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GROUND LEASE
(Phase 1)

This GROUND LEASE ("Lease") is made and entered into effectively as of February
22, 2017 ("Effective Date"), between RENO-TAHOE AIRPORT AUTHORITY, a quasi-
municipal corporation organized under Chapter 474, Statutes of Nevada 1977, as amended
("Landlord"), and DP RTA STEAD PH 1, LLC, a Delaware limited liability company
("Tenant"), with respect to the following facts, and is as follows:

RECITALS:

A. Landlord owns the land described in Exhibit A (the "Land") (the Land, together
with Landlord's interest, if any, in any and all Improvements (below defined) now and hereafter
existing on the Land, and all appurtenances thereto, collectively, the "Premises"), having
acquired the Land from the City of Reno through a Quitclaim deed dated June 25, 1979, which
deed was subject to certain covenants running with the land requiring its use for airport purposes
and subjecting it to FAA grant assurances. The Land is generally depicted graphically in
Exhibits A-1 and A-2 attached hereto, without limitation to the Initial Acreage Factor or the
determination of the Final Land Acreage as provided in Section 4.2 below.

B. The Land is a part of the Airport (as defined herein) which is owned and/or
operated by Landlord.

(€ Landlord desires to lease the Premises to Tenant, and Tenant desires to lease the
Premises from Landlord.

NOW, THEREFORE, for good and valuable consideration, by entering into this Lease
Landlord leases and demises the Premises to Tenant, and Tenant takes and hires the Premises
from Landlord for the Term, upon the terms and conditions of this Lease.

ARTICLE 1
DEFINITIONS

The following definitions apply in this Lease, together with any other definitions set forth
otherwise in this Lease. A term defined in the plural may be used in the singular, and vice versa,
all in accordance with ordinary principles of English grammar.

"Additional Rent" means any and all sums and payments that this Lease expressly
requires Tenant to pay Landlord or any third party, whether or not expressly designated as
Additional Rent, except Fixed Rent.

"Aeronautic Use" means any activity that involves, makes possible, is required for the
safety of, or is otherwise directly related to the operation of aircraft including, but not limited to,
movement of passengers, luggage, mail and cargo on the Airport. Additionally, the operation of
manned or unmanned aircraft, or providing flight support for same, are Aeronautic Uses.
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"Affiliate" of any specified Person means (i) any other Person directly or indirectly
Controlling or Controlled by or under direct or indirect common Control with such specified
Person (ii) subject to limitations for a Transfer set forth in this Lease, any successor to the party
in question by merger, consolidation or reorganization, and (iii) subject to limitations for a
Transfer set forth in this Lease, any purchaser of all or substantially all of the assets or
membership interests of the party in question as a going concern (whether such acquisition takes
the form of an asset sale, a stock sale or a combination thereof). The term "Affiliated" shall have
the correlative meaning.

"Airport" means the Reno-Stead Airport owned and operated by Landlord, including all
real property and easements, improvements and appurtenances thereto, structures, buildings,
fixtures, machinery and other tangible personal property or interest in any of the foregoing, now
or hereafter owned or operated by Landlord.

"Airport Rules and Regulations" means those certain rules and regulations, as the same
may be adopted and thereafter amended from time-to-time, which generally govern the
operations and other activities which may take place on the Airport. The Airport Rules and
Regulations serve as minimum regulations designed to protect and promote the safety of the
users of the Airport.

Applications and Filings" (or "Applications or Filings" and other variations on such
term) means any instrument, document, agreement, certificate, or filing (or amendment of any of

the foregoing): (a) necessary or appropriate for any Construction Work this Lease allows,
including any application for any utility service or hookup, easement, covenant, condition,
restriction, subdivision plat, or such other instruments as Tenant may from time to time request
in connection with such Construction Work; (b) to enable Tenant to obtain any abatement,
deferral or other benefit that may otherwise be available for Impositions; (c) if and to the extent
(if any) this Lease permits, to allow Tenant to change the use or zoning of the Premises; (d) to
enable Tenant from time to time to seek any Approval or to use and operate the Premises in
accordance with this Lease; (€) otherwise reasonably necessary and appropriate to permit Tenant
to realize the benefits of the Premises under and in accordance with this Lease; or (f) that this
Lease otherwise requires Landlord to sign for Tenant.

"Approvals" means any and all licenses, permits (including building, demolition,
alteration, use, environmental and special permits), approvals, consents, certificates (including
certificate(s) of occupancy), rulings, variances, authorizations, or amendments to any of the
foregoing as shall be necessary or appropriate under any Law during the Term in connection
with the commencement, performance, or completion of any Construction Work, or the zoning,
rezoning (to the extent permitted by this Lease), use, occupancy, maintenance, or operation of,
the Premises.

"Approved Affiliate" means (A) any entity into which or with which Tenant has merged
or consolidated or (B) any entity which acquires all or substantially all of the assets of or
ownership interests in Tenant, provided that any such entity described in (A) and (B) continues
to be Controlled by Tenant, has a net worth (determined in accordance with generally accepted
accounting principles consistently applied), of at least Five Million Dollars ($5,000,000), has the
requisite experience owning, operating and/or managing suburban office and/or industrial
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properties, and has been approved by Landlord in writing, such approval not to be withheld
unreasonably, as determined in Landlord's discretion.

"Approved Loan Documents" has the meaning given to such term in Section 16.2.

"Bankruptcy Law" means Title 11, United States Code, and any other or successor state
or federal bankruptcy, insolvency, reorganization, moratorium, or similar law for the relief of
debtors.

"Bankruptcy Proceeding" means any bankruptcy, composition, insolvency,
reorganization, or similar proceeding, whether voluntary or involuntary, under Bankruptcy Law,
including any assignment for the benefit of creditors, appointment of a receiver or trustee, or any
similar proceeding.

"Baseline Condition" has the meaning given to such term in Section 8.4.

"Building" means any building located on any part of the Land at any time during the
term of this Lease.

"Building Equipment" means all fixtures incorporated into those Improvements owned or
leased by Tenant and useful or necessary for the operation of the Improvements as such (as
opposed to the operation of any business within the Building), including, without limitation,
machinery, equipment, engines, boilers, escalators, elevators, compactors, heating, ventilating
and air conditioning systems, compressors, ducts, pipes, conduits, and fittings.

"Business Day" means any weekday on which banks in the State are generally open to
conduct regular banking business with bank personnel.

"Casualty" has the meaning given to such term in Section 12.1 of this Lease.

"Casualty Termination" means a termination of this Lease because of a Substantial
Casualty, when and as this Lease expressly allows such a termination. Any election by Tenant of
a Casualty Termination shall not be effective without Lender's consent.

"Certificate of Occupancy" means the document issued by the applicable Government,
whether such document is temporary, conditional or final in its effect, allowing for the
occupancy of an Improvement in accordance with Law.

"Commencement Date" has the meaning given to such term in Section 2.1 of this Lease.

"Condemnation" has the meaning given to such term in Section 12.1 of this Lease.

"Construction Work" means any alteration, addition, development, redevelopment,
modification, expansion, demolition, Restoration, or other construction or reconstruction work
affecting any or all Improvements from time to time constituting part of the Premises, or the
construction or reconstruction of any new Improvements, or repair of any existing
Improvements, located on or at the Premises.
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"Contest" has the meaning given to such term in Section 10.1 of this Lease.

"Control" means the possession, directly or indirectly, of both: (a) at least fifty-one
percent (51%) direct or indirect ownership of a Person; and (b) the power to direct or cause the
direction of the management and policies of such Person, whether by ownership of Equity
Interests, by contract, or otherwise.

"County" means the County of Washoe, Nevada.

"CPI" or "Index" means the Consumer Price Index for All Urban Consumers, U.S. City
Average, All Urban, All Items, 1982-84 = 100, published by the United States Department of
Labor, Bureau of Labor Statistics If, in the future, the manner in which the Index is determined
by the Department of Labor shall be substantially revised, an adjustment shall be made in such
revised index that would produce results equivalent, as nearly as possible, to those that would
have been obtained if the Index had not been so revised. If the average of 1982-1984 shall no
longer be used as an index of 100, such changes shall constitute a substantial revision. If the
Index shall become unavailable to the public because publication is discontinued, or otherwise,
the Landlord will substitute therefor a comparable index based upon changes in the cost of living
or purchasing power of the consumer dollar published by any other governmental agency or, if
no such index shall then be available, a comparable index published by a major bank or other
financial institution or by a university or a recognized financial publication.

"Credit Enhancement" has the meaning given to such term in Section 4.1 of this Lease.

"Date of Certificate of Occupancy” means the date on which a temporary or permanent
Certificate of Occupancy is first issued for a Building or Improvement on the Premises.

"Default" or "Event of Default" means any Monetary Default, Non-Monetary Default, or
Insurance Maintenance Default.

"Default Interest” means interest at an annual rate equal to the lesser of: (a) eighteen
percent (18%) per annum or (b) the highest rate permitted by law under the circumstances.

"Deposited Funds" means any funds (if any) that this Lease requires or allows Landlord
(or anyone acting for or on behalf of Landlord) to hold for purposes of this Lease, and in which
Tenant has an interest.

"Depository"” means an Institutional Lender designated by a Lender (or, if no Leasehold
Mortgage exists, then by Tenant). A Lender that is an Institutional Lender may designate itself
as Depository.

"Design Guidelines" means the written and graphic requirements and principles that
address, among other matters, the aesthetic, functional and operational issues associated with the
Improvements including, without limitation by way of example, site layout, access circulation,
architecture, utilities, landscaping, lighting and signage, noise abatement and vibration reduction,
all as more specifically set forth in Exhibit D, and subject to updating by Landlord. At any time
that Landlord updates the Design Guidelines, Landlord may deliver Notice to Tenant with a copy
of the Design Guidelines and/or the update thereof, which in each instance upon delivery of such
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Notice shall be deemed a part of Exhibit D attached hereto; provided, however, that such Design
Guideline updates shall be applicable to Construction Work pursuant to Section 6.5 only to the
extent Tenant has not already submitted plans, specifications and drawings for such Construction
Work to Landlord pursuant to Section 6.5. The Design Guidelines apply to all improvements
constructed by third parties on Airport property.

"Designated Affiliate" means one or more special purpose, subsidiary entity(ies) formed
by Tenant or Tenant's Affiliate to enter into one or more Subparcel Leases.

"Environmental Law" means any Law related to environmental conditions on, under, or
about the Premises, or relating to soil, air and ground water conditions at, under, in, or upon the
Premises, or governing the use, generation, storage, transportation, disposal, release, clean-up or
control of Hazardous Substances in, under, on, at, to, or from the Premises. Environmental Law
shall also include any and all federal, state and local environmental, health or safety laws,
statutes, ordinances, codes, regulations, rules of common law, orders, decrees or any other
requirement of any governmental authority, as now or at any time hereafter are in effect, relating
to or imposing liability or standards of conduct concerning gasoline, petroleum and other
petroleum by-products, asbestos (including any product or construction material containing
sufficient asbestos to be subject to any applicable Environmental Laws) explosives, PCBs,
radioactive materials or any "hazardous" or "toxic" material, substance or waste that is defined
by those or similar terms or is regulated as such under any statute, law, ordinance, rule or
regulation of any Government having jurisdiction over the Premises or any portion thereof or its
use, including any material, substance or waste which is: (i) defined as a "hazardous substance"
under Section 311 of the Water Pollution Control Act (33 U.S.C. § 1317), as amended;
(ii) defined as a "hazardous waste" under Section 1004 of The Resource Conservation and
Recovery Act of 1976, 42 U.S.C. § 6901, et seq., as amended; (iii) defined as a "hazardous
substance” or "hazardous waste" under Section 101 of The Comprehensive Environmental
Response, Compensation and Liability Act of 1980 ("CERCLA"), as amended by the Superfund
Reauthorization Act of 1986, 42 U.S.C. § 9601 et seq. ("SARA") or any so-called "superfund"
or "superlien" law, including the judicial interpretations thereof; (iv) defined as a "pollutant" or
"contaminant" under 42 U.S.C.A. § 9601(33); (v) defined as "hazardous waste" under 40 C.F.R.
Part 260; (vi) defined as a "hazardous chemical" under 29 C.F.R. Part 1910; or (vii) subject to
any other law or other past (and still in effect), present, or future requirement of any Government
regulating, relating to or imposing obligations, liability or standards of conduct concerning the
protection of human health, plant life, animal life, natural resources, property or the enjoyment of
life or property free from the presence in the environment of any solid, liquid, gas, odor or any
form of energy from whatever source.

"Equipment Lien" means any security interest, financing lease, personal property lien,
conditional sales agreement, chattel mortgage, security agreement, title retention arrangement or
any similar arrangement (including the related UCC-1 financing statements) for Tenant's (or any
Subtenant's) acquisition or leasing of any Financed FF&E used in connection with the Premises
(or any business operated thereon) that is leased, purchased under conditional sale or installment
sale arrangements, encumbered by a security interest, or used under a license, provided that each
Equipment Lien encumbers or otherwise relates to only the Financed FF&E for which such
secured party provides actual bona fide purchase-money financing or an actual bona fide
equipment lease. A Leasehold Mortgage is not an Equipment Lien.
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Equity Interest" means all or any portion of any direct or indirect equity or ownership
interest(s) (whether stock, partnership interest, membership interest, or other interest of an
ownership or equity nature) in any entity at any tier of ownership that directly or indirectly owns
or holds any ownership or equity interest in the Leasehold Estate, as applicable.

"Estoppel Certificate" means a statement, addressed to the other party to this Lease or as
such other party shall direct, containing statements to the following effect (identifying in
reasonable detail any exceptions that may exist at the time), as requested by either party: (a) this
Lease has not been amended, constitutes the entire agreement between the parties relating to the
Premises, and is in full force and effect; (b) neither party is, to the actual, good faith knowledge
of the applicable signer, in default under this Lease and to the actual, good faith knowledge no
facts or circumstances exist that, with the passage of time or the giving of Notice or both, would
constitute defaults under this Lease by either party; (c) Tenant has paid all Rent that has accrued
to date; (d) the Commencement Date and any other then-ascertainable dates relevant to this
Lease but not expressly set forth in the text of this Lease, and the basis for each such date; () the
signing party is not, to its actual, good faith knowledge, entitled to any defenses, offsets, claims,
counterclaims or rights or recoupment against its obligations under this Lease; (f) the current
Fixed Rent, if not ascertainable from the text of this Lease; (g) names and addresses of all
existing Lenders of which the signing party has received Notice; (h) confirmation (where
appropriate) that each such Lender is entitled to the rights of a Lender as set forth under this
Lease; (i) the signing party's address for notices; and (j) such other matters as either party shall
reasonably request.

"Expiration Date" means the date when this Lease terminates or expires in accordance
with its terms, whether on the Scheduled Expiration Date, or by Tenant's exercise of its rights
and remedies for a Landlord Default, or by Landlord's exercise of remedies for an Event of
Default or otherwise.

"FBO" means a fixed based operation providing commercial aeronautic services such as
fueling, maintenance and hangaring of aircraft as well as transportation, aircraft sales, and
similar related services.

"FAA Requirements" means the rules and regulation promulgated from time to time by
the FAA and applicable to Landlord and/or the Airport.

"Federal Aviation Administration" or "FAA" means the United States of America,
Department of Transportation, Federal Aviation Administration, or any successor agency.

"Fee Estate" means the fee simple estate in the Land, and any remainder interest in the
Improvements under this Lease, but subject to all the terms and conditions of this Lease, and
excluding the Tenant's fee simple interest in the Improvements for the duration of the Term of
this Lease.

"FF&E" means all movable furniture, fixtures, equipment, and personal property of
Tenant or any Subtenant (excluding Building Equipment) that may be removed from the
Premises without material damage thereto (unless Tenant or any Subtenant agrees to repair such
damage) and without adversely affecting: (a) the structural integrity of the Premises; (b) any
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electrical, plumbing, mechanical, or other system of the Premises; (c) the present or future
operation of any such system; or (d) the present or future provision of any utility service to the
Premises. FF&E includes items such as factory equipment, material handling equipment,
conveyor systems, racking systems, furniture, fixtures and other equipment, telephone,
telecommunications and facsimile transmission equipment, point of sale equipment, televisions,
radios, and computer systems, and other removable items associated specifically with Tenant's or
any Subtenant's operations, but not the general operation or use of the applicable Improvement.

"Financed FE&E" means any FF&E subject to an Equipment Lien in favor of a Lender
that: (a) is not an Affiliate of Tenant, and (b) actually provided bona fide financing or a bona
fide equipment lease after the Commencement Date for Tenant's or any Subtenant's acquisition
or use of such FF&E.

"Government" means each and every governmental authority, quasi-governmental body,
department, agency, bureau, or other entity or instrumentality having or claiming jurisdiction
over the Premises, including the federal government of the United States, the State government
and any subdivisions and municipalities thereof, including the County government, and all other
applicable governmental authorities and subdivisions thereof. "Government" shall also include
any planning commission, board of standards and appeals, department of buildings, and city
council having or claiming jurisdiction over the Premises.

"Hazardous Substances" includes flammable substances, explosives, radioactive
materials, asbestos, polychlorinated biphenyls, pollutants, contaminants, hazardous wastes,
medical wastes, toxic substances or related materials, petroleum and petroleum products, and
substances declared to be hazardous or toxic by, or otherwise regulated or controlled under,
Environmental Law.

"Hazardous Substances Discharge" means any deposit, spill, discharge, or other release
of Hazardous Substances that occurs at or from the Premises, or into the Premises, or that arises
at any time from the use, occupancy, or operation of the Premises or any activities conducted
therein or any adjacent or nearby real property, or resulting from the seepage, leakage, or other
transmission of Hazardous Substances from other real property to the Premises, whether or not
caused by a party to this Lease or any Person controlled by said causing party and whether
occurring before or after the Commencement Date.

"Impositions" means all general and special real estate taxes (including any taxes on
FF&E, sales taxes, use taxes, and the like), assessments, water and sewer rents, rates and charges
(including, without limitation, all monetary amounts required to be paid pursuant to or in
connection with Water Requirements Agreements), excises, levies, license and permit fees, fines,
penalties and other governmental charges and any interest or costs with respect thereto, charges
for any easement or agreement benefiting the Premises, and charges for public and private
utilities (including gas, electricity, water, light, heat, air conditioning, power and telephone and
other communication services), general and special, ordinary and extraordinary, foreseen and
unforeseen, of any kind and nature whatsoever which at any time before or during the Term and
applicable to the Term or any part thereof may be assessed, levied, confirmed, imposed upon, or
grow or become due and payable out of or in respect of, or charged with respect to or become a
lien on, the Premises, or the sidewalks or streets in front of or adjoining the Premises, or any
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vault, passageway or space in, over or under such sidewalk or street, or any other appurtenances
of the Premises, or any FF&E, Building Equipment or other facility used in the operation thereof,
or the rent or income received therefrom, or any use or occupancy thereof, or the Rent, or any
document to which Tenant is a party creating or transferring an interest or estate in the Premises.
The "Impositions" shall not, however, include any of the following, all of which Landlord shall
pay before delinquent or payable only with a penalty: (a) any franchise, income, excess profits,
estate, inheritance, succession, transfer, gift, corporation, business, capital levy, or profits tax, or
license fee, of Landlord; and (b) the incremental portion of any of the items listed in this Section
that would not have been levied, imposed or assessed but for any sale or other direct or indirect
transfer of the Fee Estate during the Term. Notwithstanding the foregoing, (1) Tenant shall be
responsible for and shall pay any tax on Rent and any occupancy or rent tax that accrues during
the Term and (2)if at any time during the Term the method of taxation prevailing at the
Commencement Date shall be altered so that any new tax, assessment, levy (including any
municipal, state or federal levy), imposition, or charge, or any part thereof, shall be measured by
or be based in whole or in part upon the Premises and shall be imposed upon Landlord, then all
such new taxes, assessments, levies, impositions, or charges, or the part thereof to the extent that
they are so measured or based, shall be deemed to be included within the term "Impositions," to
the extent that such Impositions would be payable if the Premises were the only property of
Landlord subject to such Impositions, and Tenant shall pay and discharge the same as this Lease
requires for the payment of Impositions, except to the extent that such tax, assessment, or levy
referred to in item "2" is not included in the definition of "Impositions" under the preceding
sentence.

"Improvements" means any and all improvements located on the Premises including,
without limitation, any Building and Building Equipment, sidewalks, curbs, parking areas,
driveways, lighting systems, landscaping, signage, storm water retention and detention systems,
storm and sanitary sewer systems and facilities, water, gas, electric and telecommunication
utility systems and facilities, and all related improvements.

"Indemnify" means, wherever this Lease states that any Indemnitor shall "Indemnify" any
Person from, against, or for a particular matter (the "Indemnified Risk"), that the Indemnitor
shall indemnify the Indemnitee and defend and hold the Indemnitee harmless from and against
any and all loss, cost, claims, liability, penalties, judgments, damages, and other injury,
detriment, or expense (including Legal Costs, interest and penalties) that the Indemnitee suffers
or incurs: (a) from, as a result of, or on account of the Indemnified Risk or (b) in enforcing the
Indemnitor's indemnity; provided, however, that in no event shall Landlord or Tenant's
indemnity obligations in this Lease extend to loss of business or loss of profit damages which
may be suffered by the other party.

"Indemnitee" means: (a) a party entitled to be Indemnified under this Lease and (b) its
partners, members, officers, directors, agents, employees, and lenders.

"Indemnitor" means a party that agrees or is required by this Lease to Indemnify any
other Person.

“Infrastructure Improvements” means (i) all mass grading of the Land for Improvements;
(ii) to the extent specifically applicable to and necessary for the development of the Land,
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completion of all roads, including the grade crossing by Union Pacific Railroad to enable the
extension of Moya Boulevard into the Land; (iii) water, sewer and all other utility infrastructure;
and (iv) all other infrastructure improvements, that in each case of items in clauses (i) through
(iv) are necessary or required for the development of the Land pursuant to this Lease or
Applicable Laws for the development, construction and use of the Project.

"Insurance Maintenance Default" means any failure by Tenant to: (a) maintain or pay
premiums for any insurance that this Lease requires Tenant to maintain; or (b) give Landlord
evidence of such insurance when and as this Lease requires but only if (in each case) such failure
continues beyond the expiration of all applicable notice and cure periods).

"Land Development Tenant Improvement Permit" means a written permit, in a form
provided by Landlord, issued upon approval and execution by Landlord authorizing Tenant to
commence a particular construction project, improvement, installation or modification, subject to
any conditions of Landlord.

"Landlord" initially means Reno-Tahoe Airport Authority, a quasi-municipal
corporation organized under Chapter 474, Statutes of Nevada 1977, as amended, and its
successors and assigns as holders of the landlord's interest under this Lease.

"Landlord Approved ILender" has the meaning given such term in the definition of
Leasehold Mortgage.

"Landlord Default" has the meaning given to such term in Section 18.9.

"Laws" means all laws, ordinances, requirements, orders, proclamations, directives,
rules, and regulations of any Government affecting the Premises or this Lease in any way,
including the development, improvement, alteration, use, maintenance, taxation, operation, or
occupancy of, or environmental conditions affecting, the Premises or any part of the Premises, or
relating to any Impositions, or otherwise relating to this Lease or the parties' rights and remedies
under this Lease, or any Transfer of any of the foregoing, whether in force at the Commencement
Date or passed, enacted or imposed at some later time, subject in all cases, however, to any
applicable waiver, variance, or exemption.

"Lease Year" means: (a) the twelve (12) calendar months starting on the first day of the
first full calendar month after the Commencement Date (if the Commencement Date is not the
first day of a calendar month); and (b) every successive period of twelve calendar months
thereafter during the Term.

"Leasehold Estate" means Tenant's leasehold estate, and all of Tenant's rights and
privileges under this Lease, upon and subject to all the terms and conditions of this Lease and
Tenant's duties and obligations hereunder.

"Leasehold Mortgage" means any mortgage, deed of trust, or other security instrument:
(a) that encumbers the Improvements, the Leasehold Estate or any interest in the Leasehold
Estate; and (b) that is held by either (i) a Lender that is a state or nationally chartered bank or
national association, or nationally recognized life insurance company, financial services
company, securities company, insurance company or capital markets entity (each such Lender
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described above as being an "Institutional Lender") or (ii) such other or subordinate Lender
(other than described above) as is approved by Landlord, and in each case subject to the
jurisdiction of the courts of the State and not immune from suit (in each instance, a "Landlord

Approved Lender."

"Legal Costs" of any Person means all reasonable costs and expenses such Person incurs
in any legal proceeding (or other matter for which such Person is entitled to be reimbursed for its
Legal Costs), including, without limitation, reasonable attorneys' fees, court costs, expert witness
cost and expenses, and expenses at the trial and any appellate level, and in or as a result of any
Bankruptcy Proceedings.

"Lender" has the meaning given to such term in Section 16.1 of this Lease.
"Loan Documents" has the meaning given to such term in Section 16.2.
"Loss" means any Casualty.

"Minimum Standards" means the standards to be adopted by Landlord from time to time
to be applied to aeronautic activities at the Airport, to ensure compliance with FAA regulations.

Monetary Default" means any failure by Tenant to pay any Rent or Additional Rent
(including Impositions and insurance premiums) payable under this Lease beyond the expiration
of all applicable notice and cure periods.

"Non-Monetary Default" means any material failure by Tenant to perform as required by
this Lease, other than a Monetary Default or an Insurance Maintenance Default beyond the
expiration of all applicable notice and cure periods.

"Notice" means any notice, demand, request, election, designation, or consent relating to
this Lease, including any Notice of Default. Notices shall be delivered, and shall become
effective, only in accordance with the "Notices" Article of this Lease.

"Notify" means give a Notice.

"Notice of Default" means any Notice from one party to the other claiming or giving
Notice of a Default or alleged Default by the recipient.

"Notice of Nonresponsibility" means a document, compliant with Chapter 108 of NRS
and prepared and noticed by the Landlord, reciting that the Landlord is not and will not be
responsible for any materials furnished or labor performed on the Premises or elsewhere at the
Airport by or on behalf of Tenant.

"Permitted Alterations" means Improvements made or caused to be made by Tenant to
the extent (i) such Improvements are made solely within a Building, (ii) such Improvements are
not a part of and do not materially adversely affect the structural components of the Building,
such as load bearing walls, foundations, roofs, etc. and (iii) are not visible from the outside of
such Building.
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"Permitted Exceptions” means only: (1) the title exceptions affecting the Fee Estate
recorded prior to the Commencement Date of this Lease, including those listed as exceptions in
Tenant's leasehold policy of title insurance covering this Lease (if any); (2) any Applications and
Filings entered into at Tenant's request; (3) this Lease and its terms and provisions; (4) any state
of facts an accurate survey or an inspection of the Land would show; and (5) the Additional
Permitted Exceptions listed on Exhibit B.

"Person" means any natural person and any, corporation, partnership, joint venture,
association, joint-stock company, trust, unincorporated organization, limited liability company,
Government, or other entity. (The foregoing definition does not limit any Transfer restrictions in
this Lease.)

"Premises" has the meaning set forth in the Recitals of this Lease.

"Prime Rate" means the prime rate or equivalent "base" or "reference" rate for corporate
loans that, at Landlord's election, by Notice to Tenant, is from time to time: (a) published in the
Wall Street Journal; (b) announced by any large United States "money center" commercial bank
Landlord designates; or (c) if such rate is no longer so published or announced, then a reasonably
equivalent rate published by an authoritative third party that Landlord reasonably designates.
Notwithstanding anything to the contrary in this Section, the Prime Rate shall never exceed a rate
of interest that would otherwise require any party to pay interest above the highest rate legally
permitted under the circumstances.

"Prohibited Lien" means any judgment or other involuntary lien recorded of record
against the Leasehold Estate, or any mechanic's, vendor's, laborer's or material supplier's
statutory lien or other similar lien arising from work, labor, services, equipment, or materials
supplied, or claimed to have been supplied, to Tenant or any Subtenant (or anyone claiming
through either), which lien attaches (or may attach upon termination of this Lease) to the Fee
Estate. An Equipment Lien is not a Prohibited Lien. A Leasehold Mortgage is not a Prohibited
Lien.

9

“Project” means the development of the Land, including the installation of all
Improvements, Infrastructure Improvements.

"Property Insurance Proceeds" means those insurance proceeds payable with respect to a
Loss.

"Purpose” has the meaning given to such term in Section 5.1 of this Lease.

"Rent" means Fixed Rent and Additional Rent.

"Restoration" has the meaning given to such term in Section 12.3 of this Lease.
"Restoration Funds" has the meaning given to such term in Section 12.3 of this Lease.

"Scheduled Expiration Date" has the meaning given to such term in Section 2.1 of this

Lease.
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"State" means the State of Nevada.

"Sublease" means any sublease of the Premises or any part of the Premises, or any other
agreement or arrangement (including a license, occupancy, concession, or management
agreement) made by Tenant granting any third party the right to occupy, use or possess all or any
portion of the Premises, together with any sublease or any further level of subletting of the
Premises or any part of the Premises, as any of the foregoing may be assigned, extended,
renewed, or amended from time to time.

"Subrent” means all subrents and other money due and payable by Subtenants under
Subleases.

"Subtenant" means any person having rights of occupancy, use, or possession under a
Sublease.

"Supplementary Agreement" means any agreement, security instrument, guaranty, letter
of credit or other document (other than this Lease) by which any party to this Lease, or any other
party, provides assurances, security, or credit enhancement regarding any party's performance
under this Lease.

"Transfer" of any property means any of the following, whether by operation of law or
otherwise, whether voluntary or involuntary, and whether direct or indirect: (a) any sale, grant,
conveyance, assignment, mortgage, pledge, hypothecation, or other transfer, whether direct or
indirect, of all or any part of such property, or of any legal, beneficial, or equitable interest or
estate in the same or any portion thereof (including the grant of any lien, easement, or other
encumbrance); (b) any sale, other transfer, issuance, modification, conversion, exchange, or
other reallocation(s), singly or in the aggregate, of more than forty-nine percent (49%) of the
Equity Interest(s) in the owner of such property by the holder of such Equity Interest(s); (c) any
other direct, indirect, voluntary, or involuntary transfer, assignment, sale, conveyance, pledge, or
hypothecation, singly or in the aggregate, affecting more than forty-nine percent (49%) of the
Equity Interest(s) or any other interest in such property or in any such owner (or in any other
direct or indirect owner at any higher tier of ownership) through any manner or means
whatsoever; or (d) any transaction that is in substance equivalent to any of the foregoing
transactions. A transaction affecting Equity Interests in Tenant or another entity, as referred to in
clauses "b" through "d," shall be deemed a Transfer by Tenant even though Tenant is not
technically the transferor. The term "Transfer" shall not, however, include any transfer
(provided that the other party to this Lease has been given prior Notice of such transfer) of an
Equity Interest: (a) that constitutes a mere change in form of ownership with no material change
in beneficial ownership and is a tax-free transaction under federal income tax law; (b)to
member(s) of the immediate family(ies) of the transferor(s) or trusts for their benefit, in each
instance for estate planning purposes only; or (c) to any Person that already holds an Equity
Interest in the entity whose Equity Interest is being transferred.

"Transferee" means any Person who succeeds to any portion or all of the Leasehold
Estate by assignment or Sublease.
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"Unavoidable Delay" means delay in performance of any obligation under this Lease
(excluding any obligation to pay money) arising from or on account of any cause whatsoever
beyond the reasonable control of the Person required to perform, notwithstanding such Person's
commercially reasonable diligent efforts, including industry-wide strikes, labor troubles or other
union activities (but only to the extent such actions (a) affect similar premises at that time and
(b) do not result from an act or omission of the Person claiming Unavoidable Delay), such
Person's inability to obtain required labor or materials after reasonable commercial efforts to do
s0, litigation (unless caused by the party claiming Unavoidable Delay), Loss, accidents, Laws,
governmental preemption, war, or riots. Unavoidable Delay shall not include any delay caused
by the insolvency, financial condition, or illiquidity of the Person obligated to perform. A party
required to perform under this Lease shall give the other party Notice within ten (10) days after
such party knows of any such Unavoidable Delay and shall give the other party Notice within ten
(10) days after such Unavoidable Delay ceases to exist. Where this Lease states that
performance of any obligation is subject to Unavoidable Delay(s) or words of similar import,
such Unavoidable Delay(s) shall extend the time permitted for such performance only by the
number of days by which such Unavoidable Delay(s) actually delayed such performance.
Unavoidable Delay excludes the following events: (i) the financial condition of Tenant;
(ii) Tenant's cost or other terms of financing; and (iii) the global, United States, Nevada or
Washoe County economy.

"Waiver of Subrogation" means a provision in, or endorsement to, any policy of
insurance, by which the insurance carrier agrees to waive all rights of recovery by way of
subrogation against either party to this Lease in connection with any loss covered by such policy.

"Water Requirements" means any and all requirements imposed by the applicable water
purveyor for or purveyors of water service (including potable and non-potable water) required or
deemed necessary at any time during the Term for the delivery of water and water service to the
Premises for Tenant's operations thereon or in connection therewith.

"Water Requirements Agreements" means all application, agreements, will-serve letters
and contractual or other undertakings of whatever nature required to be entered into by Landlord
or Tenant in connection with Water Requirements.

ARTICLE 2
TERM

Section 2.1 Term. The term of this Lease (the "Term") shall be for fifty
(50) Lease Years and shall commence on March 1, 2017 (the "Commencement Date"). The
Term shall continue until 11:59 p.m. on the last day of the fiftieth (50th) Lease Year of the Term
(the "Scheduled Expiration Date"), unless terminated sooner. If the Commencement Date is
not the first (or the Expiration Date is not the last) day of a month, then from the Commencement
Date through the day before the first Lease Year (or from the day after the last Lease Year
through the Expiration Date), the parties shall have all the same rights and obligations under this
Lease (including regarding Rent) that they do during the first (or the last) Lease Year, all
prorated daily.
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Section 2.2 [Reserved].

Section 2.3  Surrender. Notwithstanding any other provision of this Lease to
the contrary, no notice to quit possession at the expiration date of the Term of the Agreement
shall be necessary. Tenant covenants and agrees that at the expiration of the Term, or at any
earlier termination thereof, Tenant will peaceably surrender possession of the Premises in good
condition, reasonable wear and tear, and acts of God excepted, and Landlord shall have the right,
in compliance with all Laws, to take possession of the Premises with or without due process of
law.

Section 2.4 Holdover. In the event Tenant remains in possession of the
Premises after the expiration or termination of this Lease without any written extension thereof
or the express written consent by Notice from Landlord, such holding over shall not be deemed
as a renewal or extension of this Lease but shall create only a holdover tenancy at sufferance,
under the same operating conditions contained here, except as to Rent and fees, which shall be
one hundred fifty percent (150%) of the current Fixed Rent rate. Said tenancy shall be subject to
Landlord's termination and repossession of the Premises at any time. Tenant shall be liable to
Landlord for all loss or damage on account of any holding over against Landlord's will after the
expiration or cancellation of this Lease, whether such loss or damage may be contemplated at
this time or not. No receipt or acceptance of money by Landlord from Tenant after the
expiration, termination or cancellation of this Lease or after the service of any notice, after the
commencement of any suit, or after final judgment for possession of the Premises, shall reinstate,
continue or extend the Term, or affect any such notice, demand or suit or imply consent for any
action for which Landlord's consent is required or operate as a waiver of any right of the
Landlord to retake and resume possession of the Premises.

ARTICLE 3
PREMISES AND PRIVILEGES

Section 3.1 Lease of Premises. Subject to the terms and conditions of this
Lease, Landlord hereby leases to Tenant, and Tenant leases from Landlord, the Premises.

Section 3.2 Condition. Tenant has inspected the Premises and accepts the
Premises in the condition existing as of the Commencement Date, "AS IS," with all faults and
defects, latent and patent, and with no assurances, warranties, representations or guarantees of
any kind or nature whatsoever, including, without limitation, representations or warranties as to
the soil, water or other material condition as might result in unexpected costs for site preparation,
development or operations, or the suitability of the Premises for Tenant's purposes; and Landlord
makes no representation as to the drainage or storm water runoff through the Premises and/or to
the condition or quality of the Premises at the Commencement Date. Tenant shall be solely
responsible to perform all due diligence with respect to the Premises, including, without
limitation, to survey, test, measure and be aware of change in elevations or grades and the
resulting water flows and to make provisions to protect the Premises and all Improvements
placed or existing thereon.
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Section 3.3  Quiet Enjoyment.

A. Landlord covenants that, so long as this Lease is in full force and
effect and has not been terminated, Tenant shall and may peaceably and quietly have,
hold and enjoy the Premises for the Term, subject to the terms and conditions of this
Lease, without disturbance by or from Landlord or anyone claiming by or through
Landlord or having title to the Premises paramount to Landlord, and free of any
encumbrance created or suffered by Landlord, except Permitted Exceptions.

B. Notwithstanding Paragraph A, above, the National Championship
Air Races ("NCAR") and Pylon Racing School ("PRS") are held at Airport each year and
conducted by the Reno Air Racing Association, Inc. ("RARA"), and certain
inconveniences, such as lack of parking and restricted access, will occur while the
NCAR, PRS or other aviation related special events, conducted by RARA or other
tenants or users of Airport, are being conducted at Airport. Tenant shall relinquish
operational use of any Offsite Area (defined as any area outside the boundary lines of the
Premises) of Airport during closure of Airport for the NCAR, PRS or other such event;
provided, however, that under no circumstance shall Tenant be denied actual access to
the Premises during any such events, and in no event shall any third party other than
Tenant and Tenant's invitees be allowed to park on the Premises or use the Premises
(except in the case of exigent or emergency circumstances attendant to such event(s),
such as, for example but not by limitation, any disabled or crashed airplane on the
Premises and emergency personnel and others accessing and occupying the Premises in
connection therewith). Tenant shall not be entitled to any abatement or reduction of Rent
or any other compensation, recourse or remedy as a result of Tenant's inability to use or
inconvenience associated with the use of the Premises or Airport while the NCAR, PRS
or other such event is being conducted. Tenant shall cooperate with the FAA, RARA
and/or any other such tenant or user to establish special aircraft ingress and egress on any
Offsite Area. The terms of this Paragraph B shall also apply to any limitation and/or
restriction of Tenant's and/or any Subtenant's activities caused by, resulting from, arising
out of, relating to or in connection or conjunction with any firefighting activities of the
United States of America, Department of Interior, Bureau of Land Management, any
similar agency, its agents or employees, to, from, in, on, at, around or about Airport.

Section 3.4  Access and Inspection. Notwithstanding anything to the contrary
in this Lease, Landlord and its agents, representatives, and designees shall have the right to enter
the Premises upon reasonable Notice (which shall be no less than 24 hours' prior written notice,
unless emergency or exigent circumstances make such prior notice unreasonable in Landlord's
discretion) to Tenant during regular business hours, and in accordance with Tenant's reasonable
instructions, solely to: (a) ascertain whether Tenant is complying with this Lease; (b) cure
Tenant's Defaults of which Landlord has given Tenant Notice pursuant to Section 18.1(d) of this
Lease; (c) inspect the Premises and any Construction Work; (d) perform such tests, borings, and
other analyses as Landlord shall have a reasonable factual basis to determine may be necessary
or appropriate relating to the (non)compliance of the Premises with any Environmental Law or
possible existence of Hazardous Substances on, at, or under the Premises; or (d) show the
Premises to prospective purchasers or Transferees during the last two (2) years of the Term. In
entering the Premises, Landlord and its designees shall not unreasonably interfere with
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operations on the Premises and shall comply with Tenant's reasonable instructions, reasonable
security measures and confidentiality requirements of any Subtenant. In exigent circumstances,
as determined in Landlord's reasonable discretion, Landlord shall have immediate access to the
Premises, the Building and other Improvements on the Land, with only such Notice, if any, as is
reasonable in light of such circumstance, for the purpose of protecting the Airport and its
operations. Tenant at all times shall designate and provide contact information for an emergency
manager of the Premises, or acceptable security company, through whom Landlord shall have
"24/7" emergency access to the Premises.

Section 3.5 Water. Landlord will allocate for Tenant's use in connection with
the Purpose up to fifty (50) acre feet of water rights at no additional cost to Tenant, based on
Tenant's demonstrated and actual need of same for Tenant's use in connection with the Purpose.
Such allocations shall be available and come only from Landlord's banked water rights with the
Truckee Meadows Water Authority. Landlord will retain ownership of all such water rights, and
all water service credits, connection fees, will serve letters and all other entitlements and benefits
accruing to the Premises with respect to such water shall be deemed an appurtenance to the
Premises and shall revert to Landlord upon termination of this Lease without any charge from
Tenant to Landlord, or payment to Tenant from Landlord, required therefore.

ARTICLE 4
RENT, FEES, CHARGES, RECORDS AND AUDIT.

Section 4.1 Security. To secure Tenant's payment of all rent, fees, and other
charges due Landlord under this Lease, and to ensure Tenant's performance of all terms and
conditions of this Lease, Tenant shall deliver to Landlord, not later than the Commencement
Date, security in a form and amount satisfactory to Landlord to be held and applied by Landlord
in accordance with the provisions of this Section 4.1 (in each instance and form, a "Credit
Enhancement").

A. The Credit Enhancement shall be in the form of a payment bond,
irrevocable letter of credit, or other third-party credit enhancement from a Lender, each
as determined and approved by the Landlord. The Credit Enhancement shall (i) be in the
aggregate amount of three (3) months' total Rent hereunder, (ii) be effective on or before
the Rent Commencement Date, and (iii) be written for such duration and renewal as to
ensure that the said security is available for payment upon any of Tenant's defaults for not
less than three (3) months after the Expiration Date. Accordingly, the Credit
Enhancement shall provide that it remains in full force and effect throughout the Term
and for a period of ninety (90) days following the Expiration Date, and Tenant shall cause
the Credit Enhancement to be continuously maintained in effect (whether through
replacement, renewal, extension or so-called evergreen clauses) for such time period.
The amount of the Credit Enhancement shall be subject to adjustment by Landlord
pursuant to this Section 4.1. Paragraph B, and, in addition to all other provisions set forth
herein, the Credit Enhancement shall comply with the following minimum requirements:

1 All payment bonds shall be issued by a surety or bonding
company authorized to do business within the State of Nevada. The issuer of the
bond shall be required to pay Landlord the amount of Tenant's default upon
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presentation to the issuer of a statement signed by the President/CEO of Landlord
stating the Tenant is in default of the provisions of this Lease and setting forth the
amount of the default.

2 All letters of credit shall be issued by a federally chartered
bank acceptable to Landlord having offices within the City of Reno, State of
Nevada, unless specifically waived in writing by Landlord. All letters of credit
must be irrevocable standby letters of credit and shall contain the following
provisions: (a) only Landlord, its successors and assigns, shall be named as the
beneficiaries; (b) partial and multiple drawings shall be permitted; (c) the letter of
credit shall be available to the Landlord at sight drafts; (d) all monetary references
shall be in United States currency; and (e) draws upon the letter of credit shall be
allowed upon compliance with the following conditions: (1) the original of the
letter of credit shall be presented to the issuing institution; and (2) the letter of
credit shall be accompanied by a statement signed by the President/CEO of
Landlord stating that the Tenant is in default of the provisions of this Lease and
setting forth the amount of the draw.

All other provisions of the letter of credit shall be subject to Landlord's approval, which approval
shall not be unreasonably withheld.

B. The amount of the Credit Enhancement shall be subject to review
and adjustment by Landlord from time to time during the Term. Upon said review,
Landlord may elect to require Tenant to increase the amount of the Credit Enhancement
for any of the following reasons: if Tenant's financial obligation under this Lease has
increased , whether by rent rate adjustments, increased activity or such other event or
reason as determined reasonably by Landlord; if Tenant has failed to pay any rents, fees,
charges or assessments when due (unless said default in payment is the subject of a bona
fide dispute); or if Tenant's financial condition has changed since the Commencement
Date to such extent that Landlord is reasonably concerned about Tenant's ability to
perform its obligations hereunder. In no event will the security be reduced.

. Notwithstanding the foregoing, if at any time during the Term,
Tenant fails to make any payment due hereunder of any Rent, fee, charge or assessment
(including, but not limited to, late payment charges and any and all costs of collection),
and the same has not been cured according to the provisions of Section 18 hereof, then
Landlord may make a demand upon the issuer for Tenant's unpaid obligations, without
prior notice to Tenant. In such event, Tenant shall promptly ensure that the Credit
Enhancement again satisfies the requirements hereof, including replacement of the
amount drawn, and, Landlord, at is option, may require Tenant to deliver supplemental
security to Landlord in an amount and in such form as Landlord deems necessary to
protect Landlord against future defaults.

D. Within thirty (30) days following the Expiration Date, Landlord
may make a demand upon the issuer of the Credit Enhancement for payment of any
remaining unpaid obligation of Tenant, without notice to Tenant. Any such demand by
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Landlord and payment by the issuing institution shall not serve to relive Tenant of its
obligations hereunder or waive Landlord's rights and remedies under this Lease.

E. The proceeds of the Credit Enhancement shall constitute
Landlord's sole and separate property (and not Tenant's property or the property of
Tenant's bankruptcy estate). Landlord and Tenant acknowledge and agree (a) that in no
event or circumstance shall the Credit Enhancement or any renewal thereof or substitute
therefor or any proceeds thereof be deemed to be or treated as a "security deposit" under
any law applicable to security deposits in the commercial context ("Security Deposit
Laws"), (b) that the Credit Enhancement (including any renewal thereof or substitute
therefor or any proceeds thereof) is not intended to serve as a security deposit, and the
Security Deposit Laws shall have no applicability or relevancy thereto, and (c) to waive
any and all rights, duties and obligations either party may now or, in the future, will have
relating to or arising from the Security Deposit Laws. Tenant hereby waives any
provisions of law, now or hereafter in effect, which (i) establish the time frame by which
Landlord must refund a security deposit under a lease, and/or (ii) provide that Landlord
may claim from the security deposit only those sums reasonably necessary to remedy
defaults of Tenant, it being agreed that the terms of this Lease shall govern the
application of the proceeds of the Credit Enhancement.

Section 4.2 Rent. Commencing on the earlier to occur of (i) the first occurring
issuance date of a Certificate of Occupancy for an Improvement (but in any event no later than
the date Tenant first occupies an Improvement or places same into service), or (ii) January 1,
2020 (the "Rent Commencement Date"), Tenant shall pay Landlord, without notice or demand,
in lawful money of the United States of America, a net annual rental (the "Fixed Rent") of Five
Hundred Nine Thousand Six Hundred Fifty-Two Dollars ($509,652) payable in twelve
(12) equal monthly installments of Forty-Two Thousand four Hundred Seventy-One Dollars
($42,471) ("Fixed Monthly Rent"), based on an initial agreed upon acreage factor of ninety (90)
acres for the Land (the “Initial Acreage Factor”) times Thirteen Cents ($.13) per square foot of
the Initial Acreage Factor. Fixed Rent shall continue to be determined in accordance with the
Initial Acreage Factor until such time as Landlord and Tenant have agreed upon Tenant’s
development plan for Improvements for Tenant’s development of the Land, at which time the
Initial Acreage Factor will be adjusted to an acreage of the Land equal to (i) the surveyed gross
acreage of the Land as described in _Exhibit A attached hereto, less (ii) that portion of the Land
that (a) will be and is dedicated to any public utility, (b) will be and is subject to a dedicated
public right of way and (c) is covered by the “Phytoremediation Area” shown on Exhibit A-2
attached hereto, all as shown on a record of survey prepared by Tenant, at its cost, for Landlord’s
approval; and upon such approval the record of survey shall be recorded in Official Records,
Washoe County, Nevada (as so determined and shown on such record of survey, the “Final Land
Acreage”). Upon determination of the Final Land Acreage as above provided, the Fixed Rent
then in effect shall be adjusted to an amount determined by multiplying the then square footage
Fixed Rent rental rate times the square footage of the Final Land Acreage. Fixed Rent shall be
subject at all times to adjustment as next provided in Section 4.3, regardless of whether the Initial
Acreage Factor or the Final Land Acreage is then being used to determine Fixed Rent. Such
Fixed Monthly Rent is subject to reallocation in the event of a partial assignment of this Lease
pursuant to Section 15.1 of this Lease.
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Section 4.3 Adjustment of Fixed Rent - Adjustment Each Second Year.

Fixed Rent shall be increased on each successive two-year anniversary date of the Rent
Commencement Date throughout the Term (each such adjustment date, a "Fixed Rent
Adjustment Date"). Such adjustments shall be determined in an amount derived by
(1) assuming both a fixed two percent (2%) increase and a CPI comparison adjustment of the
Fixed Rent for each Lease Year, commencing with the first (1*) anniversary of the first
(1) Lease Year, and continuing on the same day of each successive Lease Year, including the
applicable Fixed Rent Adjustment Date, (ii) then determining the cumulative, compounded
amount of such assumed two-year adjustments of Fixed Rent and then (iii) the lesser of such
determined amounts shall be the new Fixed Rent rate as of the applicable Fixed Rent Adjustment
Date. On each Fixed Rent Adjustment Date the Fixed Rent then in effect shall be adjusted in the
manner provided in clauses (i) through (iii) above; provided, however, that there shall not be any
decrease in the Fixed Rent on any Fixed Rent Adjustment Date.

Section 44 Fair Market Value Adjustments. On each successive ten-year
anniversary of the Rent Commencement Date throughout the Term (each such date, a "FMV
Adjustment Date"), the Fixed Rent then in effect shall be adjusted to an amount equal to the fair
market rental value of the Land as of the FMV Adjustment Date, as provided below in this
Section 4.4 [not to include, however, the value of any Improvements owned by the Tenant that
are installed or erected on the Premises according to the terms of this Lease in determining such
fair market value; provided, however, that if Tenant constructs Improvements that are or will be
formally funded by or dedicated, accepted and transferred to a state or local government or utility
company, title or ownership to such Improvements shall no longer be considered as
Improvements owned by Tenant, and shall be included in the determination of fair market rental
value of the Premises as outlines in this Section 4.4.

Each ten-year fair market value adjustment of Fixed Rent in the manner set forth in this
Section 4.4 shall be in lieu of the two-year adjustment that otherwise would occur pursuant to
Section 4.3 above. On each FMV Adjustment Date, the then Fixed Rent shall be adjusted, if at
all, pursuant to the following appraisal process:

A. The adjusted Fixed Rent shall be determined based on one or more
appraisals to establish fair market rental value. The appraisal(s) shall comply with the
Uniform Standards of Professional Appraisal Practice and any applicable Law, and will
be completed by an appraiser with MAI (Member, Appraisal Institute) credentials
licensed in Nevada, with at least ten (10) years of experience in the valuation of similar
commercial properties located in the Reno-Sparks metropolitan area.

B. If Landlord and Tenant agree on a single appraiser, the cost of the
appraisal shall be split on a 50%-50% basis between Landlord and Tenant, and the
current fair market rental value shall be established by that appraisal; provided, however,
that in no event shall adjusted Fixed Rent be less than the Fixed Rent in effect as of the
FMV Adjustment Date. If Landlord and Tenant do not or cannot agree on a single
appraiser, for whatever reason, then Landlord and Tenant shall each select a qualified
appraiser and the costs of those appraisals shall be paid for by Landlord and Tenant,
respectively. Each appraiser shall appraise the Premises and submit a determination of
the fair market rental value in writing to both Landlord and Tenant. If the appraisal
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reports contain fair market rental value determinations which are within ten percent
(10%) of each other, then the fair market rental value shall be the arithmetic average of
the values in the two (2) appraisals, provided that if the average is less than the Fixed
Rent in effect as of the FMV Adjustment Date, then the adjusted Fixed Rent shall be the
Fixed Rent in effect as of the FMV Adjustment Date. If the reports contain fair market
rental value determinations which are not within ten percent (10%) of each other, and no
agreement between Landlord and Tenant is then reached, the two appraisers shall select a
third disinterested qualified appraiser to perform a third appraisal. The cost of the third
appraisal shall be split on a 50%-50% basis between Landlord and Tenant. The
arithmetic average of the valuations in the three appraisal reports shall be determinative
as to the fair market rental value of the Premises; provided that in no event shall adjusted
Fixed Rent be less than the Fixed Rent in effect as of the FMV Adjustment Date.

C. An adjustment of Fixed Rent under this Section 4.4 shall be
effective on and after the FMV Adjustment Date, regardless of the date upon which the
fair market rental value for the Premises is finally determined. If the Fixed Rent
adjustment process is not completed before the applicable FMV Adjustment Date, Tenant
shall continue to pay Fixed Rent at the rate then in effect immediately prior to the FMV
Adjustment Date until the adjusted Fixed Rent is determined. Upon final determination
of the adjusted Fixed Rent, Tenant shall promptly pay to Landlord the difference between
the amount paid between the first calendar day immediately following the FMV
Adjustment Date, and the amount of the Fixed Rent as adjusted for that period; provided
that no late charge under Section 18.4 shall apply to any such difference timely paid
following determination of the adjusted Fixed Rent. On the adjustment of the Fixed Rent
under this Section and upon the request of either Landlord or Tenant, the parties shall
acknowledge in writing the new Fixed Rent and Fixed Monthly Rent; provided, however,
that the failure of either party to make such request, or acknowledge the new Fixed Rent
or new Fixed Monthly Rent pursuant to such request, shall in no way or manner delay or
impair the full applicability of such new Fixed Rent or new Fixed Monthly Rent as above
provided in this Section 4.4.

Section 4.5 Payment; Proration; Etc. Tenant shall pay Fixed Rent in equal
monthly installments in advance on the first (1) day of each month. Rent for partial months as
of the Rent Commencement Date or end of the Term shall be prorated daily. Tenant shall pay all
Rent payable to Landlord by good and sufficient check payable to Landlord or by wire transfer,
at such address as Landlord shall designate from time to time. Rent tendered by check shall be
deemed paid only when honored by the institution upon which drawn. All delinquencies in the
timely payment of Rent as and when due are subject to the operation and effect of Section 18.4
of this Lease with respect to Default Interest and late charges.

Section 4.6  Additional Rent. In addition to Fixed Rent, Tenant shall pay
Landlord (or the appropriate third party, as applicable) all Additional Rent as and when due.

Section 4.7 No Offsets. Tenant shall pay all Rent without offset, defense,
claim, counterclaim, reduction, or deduction of any kind whatsoever.
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Section 4.8 Government Restriction on Rent. During any period when any
Rent shall be or become uncollectible, reduced, or required to be refunded because of any rent
control Law or other Law (a "Rent Regulation Period"), Tenant shall, at Landlord's expense,
including reasonable legal fees, enter into such agreement(s) and take such other steps as
Landlord may reasonably request and as may be legally permissible to permit Landlord to collect
the maximum Rent that, from time to time during such Rent Regulation Period, may be legally
permissible (and not in excess of the amounts then reserved therefor under this Lease to the
extent then due and payable under this Lease). After any Rent Regulation Period: (a) Rent shall
become and thereafter be payable in accordance with this Lease; and (b) Tenant shall promptly
pay in full to Landlord, unless prohibited by Law, an amount equal to the excess, if any, of the
following during the Rent Regulation Period: (1) the Rent that this Lease required Tenant to pay
under the express terms of this Lease; less (2) the Rent Tenant actually paid.

Section 4.9  Additional Payments by Tenant.

A. Landlord's Net Return. This Lease shall constitute an absolutely
"net lease". The Rent shall give Landlord an absolutely "net" return for the Term, free of
any expenses or charges for the Premises, except as this Lease expressly provides.
Tenant shall pay as Additional Rent and discharge (subject to Tenant's right of Contest as
this Lease expressly provides), before failure to pay shall create a material risk of
forfeiture or penalty, each and every item of expense, of every kind and nature
whatsoever, related to or arising from the Premises, or by reason of or in any manner
connected with or arising from the development, leasing, operation, management,
maintenance, repair, use, or occupancy of, or Construction Work affecting, the Premises
or any portion of the Premises. Notwithstanding anything to the contrary in this Lease,
Tenant shall not be required to pay any of the following: (a) depreciation, amortization,
financing or refinancing costs, management fees, or leasing expenses for the Fee Estate;
(b) consulting, overhead, accounting, tax preparation, other professional fees, travel, legal
and staff costs, bank service charges, and other costs incidental to Landlord's ownership
of the Fee Estate and administration and monitoring of this Lease and not as a result of a
Tenant Default; (c) any costs arising from or under any instrument or agreement affecting
the Fee Estate but that is not a Permitted Exception and to which Landlord is a party and
Tenant is not a party; (d)any Impositions, insurance premiums, utilities, operating
expenses, or other costs related to the Premises that accrued before the Commencement
Date; provided, however, that if any such accrual is payable in installments, then Tenant
shall pay such amounts as are applicable to installments due and payable after, but only to
the extent due and payable for the period after, the Commencement Date; (e) any sums
expressly payable by Landlord under this Lease and (f) any costs related to the Baseline
Condition (to the extent applicable to the Premises) as and to the extent provided in
Section 8.4.

B. Impositions. During the Term (with daily proration for periods
partially within the Term and partially outside the Term), Tenant shall pay and discharge
as Additional Rent all Impositions, before failure to pay shall create a material risk to
Landlord of forfeiture or penalty, subject however to Tenant's right of Contest as this
Lease expressly provides. Tenant shall also pay all interest and penalties any
Government assesses for late payment of any Imposition, except late payment that is
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caused because Landlord failed to remit an Imposition (paid to Landlord by Tenant) in
accordance with Tenant's reasonable instructions (provided they involve only ministerial
functions) or failed to forward to Tenant within a reasonable time frame prior to its due
date a copy of any applicable bill that Landlord receives. In the latter case Landlord shall
pay such interest and penalties. Tenant shall, within a reasonable time after Notice from
Landlord, give Landlord reasonable proof that Tenant has paid any Imposition(s) that this
Lease requires Tenant to pay. Tenant shall have the sole right and authority to contest
Impositions, in compliance with the Contest Conditions (as defined in Article 10).
Tenant expressly acknowledges and agrees that Landlord has not, and does not, make any
representation or warranty whatsoever concerning Impositions applicable to the Premises
or Tenant's use thereof, including, and without limitation, the levy and assessment of ad
valorem real property taxes in connection therewith.

C. Assessments in Installments. To the extent permitted by Law,
Tenant shall have the right to apply to have any Imposition payable in installments.
Tenant shall then pay and discharge only such installments as shall become due and
payable during the Term.

D. Direct Payment by Landlord. If any Imposition or other
Additional Rent must be paid directly by Landlord, then: (a) Landlord appoints Tenant
as Landlord's attorney-in-fact for making such payment; and (b) if the payee nevertheless
refuses to accept payment from Tenant, then Tenant shall Notify Landlord of such fact
and shall pay such amount to Landlord in a timely manner accompanied by reasonable
instructions on the further remittance of such payment. Landlord shall with reasonable
promptness comply with Tenant's reasonable instructions. Landlord shall Indemnify
Tenant against Landlord's failure to do so.

E. Utilities. Tenant shall arrange and pay for all fuel, gas, light,
power, water, sewage, garbage disposal, telephone, and other utility charges, and the
expenses of installation, maintenance, use, and service in connection with the foregoing,
for the Premises during the Term. Landlord shall have absolutely no liability or
responsibility in connection with any of the foregoing, except that Landlord will perform
its obligations regarding any related Applications and Filings. Notwithstanding the
foregoing to the contrary Landlord may, in its sole discretion, enter into a Water
Requirements Agreements as a party thereto (as opposed to, for example, just consenting
to, authorizing or approving a Water Requirements Agreement to be entered into by
Tenant) as and to the extent required of Landlord as the fee owner of the Land, subject in
each instance to Tenant's compliance with all terms and provisions of this Lease with
respect to Water Requirements and Water Requirements Agreements. Any Water
Requirements Agreement entered into by Landlord shall be subject to Tenant's reasonable
approval, but in the absence of such approval Landlord will have no duty or obligation to
enter into such Water Requirements Agreement, in which event Tenant shall have the use
of the water rights that would be subject to such Water Requirements Agreement only as
and to the extent allowed by the water service purveyor without such Water
Requirements Agreement being entered into.
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ARTICLE 5
USE AND OPERATION.

Section 5.1 Permitted Use. Tenant may use the Premises only for the
development, construction, maintenance and operation of Improvements to be used for industrial,
warehouse, distributing/flex space, assembly, Aeronautic Uses, light manufacturing, air cargo or
logistics uses related thereto, and such other uses as may be approved by Landlord in Landlord's
sole discretion (such allowed uses, the "Purpose"). In no event shall the foregoing obligate
Tenant or its Subtenants to conduct business on the Premises. Any Leases to Subtenants shall be
only in connection with, and for, such Purpose. Under no circumstances will any residential use
or use restricted in connection with the then applicable FAA Requirements be allowed anywhere
on the Premises. The exterior design of all Improvements, including the signage, landscaping,
parking and other exterior elements on the site on which each Building is located must be
approved by Landlord, which approval shall not be unreasonably withheld, provided they meet
the Design Guidelines. Aeronautic Uses are subject to the written approval of Landlord as to
each Person engaged in such uses under the auspices of this Lease or any Sublease under this
Lease. Tenant and Subtenants engaged in Aeronautic Uses will be subject to the Minimum
Standards developed and amended by Landlord from time to time. The selection of, and
marketing to, FBO uses is specifically reserved to Landlord exclusively. In no event or manner
shall the Purpose include any use generally associated with (1) the sale at retail to the public of
pornographic materials, or the conduct of any illegal activities, (2) the placement of cell towers
or antennae, except as approved and permitted by the Landlord in its sole and absolute
discretion, (3) any activity that would interfere with the safe operation of the Airport per any
Laws or Airport Rules and Regulations, or (4) the placement of billboards or other forms of
outdoor advertising from which Landlord could otherwise derive revenue, all of which are
specifically prohibited. Tenant shall not commit or permit any waste material or dispose of such
materials in violation of any Laws to the Premises or any Improvements located thereon, except
that the foregoing shall not in any way limit the right of Tenant, its agents, employees and
subtenants, to demolish, renovate, rebuild, construct, modify, alter and improve, in whole or in
part, at any time or from time to time, the Improvements now or hereafter located on the
Premises, subject to and in full compliance with the terms and conditions of this Lease.

Section 5.2  Exclusive Control. Subject to the terms and provisions of this
Lease, including Section 20 hereof, Tenant shall, subject to Tenant's compliance with all Laws,
have exclusive control, possession, occupancy, use, and management of the Premises. Tenant
may enter into, terminate, modify, amend, or waive any existing or future contracts relating to
management or operation of the Premises and provision of services to the Premises. Any such
contracts shall automatically expire on the Expiration Date. Tenant shall Indemnify Landlord for
any claims relating to the control, possession, occupancy, and management of the Premises
during the Term, subject only to the terms of this Lease. Without limiting the generality of the
foregoing, Tenant is hereby granted the exclusive right, for the Term and as and to the extent
provided in this Lease, to develop, for the Purpose, the Premises and to enter into Subleases with
subtenants (although subleases may be termed "leases" in the actual Sublease). Tenant shall
have the right, from time to time, to (i) construct Buildings or Improvements on or under the
Premises, (ii) lease any portion of the Premises for the construction of Improvements or
Buildings, (iii) grant such easements, rights and dedications that have been reasonably approved
by Landlord and which Tenant has established to the Landlord's reasonable satisfaction are
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necessary or desirable, and (iv) cause the recordation of such covenants, conditions and
restrictions against the Premises which have been established by the Tenant with the Landlord's
reasonable approval. Landlord shall sign any documents reasonably necessary to effect the
aforementioned rights upon request of Tenant, at no liability, cost or expense to Landlord.
Tenant may, from time to time during the Term, cause surveys to be prepared for the purpose of
discretely delineating separate lease parcels (hereinafter "Subparcels" or a "Subparcel" in the
singular), for one or more separate Buildings to be constructed thereon based upon the proposed
development thereof by Tenant. Subparcels shall not cause, or be created in a manner so as to
cause, a legal subdivision or parceling of the Premises. Landlord and Tenant shall, at the written
request of Tenant, enter into a separate ground lease (a "Subparcel Lease") for each such
Subparcel. Upon the execution of any Subparcel Lease, Landlord's and Tenant's respective
rights and obligations shall then be removed from this Lease to the extent such rights and
obligations to be removed from this Lease are expressly set forth and re-established pursuant to
the applicable Subparcel Lease(s). All Subparcel Leases (i) shall be in the same basic form as
this Lease and (iii) shall, in each instance, be entered into between the Authority and a
Designated Affiliate. No Subparcel Lease shall be cross-collateralized or cross-defaulted with
this Lease or any other Subparcel Lease. The Land area covered by a Subparcel Lease shall be
deemed removed from the Land area of the Premises under this Lease following the effective
date of the Subparcel Lease, and the Fixed Monthly Rent and Additional Rent payable by Tenant
under this Lease shall be reallocated between this Lease and each Subparcel Lease, based on the
relative resulting square footages of this Lease and the applicable Subparcel Lease. In no event
shall any such reallocation of Fixed Monthly Rent or Additional Rent result in a reduction of the
Fixed Monthly Rent nor Additional Rent which Landlord is entitled to receive under this Lease.

With respect to the development of the Land and any time requirements for Tenant's
development and construction of Improvements for the Land, upon the occurrence of a change of
circumstance as described in this paragraph, Tenant may request that Landlord grant up to an
additional twelve (12) months to commence development of the Land, and Landlord agrees that
it will not unreasonably withhold its consent to Tenant's request. A "change of circumstance"
will be deemed to have occurred if the vacancy rate in the Reno-Sparks Nevada Metropolitan
industrial property market is greater than fifteen percent (15%) for the two (2) consecutive
quarters immediately prior to the report date of such vacancy rate as reported in the quarterly
report published by the Reno Office of CBRE ("CBRE Report"). The schedule for Tenant's
development of the Land will be reinstated effective on the earlier of (i) the date of the next
CBRE Report indicating that the industrial vacancy has fallen below fifteen percent (15%) for
two consecutive quarters or (ii) five (5) years from the first day the applicable "change of
circumstance" is first deemed to occur as provided above in this paragraph.

Section 5.3 Management Fees. Tenant shall timely pay and discharge all
fees, costs, and expenses related to or arising from the management or operation of the Premises
and the provision of services to the Premises pursuant to agreements expressly entered into by
and among Tenant and third parties.

Section 5.4  Safety Procedures and Fire Protection System. Tenant will
comply with all fire safety rules, regulations and procedures in effect at the Airport and

applicable to the Premises, including the installation of such extinguishing devices or fixtures on
and in the Premises, including all Improvements thereto, as may be required by such fire safety
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rules, regulations and procedures, and combustible/flammable liquid storage will meet applicable
Uniform Fire Code requirements. Tenant shall, at its own cost and expense, maintain in good
working order on the Premises a fire protection system, which Tenant shall cause to be certified
as meeting all applicable fire and safety standards, at least annually, by a qualified fire protection
system inspector, with a copy of each such certification provided to the Landlord.

Section 5.5 Premises Security. Tenant will comply with all rules and
regulations imposed upon or required by Landlord as to Airport and airfield security to the extent
applicable to the Premises. Tenant shall be responsible for providing its own security for the
Premises, including but not limited to Improvements thereto, for any equipment, vehicles,
materials and other personal property brought onto the Premises by or for Tenant, and for any
services provided or activities conducted by Tenant or by anyone for Tenant under this Lease.
Landlord shall be responsible (at its sole cost) for implementing security plans or installing and
operating security systems to meet requirements of the United States Department of Homeland
Security, Transportation Security Administration and its successors in function, if any, ("TSA").
Tenant's responsibility and agreement hereunder shall include, without limitation, compliance
with any and all Laws governing airport and airfield security, as the same exist and as may
hereafter be enacted, promulgated, augmented and amended.

ARTICLE 6
MAINTENANCE AND ALTERATIONS

Section 6.1 Obligation to Maintain. Except to the extent that (a) this Lease
otherwise expressly provides otherwise or permits or (b) Tenant is performing Construction
Work in compliance with this Lease, Tenant shall during the Term keep and maintain the
Premises in good order, condition, and repair, and in compliance with Law. Without limiting the
scope of the foregoing, Tenant's obligation in this regard includes a requirement to maintain the
Premises in a manner that is consistent with good and prudent commercial practices for similar
properties and uses of a first class nature (whether the maintenance required is structural or
nonstructural, foreseen or unforeseen, capital or operating).

Section 6.2 Compliance. With respect to Tenant's use and occupancy of the
Premises, Tenant shall at all times during the Term, at Tenant's expense and in all material
respects, but subject to Tenants right of Contest (a) comply fully with all Laws and Permitted
Exceptions, and (b) procure and comply with all Approvals required by Law. If Tenant receives
notice from any Government that Tenant lacks or is in violation of, any permit or license
applicable to the Premises and Tenant's use thereof, Tenant shall provide Landlord with timely
written notice of the same.

Section 6.3 Construction Work. Except as otherwise required in this Lease,
and subject to Tenant's full compliance with Sections 6.4, 6.5, 6.6 and 6.7 below, Tenant may
perform Construction Work, considered necessary or appropriate by Tenant. Tenant shall
perform all Construction Work in full and timely compliance with Law. To the extent that
Tenant commences any Construction Work, Tenant shall complete it with reasonable diligence
and within a reasonable period. Tenant shall pay for all Construction Work when and as
required, and all Construction Work shall be at Tenant's sole cost and expense. Tenant shall
timely obtain and promptly deliver to Landlord all Approvals necessary or appropriate for any
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Construction Work, and Landlord shall cooperate, to the extent necessary, in Tenant securing
such Approvals.

Section 6.4 Performance and Payment Bonds. Before commencing any
Construction Work, or any work required under a Water Requirements Agreement, whether on
the Premises or off of the Premises for any infrastructure Improvements (excluding any Building
or Building Equipment Improvements), Tenant shall furnish Landlord performance and payment
bonds, approved as to form and surety by Landlord, with Tenant's contractor(s) as principals,
each bond in a sum not less than one hundred percent (100%) of the amount of the contract
securing Tenant's completion of the work in accordance with the plans and specifications
approved in writing by Landlord. The bonds shall also guarantee the payment of wages of
employees and benefits, subcontractor's contracts, materials, supplies and equipment used in the
performance of the work, and shall protect Landlord from liability, losses or damages arising
therefrom. Tenant shall ensure that Landlord is an additional obligee of its principal and surety
under such bonds.

Section 6.5 Guidelines; Plans and Specifications. Tenant has the
responsibility to insure that the design for all Improvements shall be in full accordance with all
Laws, as well as all applicable FAA Requirements and, to the extent applicable (and not waived
or modified by Landlord) the Design Guidelines. Before commencing construction of any
Improvement other than Permitted Alterations, Tenant must submit to Landlord for its review a
proposed development plan for such Improvement depicting the proposed location of the
proposed Improvement on the Land. Before commencing any Construction Work on the
Premises other than Permitted Alterations, Tenant shall furnish to Landlord a copy of all plans,
specifications, drawings and surveys obtained by or for Tenant in connection with Construction
Work for Improvements to the Premises for Landlord's review and prior written approval, which
approval shall not be withheld unreasonably withheld, conditioned or delayed. Upon completion
of any Construction Work, Tenant shall provide to Landlord final "AS BUILT" reproducible
drawings, in digital format (preferably AutoCADDrl4 or later compatible) reasonably
satisfactory to Landlord in form and content of any and all Improvements (including all
Permitted Alterations), not later than ninety (90) days following the latter of the completion,
occupancy or initial use of such Improvements, whichever occurs first. Copies of any and all
Certificates of Occupancy shall be delivered to Landlord promptly upon the issuance thereof.
Tenant shall ensure that all Improvements, as constructed or installed, comply with the plans and
specifications as approved by Landlord, and that any material defects, errors or omissions in
construction are corrected, so that all Improvements are constructed or installations are made in a
proper, workmanlike manner. Tenant's submittal hereunder shall include a completed Land
Development Tenant Improvement Permit. As of the Effective Date, the current form of the
Land Development Tenant Improvement Permit is attached hereto as Exhibit E, which form
may be revised by Landlord from time to time during the Term in Landlord's discretion.

Section 6.6 Required Notice of Certificate of Occupancy. Tenant shall
promptly Notify Landlord of the first date a Certificate of Occupancy is issued for a Building, in
each instance.

Section 6.7 Notice of Nonresponsibility; Disinterested Owner. As

applicable, and as permitted by Laws, before commencement of any work Landlord shall be
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allowed to post the work site, in a conspicuous location, with an appropriate, statutory Notice of
Nonresponsibility, setting forth that Landlord is not and will not be responsible for any materials
furnished or labor performed on the Premises. Tenant shall notify Landlord at least ten (10) days
before commencing any work, so that Landlord may record, in the Office of the Recorder of
Washoe County, Nevada, a copy of the Notice of Nonresponsibility.

IN ADDITION, AND NOTWITHSTANDING ANY TERM OR PROVISION OF THIS LEASE
TO THE CONTRARY, TO THE EXTENT THE COST OF SAME WOULD EXCEED
$5,000.00, TENANT SHALL NOT COMMENCE OR CONDUCT, OR ALLOW TO BE
COMMENCED OR CONDUCTED, ANY PERMITTED ALTERATIONS, ANY OTHER
CONSTRUCTION WORK, OR MAJOR WORK OF REPAIR OR REPLACEMENT AT ITS
REQUEST OR AUTHORIZATION, OR ALLOW THE DELIVERY OF ANY MATERIALS
IN CONNECTION THEREWITH, UNLESS AND UNTIL TENANT HAS COMPLIED WITH
EACH AND EVERY TERM OF NEVADA REVISED STATUTES ("NRS") 108.2403, SUCH
THAT LANDLORD ACHIEVES THE STATUS OF A "DISINTERESTED OWNER" AS
DEFINED AND DESCRIBED IN NRS 108.234.

Section 6.8  Applications and Filings. Upon Tenant's request, Landlord shall,
without cost or liability to Landlord, join in and execute any Application or Filing as Tenant may
from time to time request, provided that: (a) such Application or Filing is in customary form and
imposes no material obligations (other than obligations that are ministerial in nature or merely
require compliance with Law) upon Landlord; (b) no uncured Event of Default exists; and
(c) Tenant reimburses Landlord's Legal Costs, if any, incurred in performing under this Section.

Section 6.9 Ownership of Improvements During Term. All Improvements
(other than FF&E) constructed, installed or erected upon the Land by Tenant during the Term,

immediately upon completion thereof, shall be and become a part of and an appurtenance to the
Land upon which they are erected or part of the Building to which they are affixed. The title or
ownership of all such Improvements shall be deemed to remain with Tenant during the Term
until the Expiration Date, and all benefits and burdens of ownership, including, without
limitation, title, depreciation, tax credit and other tax items, shall be and remain in Tenant until
the Expiration Date.

Section 6.10 Ownership of Improvements at Expiration. Upon the

Expiration Date, or earlier termination of this Lease, Tenant shall not be required to remove any
Improvements or alterations constructed by or on behalf of Tenant. Upon the Expiration Date, or
earlier termination of this Lease, title and ownership in all Improvements, erected, installed or
constructed by Tenant, shall automatically pass to Landlord without any further act on the part of
either party, and Landlord shall have no responsibility, liability or obligation to pay Tenant for
such Improvements.

Section 6.11 Environmental Regulatory Compliance. Notwithstanding any

other provisions or terms of this Lease, and except only for Landlord's obligations pertaining to
the Baseline Condition, as expressly set forth in Section 8.4, Tenant will comply fully with all
applicable Environmental Laws including, but not limited to, the Federal Clean Water Act and
Safe Drinking Water Act, the Environmental Laws of the State of Nevada and local ordinances
governing environmental matters including, but not limited to, the national pollutant discharge
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elimination system, flood hazard areas, drainageway protection standards, and erosion and
sediment control, as might now or hereafter be defined by such Environmental Laws. Tenant
acknowledges that it is familiar with and understands these Environmental Laws and
acknowledges that it is aware and understands that there are significant penalties for submitting
false information in connection therewith, including fines and imprisonment for knowing
violations. Tenant shall undertake, at its sole cost, those Approval requirements, if any, directly
related to its operations at the Premises.

ARTICLE 7
PROHIBITED LIENS

Section 7.1 Tenant's Covenant. If a Prohibited Lien is filed, then Tenant
shall, within fifteen (15) days after receiving Notice from Landlord of such filing (but in any
case prior to the commencement of foreclosure proceedings), commence appropriate action to
cause such Prohibited Lien to be paid, discharged, bonded, or cleared from title under applicable
Law. Tenant shall thereafter prosecute such action with reasonable diligence and continuity. If
Landlord receives Notice of any such filing, then Landlord shall promptly Notify Tenant. If any
Subtenant causes a Prohibited Lien, then Tenant's obligations under this Section shall be
suspended so long as both: (a) Tenant is with reasonable diligence endeavoring to cause the
Subtenant to remove the Prohibited Lien; and (b) the holder of the Prohibited Lien has not
commenced foreclosure proceedings or any other action adverse to Landlord or the Premises.

Section 7.2  Protection of Landlord. NOTICE IS HEREBY GIVEN THAT
LANDLORD SHALL NOT BE LIABLE FOR ANY LABOR OR MATERIALS FURNISHED
OR TO BE FURNISHED TO TENANT UPON CREDIT, AND THAT NO MECHANIC'S OR
OTHER LIEN FOR ANY SUCH LABOR OR MATERIALS SHALL ATTACH TO OR
AFFECT THE FEE ESTATE. NOTHING IN THIS LEASE SHALL BE DEEMED OR
CONSTRUED IN ANY WAY TO CONSTITUTE LANDLORD'S CONSENT OR REQUEST,
EXPRESS OR IMPLIED, BY INFERENCE OR OTHERWISE, TO ANY CONTRACTOR,
SUBCONTRACTOR, LABORER, EQUIPMENT OR MATERIAL SUPPLIER FOR THE
PERFORMANCE OF ANY LABOR OR THE FURNISHING OF ANY MATERIALS OR
EQUIPMENT FOR ANY CONSTRUCTION WORK, NOR AS GIVING TENANT ANY
RIGHT, POWER OR AUTHORITY TO CONTRACT FOR, OR PERMIT THE RENDERING
OF, ANY SERVICES, OR THE FURNISHING OF ANY MATERIALS THAT WOULD GIVE
RISE TO THE FILING OF ANY LIENS AGAINST THE FEE ESTATE.

ARTICLE 8
HAZARDOUS SUBSTANCES

Section 8.1  Restrictions. Tenant shall not cause or permit to occur on, under
or at the Premises during the Term: (a) any violation of any Environmental Law; or (b) the use,
generation, release, manufacture, refining, production, processing, storage, or disposal of any
Hazardous Substance, or the transportation to or from the Premises of any Hazardous Substance,
unless both: (i) reasonably necessary and customary for the conduct of Tenant's business in
accordance with customary industry standards for the Purpose, or to operate and maintain the
Premises for uses this Lease permits consistent therewith and (ii) in full compliance with all
applicable Environmental Laws. Without limiting the foregoing, only persons who meet
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"Landlord's commercially reasonable requirements" and comply with Laws will be allowed to
conduct business on the Premises or elsewhere at the Airport to receive Hazardous Substances
for shipping or storage. As used in this Section 8.1 above, "Landlord's commercially reasonable
requirements" includes those criteria established by Landlord with notice to Tenant based on the
following factors: (i) the nature and amount of the specific Hazardous Substance(s) involved,
(ii) the risk posed to human health, the Premises, the Airport or the environment by the specific
Hazardous Substance(s) involved if not handled, stored or disposed of properly, (iii) the specific
area within the Premises or the Airport in which the Hazardous Substance(s) is to be handled,
stored or located, and (iv) the compliance history of Tenant with Law, the Environmental Laws
or other terms and conditions of this Lease relating to Hazardous Substance(s). Tenant, its
agents, employees, invitees and licensees including, but not limited to, any Subtenant, shall
handle such articles or materials compliant with all Environmental Laws. To the extent required
by Law, Tenant shall maintain written procedures for handling and disposing of Hazardous
Substances. Tenant shall make such written procedures, if any are so required, available for
Landlord's review upon request. As and to the extent required by Law, Tenant shall operate and
maintain, in good working condition and at its cost, appropriate, adequate facilities for
separating, neutralizing and treating any sanitary and/or industrial waste, foreign materials and
Hazardous Substances, and for the proper disposal thereof, as required by Environmental Law.

Section 8.2 Notice of Action. Tenant shall immediately notify Landlord in
writing of: (a)any environmental enforcement, clean-up, removal or other action proposed,
instituted or completed pursuant to any federal, state or local law; (b) any claim made by any
person against Tenant for damages, contribution or cost recovery resulting from or claimed to
result from the presence of a Hazardous Substances; (c) any occurrence which might give rise to
or result in such a claim; and/or (d)reports to any regulatory agency arising out of or in
connection with the delivery to, storage on or removal from the Premises of any Hazardous
Substances including, but not limited to, any complaint, notice, warning or alleged violation in
connection therewith. Tenant shall provide Landlord with copies of all non-privileged or non-
confidential documentation relating to the foregoing.

Section 8.3 Consent Decree. Landlord is a party to a certain Consent Decree,
incorporated herein, entered January 31, 2000, to settle an action filed in the United States
District Court for the District of Nevada and captioned Nevada Division of Environmental
Protection (NDEP) vs. United States of America, et al., No. CV-N-98-034-DWH (RAM), to
which Landlord was a party. The Decree established terms for certain environmental
remediation of premises at and/or about the Airport. The Premises may be affected by the terms
of the Decree. Landlord (and not Tenant) shall be responsible for any Landlord obligations set
forth in such Decree and Landlord shall indemnify and hold Tenant harmless in connection with
any obligation which any third party imposes upon Tenant or the Premises on account of such
Decree.

Section 8.4 Compliance; Clean-Up. Subject to Landlord's obligations below
with respect to the Baseline Condition, Tenant shall, at Tenant's expense, as to all Environmental
Law matters now or hereafter existing: (a) comply with all applicable Environmental Laws and,
to the extent required by Environmental Laws, clean-up any Hazardous Substance Discharge on,
at, or under the Premises (but with respect to any such clean-up only to the extent caused or
suffered to be caused by Tenant); (b) make all submissions to, deliver all information required
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by, and otherwise fully comply with all requirements of any Government arising under
Environmental Laws to the extent relating to any violation of Environmental Laws arising out of
Tenant's possession, use or operation of the Premises; (c) if any Government requires any clean-
up plan or clean-up measures because of a Hazardous Substances Discharge caused or suffered
to be caused by Tenant, prepare and submit the required plans and all related bonds and other
financial assurances; (d) promptly and diligently carry out all such clean-up plans; (¢) Indemnify
Landlord against any Hazardous Substances Discharge caused or suffered to be caused by
Tenant; and (f) make available to Landlord promptly upon request any and all submissions,
instruments and materials relating to such Environmental Law matters. Any party's obligations
under this Section shall not limit such party's rights against third parties. A phase 1
environmental report previously was prepared for the Premises and/or other property in the area
of the Premises as follows: Phase 1 Environmental Site Assessment, Portions of APNS: 086-
240-11 and 086-850-03 at the Reno-Stead Airport, City of Reno, Washoe County, Nevada, dated
October 30, 2014, and prepared by McGinley & Associates (the "Phase 1 Report"). Those
specific items of environmental contamination of the Premises disclosed by the Phase 1 Report,
if any, are the "Baseline Condition." Notwithstanding any other term or provision of this Lease,
Landlord agrees to and shall, except to the extent the Baseline Condition is exacerbated by the
negligence or intentional misconduct of Tenant, reimburse Tenant for its commercially
reasonable and actual out-of-pocket costs and expenses incurred and paid to the extent required
by Environmental Laws or any Leasehold Mortgagee for the remediation and clean-up of the
Baseline Condition. Except for Landlord's obligations with respect to the Baseline Condition as
above provided (which obligations will be all of Landlord's obligations to Tenant with respect to
the matters covered by the Baseline Condition and any and all other violations of Environmental
Laws and the presence of Hazardous Substances with respect to the Premises as of the
Commencement Date) nothing in this Section 8.4 otherwise shall be in derogation of Tenant's
rights and remedies with respect to any Environmental Substance Discharge to the extent caused
by Landlord after the Commencement Date.

Section 8.5 SPCC.

A. Landlord Permit. Landlord is subject to federal storm water
regulations, 40 C.F.R. Part 122, and, as applicable, state storm water regulations
provided by the Nevada Water Pollution Control Law set forth in NRS 445.131 -
445.354, inclusive. Landlord has taken steps necessary to apply for or obtain a storm
water discharge permit as required by the applicable regulations for the Airport, which
might include or affect the Premises. The storm water discharge permit issued to
Landlord might name Tenant as a co-permittee. Cooperation is necessary to ensure
compliance with storm water discharge permit terms, and as well as to ensure safety, and
to minimize costs and impacts to operations.

B. Permit Compliance. Landlord will provide Tenant with written
notice of those storm water discharge permit requirements, if any, that Tenant must
perform including, but not limited to: certification of non-storm water discharges;
collection of storm water samples; preparation of storm water pollution prevention or
similar plans; implementation of good housekeeping measures and BMP; and
maintenance of necessary records. Such written notice shall include applicable deadlines.
Within fifteen (15) days of Tenant's receipt of such written notice, it shall notify Landlord
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in writing of its dispute of any permit requirement it has been directed to undertake and
the reasoning and justification as a basis for such dispute. Tenant's failure to provide
such timely notice shall be its assent to undertake the required performance. If Tenant
provides Landlord with timely written notice of its dispute and justification therefor,
Landlord and Tenant shall negotiate a prompt resolution of their differences. Tenant will
not object to written notice from Landlord for purposes of delay or of avoiding
compliance. Tenant shall undertake, at its sole cost, those permit requirements, if any,
directly related to its operations, for which it received written notice from Landlord.
Tenant shall meet any and all deadlines imposed on or agreed to by Landlord and Tenant.
Time is of the essence in complying with the terms hereof.

Landlord shall provide Tenant, upon written request, with any non-privileged information
collected and submitted to any governmental entity pursuant to applicable storm water
regulations. The terms of Landlord's storm water discharge permit might change from time to
time, and Landlord shall be Tenant's agent solely to represent its interests concerning permit
modifications by the pertinent regulatory agencies, provided that Landlord shall first fully
communicate the issues and consult with Tenant. Landlord will give Tenant written notice of
any violation by Tenant of Landlord's storm water discharge permit or of the terms of this
Section 8.5, and Tenant shall undertake immediately and pursue diligently the cure thereof. If
Tenant fails to cure any violation, or if such violation is material and of a continuing nature,
Landlord may seek any and all remedies provided herein or by Law.

ARTICLE 9
INDEMNIFICATION; LIABILITY OF LANDLORD

Section 9.1 Obligations. Tenant shall Indemnify Landlord (and all Persons
deemed a part of, Affiliated with, responsible for, representing or employed by Landlord) against
any: (a) negligent act or omission of Tenant (and anyone claiming by or through Tenant) or its
or their partners, members, directors, officers, or employees; and (b) breach or default of Tenant
under this Lease. In addition, Tenant shall Indemnify Landlord against all the following matters
during the Term and so long as Tenant remains in possession after the Expiration Date: (i) any
Applications and Filings entered into at Tenant's request; (ii) the use, occupancy, management
and operation of the Premises; (iii) any Construction Work and any agreements made by Tenant
or anyone claiming through Tenant regarding Construction Work; (iv) the condition of the
Premises or of any vaults, tunnels, passageways or space created by Tenant under, adjoining or
appurtenant to the Premises; (v) any accident, injury or damage whatsoever caused to any person
or property in or on the Premises; (vi) all obligations and liabilities incurred by Landlord as a
contracting party under any Water Requirements Agreements, it being expressly understood and
agreed by Tenant that Tenant, and not Landlord, will bear the responsibility and duty to perform
Landlord's duties and obligations under Water Requirements Agreements, as Landlord will
execute same only as an accommodation to Tenant in each instance; and (vii) any Hazardous
Substances Discharge occurring from and after the Commencement Date by Tenant or any
Tenant Parties (as defined bellow) and not Landlord's responsibility as provided above.
Notwithstanding anything to the contrary in this Lease, Tenant shall not be required to Indemnify
Landlord regarding Landlord's intentional wrongdoing, or Landlord's grossly negligent acts or
omissions and in no event shall Tenant's indemnity obligations extend to any loss of business or
loss of profits damages which may be suffered by Landlord.
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Section 9.2  Liability of Landlord. During the Term: (a) Tenant is and shall
be in exclusive control and possession of the Premises; and (b) Landlord shall not be liable for
any injury or damage to any property (of Tenant or any other Person) or to any person occurring
on or about the Premises, unless caused by Landlord's intentional wrongdoing, or Landlord's
negligent act or omission. Landlord's right to enter and inspect the Premises is intended solely to
allow Landlord to ascertain whether Tenant is complying with this Lease and (to the extent
permitted by this Lease) to cure any Default. Such provisions shall not impose upon Landlord
any liability to third parties, but nothing in this Lease shall be construed to exculpate, relieve or
Indemnify Landlord from or against any liability of Landlord: (a) to third parties existing at or
before the Commencement Date; or (b) arising from Landlord's intentional wrongdoing or gross
negligence.

Section 9.3 Indemnification Procedures. Wherever this Lease requires an
Indemnitor to Indemnify an Indemnitee:

A. Prompt Notice. The Indemnitee shall give the Indemnitor prompt
Notice of any claim. To the extent, and only to the extent, that both (a) the Indemnitee
fails to give prompt Notice and (b) such failure materially prejudices the Indemnitor, the
Indemnitor shall be relieved of its indemnity obligations under this Lease regarding such
claim.

B. Selection of Counsel. Landlord shall select counsel, subject,
however, to the Indemnitor's insurance carrier required selection thereof, which selection
shall be deemed satisfactory. Even though the Indemnitor shall defend the action, the
Indemnitee may, at its option and its own expense, engage separate counsel to advise it
regarding the claim and its defense. Such counsel may attend all proceedings and
meetings. The Indemnitor's counsel shall actively consult with the Indemnitee's counsel.
The Indemnitor and the Indemnitor's counsel shall, however, fully control the defense.

C. Settlement. The Indemnitor may, with the consent of the
Indemnitee, not to be unreasonably withheld, settle the claim. The Indemnitee's consent
shall not be required for any settlement by which: (w) the Indemnitor procures (by
payment, settlement, or otherwise) a full release of the Indemnitee by which the
Indemnitee is not required to make any payment whatsoever or otherwise perform any
duty or obligation to the claimant, (x) neither the Indemnitee nor the Indemnitor on
behalf of the Indemnitee makes any admission of liability, (y) the continued effectiveness
of this Lease is not jeopardized in any way, and (z) the Indemnitee's interest in the
Premises is not jeopardized in any way.

D. Insurance Proceeds. The Indemnitor's obligations shall be
reduced by net insurance proceeds actually collected by the Indemnitee on account of,
and applied to the satisfaction of, the matter giving rise to the indemnification.
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ARTICLE 10
RIGHT OF CONTEST

Section 10.1 Tenant's Right; Contest Conditions. Notwithstanding anything
to the contrary in this Lease, Tenant shall have the right to contest, at its sole expense, by
appropriate legal proceedings diligently conducted in good faith, the amount or validity of any
Imposition or Prohibited Lien; the valuation, assessment, or reassessment (whether proposed,
phased, or final) of the Premises for purposes of Impositions; the amount of any Imposition; the
validity of any Law or its application to the Premises; the terms or conditions of, or requirements
for, any Approval; or the validity or merit of any claim against which this Lease requires Tenant
to Indemnify Landlord (any of the foregoing, a "Contest"). Tenant may defer payment or
performance of the contested obligation pending the outcome of the Contest, provided that
Tenant causes the following conditions (collectively, the "Contest Conditions") to remain
satisfied:

A. No Criminal Act. Such deferral or noncompliance shall not
constitute a criminal act on the part of Landlord or subject Landlord to a material risk of
any fines or penalties, other than civil penalties for which Tenant has given Landlord a
bond, letter of credit, or other security reasonably satisfactory to Landlord (the "Contest
Security") in an amount equal to the reasonably estimated amount of such civil penalties.

B. No Liability. Such deferral or noncompliance will not create a
material risk of a lien, charge, or other liability of a material nature against the Fee Estate,
unless Tenant has given Landlord Contest Security equal to the reasonably estimated
amount of such lien, charge, or other liability.

C. No Forfeiture. Such deferral or noncompliance will not place the
Fee Estate in material danger of being forfeited, impaired or lost.

D. No Cost to Landlord. Such Contest shall be without cost,
liability, or expense to Landlord.

E. Diligence. Tenant shall prosecute such Contest with reasonable
diligence and in good faith. '

F. Payment. If required for such Contest, Tenant shall have paid the
Contested Impositions or other matter.

G. Collection of Impositions. If such Contest relates to an
Imposition, then such Imposition shall have been paid under protest, if allowed, or the
Contest shall suspend the collection of the contested Imposition from Landlord and the
Fee Estate.

H. No Tax Deed. If, at any time, payment of any Imposition is
necessary to prevent the imminent (i.e., within 30 days) delivery of a tax deed conveying
the Fee Estate or any portion thereof as a result of nonpayment of Impositions, then
Tenant shall pay or cause to be paid the sums in sufficient time to prevent delivery of
such deed.
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L No Default. No Event of Default shall exist under this Lease at
the time of or any time during such Contest.

J. Named Parties. If Landlord has been named as a party in any
action, then at Landlord's request Tenant shall cause Landlord to be removed as such
party, and Tenant substituted in Landlord's place, if permissible under the circumstances.

Section 10.2 Landlord Obligations and Protections. Landlord need not join
in any Contest unless (a) Tenant has complied with the Contest Conditions and (b) such Contest
must be initiated or prosecuted in Landlord's name. In such case, Landlord shall cooperate at
Tenant's cost and expense, as Tenant shall reasonably request, to permit the Contest to be
prosecuted in Landlord's name. Landlord shall give Tenant any non-privileged documents,
deliveries, and information in Landlord's control and reasonably necessary for Tenant to
prosecute its Contest. Landlord shall otherwise assist Tenant in such Contest as Tenant shall
reasonably require. Tenant shall pay all reasonable costs and expenses, including Legal Costs,
incident to any Contest. Tenant shall, upon Landlord's request, advance (when Landlord incurs
them) any actual, documented and reasonable, actual third party out-of-pocket costs and
expenses, including reasonable Legal Costs, that Landlord incurs or reasonably anticipates
incurring, for Tenant's Contest and Landlord's assistance with such Contest. Tenant shall
Indemnify Landlord regarding Tenant's Contest.

Section 10.3 Miscellaneous. Tenant shall be entitled to any refund of any
Imposition (and penalties and interest paid by Tenant), to the extent attributable to periods within
the Term, whether such refund is made during or after the Term. Upon termination of Tenant's
Contest of an Imposition, Tenant shall pay the amount of such Imposition (if any) as has been
finally determined in such Contest to be due, to the extent attributable to periods within the
Term, together with any costs, interest, penalties, or other liabilities in connection with such
Imposition. Upon final determination of Tenant's Contest of a Law by a court of competent
jurisdiction, Tenant shall comply with such final determination. So long as the Contest
Conditions remain satisfied, Landlord shall not enter any objection to any Contest. Landlord
may contest any matter for which Tenant is entitled to (but does not) prosecute a Contest, but
only if: (a) Landlord Notifies Tenant of Landlord's intention to do so; and (b) Tenant fails to
commence such Contest within forty-five (45) days after receipt of such Notice.

ARTICLE 11
INSURANCE

Section 11.1 Tenant to Insure. Tenant shall, at its sole expense, during the
Term, maintain the following insurance (or its then reasonably available equivalent):

A. Commercial General Liability ("Liability Insurance") insurance
against claims for personal injury, death, or property damage occurring upon, in, or about
the Premises or adjoining streets and passageways, providing coverage for a minimum
combined single limit of $5,000,000.00 for any one accident; and

B. Property Liability ("Property Insurance") insurance providing
coverage for the Premises and the Building, and all Building Equipment at or in the
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Premises, against loss, damage, or destruction by fire and other hazards encompassed
under the broadest form of property insurance coverage then customarily used for like
properties in the County from time to time during the Term, in an amount equal to the
replacement value (without deduction for depreciation) of the insurable Building,
Improvements and Building Equipment (excluding excavations and foundations) located
on the Premises and in any event sufficient to avoid co-insurance, with "ordinance or
law" coverage; such insurance may contain a deductible clause not exceeding
$25,000.00, subject to CPI adjustments over the Term as reasonably determined by
Landlord; to the extent customary for like properties in the County at the time, such
insurance shall include an "increased cost of construction” endorsement; and an
endorsement covering demolition and cost of debris removal. Property Insurance shall
also include rental or business interruption insurance in an amount at least equal to twelve
. (12) times monthly Fixed Rent and Impositions.

C. Causes of Loss — Special Form Property Insurance upon
property of every description and kind owned by Tenant and located in the Premises, or

for which Tenant is legally liable, or which constitute improvements installed by or on
behalf of Tenant, including, without limitation, Tenant's furnishings, fixtures and
equipment. Such insurance shall be in an amount equal to one hundred percent (100%)
of the full insurable replacement value of such property. The proceeds of such insurance
shall be used for the repair and replacement of the property insured. Landlord shall not
be liable for any damage to Premises improvements or for damage to any personal
property brought onto the Premises.

D. Automobile Liability policy, (including bodily injury and
property damage), covering owned, non-owned and hired automobiles for use under this
Lease, with minimum limit of $5,000,000.00 combined single limit per occurrence.

E. Workers' Compensation Insurance and Employer's Liability

coverage shall be in accordance with the laws of the State of Nevada applicable to all
employees.

F. Insurance Requirements Are Not Limits. The foregoing
requirements and any approval or waiver of said insurance by the Landlord are not

intended to and will not in any manner limit or qualify Tenant's liabilities, whether
imposed by applicable law or assumed pursuant to the Agreement including, but not
limited to, the provisions concerning indemnification as herein described. The Landlord
in no way warrants that the minimum limits contained herein are sufficient to protect
Tenant from liabilities that might arise out of the performance of the work under the
Agreement by Tenant or Tenant's agents, representatives, employees or subcontractors,
and Tenant is free to purchase such additional insurance as may be determined necessary.

Section 11.2 Nature of Insurance Program. All insurance policies this Lease
requires shall be issued by carriers that: (a) have a policyholders' rating of "B+-VIII" or better,
based on the latest rating publication of Property and Casualty Insurers by A.M. Best Company
(or its equivalent if such publication ceases to be published) and (b) are lawfully doing business
in the State; and shall be issued on an "occurrence" and not "claims made" basis. Tenant may
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provide any insurance and/or any aspect of insurance under a "blanket" or "umbrella" insurance
policy, provided that (i) such policy or a certificate of such policy shall specify the amount(s) of
the total insurance allocated to the Premises, which amount(s) shall equal or exceed the
amount(s) required by this Lease and shall not be reduced for claims made for other properties
and (ii) such policy otherwise complies with this Lease.

Section 11.3 Policy Requirements and Endorsements. All insurance policies
this Lease requires shall contain (by endorsement or otherwise) the following provisions:

A. Insureds. Liability Insurance policies shall name Landlord as an
"additional insured" and all Lenders permitted by this Lease as "additional insureds."
Property Insurance policies shall name Landlord and Tenant as loss payees as their
interests may appear, and each Lender permitted by this Lease under a standard
noncontributing lender clause. Notwithstanding anything to the contrary in this Section,
all Property Insurance Proceeds shall be paid and applied as provided in the applicable
Approved Loan Documents.

B. Primary Coverage. All policies shall be written as primary
policies not contributing to or in excess of any coverage that Landlord may carry.

C. Contractual Liability. Liability Insurance policies shall contain
contractual liability coverage, for Tenant's indemnity obligations under this Lease, to the
extent covered by customary contractual liability insurance coverage. Tenant's failure to
obtain such contractual liability coverage shall not relieve Tenant from any indemnity
obligation under this Lease.

D. Notice to Landlord. The insurance carrier shall give Landlord
thirty (30) days' prior Notice of cancellation or nonrenewal.

E. Ordinance Coverage. Property Insurance Policies shall contain
"ordinance or law" coverage. :

All policies (primary and excess) and Certificates of Insurance provided by Tenant to Landlord
shall evidence the proper limits of coverage as set forth herein. Each policy shall be and shall
specifically provide that the insurance afforded by such policy is primary coverage for all claims
and losses arising from the use, occupancy and operation of the Premises and the Airport, and
that any insurance carried by Landlord, its Trustees, agents or employees shall be excess and
non-contributing. All policies shall name, and Certificates shall show by separate endorsement,
that policies name Landlord, its Trustees, officers, agents and employees as additional insureds
using ISO Endorsement Form CG2011 (Managers or Lessors of Premises) or similar document.
Each policy shall contain an endorsement that the insurer waives its right to subrogation as
described below. Landlord has and hereby reserves for all purposes of this Lease the right to
revise the insurance requirements set forth herein as to amounts, limitations and types of
coverage, and Tenant hereby agrees to comply with such revised requirements upon notice from
Landlord.

Section 11.4 Deliveries to Landlord. On the Commencement Date, and no
later than thirty (30) days before any Liability Insurance, Property Insurance or other required

850253.01/SD
142292-00067/2-21-17/MLT/pah

12620518/031669.0002 -36-



insurance expires or is cancelled, Tenant shall deliver to Landlord certificates of insurance
evidencing Tenant's maintenance of all insurance this Lease requires, in each case providing
coverage for at least one year from the date delivered.

Section 11.5 Waiver of Certain Claims. To the extent that Landlord or Tenant
purchases any policy of property insurance, the party purchasing such insurance (the "Insurance
Purchaser") shall attempt to cause the insurance carrier to agree to a Waiver of Subrogation, if
not already included in the policy. If any insurance policy cannot be obtained with a Waiver of
Subrogation, or a Waiver of Subrogation is obtainable only by paying an additional premium,
then the Insurance Purchaser shall so Notify the other party. The other party shall then have ten
(10) Business Days after receipt of such Notice either to (a) direct the Insurance Purchaser to
place such insurance with a company that is reasonably satisfactory to the other party and that
will issue the insurance with a Waiver of Subrogation at no greater or additional cost, or
(b) agree to pay the additional premium if such a policy can be obtained only at additional cost.
To the extent that the parties actually obtain insurance with a Waiver of Subrogation, the parties
release each other, and their respective authorized representatives, from any claims for damage
to any person or the Premises that are caused by or result from risks insured against under such
insurance policies, but only to the extent of the available insurance proceeds.

Section 11.6 No Representation. Neither party makes any representation that
the limits, scope or forms of insurance coverage this Lease requires are adequate or sufficient.

Section 11.7 Additional Policies and Increased Limits. During the Term,
Landlord may require Tenant to acquire and maintain in accordance with the terms and
provisions of this Section 11 such additional insurance policies providing such additional
coverages as Landlord determines is prudent and commercially reasonable for similar tenants,
uses, improvements, premises and lease relationships; and Landlord may require that Tenant
increase the limits of any insurance required pursuant to this Article 11 if Landlord determines
that such increases are prudent and commercially reasonable in the reasonable exercise of its
discretion.

Section 11.8 Construction and Contractor's Insurance. For and during any
design or Construction Work with respect to the Premises, Tenant shall maintain, and shall
require its contractor(s) to maintain, insurance for design, construction and installation of
Improvements, protecting Landlord and Tenant, in amounts reasonably acceptable to Landlord
(refer to Exhibit C). Such insurance shall include, without limitation and as applicable,
comprehensive or commercial general liability, automobile liability, worker's compensation,
employer liability, industrial aid and builder's risk equal to the maximum probable loss covering
the design and construction and all materials and equipment to be used therefor. Without
limiting the foregoing, in any contract pertaining to improving or equipping the Premises,
Tenant shall require its contractor(s) to cause Landlord, and Landlord's Trustees, officers, agents
and employees to be insured against (as additional insureds) the risk of claims or demands by
third persons against the same. Such insurance shall be in a minimum amount of One Million
and No/100ths Dollars ($1,000,000.00) combined single limit per occurrence for bodily injury
and property damage liability. Such insurance required under this Section 11.8 shall be in a form
acceptable to Landlord.
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ARTICLE 12
LOSSES AND LOSS PROCEEDS.

Section 12.1 Notice. If either party becomes aware of any damage or
destruction (including any damage or destruction for which insurance was not obtained or
obtainable) of any kind or nature, ordinary or extraordinary, foreseen or unforeseen, affecting
any or all Improvements located on or constituting part of the Premises (a "Casualty") or any
actual, threatened, or contemplated (a) temporary or permanent taking of (or of the right to use or
occupy) all or part of the Premises by condemnation, eminent domain, or any similar proceeding;
and/or (b) any action by any Government not resulting in an actual transfer of an interest in (or of
the right to use or occupy) all or part of the Premises but creating a right to compensation, such
as a change in grade of any street upon which the Premises abut (if either (a)or (b), a
"Condemnation"), then such party shall promptly Notify the other.

Section 12.2 [Effect of Casualty. If any Casualty occurs, then: (a)no Rent
shall abate; (b) this Lease shall not terminate or be impaired; and (c) Subject to the rights of any
Lender with respect to Loss Proceeds Loan Documents for which Landlord's approval has been
obtained as provided in Section 16.2, including the right to apply the Tenant Property Insurance
Proceeds to be deposited with Lender and applied in accordance with the applicable provisions
of the Loss Proceeds Loan Documents, Tenant shall accomplish a Restoration (below defined)
with reasonable promptness (as measured by prevailing industry standards in Northern Nevada
for the specific Restoration at issue) regardless of cost. If, however, the Casualty is a Substantial
Casualty, then Tenant may, by Notice to Landlord, given within thirty (30) days after such
Substantial Casualty, terminate this Lease effective thirty (30) days after such Notice, provided
that Tenant, subject to the rights of any Lender (which shall take priority), assigns to Landlord all
Property Insurance Proceeds (and rights thereto) arising from the Casualty. "Substantial
Casualty" shall mean a Casualty that: (a) renders twenty-five percent (25%) or more of the
Building or essential Improvements not capable of being used or occupied; (b) occurs less than
fifteen (15) months before the end of the Term and renders ten percent (10%) or more of the
Premises not capable of being used or occupied, or materially and adversely affects the access to
and from the Premises; or (c) pursuant to Law, prevents the Premises from being Restored to
substantially the same bulk, and for the same use(s), as before the Casualty.

Section 12.3 Adjustment of Claims; Use of Property Insurance Proceeds.

Unless Tenant has validly elected a Casualty Termination, Tenant shall be solely responsible for
adjusting any insurance claim, subject to rights of Lender(s). If the reasonably estimated cost of
the Restoration is less than $2,000,000.00, Property Insurance Proceeds shall disbursed to Tenant
to be used for the repair and restoration of the Premises. If the reasonably estimated cost of the
Restoration exceeds $2,000,000.00, then subject to any Lender's loan documents, Property
Insurance Proceeds shall be disbursed to Depository, to be released in installments for the
safeguarding, clearing, repair, restoration, alteration, replacement, rebuilding, and reconstruction
of the damaged or remaining Improvements substantially consistent with their condition before
the Loss, in compliance with this Lease, subject to any changes in Law that would limit the
foregoing (in each instance, "Restoration"), provided that the amount of the Property Insurance
Proceeds, together with any additional deposit made by Tenant (collectively, "Restoration
Funds") is sufficient to accomplish the Restoration. To the extent provided in Approved Loan
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Documents, Lender shall have the right to control the disbursement of the insurance proceeds.
To obtain each such disbursement, Tenant shall deliver to Depository:

A. Architect's Certificate. =~ A certificate of Tenant's licensed
architect, confirming that in such architect's professional judgment: (a)the sum then
being requested is then properly due and payable to contractors, subcontractors, or other
Persons providing materials or services for the Restoration; (b)the Restoration is
proceeding in substantial compliance with the applicable plans and specifications and
otherwise in a satisfactory manner; (c) the sum then being requested does not exceed the
amount then due and payable; (d)except in the case of the final disbursement of
Restoration Funds, the remaining Restoration Funds after such disbursement are
reasonably anticipated to be sufficient to pay for the remaining Restoration yet to be
performed; and (e) in the case of the final disbursement of Restoration Funds, Tenant has
substantially completed Restoration and has obtained a temporary certificate of
occupancy for the Restoration to the extent Law requires and delivered (or
simultaneously delivers in exchange for payment) final and complete lien waivers from
all Persons otherwise entitled to claim a Prohibited Lien because of the Restoration;

B. Status of Title. Evidence reasonably satisfactory to Depository
that no Prohibited Lien exists, other than any to be paid in full from the current .
disbursement;

C. Lien Waivers. Progress lien waivers for Restoration completed

and paid for through the date of the preceding disbursement; and

D. Other. Such other documents, deliveries, certificates, and
information as Depository shall reasonably require.

Section 12.4 Landlord's Right to Recover Premises. Tenant acknowledges
that Landlord is a public agency with eminent domain powers and nothing herein shall be
construed as a waiver by Landlord of its right to exercise its power of eminent domain.

Section 12.5 Substantial Condemnation. If a Condemnation occurs that
(a) takes the entire Premises or renders twenty-five percent (25%) or more of the Building or
essential Improvements not capable of being used or occupied; (b)in Tenant's reasonable
determination (with Lender's written consent) renders the remaining Premises uneconomic and
unviable for Tenant's continued use; or (c) occurs less than eighteen (18) months before the end
of the Term, then Tenant shall have the right to terminate this Lease (except as it relates to
allocation of the Condemnation Award) on the first date when the condemning Government
acquired title to or possession of any portion of the Premises that is subject to the Condemnation
(for any Condemnation, the "Condemnation Effective Date"). Rent shall be apportioned
accordingly. The interest of each party in the Condemnation Award shall be equal to the ratio of
the fair market value of its interest in the Premises so taken to the total of the fair market value of
the Landlord's and Tenant's interests in the Premises so taken. Tenant shall have the right to
make a separate claim against the condemning authority for the fair market value of the
leasehold estate including the Improvements. In the event applicable at the time of the
condemnation does not provide or allow for separate condemnation awards for landlords and
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tenants, then Tenant shall be entitled to receive the portion of the condemnation award allocable
to the leasehold estate including the Improvements and the remainder of the award shall be paid
to Landlord. The amounts payable to Landlord under this Section shall be paid first to a Lender
holding a Leasehold Mortgage, if any, in the amount required to be paid to such Lender pursuant
to the terms and conditions of the Loss Proceeds Loan Documents approved by Landlord as
provided in Section 16.2.

Section 12.6 Minor Condemnation. If any Condemnation occurs except a
Substantial Condemnation or a Temporary Condemnation (a "Minor Condemnation"), then
(subject to Leasehold Mortgages) any Condemnation Award shall be paid to Depository to be
applied first for Restoration in the same manner, and subject to the same conditions, as Property
Insurance Proceeds. Tenant shall accomplish the Restoration in the same manner as Restoration
upon Casualty. After Restoration, Tenant shall receive any remaining Condemnation Award.
From and after the Condemnation Effective Date, Fixed Rent shall be shall be adjusted as
follows. New Fixed Rent shall equal the product of (a) Fixed Rent before the Condemnation,
times (b)a fraction whose numerator is the aggregate value of the Premises after the
Condemnation and whose denominator is the aggregate value of the Premises immediately
before such Condemnation, without considering such Condemnation. Subsequent Fixed Rent
shall be adjusted proportionately. Any Condemnation Award remaining after Restoration shall
be applied in the same manner as a Substantial Condemnation Award.

Section 12.7 Temporary Condemnation. If a Condemnation of the temporary
right to use or occupy all or a part of the Premises occurs (a "Temporary Condemnation"), and
such Temporary Condemnation relates to a period longer than one hundred eighty (180) days,
then Tenant may, by Notice within thirty (30) after the entry of the final order (or its equivalent)
for such Temporary Condemnation, terminate this Lease effective on the Condemnation
Effective Date. If the Temporary Condemnation relates to a shorter period, or if Tenant does not
terminate this Lease, then Tenant shall receive any Condemnation Award (to the extent for
periods within the Term), without affecting Tenant's obligations in any way.

ARTICLE 13
REPRESENTATIONS AND WARRANTIES

Section 13.1 Tenant. Tenant hereby makes the following representations and
warranties to Landlord:

A. Organization. Tenant is a limited liability company duly
organized and validly existing under the laws of the State of Delaware, is in good
standing under the laws of the State of Delaware and has the full power and authority to
carry on its business as now conducted and to enter into and perform its obligations under
this Lease.

B. Authorization; No Conflict. Tenant has by all necessary entity
action duly authorized, executed and delivered this Lease and neither Tenant's execution
and delivery hereof nor its compliance with the terms hereof (1) does or will contravene
its operating agreement, certificate of organization/articles of organization, or any
governmental rule or law or the terms or conditions of any judgment or decree,

850253.01/SD
142292-00067/2-21-17/MLT/pah
12620518/031669.0002 -40-



agreement or instrument applicable to or binding on it or any of its assets or (2) does or
will require the consent or approval of any person, entity or instrumentality which has not
already been obtained, except for environmental, land use and construction related
permits or approvals.

C. Enforceability. This Lease is a legal, valid and binding obligation
of Tenant, enforceable against Tenant in accordance with its terms, except to the extent
that enforceability may be limited by applicable bankruptcy, insolvency, moratorium,
reorganization or other similar laws affecting creditors' rights generally and by general
principles of equity (regardless of whether enforcement is sought in a proceeding in
equity or at law).

D. Litigation. There is no action, suit or proceeding, at law or in
equity before or by any court or governmental authority, pending or, to the best of
Tenant's knowledge, threatened against Tenant wherein an unfavorable decision, ruling
or finding would materially adversely affect the performance of Tenant's obligations
hereunder or its performance in connection with the other transactions contemplated
hereby or which, in any way, would materially adversely affect the validity or
enforceability of this Lease or any agreement or instrument entered into by Tenant in
connection with the transactions contemplated hereby.

Section 13.2 Landlord. Landlord hereby makes the following representations
and warranties to Tenant:

A. Organization. Landlord is a body corporate and politic duly
organized and validly existing under the laws of the State of Nevada, is in good standing
under the laws of the State of Nevada and has the full power and Landlord to carry on its
business as now conducted and to enter into and perform its obligations under this Lease.

B. Authorization; No Conflict. Landlord has duly authorized,
executed and delivered this Lease and neither Landlord's execution and delivery hereof
nor its compliance with the terms hereof (1) does or will contravene its articles of
incorporation or bylaws or any other governmental rule or law or the terms or conditions
of any judgment or decree, agreement or instrument applicable to or binding on it or any
of its assets, including the Premises, or (2) does or will require the consent or approval of
any person, entity or instrumentality which has not already been obtained, except for
environmental, land use and construction related permits or approvals.

C. Enforceability. This Lease is a legal, valid and binding obligation
of Landlord, enforceable against Landlord in accordance with its terms, except to the
extent that enforceability may be limited by applicable bankruptcy, insolvency,
moratorium, reorganization or other similar laws affecting creditors' rights generally and
by general principles of equity (regardless of whether enforcement is sought in a
proceeding in equity or at law).

D. Litigation. There is no action, suit or proceeding, at law or in
equity before or by any court or governmental Landlord, pending or, to the best of
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Landlord's knowledge, threatened against Landlord wherein an unfavorable decision,
ruling or finding would materially adversely affect the performance of its obligations
hereunder or in connection with the other transactions contemplated hereby or which, in
any way, would materially adversely affect the validity or enforceability of this Lease or
any agreement or instrument entered into by Landlord in connection with the transactions
contemplated hereby.

E. Other Matters. (a) that Landlord has good fee simple title to the
Premises and that, to Landlord's knowledge, the Premises are free and clear of and from
all liens, security interests, restrictions, leases, encumbrances, or title restrictions
(whether recorded or unrecorded) other than Permitted Exceptions; (b)except as
disclosed to Tenant, that there are no outstanding notices of, nor, to Landlord's
knowledge, are there, any violations of any Laws with respect to the Land.

ARTICLE 14
LANDLORD PARTICIPATION

Section 14.1 Participation Right. Upon the occurrence of the initial sale,
deemed sale, transfer or attribution of ownership (in each instance, a "Sale") to any person other
than an Approved Affiliate, at any time (or any transaction which may be deemed a disguised
sale) of any Building prior to Landlord's ownership thereof pursuant to the reversion rights under
Section 12.4, Landlord shall have a right of participation in the Building's Net Sale Proceeds.
Such participation shall be equal to the amount that is thirty-three percent (33%) of the Net Sale
Proceeds in excess of Tenant's calculated Internal Rate of Return of twenty percent (20%). The
provisions of this Article 14 shall apply to the determination of Tenant's Internal Rate of Return
and the calculation of Net Sale Proceeds. For purposes of this Article 14 only, the term
“Building” shall refer to any Building which is the subject of a Sale described in the first
sentence of this Section 14.1.

Section 14.2 Net Sale Proceeds. The term "Net Sale Proceeds" with respect to
the Sale of any Building shall mean the gross Sales price or consideration of such Building,
excluding the acreage of the Premises, less the following costs :

(a) the balance of any amounts due under any
Leasehold Mortgage secured in whole or in part by the Building; and

(b) any real estate broker commissions owed by Tenant
specifically as to the Sale of the Building; and

(©) all customary closing costs assessed against Tenant
in connection with the Sale of the Building including, but not limited to,
reasonable attorneys' fees, transfer taxes, recording and other specific
closing fees.

Section 14.3 Internal Rate of Return. The term "Internal Rate of Return" or
"IRR" means the calculation of the total return to Tenant including the Net Cash Flow realized
by Tenant, based on its Total Building Investment Costs. Tenant's Total Building Investment
Costs will include and be limited to Tenant's construction cost incurred in construction of the
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Building as established by paid invoices for all contractors or others providing work and
materials for the Building; and Tenant soft costs, not to exceed twenty percent (20%) of the
construction costs including, but not limited to, design, architectural, engineering, construction
management fees, survey costs, external project supervision costs, costs of permits, capitalized
interest, and bonding costs, external legal and accounting fees directly incurred in connection
with the construction of the Building. If any future Building or leasehold improvements take
place after the initial Building construction, any Project costs of $5,000 or greater and a useful
life of five (5) years or more may be included in the calculation of Total Building Costs. Costs
do not include costs associated with any furniture, fixture or equipment for the Building or any
tenant thereof. Costs associated with marketing and costs associated with tenant leasing,
including any real estate brokerage fees, shall be excluded from the determination of Total
Building Investment Costs.

The following costs are also not allowable for inclusion in the calculation of Tenant's
Total Building Investment Costs:

@) financing provided by any
public entity whether in the form of grants or loans;

(i) financing provided by any
third party lenders;

(iii)  costs incurred by Tenant or
any Affiliate in connection with Tenant's response to Landlord's
requests for qualifications; and

(iv) to the extent that Landlord
elects, at its sole discretion, to provide any financing, whether debt
or equity, to the Project, such financing costs are also excluded
from the calculation of Tenant's Total Building Investment Costs.

Section 14.4 Net Cash Flow. "Net Cash Flow" means for each Building the
Gross Revenues derived from the Building less the Operating Costs for such Building. "Gross
Revenues" means all income derived from a Building by the Tenant, including but not limited to,
Building rents, ground rents from any approved ground sublease and additional rents paid by the
Building tenants for triple net occupancy costs such as utilities, insurance and common area
maintenance. "Operating Costs" means (a) direct Building maintenance and operations costs;
(b) property management costs associated with the Building not to exceed ten percent (10%) of
Building rent; (c)insurance; (d)Leasehold Mortgage payments (principal and interest);
(e) permits and fees; (f) real estate commissions paid to secure Building tenants; (g) Impositions
and (h) Fixed Rent payments allocated to the Building based on the Building square footage as a
percentage of total Building square footage of the Buildings located on the Premises at the time
of determination of such percentage.

The Net Cash Flow from the Building shall not include any depreciation or amortization
of Building or Facility Investment Costs and/or any indirect costs, overhead, administrative
costs, or indirect costs incurred by Tenant allocated or assigned to Building Operating Costs

850253.01/SD
142292-00067/2-21-17/MLT/pah

12620518/031669.0002 -43-



The amount of Landlord's participation in Net Sales Proceeds will be paid, in full,
concurrently with the consummation of the Sale of the Building.

Nothing contained in this Article 14 shall grant or imply any right of Tenant to participate
in any proceeds of the Sales or lease of any Building after title thereto has reverted to the
Landlord pursuant to Section 12.4.

See Exhibit H for an example of the application of the calculation set forth in this
Article 14.

Section 14.5 Documentation. Tenant shall provide the Landlord with an
itemized and detailed summary of the Total Building Investment Costs within one hundred
eighty (180) days of completion of the Building. For purposes hereof, the term "Completion"
means the earlier of the date that (i) a Certificate of Occupancy is issued for the Building; (ii) the
date any portion of the Building is placed in use; or (iii) the 