now in force or which may hereafter be promulgated
("Environmental Laws”) and the manufacturers' instructions therefor, and (b) such substances shall not
be disposed of or intentionally released or discharged on the Premises, Building, Hospital, or Land, and
shall be transported to and from the Premises, in compliance with all Environmental Laws. If any
Hazardous Material is released, discharged, disposed of or left to remain on or about the Premises,
Building or Land in violation of these provisions by Tenant or its invitees, employees, agents or
contractors, Tenant shall promptly, properly and in compliance with Environmental Laws clean up and
remove the Hazardous Material from the Premises, Building, Hospital, or Land and any other affected
property and clean or replace any affected personal property (whether owned by Landlord), at Tenant's
expense and sole risk. Such clean up and removal work shall include any testing, investigation and the
preparation and implementation of any remedial action plan required by any governmental body having
jurisdiction or reasonably required by Landiord. If Tenant fails to comply with the provisions of this Section
within ten (10) days after written notice by Landlord, or such shorter time as may be required by
Environmental Law or in order to minimize any hazard to persons or property (including the Land),
Landlord may (without being obligated) arrange for such compliance directly or as Tenant's agent through
contractors or other parties selected by Landlord, at Tenant's expense and sole risk (without limiting
Landlord's other remedies under this Lease or Environmental Law) and Tenant shall sign any manifest for
the transportation or disposal of such Hazardous Material in Tenant's name. Tenant acknowledges that, if
Tenant breaches the provisions of this Section, recovery of monetary damages will not be an adequate
remedy (because of the risk to Landlord of interminable future liability under Environmental Laws for
Hazardous Materials removed from the Premises) and therefore consents to the granting to Landlord of
specific performance and other equitable remedies for the enforcement of Landlord's rights under this
Section. Tenant shall indemnify, protect, defend and hold harmless Landlord and its partners, officers,
employees, agents, representatives and successors in interest from and against all damages, losses,
claims, costs, obligations, expenses, attorney's fees and other liabilities (however described) with respect
to (y) any Hazardous Material released or caused by Tenant or its employees, agents, contractors,
licensees or invitees on the Premises or on any portion of the Building or the Land, and (z) violation of
any Environmental Laws caused by the act, activity or omission of Tenant or any of its employees,
agents, contractors, licensees or invitees. Tenant's obligations under this Section 12.21 shall survive the
expiration or earlier termination of this Lease. No termination, cancellation or release agreement entered
into by Landlord and Tenant shall terminate Tenant's obligations under this Section 12.21 unless such
intent is specifically set forth in a written document executed by Landlord and Tenant.

Tenant acknowledges that Landlord may incur costs (1) for complying with laws, codes, regulations or
ordinances relating to Hazardous Material, or (2) otherwise in connection with Hazardous Material,
including the following: (a) Hazardous Material present in soil or ground water; (b) Hazardous Material
that migrates, flows, percolates, diffuses or in any way moves onto or under the Land; (c) Hazardous
Material present on or under the Land as a result of any discharge, dumping or spiling (whether
accidental or otherwise) on the Land by other tenants of the Building or their agents, employees,
contractors or invitees or by others; and (d) material which becomes Hazardous Material due to a change
in laws, codes, regulations or ordinances which relate to hazardous or toxic material, substances or
waste. The costs incurred by Landlord in connection with complying with laws, codes, regulations or
ordinances relating to Hazardous Materials shall be an Operating Expense, unless the cost of such
compliance, as between Landlord and Tenant, is made the responsibility of Tenant under this Lease. To
the extent any such Operating Expense relating to Hazardous Material is subsequently recovered or
reimbursed through insurance, or recovery from responsible third parties, or other action, Tenant shall be
entitled to a proportionate share of such Operating Expense to which such recovery or reimbursement
relates. Notwithstanding anything to the contrary set forth herein, Tenant shall have no liability
whatsoever for costs relating to Hazardous Material conditions which existed before the Lease
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Commencement Date or which result from the act or omission of Landlord, any other Tenant or occupant
of the Building, or any of their respective agents, employees or contractors.

12.22. Mold. Without limiting the generality of any other provision of this Lease, Tenant shall
not create or permit to exist in or about the Premises any Mold Condition and Tenant shall, at its sole cost
and expense, regularly monitor the Premises for the presence of Mold and Mold Conditions. In the event
of suspected or actual Mold or Mold Conditions at the Premises, Tenant shall promptly (but in any event
within five (5) days of the discovery thereof) notify Landlord in writing of the same and the precise location
thereof. BY ITS SIGNATURE TO THIS LEASE, TENANT CONFIRMS IT EXAMINED THE PREMISES
WITH RESPECT TO MOLD AND MOLD CONDITIONS BEFORE THE COMMENCEMENT DATE AND
ACCEPTS IT “AS IS" AND WITH NO MOLD OR MOLD CONDITIONS PRESENT THEREON.

12.22.1. In the event of suspected Mold or Mold Conditions at the Premises, Tenant, at
its sole cost and expense, shall promptly cause an inspection of the Premises to be conducted, during
such time as Landlord may designate, to determine if Mold or Mold Conditions are present at the
Premises, and shall notify Landlord, in writing, at least three (3) days before the inspection, of the date on
which the inspection shall occur, and which portion of the Premises shall be subject to the inspection.
Tenant shall retain a Mold Inspector to conduct the inspection and shall cause such Mold Inspector to
perform the inspection in a manner that is strictly confidential and consistent with the duty of care
exercised by a Mold Inspector and to prepare an inspection report, keep the results of the inspection
report confidential, and promptly provide a copy to Landlord.

12.22.2. If any Mold or Mold Conditions in or about the Premises are a result of the
actions or omissions of Tenant or any Tenant Party, Tenant shall promptly, at Tenant's sole cost and
expense, hire a trained and experienced Mold remediation contractor(s) to completely clean-up and
remove from the Premises all Mold or Mold Conditions. All such clean-up, removal and remediation shall,
in each instance, be conducted to the satisfaction of Landlord and any governmental authority with
jurisdiction and otherwise in strict compliance with all Mold Remediation Requirements. Such clean-up,
removal and remediation shall also include removal and replacement of any infected host materials as
well as any repairs and refinishing required as the result of such removal and replacement. There shall be
no abatement of rent on account of any clean-up, removal or remediation of any such Mold or Mold
Condition. Any clean-up, removal and or other remediation of Mold or any Mold Condition must be
completed in its entirety at the expiration of this Lease. Landlord’s right of entry pursuant to Section 5.5
above shall include the right to enter, inspect and test the Premises for Mold or Mold Conditions and
violations of Tenant’'s covenants herein. If any such inspection and/or testing reveals the presence of
Mold or Mold Conditions at the Premises as a result of the actions or omissions of Tenant or any Tenant
Party, Tenant shall promptly remediate the same pursuant to this Section 12.22.

12.22.3. Tenant shall indemnify, defend and hold harmless Landlord, its partners, and its
and their respective successors, assigns, partners, officers, trustees, beneficiaries, members, managers,
employees, agents, lenders, attorneys and affiliates and any parties providing contract management or
security services (collectively “Indemnified Parties”) from and against all claims, liabilities, losses,
actions, costs and expenses (including attorneys’ fees and costs of defense) incurred by such
Indemnified Parties, or any of them, as the result of (a) the creation of a Mold Condition by Tenant or any
Tenant Party, (b) the presence of Mold on or in the Premises as a result of any action or omission by
Tenant or any Tenant Party, (c) any illness to or death of persons or damage to or desiruction of property
resulting from such Mold or Mold Conditions caused by any action or omission by Tenant or any Tenant
Party, and (d) any failure of Tenant or any Tenant Party to observe the foregoing covenants of this
Section 12.22. All indemnification covenants under this Lease (including the foregoing) are intended to
apply to losses, damages, injuries and claims incurred directly by the Indemnified Parties and their
property, as well as by the Indemnifying Party or a third party, and their property. Payment shall not be
condition precedent to enforcement of the foregoing indemnification obligations. Tenant's defense
obligation hereunder shall include the obligation, on demand, to defend each Indemnified Party against
any claim or action of the types herein specified by legal counsel reasonably satisfactory to Landlord.

12.23. Relocation. Landlord shall have the right, from time to time and at any time during the
Term, to relocate Tenant to another office space within the Building containing at least the same amount
of Rentable Area, subject to the following: (a) Landlord shall give Tenant at least ninety (90) days’ written
notice of the proposed relocation; (b) The Rent shall be abated from the date Tenant commences
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removal from the Premises until such time as Tenant offers medical services from the new premises, but
not longer than thirty (30) days after the new premises are made available to Tenant; (c) Landlord shall
reimburse Tenant for all reasonable expenses incurred by Tenant in making such relocation, including the
net cost of putting the new premises in the same condition as the old, after crediting the salvage value of
any fixtures or other removable property removed by Tenant from the old Premises; and (d) the Base
Rent per square foot for the new location shall be the same as that of the old location. Tenant shall not be
obligated to accept a Rentable Area exceeding that of the old by mare than ten percent (10%).

12.24. Indemnification. Tenant shall indemnify, defend and hold Landlord (and its members,
Manager, officers, directors, shareholders, employees and agents) harmless from all liability, loss,
damages, suits, claims, fees (including attorneys’ fees) and costs arising from injuries or damages to
persons or property in connection with any act taken pursuant to, or any default of Tenant under, this
Lease. .

12.25. Security Measures. Tenant acknowledges that: (a) the Base Monthly Rent does not
include the cost of any security measures for any portion of the Building, (b) Landlord has no obligation to
provide any such security measures, (c) Landlord has made no representation regarding the safety or
security of the Building, and (d) Tenant will be solely responsible for providing any security it deems
necessary to protect itself, its property, and its invitees in, on, or about the Building or Premises. If
Landlord provides any security measures at any time, their cost shall be included in Operating Expenses,
but Landlord will not be obligated to continue providing security for any time, Landlord may discontinue
such service without notice and liability to Tenant, and Landlord will not be obligated to provide such
measures with any particular standard of care. Tenant assumes all responsibility for the Tenant’s security,
safety, property, and invitees. Tenant releases Landlord from all claims for damage, loss, or injury to
Tenant, its invitees, and/or to the personal property of Tenant and/or its invitees, even if such damage,
loss, or injury is caused by or results from the criminal or negligent acts of third parties. Landlord shall
have no duty to warn Tenant of any criminal acts or dangerous conduct that has occurred in or near the
Building, regardless of Landlord's knowledge of such crimes or conduct.

12.26. Warranties. Each party warrants that it has the legal capacity to enter into this Lease, its
execution has been duly approved and its obligations under this Lease do not violate any applicable law.

12.27. Submission of Lease. Submission of this Lease for examination or signature by the
parties does not constitute an option or offer to lease the Premises on the terms in this Lease or a
reservation of the Premises in Tenant's favor. This document'is not effective as a lease or otherwise until
signed and delivered by both Tenant and Landlord.

12.28. Arbitration.

12.28.1. ANY CONTROVERSY, DISPUTE OR CLAIM OF WHATSOEVER NATURE ARISING OUT OF,
IN CONNECTION WITH, OR IN RELATION TO THE INTERPRETATION, PERFORMANCE OR BREACH OF THIS LEASE,
INCLUDING ANY CLAIM BASED ON CONTRACT, TORT OR STATUTE, SHALL BE DETERMINED BY FINAL AND BINDING
ARBITRATION CONDUCTED BEFORE A SINGLE ARBITRATOR AT A LOCATION DETERMINED BY THE ARBITRATOR IN
SAN FRANCISCO, CALIFORNIA AND ADMINISTERED BY JAMS/ENDISPUTE (*JAMS"), OR IF JAMS SHALL NOT THEN
EXIST, SUCH OTHER ORGANIZATION AS TO WHICH LANDLORD AND TENANT AGREE. IF LANDLORD AND TENANT ARE
UNABLE TO SO AGREE WITHIN FIFTEEN (15) DAYS AFTER THE DISPUTE ARISES, THE ORGANIZATION SHALL BE
SELECTED BY THE PRESIDING JUDGE OF THE SAN FRANCISCO SUPERIOR COURT OR HIS/HER DESIGNEE ON
APPLICATION BY ANY PARTY TO THE DISPUTE. JUDGMENT ON ANY AWARD RENDERED BY THE ARBITRATOR MAY BE
ENTERED BY ANY STATE OR FEDERAL COURT HAVING JURISDICTION THEREOF.

12.28.2. THE PROVISIONS OF THIS SECTION 12.28 SHALL NOT APPLY TO:

a. - ANY UNLAWFUL DETAINER ACTION INSTITUTED BY LANDLORD AS THE RESULT OF A
DEFAULT OR ALLEGED DEFAULT BY TENANT PURSUANT TO THIS LEASE.

b. ANY SPECIFIC CONTROVERSY, DISPUTE, QUESTION OR ISSUE AS TO WHICH THIS
LEASE SPECIFICALLY PROVIDES ANOTHER METHOD OF DETERMINING SUCH CONTROVERSY, DISPUTE, QUESTION
OR ISSUE AND PROVIDES THAT A DETERMINATION PURSUANT TO SUCH METHOD IS FINAL AND BINDING, UNLESS
BOTH LANDLORD AND TENANT AGREE IN WRITING TO WAIVE SUCH PROCEDURE AND TO PROCEED INSTEAD
PURSUANT TO THIS SECTION 12.28.
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) c. ANY REQUEST OR APPLICATION TO ANY STATE OR FEDERAL COURT HAVING
JURISDICTION THEREOF FOR AN ORDER OR DECREE GRANTING ANY PROVISIONAL OR ANCILLARY REMEDY (SUCH AS
A TEMPORARY RESTRAINING ORDER OR INJUNCTION) IN AID OF OR WITH RESPECT TO ANY RIGHT OR OBLIGATION
OF EITHER PARTY TO THIS LEASE, AND ANY PRELIMINARY DETERMINATION OF THE UNDERLYING CONTROVERSY,
DISPUTE, QUESTION OR ISSUE AS IS REQUIRED TO DETERMINE WHETHER TO GRANT THE RELIEF REQUESTED OR '
APPLIED FOR. A FINAL AND BINDING DETERMINATION OF SUCH UNDERLYING CONTROVERSY, DISPUTE, QUESTION
OR ISSUE SHALL BE MADE BY AN ARBITRATION CONDUCTED PURSUANT TO THIS SECTION 12.28 AFTER AN -
APPROPRIATE TRANSFER OR REFERENCE TO JAMS ON MOTION OR APPLICATION OF EITHER PARTY HERETO. ANY
ANCILLARY OR PROVISIONAL RELIEF THAT IS GRANTED PURSUANT TO THIS CLAUSE (C) SHALL CONTINUE IN EFFECT
PENDING AN ARBITRATION DETERMINATION AND ENTRY OF JUDGMENT THEREON PURSUANT TO THIS
SECTION 12.28.

d. EXERCISE OF ANY REMEDIES TO ENFORCE ANY JUDGMENT ENTERED BASED ON A
DETERMINATION MADE BY ARBITRATION PURSUANT TO THIS SECTION 12.28.

12.28.3. ANY ARBITRATION PURSUANT TO THIS SECTION 12.28 SHALL BE CONDUCTED IN
ACCORDANCE WITH THE STREAMLINED ARBITRATION RULES AND PROCEDURES OF JAMS (THE “RULES”),
REGARDLESS OF THE AMOUNT IN DISPUTE, EXCEPT THAT, WHETHER SUCH RULES SO PROVIDE:

a. THERE SHALL BE A PRE-HEARING CONFERENCE PRIOR TO THE ARBITRATION
HEARING TO REACH AGREEMENT ON PROCEDURAL MATTERS, ARRANGE FOR THE EXCHANGE OF INFORMATION,
OBTAIN STIPULATIONS AND ATTEMPT TO NARROW THE ISSUES TO BE ARBITRATED.

b. THERE SHALL BE NO MEDIATION OR SETTLEMENT CONFERENCES UNLESS ALL
PARTIES AGREE THERETO IN WRITING.

¢. DISCOVERY SHALL BE LIMITED TO THAT PERMITTED BY THE RULES, AND “GOOD
CAUSE" WHERE A CONDITION TO DISCOVERY SHALL BE STRICTLY CONSTRUED.

d. ALL MOTIONS SHALL BE IN LETTER FORM AND HEARINGS THEREON SHALL BE BY
CONFERENCE TELEPHONE CALLS UNLESS THE ARBITRATOR ORDERS OTHERWISE.

e. HEARINGS SHALL REQUIRE ONLY TWENTY (20) DAYS PRIOR WRITTEN NOTICE.

f. ALL NOTICES IN CONNECTION WITH ANY ARBITRATION MAY BE SERVED IN ANY
MANNER PERMITTED BY SECTION 12.6 ABOVE.

g. FEES AND COSTS PAID OR PAYABLE TO JAMS SHALL BE INCLUDED IN “COSTS” FOR
PURPOSES OF SECTION 12.3 ABOVE. THE ARBITRATOR SHALL SPECIFICALLY HAVE THE POWER TO AWARD TO THE
PREVAILING PARTY SUCH PARTY'S REASONABLE EXPENSES INCURRED IN SUCH PROCEEDING, EXCEPT AS
OTHERWISE PROVIDED IN SECTION 12.28.4 BELOW. REASONABLE EXPENSES SHALL INCLUDE ATTORNEYS' FEES
AND FEES AND COSTS PAID OR PAYABLE TO JAMS.

h. THE SELECTION OF THE ARBITRATOR SHALL BE IN ACCORDANCE WITH THE THEN-
EXISTING RULES OF JAMS, PROVIDED THAT LANDLORD AND TENANT MAY AGREE TO EXTEND THE PERIOD OF TIME
BY WHICH AN ARBITRATOR MUST BE SELECTED BY THEM. IF THE PARTIES ARE UNABLE TO AGREE ON AN
ARBITRATOR WITHIN THIRTY (30) DAYS AFTER SUBMISSION OF A MATTER TO ARBITRATION, THE ARBITRATOR SHALL
BE APPOINTED BY THE ADMINISTRATOR OF THE SAN FRANCISCO OFFICE OF JAMS OR ITS SUCCESSOR, IF ANY, AS
PROVIDED IN THE RULES.

i. THE ARBITRATION AWARD SHALL INCLUDE FINDINGS OF FACT AND CONCLUSIONS OF
LAW AND SHALL NOT BE LlMITED AS TO AMOUNT.

12.28.4. AS SOON AS PRACTICABLE AFTER SELECTION OF THE ARBITRATOR, THE ARBITRATOR
OR HIS/HER DESIGNATED REPRESENTATIVE SHALL DETERMINE A REASONABLE ESTIMATE OF ANTICIPATED FEES
AND COSTS OF THE ARBITRATOR AND SHALL DELIVER A STATEMENT TO EACH PARTY SETTING FORTH THAT PARTY'S
PRO RATA SHARE OF SUCH FEES AND COSTS. EACH PARTY SHALL DEPOSIT ITS PRO RATA SHARE OF SUCH FEES
AND COSTS WITH THE ARBITRATOR WITHIN TEN (10) DAYS AFTER RECEIPT OF SUCH STATEMENT. IF EITHER PARTY
FAILS TO MAKE A REQUIRED DEPOSIT HEREUNDER, THE OTHER PARTY MAY MAKE SUCH DEPOSIT ON BEHALF OF
THE DEFAULTING PARTY AND THE AMOUNT OF SUCH DEPOSIT, PLUS INTEREST THEREON AT DEFAULT RATE, SHALL
BE AWARDED AGAINST THE DEFAULTING PARTY BY THE ARBITRATOR IN MAKING ANY FINAL ARBITRATION AWARD
WITHOUT REGARD TO WHETHER THE DEFAULTING PARTY IS THE PREVAILING PARTY IN THE ARBITRATION PURSUANT
TO THIS SECTION. |F TENANT FAILS TO MAKE A REQUIRED DEPOSIT HEREUNDER, LANDLORD MAY MAKE SUCH
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DEPOSIT ON BEHALF OF TENANT AND THE AMOUNT OF SUCH DEPOSIT, PLUS INTEREST THEREON AT THE DEFAULT
RATE FROM DATE OF DEPOSIT TO DATE OF REPAYMENT, SHALL BE ADDITIONAL RENT PURSUANT TO THIS LEASE
PAYABLE BY TENANT WITHIN TEN (10) DAYS AFTER TENANT'S RECEIPT OF LANDLORD'S INVOIGE THEREFOR.

12.28.5. THE ARBITRATOR SHALL HAVE NO AUTHORITY OR POWER TO AWARD ANY PARTY ANY
EXEMPLARY OR PUNITIVE DAMAGES.

12.28.6. ANY GUARANTY OF TENANT’'S OBLIGATIONS PURSUANT TO THIS LEASE, WHETHER
PROVIDED AT THE EXECUTION OF THIS |LEASE OR THEREAFTER, SHALL BE SUBJECT TO THE PROVISIONS OF THIS
SECTION 12.28, WHETHER EXPRESSLY SO STATED THEREIN.

NOTICE: BY INITIALING IN THE SPACE BELOW, YOU ARE AGREEING TO HAVE ANY DISPUTE ARISING QOUT OF THE
MATTERS INCLUDED IN THIS SECTION 12.28 DECIDED BY NEUTRAL ARBITRATION AS PROVIDED BY THE LAW OF THE
STATE IN WHICH THE PREMISES IS LOCATED, AND YOU ARE GIVING UP ANY RIGHTS YOU MIGHT POSSESS TO HAVE
THE DISPUTE LITIGATED IN A COURT OR JURY .TRIAL. BY INITIALING IN THE SPACE BELOW, YOU ARE GIVING UP
YOUR JUDICIAL RIGHTS TO DISCOVERY AND APPEAL, UNLESS SUCH RIGHTS ARE SPECIFICALLY INCLUDED IN THIS
SECTION 12.28. IF YOU REFUSE TO SUBMIT TO ARBITRATION AFTER AGREEING TO THIS PROVISION, YOU MAY BE
COMPELLED TO ARBITRATE UNDER THE AUTHORITY OF THE LAW OF THE STATE IN WHICH THE PREMISES IS
LOCATED. YOUR AGREEMENT TO THIS ARBITRATION PROVISION IS VOLUNTARY.

WE HAVE READ AND UNDERSTAND THE FOREGOING AND AGREE TO SUBMIT DISPUTES ARISING OUT OF THE
MATTERS INCLUDED IN THIS SECTION 12.28 TO NEUTRAL ARBITRATION.

Landlord: Tenant:

12.29. Trial Without Jury. LANDLORD AND TENANT EACH ACKNOWLEDGES THAT IT HAS HAD THE
ADVICE OF COUNSEL OF ITS CHOICE WITH RESPECT TO ITS RIGHTS TO TRIAL BY JURY UNDER THE CONSTITUTIONS
OF THE UNITED STATES AND THE STATE. TO THE EXTENT PERMITTED BY APPLICABLE LAW, EACH PARTY
EXPRESSLY AND KNOWINGLY WAIVES AND RELEASES ALL SUCH RIGHTS TO TRIAL BY JURY IN ANY ACTION,
PROCEEDING, OR COUNTERCLAIM BROUGHT BY EITHER PARTY AGAINST THE OTHER ON ANY MATTERS ARISING OUT
OF OR IN ANY WAY CONNECTED WITH THIS LEASE, TENANT'S USE OR OCCUPANCY OF THE PREMISES, AND/OR ANY
CLAIM FOR INJURY OR DAMAGE. :

Landlord: Tenant:

— e — e —

Signatures on next page ...
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Intending to be legally bound, the parties have signed this Lease as of the date first set forth
above. :

“Landlord”
PMB SANTA MARIA 166 S. PALISADE LLC,
a Delaware limited liability company

By: PMB Acquisition #1 Partners LLC,
a Delaware limited liability company,
Sole Member

By: PMB Founders LLC,
a California limited liability company,
Administrative Member

By: Pacific Medical Buildings LLC
a California limited liability company,

Manager : .
By: PMB, Inc.,
a California corporation,
Manger
By:
President
“Tenant”

COUNTY OF SANTA BARBARA

ATTEST: By: '

MICHAEL F. BROWN Chair, Board of Supervisors
CLERK OF THE BOARD

By: Date:

APPROVED AS TO FORM: APPROVED AS TO FORM:

STEPHEN SHANE STARK ROBERT GEIS, C.P.A.

COUNTYC AUDITOR-CONTROLLE

By: By: %c/ a

Kevin W Deputy

Senior uty

APPBOVED: APPROVED &
PUn \ﬂ’( 4—»7%/ M a2,

Rohn Carléntine, SR/WA Ray Aromatorio! ARM, AIC

Real Property Manager Risk Program Administrator
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Exhibit A
DEFINITIONS

“Actual Operating Expenses” — with respect to any calendar year, the actual Operating Expenses for the Building
for that year, as determined in accordance with generally accepted accounting principles.

“Adjustment Date” — January 1 of each year commencing with January 1, 2009, which first adjustment shall be no
earlier than six (6) months after the Commencement Date. ’

“Base Figure” — Initially, the figure published most recently by the Index before the Commencement Date; Landlord
shall insert this figure in Summary Section 24as soon as it is available. Thereafter, the Base Figure is the figure
published most recently before the Adjustment Date. '

“Base Rental Rate” — the basic monthly rent for the Premises in  21.

“Base Rent” — the basic monthly rent for the Premises. It is the product of the Base Rental Rate and the Rentable
Area of the Premises. This figure will be shown in Summary Section 22. .

“Building” - the professional office building in which the Premises are located, with all parking, landscaping and
other improvements used in connection therewith.

‘Commencement Date” — the date on which Tenant's occupancy actually begins as set forth in Summary Section 17.

“Control” — (including the correlates of "Controlled” and “Controlling”) the possession, directly or indirectly, including
through one or more intermediaries, of the power to direct or cause the direction of Tenant's management and
policies through the ownership or control of voting securities, partnership interests, or other equity interests or
otherwise. :

“County” — the County in which the Premises is located.

“Estimated Operating Expenses” — for any calendar year, Landlord's estimate of the Operating Expenses to be
accrued during such year.

“Final Prices” — the final cost of Tenant Improvements described in the Working Drawings. The Final Prices shall
become part of Exhibit E.

“Final Suite Design” — a design that indicates the floor layout of Tenant's suite including partitions, electrical outlets,
doors, casework, and plumbing fixtures. This Final Suite Design is approved by Tenant in writing and becomes the
design on which Working Drawings are based. The Final Suite Design becomes part of Exhibit E, and authorizes
Landlord to proceed with Working Drawings.

“Ground Lease” — the ground lease of the land from Ground Lessor to Landlord dated February 17, 2004, a copy of
which is available for inspection in Landlord's office. -

“Holiday” — New Year's Day, Memorial Day, Independence' Day, Labor Day, Thanksgiving and Christnﬁas (or any day
set aside to celebrate such holidays), and additional days now or later designated as holidays, similar to such stated
holidays in the scope of their observance, by the USA or the State.

“Index” — the local/regional Conéumer Price Index for Urban Consumers Subgroup “All ltems” (Base Year 1982/84 =
100) selected by Landlord, which was published and in effect on the first day of the month preceding the Adjustment
Date in question. If the Index shall no longer be published, Landlord shall substitute another generally recognized as
authoritative. : ' ‘

‘Management of the Building” — promoting and renting the Building after initial lease-up; employing, training,
paying, supervising, and discharging Building maintenance, security and operational personnel; establishing' and
supervising service contracts for the Building; supervising all maintenance and repair of the Building;- monitoring all
necessary insurance policies; collecting rents; paying expenses; maintaining records and providing monthly and
annual reports regarding Building operation to Landlord; and insuring that the Building and all tenants comply with all
legal requirements. - .

‘Medical Waste” — all medical waste as defined by California Health and Safety Code § 117690, as amended or
supplemented. Notwithstanding the above, if "Medical Waste" is defined in the laws of the State, such laws shall
govern over this Section.

“Mold” — mold, mildew, fungus or other potentially dangerous organisms.

“Mold Condition” — the presence or suspected presence of Mold or any condition(s) that reasonably can be
expected to give rise to or indicate the presence of Mold, including observed or suspected instances of water damage
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or intrusion, the presence of wet or damp wood, cellular wallboard, floor coverings or other materials, inappropriate
climate control, discoloration of walls, ceilings or floors, complaints of respiratory ailment or eye irritation by Tenant’s
employees or any other occupants or invitees in the Premises, or any notice from a governmental agency of
complaints regarding the indoor air quality at the Premises.

“Mold Inspector” — an industrial hygienist certified by the American Board of Industrial Hygienists (*CIH") or an
otherwise qualified mold consultant selected by or otherwise acceptable to Landlord.

“Mold Remediation Requirements” — the relevant provisions of the document Mold Remediation in Schools and.
Commercial Buildings (EPA 402-K-01-001, March 2001), published by the U.S. Environmental Protection Agency, as
may be amended or revised from time to time, or any other applicable, legally binding federal state or local laws,

regulatory standards or guidelines.

“Mortgage” — with respect to Landlord, a mortgage, deed of trust, or other encumbrance recognized in the State at
the time it attaches as a contractual security interest in real property encumbering Landlord's leasehold interest in the
Building and/or Land, and/or any part thereof, which may be deemed under applicable law a personal property
interest. '

“Mortgagee” — the mortgagee, beneficiary, or the like, of a Mortgage.

“Operating Expenses” — all expenses, costs and disbursements of every kind and nature incurred or paid in
connection with the ownership and operation of the Building and Land, computed on the accrual basis, except as
expressly excluded. Operating Expenses shall include the following:

« Wages and salaries (including payroll taxes, worker's compensation, disability insurance and all fringe
benefits) of all employees directly engaged in the operation, management, maintenance, repair or security of
the Building, and contract costs of independent contractors engaged for such services;

¢ Cost of all supplies, fuels and materials used in the operation, repair and maintenance of the Building
including all sales, use and excise taxes on such supplies, fuels, etc.;

»  Cost of all utilities for the Building, including the cost of water and power for heating, lighting, air conditioning
and ventilating (excluding such costs billed to specific tenants);

¢ Cost of all maintenance and service agreements for the Building and the equipment therein, including
security service, window cleaning, elevator maintenance, janitorial service, trash removal, plumbing, roofing
service and medical waste disposal;

e Cost of all insurance against such risks and in amounts as determined by Landlord are reasonably
necessary or advisable including casualty, rental abatement, liability, workers' compensation, earthquake,
flood, fire, extended coverage and boiler insurance applicable to the Building and Landlord's personal
property used in connection therewith; -

e All taxes, assessments and governmental charges, whether federal, state, school, county or municipal, and
whether by taxing districts or authorities presently taxing the Building and the Land or by others
subsequently created or otherwise, and any other taxes and assessments (including possessory interest
taxes or the like) attributable to the Premises, Building and the Land or their operation, whether directly paid
by Landlord, excluding however, federal and state taxes on income, death taxes, excess profit taxes,
franchise taxes or any taxes imposed on, or measured by, the income of Landiord from the operation of the
Building or imposed in connection with any change of ownership of the Building or the Land, and further
excluding taxes which Tenants are bound to directly or indirectly discharge on an individual basis, including
ad valorem taxes on their personal property, on Tenant-owned trade fixtures, on Tenant-constructed
leasehold improvements, and on building-owned suite improvements requested by Tenant to the extent
such suite improvements exceed building standard allowances;

* Landlord’s LLC gross receipts fee/tax;

* Cost of all repairs and general maintenance (less any reimbursement received for such services from
insurance companies, individual tenants and similar sources) of the Building, including building systems and
appurtenances thereto and normal repair and replacement of worn out equipment, facilities and installations,
repairs to roof and re-roofing;

s  The Property Management Fee;
* Accounting, asset management, legal, and other professional fees and costs applicable to the Building;

» Reasonable additions from time to time to a reserve established for replacement of improvements,
machinery, equipment and fixtures for servicing the Building; - :

» Costs of painting and other resurfacing of the exterior or the public or common area of the Building and the
costs of maintaining and repairing the sidewalks, landscaping and other common areas of the Building;
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» Costs of any capital improvements made by Landlord to the Building or capital assets acquired by Landlord
that are required under any governmental law, regulation or insurance requirement under which the Building
was not required to comply therewith at commencement of the Lease Term, such cost or allocable portion to
be amortized over the useful life thereof;

»  Costs of any capital improvements made by Landlord to the Building or capital assets required by Landlord
for the protection of the health and safety of the occupants of the Building or that reduce other Operating
Expenses, such costs or allocable portion thereof to be amortized over the useful life thereof:

+ Cost of furiture, draperies, carpeting, landscaping and other customary and ordinary items of personal
property (excluding paintings and sculptures, and other works of art) provided by Landlord for use in
common areas of the Building, such costs to be amortized over the useful life thereof;

* Any such expenses and cost resulting from substitution of work, labor, materials, resulting from compliance
with any governmental laws, rules regulations or orders applicable to the Building or any part thereof;

»  Parking lot maintenance and repair, including slurry seal and striping; and

+ Any other expenses which, in accordance with generally accepted accounting pnnmples would be treated
as Operating Expenses by landlords of comparable buildings. ‘

Operating Expenses shall exclude: (a) the cost of any service included in Management of the Building, other than the
Management Fee; (b) special costs recoverable from specific tenants (e.g., costs of redecorating, special cleaning, or
other services not provided on a regular or periodic basis to all tenants of the Building); (c) wages, salaries or fees
paid to executive personnel of Landlord; (d) the cost of any repair or replacement item which, by.standard accounting
practice, should be capitalized; (e) any charge for interest, depreciation, ground rent or rents (except as provided
above) or (f) any charge for Landlord's income tax, excess profit taxes, franchise taxes or simitar taxes on Landlord's
business (excluding Landlord’'s LLC gross receipts fee/tax, which will be included in Operating Expenses).

“Premises” — the medical office space which shall be occupied by Tenant. The approxlmate location, size and
configuration is described in Exhibit B.

“Property Management Fee” — the fee paid for Management of the Building.

“Property Taxes” — all real property taxes or assessments (and any tax or assessment to the extent levied or
assessed in lieu thereof) levied or assessed against the Premises, Building or Land including all taxes (other than
persenal or corporate income taxes measured by Landlord's net income from ali sources), possessory interest taxes,
assessments (including all assessments for public improvemenis, services or benefits levied after the
Commencement Date, irrespective when commenced or completed), excises, levies, business taxes, license, permit,
inspection and other authorization fees, transit development fees, assessments or charges for housing funds, service
payments in lieu of taxes and any other fees or charges of any kind which are assessed, levied, charged, confirmed
or imposed by any public authority: (a) on or measured by the rental payable hereunder, including any gross receipt
or excise tax levied by any governmental body on the receipt of such rental; (b) on the development, possession,
leasing, operation, management, maintenance, alteration, repair, use or occupancy of the Building, Land, or
Premises or any portion thereof, whether paid directly by Landlord; or (c) on this transaction or any document to
which Tenant is a party creating or transferring an interest or an estate in the Premises. If it shall not be lawful for
Tenant so to reimburse Landlord, the monthly Base Rent shall be revised to net Landlord the same net rental after
imposition of any such tax on Landlord as would have been payabie to Landlord before its imposition.

“Qualified Entity” — a partnership, LLC, corporation or other business organization in which at least a majority of the
equity owners are Qualified Persons.

“Qualified Person” — a member of the medical staff of Hospital or its successor acute care hospital.

“‘Rentable/Usable Ratio” — the estimated Rentable Area divided by the Usable Area of the Building. The
Rentable/Usable Ratio is stated in Summary Section 14. The Rentable/Usable Ratio is multiplied by the Tenant's
Usable Area to calculate Rentable Area for which Tenant pays rent.

“State” — the State in which the Premises is located.

. “Substantial Completion” ~ the date on which Landlord has completed its work on the Premises and it is ready to be
released to Tenant, including completion of the Tenant Improvements to be completed by Landlord, which may be
evidenced by delivery to Tenant of a Certificate of Occupancy of the Premises (the “Certificate”) obtained by
Landlord's general contractor (the “Contractor”) which Certificate shall be binding and conclusive on Tenant in the
absence of bad faith. .

“Suite AADesign Completion Date” — the date by which Tenant shall give written approval of the Final Suite Design
attached as part of Exhibit E.

“Tenant Improvémgnts" — the work scheduled for construction described in Section 5.1 above and Exhibit E.

. MARIAN HANCOCK BUILDING
G:\Data\Prop Mg\CA - (114) Santa Maria - 116 S. Palisade\Leasing\Beiteravia- SBCPHD (104)\Lease v4C.doc Office Space Lease — Exhibit A — Page 3



“Tenant Party” — any Person for whom Tenant is responsible, including its agents, employees, contractoré, or other
third parties entering the Premises at Tenant's request or invitation, express or implied.

“Tenant's Percentage Share” — obtained by dividing the Usable Area of the Premises by the total Usable Area of the
Building, regardless of the actual occupancy of the Building, and multiplying such quotient by one hundred. The
approximate percentage is set forth in Summary Section 25, with the exact percentage to be determined on
completion of the Final Suite Design and set forth by Landlord in Summary Section 25.

“Usable Area” — as defined by American National Standard Z65-1-1 996, the Usable Area of an office shall be
computed by measuring to the finished surface of the office side of corridor and other permanent walls, to the center
of partitions that separate the office from adjoining Usable Areas, and to the inside finished surface of the dominant
portion of the permanent outer building walls. No deductions shall be made for columns and projections necessary to
the Building. The Usable Area of a floor shall be equal to the sum of all Usable Areas on that floor. The actual Usable
Area expressed in square footage of the Premises shall be the area as shown on the Final Suite Design prepared b

Landlord's architect and reasonably approved by Tenant, attached hereto as part of Exhibit E. -

“Working Drawings” — drawings that include a dimension pfan that locates all interior partitions, and a géneral plan
that locates -telephone requirements, plumbing locations, detailed construction drawings, reflected ceiling with
lighting, cabinet elevations and an interior finish schedule. The Working Drawings become part of Exhibit E.

............................................................. end exhibit
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Exhibit B
PREMISES

See attached drawing (incorporated by reference) for approximate size, location and configuration of the
Premises.

............................................................. end exhibit
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Exhibit C
SITE PLAN

See attached Site Plan (incorporated by reference).

............................................................. end exhibiz;
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~ Exhibit D
WORKLETTER ON LEASEHOLD IMPROVEMENTS

This Workletter defines the Building standard construction specifications. All suite design and construction
work must be performed by Landlord.

The following list of items describes the standard features that are typically required to construct Tenant’s
suite. This list is not all-inclusive and other specific features may be required by Landlord or Tenant.

The Lease includes a Tenant Improvement Allowance set forth in Summary Section 27. Landlord shall
install Tenant Improvements in compliance with building plans and specifications, Tenant Improvements
Schedule, and Final Plan for the Premises. If such costs exceed the Tenant Improvement Allowance,
Tenant shall pay Landlord the amount of such excess before construction of the Tenant Improvements. If
any portion of this allowance is not used in the build-out, the balance shall be forfeited.

SUBSTITUTIONS.

Landlord reserves the right to make substitutions of material of equivalent grade and quality if any
specified material is not reasonably available and to make changes necessﬂated by conditions met during
the course of construction.

PAYMENT FOR SCHEDULED TENANT IMPROVEMENTS IN EXCESS OF TENANT IMPROVEMENT
ALLOWANCE.

In"order for Tenant's suite construction to proceed, Tenant shall pay all sums due for costs of Tenant
Improvements in excess of the Tenant Improvement Allowance to Landlord within five (5) days of signing
the Final Suite Pricing. If start of construction is delayed as a result of Tenant's failure to perform, Tenant
shall pay any increase in final costs for Tenant Improvements before commencement of construction of
the Tenant Improvements. :

NON-SCHEDULED IMPROVEMENTS.

If Tenant requires Landlord to make improvements not included in the Final Price Schedule, Tenant shall
pay the full cost for such non-scheduled lmprovements at the start of construction.

TENANT APPROVES THE TERMS OF THIS WORKLETTER ON LEASEHOLD IMPROVEMENTS BY
SIGNING BELOW:

Tenant's Signature

TENANT IMPROVEMENTS SPECIFICATIONS
PARTITIONS
Demising walls between suites are one hour rated, constructed full height to the structure above and is
sound insulated with batt insulation. The bottom track is set-in acoustical sealant. The top of the wall is

firestopped.

Interior Suite partitions extend above the finish cellmg Walls in the waiting rooms and one wall of doctor's
office will receive vinyl wallcovering. All other walls will receive a paint finish.
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Sound attenuation partitions extend above the finished ceiling and are to be fully insulated with sound
attenuation blankets. These partitions are to be located at all walls around all exam rooms, doctor's office
rooms, and all other patient treatment areas. '

DOORS AND FRAMES

Suite Entry: 3' x 7' solid core plastic laminated finished door in a hollow metal frame with entry
: hardware and door closer, 2’ x 7' sidelight, heavy-duty mortise lockset.

Interior Doors: 3' x 7' flush, solid core with a hollow metal frame, finished with building standard
plastic laminate and heavy-duty commercial cylindrical locksets.

Rated Doors: (if needed) -- 3' x 7' flush, solid core with a "B" label fire rating and a 20-minute rated
hollow metal frame. ~

Hardware: Extra heavy duty commercial quality pulls and locksets, lever-type handles.
CASEWORK

Casework is finished in plastic laminate. Casework is to be selected from building standard medical
casework modules. All base cabinets are 24" deep except for the exam rooms that are 20" deep.
Counteriops are plastic laminate clad with 4" back-splash on sink cabinets. :
Reception window is a 6' wide x 4' high opening with plastic laminate shelf.

FLOORCOVERING

Carpet: 28 oz. level loop, direct glue-down installation with a 4" rubber base.

Locations: Waiting room, suite corridors, business office.

Carpet: - 32 oz. cut pile, direct glue down installation with a 4” rubber base.
Location: Consultation rooms.

Sheet Vinyl

Location: Toilet rooms.

Vinyl Composition Tile: Armstrong Excelon, 12" x 12", 1/8" gauge with a 4" top-set rubber base.
Locations: Exam rooms, storage rooms or other areas per tenant's request.

WALL FINISHES

Paint: All painted walls to receive one coat of primer and finish coat to cover using Lo-Glo
Acrylic Enamel (low sheen).

CEILINGS

Acoustical Ceilings: 2" x 4’ Armstrong Second Look II, with a STC of 40 to 44.
ELECTRICAL |

Light Fixtures:

"A" 24" x 48" Fluorescent heat removal fixtures, with parabolic lens.

Locations: - Waiting rooms, conference room/library.
"B ' 24" x 48" Fluorescent heat removal fixtures, with prismatic acrylic lens.

. . : MaRrIAN HANCOCK BUILDING -
G:\Data\Prop MgNCA - (114) Santa Maria - 116 5. Palisade\Leasing\Belteravia- SBCPHD (104)\Lease v4C.doc Office Space Lease — Exhibit D — Page 2



| ocations: Exam rooms business offices, procedure rooms, staff lounge, corridors, nurses’
: stations, lab, consult/doctors offices, storage rooms.

"C": incandescent fixture with drop opal glass lens.
Locations: Storage.

"D 24" wall-mounted fluorescent fixture above mirror.
Location: Toilets.

Typical electrical outlets and switches are white, quiet type.
HVAC

Zoned, as required, within the suite and with direct digital controls, linear slot supply and return air
diffusers.

Exhaust in toilet rooms

PLUMBING

Toilets: Tank type with an elongated bowl and split seat.

Lavatories: Wall-hung with single lever faucet.

Locations: Handicapped toilets

Sinks: Stainless steel single compartment with single lever faucet to be set into 20" deep
countertop in alt exam rooms.
Stainless steel single compartment sink with wrist actlon controls and gooseneck
faucet to be used in 24" D. casework.

Locations: Labs, nurses' stations, minor surgeries, minor treatment rooms, staff lounges, cast

rooms, darkrooms.

MISCELLANEOUS

Toilets: Grab bars, mirror, toilet paper dispenser, soap dispenser, towel dispenser, seat cover
dispenser, waste disposal container.

Exam rooms: Double coat hook, chart rack.

............................................................. end exhibit
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Exhibit E
TENANT IMPROVEMENT SCHEDULE

(To be completed when Tenant has approved the Final Suite Design, the Working
Drawings, and the Final Prices for the Premises.)

Subject to the provisions of the Lease, Landlord and Tenant agree that the following improvements ‘shall
be made to the Premises by Landlord, or Landlord's Contractor, in accordance with Tenant's approved
Final Suite Design, Working Drawings and Final Prices of the Tenant Improvements attached hereto, and
Section 5.1 of the Lease.

ltem Description Price $/Sq Ft : Total
Total Cost of Improvements $
Amount to be paid by Allowance % )
Over/Under Allowance $
Sales Tax (if applicable) 3
Amount to be paid by Tenant $

LT T OV PN end exhibit
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Exhibit F
BUILDING RULES & REGULATIONS

10.

11.
12..

13.
14.
15.

16.

The entry passages, elevators and stairways may be used for ingress and egress only.

Tenant shall not cover or obstruct space for admitting natural light into any public area of the
Building, except as approved by Landlord.

Toilets and other like apparatus shall be used only for the purpose for which they were
constructed. Tenant shall pay all damage from misuse.

Landlord reserves the right to determine the number of letters allowed for Tenant on any directory
Landlord maintains.

Tenant shall not use or display any sign, advertisement, notice, etc. in the Building (except onits
office doors and then only as approved in writing by Landlord). If Tenant violates this rule,
Landlord may remove the violation without liability and may charge to Tenant all costs and
expenses incurred in doing so.

Tenant shall not throw, or permit to be thrown, anything out of windows or doors or down
passages or elsewhere in the Building, or bring or keep pets or other animals therein, or commit
or make any indecent use of the Premises or the Building or obstruct, injure, annoy or interfere
with other tenants or those having business with them, or affect any insurance rate on the
Building or violate any provision or any insurance policy on the Building.

Tenant's furniture, supplies and equipment shall be delivered only at tlmes designated by
Landlord.

Tenant shall not permit cleaning by any person other than employees of the Building or persons
approved by Landlord.

Blinds of the quality, type, design and color designated by Landlord shall be used on a" windows.

-All curtains, shades, screens and other fixtures shall be of a quality, type, design and color, and

attached in a manner, approved by Landlord.

Landlord will furnish Tenant with keys for the Premises. If Landlord furnishes Tenant with keys to
the lobby door of the Building, Tenant shall lock the lobby door immediately on entering and
leaving the Building during such hours as the Building is closed, and Tenant shall be responsible
for all damage and injury to persons or property resulting from Tenant's neglecting to lock said
door as aforesaid. All such keys in Tenant's possession or known by Tenant to be in existence
shall be delivered to Landlord at the termination of this Lease. Tenant shall not.place any
additional lock on any door to the Premises or elsewhere in the Building, and doors leading to the
corridors or main halls shall be kept closed at all times except as they may be used for ingress
and egress.

The Premises shall not be defaced in any way.

For the general welfare of all tenants and security of the Building, Landlord may deny entry to any
person entering and leaving the Building on Saturdays, Sundays or holidays, and on other days
between 7:00 p.m. and 7:00 a.m.

No bicycles or vehicles of any kind shall be brought into or kept in or about the Premises or the’
lobby or halls of the Building, and no cooking shall be done or permitted by Tenant on the
Premises. Tenant shall not cause or permit any unusual or objectionable odors to be produced on
or emanate from the Premises.

Unless specifically authorized by Landlord, employees of Landlord shall not perform, nor be
asked to perform, work other than their regularly assigned duties. .

Landlord shall have the right to prohibit any advertising by Tenant that, in Landlord's opinion,
tends to impair the reputation of the Building or its desirability as a medical office building and on
written notice from Landlord, Tenant shall promptly discontinue such advertising.

Canvassing, soliciting and peddling in the Building is prohibited and Tenant shall cooperate to
prevent them.
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17.

18,

19.

20.

All parking regulations established from time to time by Landlord or Ground Lessor shall be
obeyed. |

Tenant shall not place a load on any floor of the Premises exceeding 50 |b. per square foot
(*PSF”) without Landlord's written approval. Landlord reserves the right to prescribe the weight
and position of all safes, heavy equipment, file systems, etc. Informational safety note:
Contractor's floor load specifications for this building provide an 80 PSF live load plus 20 PSF
partition load. The 50 PSF is a precautionary limit established by Landlord and agreed to by
Tenant. Landlord will not unreasonably withhold permission for Tenant to place a live floor load
up to 80 PSF. '

Tenant shall not install or use any air conditioning or heating device or system other than
provided by Landlord.

Tenant shall comply with all methods and procedures for disposal of Medical Waste as described
in California Heath and Safety Code §§ 117600 et seq. (or if the Premises are located outside
California, then any applicable State law) and any applicable law, and further shall comply with
methods and procedures for handling and disposing of Medical Waste that may be enacted from
time to time by the registered hazardous waste hauler retained to dispose of such Medical Waste.

Tenant's Initials

Landlord's Initials

............................................................. end exhibit
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Exhibit G
GUARANTY
- (N/A)

............................................................. end exhibit
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Exhibit H
USE PROHIBITIONS

(THIS 1S A REPRODUCTION OF EXHIBIT C OF THE GROUND LEASE.)

The Property shall not be used for the purpose of providing any services competitive with those offered at
Hospital (“Prohibited Competitive Services”), including:

OONDO A 0N =

Acute inpatient care;

Inpatient skilled nursing facility/transitional care services;

Inpatient sub-acute services; :

Invasive cardiology (including cardiac physiology and cardiac catheterization);
Inpatient surgery;, . '
Qutpatient surgery center;

Occupational medicine;

Urgent care/emergency services;

Free-standing diagnostic imaging center;

Reference laboratory;

Gastroenterology laboratory;

Radiation therapy;

Pharmacy;

Blood draw station;

Anatomic pathology; or

Any other inpatient service or new medical procedure or modality, whether offered at or by the
Hospital, but not identified above.

If any of the following is, at the time in question, incidental to and routinely performed as part of a
physician’s primary medical practice for the physician's patients and not offered to the general public
(including solicitation of referrals from other physicians or providers for such service), it will not be
considered a Prohibited Competitive Service:

17.
-18.
19.
20.
21.
22.
23.
24.
25.
26.
27.
28.
29.
30.
31.
32.

Outpatient dialysis;

Outpatient surgery for procedures routinely performed in a physician’s office;
Diagnostic imaging (including CT, nuclear medicine, mammography, and ultrasound);
Diagnostic laboratory (i.e., basic chemistries); . .
Diagnostic cardiology;

. Outpatient infusion/chemotherapy services;

Flexible sigmoidoscopy procedures:;

Physical & occupational therapy;

Speech therapy; ]

Neurodiagnostics (including neurology and audiology);

Pulmonary function;

Respiratory care services;

Perinatology/antepartum services;

Blood draw routinely performed in a physician’s office.

Non-invasive vascular diagnostic services; or

Any other healthcare outpatient service not identified above, provided it has become established
at such time as the standard of care for services in a medical office building setting taking into

. account the medical specialty, if any, of the physician practice in question.

..... S SO UURUURNIIIOUIRY - s 1o =>'¢ /21,
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Exhibit |
DIRECTIVES

(THIS IS A REPRODUCTION OF EXHIBIT G OF THE GROUND LEASE.)

See attached Ethical and Religious Directives for Catholic Health Care Services, incorporated by
reference. '

...................... S OUNNUNOIONY -+ o I =5 ¢ 1/ 7); 4
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| Contract Summary Form: __Contract Number : ﬁC 8 -0 X -

D1, Fiscal Year......ocoeevemnroremrmemsinseneeesesesrsssnenns : FYs 08-09, 09-10, 10-11, 11- 12,12-13
D2.  Budget Unit Number (plus -Ship/-Bill codes in paren s)

D3.  Requisition NUmber......coeeeveeemereernrsrneemeeneneens I n/a

D4.  Department NamE.....v.vvverieereesieresieesrerereseeseesnens : Public Health Department -

D5, Contact PErSON ...couvveveerisersnesineesesenensvesesesressssenns : Margaret A. Granger

D6, PhOME....cciiiricisiisies et : (805) 681 5367

KI. Contract Type (checkone): [ ] Personal Servnce [ ] Capital Project/Construction [X] LEASE
K2.  Brief Summary of Contract Description/Purpose : Lease clinic/office space for Sta Maria Womens Health Ctr

K3. Original Contract AMOunt.....oeeevvveevesierecesinne : $88,514.40/year
K4. Contract Begin Date ......ccccveeerveeerenrirerinesees s : March 1, 2008
K5.  Original Contract End Date........coceevveieremcvenennns : February 28,2013

K6. Amendment History (leave blank if no prior amendments):
Seq#Effective DateThisdmndid nmitCumAmndtToDate New Total AmiNewEndDate Purpose (2-4 words)

KK7. Department Project Number.................oeveueenn..nr.’ D/a

Bl. Isthis a Board Contract? (Yes/No) .............. R -

B2. Number of Workers Displaced (i amy) .......ou..... D n/a

B3. Number of Competitive Bids (ifany)........c..........; n/a

B4. Lowest Bid Amount (i Dic]) ....c.ccvvevecvvrsrecnnnnnn $0/2

B5. If Board waived bids, show Agenda Date............: n/a

Bé6. ... and Agenda Item Number...................... . #n/a

B7. Boilerplate Contract Text Unaffected? (Yes /orcite §]) wm/a

F1. Encumbrance Transaction Code..................... et 1701

F2. Current Year Encumbrance Amount........ rereerrrann 1 $n/a

F3. Fund NUMDET ...t : 0042

F4.  Department NUMDbET ...covvvevieeveecenieecinesenas : 041

F5. Division Number (ifapplicable)...........................: 12

F6..  Account NUMbET.....ccoocvcvveveirrn e 1 7580

F7.  Cost Center number (if applicable) .........covevenn.: : 041-11-01-3109-0

FB.  Payment TEIMS .o ererens : Net30

V1. Vendor Numbers (A=uditor; P=urchasing)......... new vendor - not assigned yet

V2. Payee/Contractor NaMIE .....cevereervereeereesreecverseans ] : Excelsior LaSalle Property Fund Inc dba
................................................. wevveomersesssenssnssensenns PVIB Santa Maria 116 S. Palisade LLC

V3. Mailing Address......ccooeeininrevsneeesssereesiesens : 12348 High Bluff Drive, Suite 100

V4. City State (two-letter) Zip (include +4 if known) "+ San Diego, CA 92130

V5. Telephone NUMDbEL ...coveveiireerervceceercise e : (858) 794 1900

V6. Contractor's Federal Tax ID Number (EIN or SSN) 20-0579562

V7. Contact PErson ......ccveeeerevecinniseeisscessnnnnns ereeret : Gabriella E. Samperio

LANDLORD DOES NOT ACCEPT DIRECT DEPOSIT. PAYMENT MUST BE MAILED TO:
PMB Balersfield 300 Old River, LLC

Dept 9165-2100

Los'Angeles, CA 90084-9165

Accouni# 4100169713

ABA # 121000248

V8. Workers Comp Insurance Expiration Date...........; n/a .
V9. Liability Insurance Expiration Date[s] (G=enl; P=rofl)  :n/a .
V10. Professional License NUMDbEL......cocovricrrreresierenians : #n/a

V11. Verified by (name of County Staff).coeerveveereennns’ : Margaret A. Granger

V12. Company Type (Check one): [ ]Individual [ ] Sole Proprietorship [ ]Partnership [X] Corporatlon

T certify: information complete and accurate; designated funds available; required concurrences evidenced on
signature page.

7
s 5
Date : Authorized Signature %71/0 &L e g o—



