LEASE AGREEMENT

THIS LEASE AGREEMENT (“Lease”) is made and entered into as of the 1% day of November, 2023
(“Effective Date”), by and between 1500 REAL ESTATE LLC, a Delaware limited liability company, whose address
is 37610 Hills Tech Dr, Farmington Hills, MI 48331 (“Landlord”) and T.A. SYSTEMS, INC,, a Michigan corporation,
whose address is 1842 Rochester Industrial Drive, Rochester Hills, MI 48309 (“T'enant”).

ARTICILE]
PREMISES

1.1, For and in consideration of the full and faithful compliance by the parties hereto with each
and all of the terms, covenants and conditions herein contained, Landlord, in consideration of the zents to be paid and
the covenants and agreements to be performed by Tenant, hereby leases to Tenant, that certain industrial building
consisting of approximately 100,000 square feet of enclosed building area (“Building”), and all improvements located
on a patcel of land located at 1500 W Hamlin Rd, Rochester Hills, MI 48309, as depicted on the site plan attached
hereto at Exhibit A and incorporated hetein by reference (“Premises”) together with any and all appurtenances, rights,
ptivileges and easements benefitting, belong ot pestaining thereto.

ARTICLE II
TERM

21.  The tetm of this Lease shall commence November 1, 2023 (“Commencement Date”) and
shall expire at midnight on the last day of the month occurring One Hundred Eighty (180) months after the
Commencement Date (“Lease Term”), unless earlier terminated as provided for herein,

JICLE III
USE AND OCCU C

3.1, Tenant shall use and occupy the Premises for the purpose of warehousing, manufacturing,
research and development, general office and all other uses necessaty and incidental thereto, and for no other purpose
without Landlord's ptior written consent (“Petmitted Use™). Tenant agrees not to use ot suffer or permit any petson
to use, in any manner whatsoevet, the Premises for any other purpose calculated to injure the reputation of the Premises
ot to impair the value of the Premises. Tenant will neither commit nor perrit waste upon the Premises.

3.2, Landlord represents and warrants to Tenant that upon the delivery of the Pretnises to Tenant,
the Premises will be in compliance with all federal, state and local laws, rules, regulations and requirements, includiog
the Americans With Disabilities Act of 1990, Following the delivery of the Premises to Tenant, Tenant shall, at its sole
expense (regardless of the cost thereof), comply with all local, state and federal laws, rules, regulations and requirements
now or hereafter in force and all judicial and administrative decisions in connection with the enforcement thereof,
pettaining to either or both of the Premises and the Tenant’s use thereof coming into effect on or after the
Commencement Date (collectively, “Laws”). If any license or permit is requited for the conduct of Tenant’s business
in the Premises, Tenant, at its expense, shall procute such license, and shall maintain such license or penmit in good
standing throughout the Lease Tetm. Tenant shall give prompt notice to Landlord of any written notice it receives of
the alleged violation of any Laws or requitements of any govetnmental or administrative authority with respect to either
or both of the Premises and the use or occupation thereof.

ARTICLE IV
RENT

41.  Tenantcovenants and agrees to pay Landlord, at the location for notices to be sent to Landloxd
in Section 21.1 below, ot at such other place as Landlord may from time to time designate in writing, the following base
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rent, in lawful money of the United States, payable in consecutive monthly installments, in advance, commencing on
the Commencement Date (with a prorated payment in the event the Commencement Date is not the first day of the
month) and continuing on the first day of each consecutive calendar month throughout the Lease Term without setoff

or deduction (“Base Rent”), as follows:

2 Moanths Free Base Rent Free Base Rent Free Base Rent
3-12 $11.85 $1,185,000.00 $98,750.00
13-24 $12.15 $1,215,000.00 $101,250.00
25-36 $1245 $1,245,000.00 $103,750.00
37.48 $12.76 $1,276,000.00 $106,333.33
49-60 $13.08 $1,308,000.00 $109,000.00
61-72 $13.41 $1,341,000.00 $111,750.00
73.84 $13.74 $1,374,000.00 $114,500.00
85-96 $14.09 $1,409,000.00 $117,416.67

97-108 $14.44 $1,444,000.00 $120,333.33
109-120 $14.80 $1,480,000.00 $123,333.33
121-132 $15.17 $1,517,000.00 $126,416.67
133-144 $15.55 $1,555,000.00 $129,583.33
145-156 $15.94 $1,594,000.00 $132,833.33
157-168 $16.34 $1,634,000.00 $136,166.67
169-180 $16.74 $1,674,000.00 $139,500.00

4.2. It is the purpose and intent of Landlord and Tenant that the Base Rent as herein provided
shall be absolutely net to the Landlord, so that this Lease shall yield to Landlord the Base Rent specified hereinabove
and accordingly Tenant shall pay in addition to the Base Rent and as additional rent, all other charges under this Lease,
including without limitation all Real Estate Taxes assessed against the Premises (in accordance with Article VI below),
all maintenance and repairs of the Premises (in accordance with Articde VII below), all insurance prerojums (in
accordance with Article IX below) and all utilities (in accordance with Article XV below). All other charges under this
Lease except for Base Rent shall be referred to as “Additional Rent.” Any refetence to “tent” herein shall mean
collectively Base Rent, Additional Rent and any other charges due under this Lease.

43.  Tenant shall pay to Landlord the Security Deposit (Section 25.1 below) upon the Effective
Date of this Lease.

44,  'Tenant shall pay to Landlord a late charge equal to five (5%) percent of each installment of
Base Rent or Additional Rent ot any other sum owing from Tenant to Landlord under this Lease which is not received
by Landlord within ten (10) days following its due date, together with interest at the rate of Five Percent (5%) per anaum
from the date such payment was due (“Default Rate”).

45.  FINANCIAL INFORMATION. Tenant agtees that i) Landlord has entered into this Lease
based o its receipt and review of Tenant’s Balance Sheet, Income Statement, Statement of Cash Flow, Financial
Footnotes, and any other financial information provided (“Financial Statements”); i) during the term of the Lease,
Tenant shall provide audited Financial Statements within ninety (90) days of Landlord's written request, but no more
frequently than once per yeas; and iii) Landlord will have the right, upon prior notice to Tenant, to distribute Tenant’s
Financial Statements to the current Mortgagee, any futute Mottgagee, or any potential purchaser provided that such
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information is treated as confidential by Landlord and the other recipients. Any Financial Information disseminated as
a result of this Section shall remain confidential.

ARTICLEY
INTENTIONALLY DELETED

ARTICLE VI
REAL ESTATE TAXES

6.1.  Tenant agrees that it shall timely pay to the taxing authority before delinqueacy, in addition to
all other sums agreed to be paid by it in this Lease, all Real Estate Taxes against the real property and improvements
constituting the Premises which fall due during the Lease Term and apply to the Lease Term. All taxes and assessments
shall be proxated for any partial lease year in accordance with local custom. Tenant shall be solely responsible and shall
pay for all personal propetty taxes on all personal propesty, inventory and fixtures owned by it or located in or about
the Premises which accrue during the Lease Term. Upon payment of the Real Estate Taxes, Tenant shall provide copies
of paid tax bills to Landlord.

6.2. The term “Real Estate Taxes” shall mean and include all ad valorem real estate taxes,
assessments, special or otherwise, payable when due, county taxes, governmental fees or any governmental charge of a
similar or dissimilar nature, whether general, special, ordinary ot exttaotdinaty, foreseen or unforeseen (including any
additions to or substitutions therefore as the result of any change in the method of taxation prevailing on the date of
this Lease), including any condominium of joint maintenance assessmeants, which may be levied or assessed upon ot
with respect to all or any part of the Premises by any taxing authority, and all late charges, fees and penalties if such
taxes ate not timely paid.

TICLE V11
TENANCE RS

7.1. Landlord shall maintain, repair, and replace, as necessary, the footings, foundations, floor slab,
and structural columns and girders of the Building, On the Commencement Date, Landlord shall deliver to Tenant the
Premises, inclusive of the Building roof, heating, ventilating and air conditioning system, and all other Building Systems
(as hereinafter defined), in good working order.

7.2, All of the foregoing notwithstanding, Landlotd shall not be obligated to petform any
maintenance, repair ot xeplacerment, the necessity of which shall have arisen due to the negligence of Tenant, or Tenant’s
employees, agents or invitees; and in such case, Tenant shall be responsible for same, at its sole cost.

7.3.  Except for the obligations of Landlord under Section 7.1 and except as otherwise provided in
this Section 7.3, Tenant shall, at its own cost and expense, maintain and make all repairs and replacements as may be
requited to keep the Premises and fixtures and all Building Systems thereon in good condition and repair as exists as of
the Commencement Date, reasonable wear and tear excepted. Without limiting the generality of the foregoing, Tenant
shall be responsible for the Building roof (including, without limitation, the roof structure, membrane and roof covering)
and exterior walls; provided, however, that in the event the Building roof tequires replacement during the Lease Term,
and such necessitation for replacement is not caused by Tenant, such replacement shall be at Landlord's sole cost and
expense. Teaant shall enter into a semi-annual preventative maintenance conteact for the heating, ventilating and ait
conditioning equipment serving the Premises with a contractor approved by Landlord, and shall provide Landlozd with
copies of all service records upon request; provided, however, that in the event the heating, ventilating and ait
conditioning system and/or equipment requires replacement duting the Lease Term, and such necessitation for
replacement is not caused by Tenant, such teplacement shall be at Landloxd's sole cost and expense. As used hetein,
“Building Systems” means all mechanical, plumbing, electrical, sprinkler, life safety, security, heating, ventilating, air
conditioning and other systems serving the Building, All repairs and replacements made by or on behslf of Tenant shall
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be made and performed in accordance with all applicable Laws. This obligation of Tenant or Landlord, as applicable,
to tnaintain, repair and replace shall include, without limitation, all ordinaty and extraordinary nonstuctural repairs and
replacements substantially equal in quality and class to the otiginal wotk. Tenant shall be solely responsible for obtaining
and paying for the cost of snow and ice temoval from the patking lot and sidewalks serving the Premises. Tenant
acknowledges that Landloxd shall have no obligation to maintain, repair or replace the Premises, ot any part thereof,
except as expressly set forth herein. Notwithstanding anything to the contrary contained hetein, all replacements and
the cost thereof, made by Tenant (as required under this Lease), shall be amortized over the useful life of the item being
teplaced, and Tenant shall only be obligated to pay the amortized amount at the beginning of each month during the
Lease Term, with Landlosd being responsible to pay the excess amortized cost of such item.

7.4.  If Tenant refuses and neglects to promptly maintain, repair or replace any part of the Premises
as required in Section 7.3 within thitty (30) days after written demand by Laadlord, unless Tenant is diligently
prosecuting such repairs to completion, then Landlord may make such repairs on Tenant’s bebalf without liability to
Tenant for any loss ot damage that may occur to Tenant's fixtutes, furnishings, equipment, inventory and/ot other
Tenant’s Propetty (as defined below), or to the loss of business occasioned by reason thereof, and Tenant shall
xeimburse Landlord for the reasonable cost thereof within thirty (30) days after receipt of an invoice specifying such
costs; provided, however, that in doing so, Landlord shall use reasonable efforts to not cause: () loss or damage to
Tenant's fixtures, furnishings, equipment, inventory and/or othet Tenant’s Propetty, and (ii) harm to or interfere with
Tenant's business.

7.5.  Tenant shall have the reasonable tight to install equipment, including without limitation,
telecommunications, HVAC, electrical or othet process equipment on the roof of the Building provided that Tenant
complies with the requirements of Article VIII regarding Alterations. No such installations may be petformed by
Tenant without peiot notice to and approval from Landlotd. All such installations that require roof penetrations must
be performed by Landlotd’s roofing contractor.

7.6.  Landlord and its agents, employees and representatives shall have the right to enter the
Premises upon at least forty-eight (48) hours prior written notice to Tenant (except in the event of emergency): (a) to
examine and inspect the Premises and to show them to actual and prospective lenders, prospective purchasers of
mortgagees of the Premises or providers of capital to Landlord and its affiliates; and (b) to make tepaits to the Premises
pursuant to Sections 7.1 or 7.4. In doing so, Landlotd shall use reasonable efforts to limit intetfetence with Tenant’s
business operations and Tenant’s occupancy and use of the Premises.

ARTICLE VIII
ALTERATIONS

8.1. Tenant may, from time to time, at its expense, make altesations or improvements in and to the
Premises (hereinafter collectively referred to as “Alterations”), provided that Tenant first obtains the written consent
of Landlotd in each instance. Notwithstanding the foregoing to the contrary, Landlord expressly agrees that Tenant
may make the alterations and improvements to the Premises listed in the attached Exhibit B without the need for any
additional written consent from Landlord. Landlord’s consent to Alterations shall not be unteasonably withheld,
provided that: (a) the Alterations ate non-structural and the structural integtity of the Building shall aot be affected; (b}
the Alterations ate to the intetior of the Building; (c) the propet functioning of the Building Systems shall not be affected;
(Q) Tenant shall have appropriate insurance coverage, reasonably satisfactory to Landlord, regarding the performance
and installation of the Alterations; (¢) the Alterations shall conform with all other requirements of this Lease; and (f)
Tenant shall have provided Landlord with reasonably detailed plans (“Plans”) for such Alterations in advance of
requesting Landlord’s consent. Additionally, before proceeding with any Alterations, Tenant shall () at Tenant’s
expense, obtain all necessary governmental petmits and certificates for the commencement and prosecution of
Alterations, if any; (i) submit to Landlord, for Landlotd’s written approval, working drawings, plans and specifications
and all permits for the work to be done and Tenant shall not proceed with such Alterations until it has received said
approval, provided that if Landlord fails to deliver such approval to Tenant within ten (10) days, then Landlord shall
have been deemed to disptove said Alterations; (iii) have all Altetations performed by licensed contractors; and (iv)
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cause those contractors, matesialmen and suppliers engaged to perform the Alterations to deliver to Landlord cestificates
of insurance (in a form reasonably acceptable to Landlord) evidencing a policy of commercial general liability insurance
in 2 minimum amount of $1,000,000 per occurrence and $3,000,000 in the aggregate.

82  In connection with the Alterations identified on Exhibit B and other improvements Tenant
intends to make to the Premises, Landlotd shall provide Tenant with an improvement allowance of up to Five Hundted
Thousand Dollars ($500,000) (the "Improvement Allowance"). Tenant shall be entitled to disbursement of the
Improvement Allowance in installments as Tenant's Alterations and improvement work progresses. To be entitled to
disbussement of the Improvement Allowance, Tenant shall submit to Landlotd a written request for payment, together
with the cotresponding contractor, subcontractor, ot supplier's invoice(s) for labor or materials provided ox supplied to
the Premises that Tenant seeks to have paid out of the Improvement Allowance. Landlord shall pay such invoiced
amount(s) ditectly to the contractot, subconttactor, or supplier that is the subject of Tenaat's request within fourteen
(14) days after Tenant's request. Once the Improvement Allowance has been fully disbursed and paid by Landlozd,
Tenant shall be solely responsible for the payment of all remaining Alterations ot improvement costs.

8.3.  Tenant shall cause the Alterations to be performed in compliance with all applicable permits,
Laws and requitements of public authorities, and with Landlord’s reasonable rules and regulatons or any other
reasonable restrictions that Landlord may impose on the Alterations. Tenant shall cause the Alterations to be diligently
performed in a good and workmanlike manner. Tenant shall obtain all necessary permits and certificates for final
governmental approval of the Alterations and shall provide Landlord with “as built” plans, copies of all construction
contracts, governmental permits and certificates and proof of payment for all labor and materials, including, without
limitation, copies of paid invoices and final lien waivers. :

8.4.  Tenant shall pay when due all claims for labor and material furnished to the Premises in
connection with the Alterations and comply with Section 20.2 below relative to construction liens.

ARTICLE IX
INSURANCE AND INDEMNITY

9.1, Tenant heteby indemnifies, defends, and holds Landlord and its affiliates, owners,
shareholders, partners, members, directors, officers, agents, attorneys and employees (collectively, “Landlord
Indemnified Parties”) hacmless from and against any and all Losses (defined below) arising from or in connection
with () the operation ot management of the Premises ot any business therein, ot any work or Alterations done, oz any
condition created by any or all of Tenant and Tenant’s employees, contractors, tenants, licensees, representatives or
agents (colléctively, “T'enant Parties”) in or about the Premises during the Lease Term; (b) any act, omission or
negligence of any or all of Tenant and the Tenant Pasties; (c) any accident, injury or datage whatsoever (unless caused
by Landlord’s negligence or intentional wrongdoing) occutring in, at or upon the Premises caused by any or all of Tenant
and the Tenant Pasties; (d) any breach by Tenant of any of its warranties and representations under this Lease; (¢) any
reasonable actions necessary to protect Landlord’s intetest under this Lease in a bankmptcy proceeding or other
proceeding under the Bankruptcy Code; (f) any violation by any or all of Tenant and the Tenant Paties of any Law; (g)
claims for wotk or labor performed or materials supplied or furnished to, or at the request of, any or all of Tenant and
the Tenant Patties; ot (h) claims arising from any bteach or default on the part of Tenant in the performance of any
covenant contained in this Lease (collectively, “T'enant Indemnification Matters”). In case any action oz proceeding
is brought against any or all of Landlord and the Landlord Indemnified Parties by reason of any of the Tenant
Indemnification Matters, Tenant, upon written notice from Landlord, shall resist and defend such action or proceeding.
The term “Losses” shall mean all reasonable claims, demands, expenses, actions, judgtmeats, damages (actual, but not
consequential), penalties, fines, liabilities, losses, suits, administrative proceedings, reasonable costs and fees, including,
without limitation, attorneys’ and consultants’ reasonable fees and expenses. Landlord hereby indemnifies, defends,
and holds Tenant and its affiliates, owners, shateholders, partners, members, ditectors, officets, agents, attorneys and
employees (collectively, “Tenant Indemnified Parties”) harmless from and against any and all Losses atising from ot
in connection with (a) the negligent performance of any of Landlotd's maintenance and/ot repair obligations pursuant
to this Lease, or its negligence in any work done, ot any condition created by the negligent act of any or all of Landlord
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and Landlord’s employees, contractors, tenants, licensees, representatives ot agents in so performing said obligations
(collectively, “Landlotd Parties”) in or about the Building during the Lease Tetm; (b) any negligence of any or all of
Landlord and the Landlord Parties in performing any of Landlord's maintenance and/or repait obligations pursuant to
this Lease; (¢) any accident, injury or damage whatsoevet (unless caused by Tenant’s negligence or intentional
wrongdoing) occurting in, at or upon the Building caused by the negligent act of any or all of Landlord and the Landlord
Parties in performing any of Landloxd's maintenance and/or repair obligations pursuant to this Lease; (d) any breach
by Landlord of any of its obligations and/ ot representations under this Lease; (€) any violation by any or all of Landlord
and the Landlord Parties of any Law pertaining to the Building to the extent such compliance is an obligation of
Landlord pursuant to this Lease; (f) claims for work or labor petformed or materials supplied or furnished to, or at the
request of, any or all of Landlord and the Landlord Parties with respect to the Building; or (g) claims arising from any
breach or default on the part of Landlord in the performance of any covenant contained in this Lease (collectively,
“Landlotd Indemnification Matters™). In case any action or proceeding is brought against any or all of Tenant and
the Tenant Indemnified Parties by reason of any of the Landlotd Indemnification Matters, Landlord, upon wrtten
notice from Tenant, shall resist and defend such action or proceeding,

9.2,  Landlord shall, at all times during the Lease Term and at all times during the construction of
the Landlord’s Work, maintain in full force and effect or cause to be maintained in full force and effect on an occurrence
basis (i) property insurance wiitten on special form (formetly known as All Risk) or equivalent insurance upon the
Building (including boiler and machinery coverage, if applicable) in an amount equal to the full replacement cost value;
(i) at 2ll times duting any construction, including, without limitation, dusting the construction of the Landlord Wotk,
Landlotd shall maintain in full force and ot cause to be maintained in full force and effect property insurance written
on a Builder’s Risk “all-tisk” ot equivalent policy form; and (i) rental interruption insurance covering the Premises for
the benefit of Landlord, which insutance shall be cattied in amounts equal to Tenant's total Base Rent and Additional
Rent for twelve (12) full months under this Lease. Notwithstanding the foregoing, Tenant shall reimburse Landlord
for the commetcially reasonable premiums paid by Landlotd for the Landlozd’s insutance maintained by Landlord under
this Section 9.2 for the Lease Term within thirty (30) days after Landlord’s written demand therefor, accompanied by
reasonable supporting documentation. 'The policy limits required may be satisfied by primaty insurance or a
combination of primaty/excess or umbrella insurance,

9.3,  Tenant shall provide and maintain during the Lease Term, for the benefit of Landlord and
Tenant: (1) commercial general liability and property damage insurance in the usual form for the protection of itself and
Landlord against injuty caused to petsons by reason of its occupancy of the Premises, with a combined single limit of
not Jess than Five Million and No/100 Dollars ($5,000,000), and in like amounts coveting Tenant's contractual liability
undet the aforesaid indemnification clause as provided in Section 9.1 above. The liability insurance required of Tenant
may be provided under a blanket for excess limits policy covering the Premises and othet propety, and shall be on a
primary and noncontributing basis; (i) property insurance witten on special form (formerly known as all risk) or
equivalent insurance in an amount equal to the full replacement cost value, without depreciation, on Tenant’s personal
property, equipment, trade fixtures, inventory, other Tenant’s Property, Alterations (with Landlord named as a loss
payee with respect to Alterations); (iif) workers’ compensation and employer’s lability insurance that shall provide for
the statatory wotkers’ compensation benefits and employer’s liability limits of not less than One Million Dollars
($1,000,000); and (iv) automobile Lability insurance (including coverage for owned, leased, hired and non-owned
velicles) with 2 limit of at least One Million Dollars ($1,000,000) per occurrence.

94.  Each of Tenant’s insurance policies shall be in a form reasonably satisfactoty to Landlord,
shall be written by insuters which have an A.M. Best & Company rating of “A-“, Class “VII” or better and who are
authorized to weite such business in the State of Michigan, shall name Landlord and Landlord’s mozrtgagee as additional
insuteds, and shall carty an endorsement that before changing or canceling any policy the insurance company issuing
the same shall give the Landlord at least thicty (30) days priot written notice, and Tenant shall be required to fumish
Landlotd with an acceptable teplacement policy before the effective date of any such cancellation, Duplicate originals
or certificates of all such insurance policies shall be delivered to the Landlord prior to the Commencement Date and
upon each renewal ot issuance of a new policy for the Premises, All renewals thereof shall be issued at least ten (10)
days prior to the expiration of the then existing policies.
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9.5.  Tenant agrees that all leasehold improvements and personal property of any type ot nature
owned by it, in, on or about the Premises shall be at the sole tisk and hazard of Tenant. Without intending heteby to
eliminate the generality of the foregoing, Tenant agrees that Landlord shall not be liable or responsible for any loss of
ot damage to Tenant, ot anyone claiming under ot through Tenant, or otherwise, whether caused by or resulting from
any peril rcqu.iicd to be insured hereundet, ot from water, steam, gas, leakage, plumbing, electricity or electrical
apparatus, pipe or apparatus of any kind, the elements or other similar or dissimilar causes, and whether or not
originating in the Premises or elsewhere, provided such damage or loss is not the result of any intentional, wrongful or
negligent act or omission of Landloxd.

96.  Landlord and Tenant hereby release each othet, to the extent of their agreed insurance
coverage, from any and all liability for any loss ot damage caused by fite and all of the risks and perils usually covered
by an all-zisk special form property insurance policy, even if such fire and other petil shall be brought about by the fault
or negligence of the other party, or any persons claiming under such other party provided, however, that this release
shall be in force and effect only with respect to loss or damage occutring during such time as the releasor’s policies of
propetty insurance shall contain a clause to the effect that this release shall not affect such policies or the right of the
teleaser to secover thereunder. Landlord and Tenant agree to include in their insntance policies a clause permitting this
release. Except as provided above, nothing contained in this Lease shall be deemed to release either party hereto from
liability for damages resulting from the fault or negligence of that patty or its agents, contractors or employees.

ARTICLE X
SIGNS AND ADVERTISING

10.1.  Tenant may, at its expense, install signs on the interior ot exterior of the Building, provided
the signs are in compliance with all applicable municipal ordinances and regulations, and are purchased and installed at
the sole cost and expense of Tenant and removed from the Premises at the expiration or earlier termination of the Lease
Term. Tenant shall repait, at its expense, any damages caused by the removal of such signs. Tenant shall not install any
monument or othet ground signs on the Premises.

10.2.  During the period of six (6) months prior to the end of the Lease Tetm (or at any time, if
Tenant has vacated or abandoned the Premises ot is othetwise in default under this Lease), Landlord and its agents may
exhibit the Premises to prospective tenants or purchasers and erect a “For Lease” or “For Sale” sign theteon.

ARTICLE XI
DESTRUCTION OF PREMISES

11,1, In the event any of the Premises shall be pattially or totally destroyed by fire or other casualty
insured (ot which should be insured) under the insurance cattied (or which Landlord ot Tenant is obligated to carty
putsuant to Article IX above) by the Tenant ot Landlord, and as a result of said destruction, the Premises has become
pattially ot totally untenable, then the damage to the Premises shall be promptly repaired by Landlord to the extent of
the available insurance proceeds, to substantially the same condition that existed priox to such casualty. In the event
such damage or destruction occurs during the last year of the Lease Texm, Landlord may elect not to rebuild the
Premises, unless Tenant has exercised an option for a Renewal Period, if available. In the event Landlord elects not to
zebuild the Premises pursuant to the preceding sentence, thea this Lease shall be terminated as of the date Landlord
notifies Tenant of the same, and Tenant shall vacate the Premises within sixty (60) days after receipt of such notice, and
all prepaid rent and other charges shall be protated and adjusted as of the date the Tenant vacates the Premises, either
voluntazily ot as a result of the occurrence which caused the destruction of the Premises, and Tenant shall be relived of
all further liability under this Lease, and Landlord shall be entitled to retain all insutance proceeds. If Landlord elects
to rebuild the Premises, then the rent and other charges payable by Tenant shall be temporarily abated in propotrtion to
the floot area of the Building rendered untenable., Payment of full rental and all other charges so abated shall commence
and Tenant shall be obligated to teopen for business within thirty (30) days following the date that the Building is fully
zebuilt and operational, unless Tenant opens at an earlier time in the damaged area or remains open in such area
following destruction or damage, in which event any such abatement shall terminate as of the date of Tenant’s earlier
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reopening, Notwithstanding the foregoing, Tenant’s rent shall not be abated, altered or diminished as 2 tesult of any
casualty cansed by the negligence or willful act of Tenant. Anything contained herein to the contrary notwithstanding,
in the event that the Landlord elects to tebuild the Building under any scenatio in this Section 11.1: (i) if those material
portions of the manufactuting space in the Premises so destroyed are not rebuilt and operational within six (6) months,
then Tenant may, at its option, immediately terminate this Lease; and/ox (ii) if the manufactuting space is fully
opetational and useable to Tenant, as determined by Tenant in Tenant's reasonable discretion, then in the event those
other portions of the Premises so destroyed are not rebuilt and operational within nine (9) months, then Tenant may,
at its option, immediately terminate this Lease.

11.2.  In the event any of the Premises shall be partially or totally destroyed by fire or other casualty
and the damage or destruction is not fully covered by insurance maintained by Landlotd or Tenant (or required to be
maintained by Landlord or Tenant), which damage ot destruction renders the Premises inaccessible or unusable to
Tenant in its ordinary course of business, Landlord may, at its election, upon written notice to Tenant within twenty-
one (21) days after notice to Landlotd of the occuttence of such damage or destruction: (i) repair or restore such damage
ot destruction; or (i) terminate this Lease so long as (2) the uninsured portion of the darnage or destruction is equal to
or greater than twenty petcent (20%) of the replacement cost of the Building, and (b) Landlord makes a decision not to
commence such repaits within twenty-one (21) days of the occurrence of such damage or destruction. If Landloxd
elects to repait of restore such damage ot destruction, this Lease shall continue in full force and effect but rent and
other charges payable by Tenant shall be abated in proportion to the floor area of the Building rendered untenable from
the date of such casualty to the date the Bujlding is repaired or restored. If Landlord does not elect by notice to Tenant
to repait such damage, the Lease shall terminate. Anything contained herein to the contrary notwithstanding, in the
event that the Landlozd elects to rebuild the Building under any scenario in this Section 11.2: (i) if those material portions
of the manufacturing space in the Ptemises, as determined by Tenant in Tenant's reasonable disceetion, so destroyed
are not rebuilt and operational within six (6) months, then Tenant may, at its option, immediately terminate this Lease;
and/or (ii) if the manufacturing space is fully operational and useable to Tenant, then in the event those other portions
of the Premises so destroyed ate not rebuilt and operational within nine (9) months, then Tenant tnay, at its option,
immediately terminate this Lease.

ARTICLE XII
EMINENT DOMAIN

12.1.  If the entire Premises shall be taken by any public authotity under the power of eminent
domain, or sold to public authority under threat ot lieu of such a taking, or if such a portion of the Premises shall be so
taken or condemned that as 2 result thereof the taking would prevent or matetially interfere with permitted use of the
Premises under Section 3.1, then the Lease Term shall cease as of the eatlier of (a) final judgment in such condemnation
ot (b) the date possession shall be taken by such public authotity (hereinaftet, the “Date of Taking”), and the tent and
all other charges due hereunder shall be paid up to that day with a propoztionate tefund by Laadlord of such rent and
othet charges as may have been paid in advance for a petiod of subsequent to the Date of Taking.

12.2.  If only a portion of the Premises shall be so taken or condemned, but the balance of the

Premises constituting the manufacturing space can be used and is fully operational to Tenant, in Tenaat's reasonable
discretion and determination, then this Lease shall not terminate. Landlord shall, to the extent of the available
condemnation proceeds, make all the necessary tepaits or alterations to the Building so as to constitute the remaining
Premises a complete architectural unit, and Tenant, at Tenant’s sole cost, shall similacly act with respect to Tenant’s
_improvements, furnishing and equipment. Such restoration shall be completed within nine (9) months following the
Date of Taking, otherwise Tenant may terminate this Lease. The Lease Term shall cease only on the part so taken, as
of the Date of Taking of said portion, and this Lease shall cease only on the part so taken, as of the Date of Taking of
said porton, and Tenant shall pay rent and other charges up to the Date of Taking, with an appropriate credit by
Landlord for any other charges as may have been paid in. advance for a period subsequent to the Date of Taking.
Thereafter, the rent and other chatges payable to Landlord shall be reduced in proportion to the square footage of the
Building taken. However, anything contained hetein to the contraty notwithstanding, in the event a material portion of




the manufacturing space in the Premises are taken or condemned, in Tenant's reasonable discretion and determination,
then Tenant may, at its option, immediately terminate this Lease.

123.  Landlord is hexeby authotized, at its option, to commence, appeat in and prosecute in its own
and Tenant’s name any action or proceeding relating to any award and to settle or compromise any claim thetefote (fot
which purpose Tenant hereby irtevocably appoints Landlord as its attorney-in-fact). All damages awarded for such
taking under the power of eminent domain or sale under threat or in lieu of such taking whether for the whole or a patt
of the Premises, shall belong to and be the property of Landlotd. Any compensation specifically and independently
awarded to Tenant as compensation for the cost of removal of Tenant’s fixtures and equipment, damages in connection
with Tenant’s business interruption, ox costs of relocation, shall be the property of Tertant.

ARTICLE XII1
ET EN ENT

13.1.  Landlord covenants and agrees that if the Tenant shall pay and otherwise perform and honor
all promises, covenants, agreements and obligations hetein provided for to be done by Tenant, Tenant shall peaceably
and quietly have, hold, possess, use, occupy and enjoy the Premises during the Lease Term.

ARTICLE X1V
ASSIGNMENT AND SUBLETTING

141, Tenant acknowledges that this Lease and the rent due under this Lease have been agreed to
by Landlord in reliance upon Tenant’s reputation and creditworthiness and upon the continued opetation of the
Premises by Tenant for the particular use desctibed in this Lease; thetefore, Tenant shall not, whether voluntarily, ot by
operation of law, or otberwise: (g) assign or otherwise transfer this Lease; (b) sublet the Premises or any patt thereof, or
allow the same to be used ot occupied by anyone other than Tenant; or (¢) mottgage, pledge, encumber, ot othetwise
hypothecate this Lease ot the Premises, or any part thereof, in any manner whatsoever, without in each instance
obtaining the prior wtitten consent of Landlord, not to be unreasonably withheld, delayed or conditioned.
Notwithstanding the fotegoing, Tenant shall be permitted to assign the Lease ox sublet the Premises to a parent, affiliate
or subsidiaty of Tenant, or a party who acquires substaatially all of the stock or assets of Tenant without the prior
wiitten consent of Landlord (a “Permitted Transfet”), provided that such assignee ot subtenant has a net worth greater
than or equal to that of Tenant at the time of the Permitted Transfer, and Tenant must provide satisfactory evidence of
the networth and creditworthiness of the patties to Landlord befose the Pesmitted Transfer occurs. Except as expressly
set forth herein, any purported assignment, mostgage, transfer, pledge or sublease made without the prior written
consent of Landlotd, except for a Permitted Transfer, shall be absolutely null and void. No permitted assignment of
this Lease (except for a Permitted Transfer) shall be effective and valid unless and until the assignee executes and delivers
to Landlord any and all documentation reasonably required by Landlord in order to evidence assignee’s assumption of
all obligations of Tenant hereunder. Any consent by Landlotd to a particular assignment, sublease or mottgage shall
not constitute consent or approval of any subsequent assignment, sublease or mortgage (except for a Permitted
Transfer), and Landlord’s written approval shall be requited in all such instances (except for a Permitted Transfer). No
consent by Landlord to any sublease shall be deemed to release Tenant from its obligations hereunder and Tenant shall
remain fully liable for performance of all obligations under this Lease. Unless otherwise provided in any relevant
assignment document, and subject to the prior approval of Landlord's current or any future Mortgagee, no consent by
Landlotd to any assignment shall be deemed to release Tenant from its obligations hereunder and Tenant shall remain
fully liable for performance of all obligations under this Lease

142,  Tf this Lease is assigned, or if the Premises (or any part thereof) are sublet ot used ot occupied
by anyone other than Tenant in violation of this Lease, Landlord may (without prejudice to, or waiver of its rights),
collect rent from the assignee, subtenant or occupant. Landlord may apply the net amount collected to the rent herein
reserved, but no such assignment, subletting, occupancy ot collection shall be deemed a waiver of any of the provisions
of this Article XIV.




14.3.  Except for a Permitted Transfer, the provisions of Section 14.1 shall apply to a transfer of a
majority (Le. greatet than 50% interest) of the voting stock of Tenant, or to a transfet of a majotity of the general
partnership or membership interests in Tenant (f Tenant is a pattnership or a limited liability company), ot to any
comparable transaction involving any other form of business entity, whether effectuated in one ot more transactions,
as if such transfer were an assignment of this Lease. Any such permitted transferee shall execute and deliver to Landlord
any and all documeatation reasonably required by Landlord in order to evidence assignee’s assumption of all obligations
of Tenant hereunder. Notwithstanding anything to the contraty contained in this Section, in no event may Tenant
assign, mortgage, transfer, pledge or sublease this Lease to any entity whatsoever if, at the time of such assignment,
mortgage, transfer, pledge or sublease, there is an uncured Event of Default by Tenant under this Lease.

14.4.  Landlord and Tenant agree and acknowledge that Tenant shall sublease all or a pottion of the
Premises to Jenoptik Automotive Nozth America, LLC (“Subtenant”), on the following terms and conditions: (i) From
the commencement Date through April 30, 2024, Subtenant shall sublease the entite Premises at a rate agreed upon
between Tenant and Subtenant; (if) from May 1, 2024 through December 31, 2024, Subtenant shall sublease a portion
of the Premises as determined between Tenant and Subtenant at a rate of $11.25 PSF of the space Subtenant occupies.

ARTICLE XV
UTILITIE

151, Landlotd shall be responsible for the connection of all applicable utilities to the Building and
the Premises, and Tenant shall promptly pay to the applicable utility companies (in addition to Base Rent) for all water,
sewage, electric, power, gas and heating and other utilities taxed, levied, or charged against the Ptemises for and duting
the Lease Term.,

15.2. It is also understood and agreed that Landlord shall have no liability or tesponsibility for a
cessation of utility services to the Premises that occuzs as a result of causes beyond Landlord’s reasonable control. No
such interruption of service shall be deemed an eviction or disturbance of Tenant’s use and possession of the Premises
or any part thereof, or render Landlord liable to Tenant for damages, ot relieve Tenant from performance of Tenant’s
obligations under this Lease, including, but not limited to, the obligation to pay rent.

ARTICLE XVI
MORTGAGE SUBORDINATION

16.1.  Within twenrty-one (21) days after written request by Landlord, Tenant agrees to subordinate
its dghts under this Lease to the licos of any moxtgages that may now or hereafter be placed upon the Premises by
Landlord, and to any and all advances to be made thereunder, and all renewals, replacements and extensions thereof,
provided that Tenant is provided with a reasonable and customary subordination, nondisturbance and attornment
agreement (which shall provide, among other things, that Tenant’s possession of the Premises shall not be distutbed in
the event of a foreclosure, deed in lieu of foreclosure, or other transfer of Real Estate provided that Tenant is not in
default under this Lease) duly executed by any mortgage lender (“SNDA”). Thereafter, this Lease is and shall be subject
and subordinate at all times to any mortgage that may now exist or be placed upon, and encumber, any or all of the
Premises. Notwithstanding the foregoing, Landlord shall have the right to subordinate (or cause to be subordinated)
any such mottgage to this Lease. Tenant shall execute and deliver, within twenty-one (21) days after written request
from Landlord, on the mortgage lender’s customary form, the SNDA and any additional documents evidencing the
priozity of subordination of this Lease with respect to any such mortgage.

16.2.  Tenant agrees, from time to time and within twenty-one (21) days after request by Landlord,
to deliver to Landlotd, or Landlord’s designee, an estoppel certificate in form satisfactory to Landlord and/or Landlord’s
mottgagee, certifying if true and providing an explanation if any such statement is not true (2) that Tenant has accepted
the Premises, (b) that this Lease is unmodified and in full force and effect (ot if there have been modifications, that the
same is in full force and effect as modified and stating the modifications), (c) that Landlord is not in default hereunder,
(d) the date to which the rent and other charges have been paid in advance, if any, (¢) that Tenant has no defense to the
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payment of tent or other chatges and that Tenant claims no offsets, and (£) such other information as may be required
by Landlord or Landlord’s mortgagee, and agresing to give copies to any mortgagee of landlord of all notices by Tenant
to Landlord. Tenant hereby ackaowledges that any such statement delivered pursuant to this Section may be relied
upon by any prospective purchaser or mortgagee of the Premises, being effective only as of the date of Tenant’s
execution thereof.

16.3.  In the event of a sale or conveyance by Landlord of the Peemises to an untelated third party,
the same shall operate to release Landlord from any future liability arising after the date of such transfer for any of the
covenants or conditions, express or implied, herein contained in favor of Tenant, and in such event Tenant agrees to
look solely to Landlosd’s successor in interest with respect thereto and agtees to attorn to such successor.

RTICLE
DEFAULT

17.1.  Itshall be a default by Tenant under this Lease if Tenant makes an assignment for the benefit
of creditors, ot files a voluntary petition under any state or fedetal bankruptcy or insolvency law, or an involuntacy
petition alleging an act of bankeuptey ot insolvency is filed against Tenant under any state or federal bankeptcy or
insolvency law that is not dismissed within ninety (90) days, or whenever a petition is filed by or against (to the extent
not dismissed within ninety (90) days) Tenant under the teorganization provisions of the United States Bankmptcy
Code or under the provisions of any state ox federal law of like impott, or whenever a petition shall be filed by Tenant
under the artangement provisions of the United States Bankruptcy Code or similar state or federal law, or whenever a
receiver of Tenant, or of, o for, the property of Tenant shall be appointed, or Tenant admits it is insolvent or is not
able to pay its debts as they mature.

17.2.  Bach of the following shall constitute a default by Tenant under this Lease: (a) if Tenant fails
to pay Base Reat within ten (10) days after payment is due, or fails to pay any Additional Rent or other charges hereunder
when payment is due; provided, however, that if in any consecutive 12 month period Tenant shall fail to pay any
installment of Base Rent on the date such installment s due, then, on the third such occasion and on each occasion.
thereafter on which Tenant shall fail to pay an installment of Base Rent on the date such installment is due, Tenant shall
then no longer have a ten (10) day period in which to cure any such failute; or (b) if Tenant fails, whether by action or
inaction, to timely comply with, ot satisfy, any ox all of the obligations imposed on Tenant under this Lease (other than
the obligation to pay rent ot any other payment due heteunder) for a petiod of thitty (30) days after Landlord’s delivery
to Tenant of written notice of such default under this Section, provided, however, that if the default cannot, by its
nature, be cured within such thirty (30) day period, but Tenant commences and diligently pursues a cure of such default
promptly within the initial thicty (30) day cure period, then Landlotd shall not exercise its remedies.

17.3.  The occurrence of any default under Sections 17.1 or 17.2 shall constitute an “BEvent of
Default”.

ICLE XVIII
RIGHTS AND REMEDIES,

18.1.  Landlord may, upon ten (10) days prior written notice to Tenant, exceptin the event of an
emergency, but shall not be obligated to, cute any Event of Default by Tenant (specifically including but not by way of
limitation, Tenant’s failute to obtain insurance, make repairs or satisfy lien claims) and whenever Landlord so elects, all
reasonable costs and expenses paid by Landlord in cusing such Event of Default, including without limitation reasonable
attorneys’ fees, shall be Additional Rent due promptly upon demand ftom Landlord.

18.2.  Upon the occusrence and during the continuance of any Event of Default, Landlord, at its
option, may, in addition to all other rights and remedies provided in this Lease, ot otherwise at law or in equity: ()
terminate this Lease and Tenant’s right of possession of the Premises; or (b) terminate Tenant’s right of possession of
the Premises without terminating this Lease; provided, howeves, that Landlozd may, whether Landlord elects to proceed
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under Subsections (a) or (b) above, relet the Premises, ot any part thereof for the account of Tenant, for such rent and
term and upon such terms and conditions as are acceptable to Landlord. For purposes of any reletting, Landlord is
authorized to repait, alter and improve the Premises to the extent deemed necessary by Landlozxd, in its sole discretion.
In the event of the termination of this Lease by Landlord pursuant to (a) above, Landlozd shall be entitled to recover
from Teaant (i) all damages and other sums that Landlozd is entitled to recover under any provision of this Lease or at
law or in equity, inclading, but not limited to, all fixed dollar amounts of rent and any other amounts accrued and unpaid
for the period up to and including such texmination date; and (i) all other additional sums payable by Tenant, or for
which Tenant is liable, or in respect of which Tenant has agreed to indemnify Landlotd, under any of the provisions of
this Lease, that may be then owing and unpaid; (iil) all actual and direct costs and expenses (including, without limitation,
coust costs and attorneys’ reasonable fees) incurred by Landlotd in the enforcement of its rights and remedies under
this Lease; and (iv) any damages provable by Landlotd as a matter of law. If Landlord elects to pursue its rights and
remedies under Subsection (b) above, and the Premises are relet and a sum at least equal to Tenant’s temaining tent and
Landlord’s reasonable expenses of reletting is not realized therefrom (including the costs of repairs, alterations,
improvements, additions, legal fees and brokerage commissions), then to satisfy the payment, when due, of rent and
any additional amounts reserved under the Lease for any monthly period (after payment of all Landlord’s reasonable
expenses of reletting), Tenant shall, in Landlosd’s sole judgment, either (i) pay any such difference between Tenant’s
remaining rent payments and the payments realized by Landlord’s reletting plus Landlord’s reasonable expenses of
reletting (for the purposes of this sentence, “difference”) monthly or (if) pay such difference on an accelerated basis. If
Landlord elects to pursue its rights and remedies under Subsection (b) above, and Landlord fails to relet the Premises,
then Tenant shall pay to Landlord the accelerated amount of rent and any additional amounts due under the Lease fox
the balance of the Lease Term. Tenant agrees that Landlord may file suit to recover any sums due to Landlord hereunder
from time to time and that such suit or recovery of any amount due Landlord hereunder shall not be any defense to any
subsequent action brought for any amount not thetetofore reduced to judgment in favor of Landlord. If Landlord
elects to pursue its rights and remedies undet Subsection (b), then Landlotd shall at any time have the farther right and
temedy to rescind such election and pursue its rights and remedies under Subsection (g). In the event Laadlord elects,
putsuant to clause (b) of this Section, to rerminate Tenant’s right of possession only, without terminating this Lease,
Landlotd may, at Landlord’s option, enter into the Premises, temove Tenant's Propetty, Tenant’s signs and other
evidences of tenancy, and take and hold possession thereof, provided, howeves, that such entry and possession shall
not terminate this Lease ot release Tenant, in whole ot in part, from Tenant’s obligation to pay the rent and any
additional amounts reserved hereunder for the full Lease Term, ot from any other obligation of Tenant under this Lease,
Any and all of Tenant’s Property that may be rtemoved from the Premises by Landlord pursuant to the authosty of the
Lease ot of law, to which Tenant is or tmay be entitled, may be handled, removed or stored by Landloxd at the sole risk,
cost and expense of Tenant, and in no event ot circumstance shall Landlord be responsible for the value, preservation
ot safekeeping thereof. Tenant shall pay to Landlord, upon demand, any and all reasonable expenses incutred in such
removal and all storage chatges against such property so long as the same shall be in Landlord’s possession or under
Landlord’s control. Any such property of Tenant not retaken from storage by Tenant within ¢hirty (30) days after the
end of the Lease Term, however terminated, shall be conclusively presumed to have been conveyed by Tenant to
Landlord undet this Lease as in a bill of sale, without further payment or credit by Landlord to Tenant.

183.  Any and all actual and direct costs, expenses and disbursements provided for in Section 18.2
above incurred by Landlotd in connection with the enforcement of any and all of the terms and provisions of this Lease
shall be due and payable upon Landlord’s submission of an invoice to Tenant. All sums advanced by Landlord on
account of a default by Tenant under this Lease, and all rent and any additional amounts, if delinquent or not paid by
. Tenant and received by Landlotd when due heteunder, shall bear intecest at the Default Rate, from the due date thereof
until paid, and such intesest shall be and constitute additional rent and be due and payable upon Landlord’s submission
of an invoice therefor. The various rights, rernedies and elections of Landlord reserved, expressed or contained herein
are cumulative and no one of them shall be deemed to be exclusive of the othets or of such other sights, rernedies,
options or elections as are now or may hereafter be conferred upon Landlord by law.

ARTICLE XIX
SU POSSE
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19.1.  On the last day of the Lease Term, or upon any eatlier texmination of this Lease, or upon any
re-entry by Landlord upon the Premises, (2) Tenant shall quit and surrender the Premises to Landlord “broom-clean”
and in its condition existing on the Commencement Date, except for any Alterations pursuant to Section 19.3 below,
and/or ordinary wear and tear and such damage or destruction as Landlord is required to repair or restore under this
Lease, and (b) Tenant shall remove all of Tenant’s Property therefrom, except as otherwise expressly provided in this
Lease, and (c) Tenant shall surrender to Landlord any and all keys, access cards, computer codes ot any other items
used to access the Premises. Landlord shall be permitted to inspect the Premises in order to verify compliance with
this Section at any time thirty (30) days prior to () the last day of the Lease Texm, () the effective date of any eatlier
termination of this Lease, or (2) the surrender date otherwise agreed to in writing by Landlord and Tenant The
obligations imposed under the first sentence of this Section shall survive the termination ot expiration of this Lease. If
Tenant remains in possession after the expiration of the Lease Term ox after any earlier termination date of this Lease
or of Tenant’s right to possession: (§) Tenant shall pay 125% of the aggregate of the Base Rent last prevailing hereunder,
(i) there shall be no renewal or extension of this Lease by operation of law; and (iii) the hold over tenancy may be
terminated by either party hereto upon thirty (30) days’ ptior written notice given by the terminating party to the non-
terminating party. The provisions of this Section shall not constitute a waiver by Landlord of any re-entry rights of
Landlord provided hereunder or by law.

19.2.  All fixtures, improvements and appurtenances attached to, ox built into, the Premises at the
commencement of, or during the Lease Texm, whether or not placed there by or at the expense of Tenant, including
without limitation Building cranes and Building Systems, shall become and remain a patt of the Premises; shall be
deemed the property of Landlord (“Landlozd’s Propetty™), without compensation ot credit to Tenant; and shall not
be removed by Tenant.

19.3.  All movable non-structural business and trade fixtures, machinery and equipment, installed in
the Premises by, or for the account of, Tenant and without expense to Landlord, and that can be removed without
structural damage to the Building, and all furniture, furnishings and other articles of movable personal property owned
by Tenant and located in the Premises (collectively, the “Tenant’s Property”) shall be and shall remain the property of
Tenant and may be removed by Tenant at any time during the Lease Term, provided Tenant repairs or pays the cost of
restoring the Premises and repairing any damage to the Premises tesulting from the installation and/or temoval thereof.
At or before the expiration of the Lease Term, or the date of any eatlier termination, Tenant, at its expense, shall remove
from the Premises all of Tenant’s Property and any Alterations (except such Alterations as constitute Landlord’s
Propetty; or such Alterations Landlord has notified Tenant in writing shall remain on the Premises, shall become the
propetty of Landlord), and Tenant shall restote the Premises and repai (to Landlord’s reasonable satisfaction) any
damage to the Premises resulting from any installation and/or temoval of Tenant’s Property or required Alterations.
Any other items of Tenant’s Property that shall remain in the Premises after the expiration of the Lease Tewm, or
following 2n eatlier termination date, may, at the option of Landlotd, be deemed to have been abandoned, and in such
case, such items may be retained by Landlord as its property ot be disposed of by Landlord, in Landlord’s sole and
absolute discretion and without accountability, at Tenant’s expense.

ARTICLE
CONSTRUCTION LIENS

20.1.  Nothing in this Lease shall authorize Tenant to do any act which shall in any way encumber
the title of Landlord in and to the Premises, nor shall the interest of Landlord in the Premises be subject to any lien
atising from any act or omission of Tenant.

20.2. ‘Tenant shall not pesmit any construction liens to attach to the fee simple title of the Premises.
Tenant, at its expense, shall procure the satisfaction or discharge of record of all such liens and encumbrances or post
a bond in compliance with the Michigan Consttuction Lien Act within ten (10) days after the filing thereof; ot, within
such ten (10) day period, Tenant shall provide Landlord, at Tenant’s sole expense, with endorsements (satisfactory, both
in form and substance, to Landlord and the holder of any moxtgage or deed of trust) to the existing title insurance
policies of Landlord and the holder of any mortgage, insuring against the existence of, and any attempted enforcemeat
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of, such lien or encumbrance, In the event Tenant has not so performed, Landlord may, at its option, pay and discharge
such liens and Tenant shall be responsible to reimburse Landlord, on demand, for all reasonable costs and expenses
incutred in connection therewith, togethet with interest thereon at the Default Rate, which expenses shall include
reasonable fees of attorneys of Landlord’s choosing, and any costs in posting bond to effect discharge or release of the
lien as an encumbrance against the Premises,

ARTICLE XX1
NOTICES

21.1.  All notices, demands and requests hereunder shall be in writing and sent by (a) personal
delivery delivered by a representative of the party giving such notice, (b) ovetnight delivery by recognized overnight
couriet, (c) United States mail, postage prepaid, registered or certified mail, retum receipt requested, or (d) electronic
mail delivered to the correct email address below (provided that notice is also given by one of the other permitted
methods), addressed as follows:

In the case of Landlord to: 1500 REAL ESTATE LLC
37610 Hills Tech Dr
Facroington Hills, MI 48331
Attn: Bennett Donaldson
bdonaldson@)jbdonaldson.com

AND

1500 REAL ESTATE LLC
225 Maidenblush Drive
New Wilmington, PA 16142
Atin: Brad Betlin
bradb9310@yahoo.com

In the case of Tenant to: T.A. SYSTEMS, INC.
1842 Rochester Industrial Drive
Rochester Hills, MI 48309
Attn: Tedd Brown, President and CEO
tbrown(@ta-systems.com

21.2.  Bach party from time to time may change its address for purpose of notice under this Article
by giving to the other pasty notice of such change of address. Any such notice or communication shall be deemed to
have been delivered either at the time of personal delivety actually received by the addressee or a representative of the
addtessee, or the next business day if delivered by overnight coutier, ot three (3) business days if delivery by certified or
registered mail, or upon the sending of an electronic mail message to the correct e-mail address. Landlord and Tenant
hereby agree that notices may be given hereunder by the parties’ respective counsel and that, if any communication is
to be given hereunder by Landlord’s or Tenant’s counsel, such counsel may communicate directly with all principals as
requited to comply with the provisions of this Article XXL

ARTICLE XXI11
REPRESENTATION AND WARRANTIES

22.1.  Landlord reptesents and watrants to Tenant as follows:
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(a) This Lease is and shall be binding upon and enfotceable agpinst Landlord in
accordance with its terms, and the transaction contemplated hereby will not result in a breach of, or constitute a default
ot permit acceleration and maturity under any agreement to which Landlord is a party.

(®) The individual executing this Lease on behalf of Landlord represents and warrants
that such individual is duly authorized to execute and deliver this Lease on behalf of Landlord in accordance with
Landlord’s governing documents, and that this Lease is binding upon Landlotd in accordance with its terms.

22,2  Tenant represents and watrants to Landlord as follows:

(a) This Lease is and shall be binding upon and enforceable against Tenant in accordance
with its terms, and the transaction contemplated hereby will not result in a breach of, or constitute a default ot permit
acceleration and maturity under any agreement to which Tenant is a party.

® The individual executing this Lease on behalf of Tenant represents and watrants that
such individual is duly authotized to execute and deliver this Lease on behalf of Tenant in accordance with Tenant’s
governing documents, and that this Lease is binding upon Tenant in accordance with its terms.

ARTICLE XXI11
ENVIRONMENTAL REPRESENTATIONS, WARRANTIES, AND INDEMNIRICATION

23.1.  During the Lease Term, Tenant and its contractors, agents, employees and representatives
(“Tenant Patties”) shall comply with all Envitontnental Laws, and the Tenant Patties will not permit any Release of
Hazardous Materials on, in, under, or from the Premises except in accordance with all Eavironmental Laws. Tenant
will notify Landlord, in writing within seven (7) days after Tenant ot acquites notice or knowledge that any Hazardous
Materials have been ot are threatened to be Released on, in, undet, or from the Premises. If Tenant fails to comply
with these covenants within ninety (90) days after Tenant delivered or should have delivered such written notice to
Landlord, then Landlord may cause the removal (or other cleanup acceptable to Landloxd) of any Hazardous Materials
from the Premises. The costs of Hazardous Materials removal and any other cleanup (including teansportation and
storage costs) will be Additional Rent under this Lease, and those costs will become due and payable upon written
demand by Landlord. Tenant will give Landlord, its agents and employees reasonable access to the Premises upon not
less than five (5) business days’ prior written notice (except in the event of emergency) to remove or otherwise clean up
any Hazardous Material that Tenant is not otherwise removing ot cleaning up. Except with respect to those matters
disclosed by the envitonmental report prepared by AKT Peerless and dated as of August 7, 2023, a copy of which has
been provided to Tenant, Landlotd has no knowledge of any Hazardous Materfals, Hazardous Substances, Hazardous
Waste, Materials, or Chemical Substance or Mixture in, on or about the Building or Premises, or the land upon which
the Building is situated (the “Land”), and covenants and agtees to act in such a way as to keep the Building and Land
free of Hazardous Materials, Hazardous Substances, Hazardous Waste, Matetials, or Chemical Substance ot Mixture
during the Lease Term. Landlord shall indemnify, defend and hold Tenant hatmless from and against any and all
Liability claims, costs, losses, damages, expenses and obligations including, but not limited to, attorneys’ fees, as a result
of or in connection with the presence (or suspected presence), release (or suspected release), spill (or suspected spill) or
discharge (or suspected discharge) of any Hazardous Materials, Hazardous Substances, Hazardous Waste, Matetials, or
Chemical Substance or Mixtuze in, on or about the Building or Land by Landlotd, its agents, employees, contractors ot
licensees, which indemnity shall survive the expiration or tetmination of this Lease, as well as for pre-existing
envitonmental conditions.

23.2, Tenant agrees to indemnify, defend, and hold Landlord and its owners, shareholders,
members, managers, directors, officers, employees, representatives, agents and attorneys (the “Landlord Parties™)
hatmless from and against all losses, liabilities, obligations, penalties, claims, litigation, demands, defenses, costs,
judgments, suits, proceedings, damages, disbursements, or expenses of any kind (including reasonable attorneys’ and
experts’ fees and reasonable expenses and fees and expenses incurted in investigating, defending, ot prosecuting any
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litigation, claim, or proceeding) which Landlord or any of the Landlotd Parties may incur because of a breach by any of
the Tenant Parties of Tenant’s covenants and agreements set forth in this Axticle XXIII.

233,  Definitions. For purposes of this Article XXIIIL:

“Envitonmental Laws” shall mean any federal, state or local statute, regulation ot ordinance or any
judicial or administrative decree or decision, whethet now existing or hereinafter enacted, promulgated or issued, with
respect to any Hazardous Materials, drinking watex, groundwater, wetlands, landfills, open dumps, storage tanks,
underground storage tanks, solid waste, waste water, storm wates runoff, waste emissions ot wells. Without limiting the
generality of the foregoing, the term shall encompass each of the following statutes, and regulations, orders, decrees,
permits, licenses and deed restrictions now or heteafter promulgated thereunder, and amendments and successors to
such statutes and regulations as may be enacted and promulgated from time to time: (i) the Comprehensive
Eavironmental Response, Compensation and Liability Act (codified in scattered sections of 26 US.C,, 33 U.S.C, 42
U.S.C. and 42 U.S.C. Section 9601 et seq.) (‘“CERCLA™); (i) the Resource Conservation and Recovery Act (42 U.S.C.
Section 6901 et seq.) (“RCRA™); (iii) the Hazardous Materials Transportation Act (49 U.S.C. Section 1801 et seq.); (iv)
the Toxic Substances Control Act (15U.8,C, Section 2061 et seq.); (v) the Clean Water Act (33 U.S.C. Section 1251 et
seq.); (vi) the Clean Air Act (42 U.S.C. Section 7401 et seq.); (vif) the Safe Dinking Water Act (21 U.S.C. Section 349,
42 US.C. Section 201 and Section 300f et seq.); (viii) the National Eavironmental Policy Act (42 U.S.C. Section 4321
et seq.); (x) the Supetfund Amendments and Reauthotization Act of 1986 (codified in scattered sections of 10 US.C,,
29 US.C, 33 US.C. and 42 US.C); (x) Title III of the Supetfund Amendment and Reauthorization Act (40 US.C.
Section 1101 et seq.); (xi) the Uranium Mill Tailings Radiation Control Act (42 U.S.C. Section 7901 et seq.); (xii) the
Occupational Safety and Health Act (29 US.C. Section 655 et seq.); (xili) the Federal Insecticide, Pungicide and
Rodenticide Act (7 U.S.C. Section 136 et seq.); and (xiv) the Emetgency Planning and Community Right to Know Act
(42 U.S.C. Section 1100 et seq.).

“Hazardous Materials” means each and every element, compound, chemical mixture, contaminant,
pollutant, material, waste ot other substance which is defined, determined or identified as hazardous or toxic under any
Environmental Law. Without imiting the genetality of the foregoing, the term shall mean and include:

“Hazardous Substance(s)” as defined in CERCLA, the Supetfund Amendments and
Reauthorization Act of 1986, or Title III of the Superfund Amendment and Reauthorization Act, each as amended, and
regulations promulgated thereunder including, but not limited to, asbestos ot any substance containing asbestos,
polychlorinated biphenyls, any explosives, radioactive materials, chemicals known or suspected to cause cancer or
reproductive toxicity, pollutants, contaminants, infectious wastes, any petroleum or petroleum-derived waste or product
or related matetials and any items defined as hazardous, special or toxic materials, substances ox waste;

A “Hazardous Waste” as defined in the Resource Conservation and Recovery Act of 1976, as amended,
and regulations promulgated thereunder;

“Materials” as defined as “Hazaxdous Materials” in the Hazardous Materials Transportation Act, s
amended, and regulations promulgated thereunder; and

“Chemical Substance ot Mixture” as defined in the Toxic Substances Control Act, as amended, and
tegulations promulgated theteunder.

“Governmental Authotities” means the United States, the State of Michigan, and any political
subdivision thereof, and any and all agencies, departments, comnmissions, boards, bureaus, bodies, councils, offices,
authorities, or instrumentality of any of them, of any nature whatsoeves for any governmental unit (federal, state, county,
district, municipal, city or otherwise) whether now or hereafter in existence.

“Release” shall mean any spilling, leaking, pumping, pouring, emitting, emptying, discharging,
injecting, storing, escaping, leaching, dumping, discarding, burying, abandoning, or disposing into the environment.
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234.  Allrepresentations, watranties, covenants, agreements and indemnities set forth in this Article
XXIIT shall survive the expiration ot termination of this Lease, and shall continue to be binding upon and inure to the
benefit of any successors or assigns of Landlord and Tenant.

ARTICLE XXTV
1, EOQUS

241, If any term or provision of this Lease or the application thereof to any person ox circumstance
shall, to any extent, be invalid or unenforceable, the remainder of this Lease, ot the application of such term or provision
to petsons or circumstances other than those to which it is held invalid or unenforceable, shall not be affected thereby,
and each term and provision of this Lease shall be valid-and be enforceable to the fullest extent permitted by law.

24.2.  The failure of either party to insist, in any one or mote instances, upon the strict performance
of any one ot mote of the obligations of this Lease, o to exercise any election herein contained, shall not be construed
as & waiver ot relinquishment for the future of the petrformance of such one or more obligations of this Lease or of the
tight to exetcise such election, but the Lease shall continue and remain in full force and effect with respect to any
subsequent breach, act or omission. The receipt and acceptance by Landlozd of rent or any additional sums due
hereunder with knowledge of breach by Tenant of any obligation of this Lease shall not be deemed o waiver of such
breach.

243 = Landlord agrees to execute and record a mutually agreeable Memorandum of Lease if
requested to do so by Tenant, provided that Tenant shall pay any and all tecording costs associated therewith,

24.4.  Except as otherwise exptessly provided for in this Lease, this Lease shall be binding upon, and
inure to the benefit of, the successors and assignees of the parties hereto.

24.5.  IfLandlord shall fail to perform any covenant, term or condition of this Lease upon Landlord’s
patt to be performed and, if as a consequence of such default, Tenant shall recover a money judgment against Landlord,
such judgment shall be satisfied only out of the proceeds of sale received upon execution of such judgment and levied
thereon against the right, title and interest of Landlotd in the Premises and out of the rents or other income from such
propetty receivable by Landlord, or out of the consideration received by Landlozd from the sale or other disposition of
all or any part of Landlord’s right, title and interest in the Premises, and neither Landlord nor any of its members shall
be liable for any deficiency.

24.6.  Upon the expiration or other tertnination of this Lease, neither party shall have any fusthes
obligation nor liability to the other except as otherwise expressly provided in this Lease and except for such obligations
as, by their nature or under the circumstances, can only be, or by the provisions of this Lease, may be performed after
such expiration or other termination.

24.7.  This Lease shall be governed by and construed in accordance with the laws of the state of
Michigan. The captions, headings and titles in this Lease ate solely for convenience of reference and shall not affect its
interpretation. This Lease shall be construed without regard to any presumption or other rule requiring construction
against the party causing this Lease to be drafted. Each covenant, agreement, obligation, or other provision of this
Lease to be performed by Tenant, shall be construed as a separate and independent covenant of Tenant, not dependent
on any other provision of this Lease. All terms and words used in this Lease, regardless of the number or gender in
which they are used, shall be deemed to include any other number and any other gender as the context may require.

24.8.  Time is of the essence for this Lease and the performance of all covenants, agreements and
obligations hereundes. If the time for performance hereunder falls on a Saturday, Sunday or a day that is recognized as
a holiday in the State of Michigan, then such time shall be deemed extended to the next day that is not a Saturday,
Sunday or holiday in the State of Michigan.
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24.9.  Each party represents that it has dealt with no broket or brokers in connection with the
negotiation, execution and delivery of this Lease, except Signatute Associates and Colliers, whose commissions shall be
peid by Landlord pursuant to a separate agreement. Landlord and Tenant shall, and do hereby, indemnify, defend, and
save the other harmless from and against any losses, damages, penalties, claims ot demands of whatsoever nature arising
from a breach of its foregoing representation, including, without limitation, reasonable attorneys” fees and expenses
actually incurred. The representations and indemnifications set forth in this Section shall survive the termination of this
Lease.

24.10. This Lease may be executed in counterparts, each of which may be deemed an otiginal and all
of such counterpatts together shall constitute one and the same agreement, PDF copies of executed counterpatts
delivered via email may be treated as otiginals by the patties.

24,11. Landlord and Tenant agree to teeat as confidential (a) the contents of this Lease and (b) all
information that each of them may disclose to the other in fustherance of ot in connection with this Lease (collectively,
the “Confidential Information”); provided Tenant, in its sole discretion, may (i) provide a copy of this Lease to any
assignee or prospective assignee, subtenant or prospective subtenant with the financial terms redacted, and (i) divulge
(including, but not limited to, by public statements) the existence of the Lease, the location of the Premises, the
anticipated Commencement Date and/or Tenant’s permitted use. All Confidential Information will be kept by the
receiving party in the strictest of confidence and will not be divulged to a thitd party, save and except (I) as may be
treasonably tequired to be made to a party’s professional advisors, lenders, purchasers and investors in connection with
the Premises; (i) to the State, County, City, Township and/or federal government and the respective depattments
thereof and any adjacent landownets, in connection with the obtaining of development and govetnmental approvals,
including, without limitation, zoning, government incentives and tax rebates, and any public meetings to obtzin such
approvals and/or incentives; (ii) by a court of competent authotity; and/ox (iv) by applicable law or regulation, ot (¥)
to enforce its rights against the other party.

2412, LANDLORD AND TENANT, TO THE FULLEST EXTENT THAT THEY MAY
LAWFULLY DO SO, HEREBY WAIVE TRIAL BY JURY IN ANY ACTION OR PROCEBDING BROUGHT
BY ANY PARTY TO THIS LEASE WITH RESPECT TO THIS LEASE, THE PREMISES, OR ANY OTHER
MATTER RELATED TO THIS LEASE OR THE PREMISES. '

ARTICLE XXV
SECURITY

251, Tenant shall deposit with Landlord upon the Effective Date the sum of Ninety-Three
Thousand Seven Hundred Fifty Dollars (§93,750) as security for the full performance by Tenant of all of the terms of
this Lease (“Security Deposit”). Upon an Event of Default, Landlord may, but shall not be requited to, use the whole
ot any part of the Security Deposit in satisfaction of damages incurred in connection with Tenant’s default, whether the
same may accrie before or after any legal proceedings are instituted by Landlord. Whenever the amount of the Secutity
Deposit is diminished by Landlord’s application thereof, Tenant shall deposit additional money with Landlord sufficient
to restore the Security Deposit to the otiginal amount. If Tenant fully complies with all of the terms of this Lease, the
Security Deposit or any balance thereof shall be retumed to Tenant within fourteen (14) days after expiration ox
termination of this Lease. Tenant shall not be entitled to any interest on the Security Deposit. In the absence of
evidence of any assignment of the Security Deposit, Landlord may return the Security Deposit to the original Tenant,
regardless of one or more assignments of the Lease itself. If Landlord shall sell the Premises ot otherwise assign or
transfer this Lease, Landlord shall have the right to transfer the Security Deposit to the assignee for the benefit of
Tenant and Landlord shall then be released from all liability for the Secutity Deposit. Landlord may commingle the
Security Deposit with any other funds of Landlord,

ARTICLE
26.1.  Intentionally omitted.
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[signatures on following page]
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IN WITNESS WHEREOF, Landlord and Tenant have hereunto executed this Lease as of the
Effective Date.

Landlord:

1500 REAL ESTATE LLC, a Delaware limited liability company
By: 1500 Hamlin LLC, a Michigan limited liability company
Its: Sole Membet

. Bionett Donaldson
Its: Manager

And
By

Brad Bedin
Its: Manager

Tenant:

T.A. SYSTEMS, INC.,, a Michigan corporation

By:

Theodore Brown
Its: CEO
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Effective Date,

IN WITNESS WHEREOF, Landlord and Tenant have heteunto executed this Lease as of the

Landlord:

1500 REAL ESTATE LLC, 2 Delaware imited liability company
By: 1500 Hamlin I1.C, a Michigan limited liability company
Its: Sole Member

B

J. Bennett Donaldson
Its: Managet

Tenant:

T.A. SYSTEMS, INC., 2 Michigan corporation

L —
‘Theodore Brown
Its:: CEO
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IN WITNESS WHEREOF, Landlord and Tenant have hereunto executed this Lease 25 of the
Effective Date.

Landlogd:

1500 REAL ESTATE LLC, a Delaware limited liability company
By: 1500 Hamlin LLC, 2 Michigan limited liability company
Its: Sole Member

By: —_— SR
J. Bennett Donaldson
Its: Manager

And

Tenant
T.A. SYSTEMS, ING,, a Michigdah!

By

Iti: CEO
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XHIBIT B
Tenant's Permitted Alterations and Improvements

Crane added to back bay by truck wells, can be floor supported by columns and tied to building
structure for lateral stiffness.

Demolition of approximately 10,000 sqft of 1= flooy office space, finished to likeness of
manufacturing space.

Addition of access stairs to storage mezzanine from machine shop.

Demolition of Jenoptik demo room, keep CMM room. '

Addition of air extractor for paint booth on northeast cornet.

Addition of direct vent air extractor above Fabrication area along east wall/north side of building
Electrical upgrades to run Tenant's equipment
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SUBLEASE

THIS SUBLEASE ("Sublease") is made November 1, 2023 (the "Effective Date™), by and
between T.A. Systems, Inc., a Michigan corporation, whose address is 1842 Rochester Industrial
Drive, Rochester Hills, Michigan 48309 ("Sublandlord") and Jenoptik Automotive North
America, LLC, a Michigan limited liability company, whose address is 16490 Innovation Drive,
Jupiter, Florida 33478 ("Subtenant").

RECITALS

A. Pursuant to a Lease Agreement dated November 1, 2023 (the "Master Lease™"),
Sublandlord, as tenant, leased from 1500 Real Estate LLC, a Delaware limited liability company,
as landlord ("Master Landlord"), certain rentable space within an industrial building consisting
of approximately 100,000 square feet of enclosed building area ("Building"), and all
improvements located on a parcel of land located at 1500 W, Hamlin Road, Rochester Hills,
Michigan 48309, together with any and all appurtenances, rights, privileges and easements
benefitting, belong or pertaining thereto. A copy of the Master Lease is attached hereto as Exhibit
A.

B. Subtenant desires to sublease that certain portion of the Building on the terms set
forth in this Sublease.

NOW THEREFORE, in consideration of the mutual covenants set forth in this Sublease,
the parties agree as follows:

1. Term; Subleased Premises. Upon the terms and conditions hereinafter set forth,
Sublandlord subleases to Subtenant and Subtenant subleases from Sublandlord a portion of the
Premises as follows:

(@)  Beginning as of November 1, 2023 or on the date of sale by Subtenant of
the Building (the "Commencement Date") and continuing through April 30, 2024 the "Phase I
Term™), consisting of approximately 100,000 square feet of rentable space (the "Initial Subleased
Premises"); and

(b)  Beginning as of May 1, 2024 and continuing through December 31, 2024
(the "Phase II Term"), consisting of approximately 50,000 square feet of rentable space (the
"Subsequent Subleased Premises"). Sublandlord and Subtenant shall cooperate to provide for a
sepatate and demised Subsequent Subleased Premises during the Phase II Term that is in
compliance with all Laws, and cooperate with the other to provide for separation of personal
property and security of the same.

Notwithstanding anything to the contrary herein contained, after May 1, 2024, the
Subtenant shall have the right to terminate the Sublease on thirty (30) days prior written notice to
Sublandlord without penalty.

2. Base Rent. Subtenant shall pay Sublandlord base rent payable in consecutive
monthly installments, in advance, commencing on the Commencement Date (with a prorated
payment in the event the Commencement Date is not the first day of the month) and continuing on
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the first day of each consecutive calendar month throughout each of the Phase I Term and Phase
II Term without setoff or deduction ("Base Rent"), as follows:

ovember 1/2023~ $790,000 | $65,833.33
4/30/2024

$11.25 Based on Based on

5/1/2024-11/30/2024 actual SF actual SF
occupied occupied

$11.59 Based on Based on

12/1/2024-12/31/2024 actual SF actual SF
occupied occupied

All rent payments shall be made without deduction or offset and shall be subject to the same late
charges and interest rates described in the Master Lease.

3. Master Lease. Subtenant leases the Initial Subleased Premises and Subsequent
Subleased Premises, as applicable, from Sublandlord subject to the covenants contained in the
Master Lease, except as modified by this Sublease; provided, however, that the following
provisions of the Master Lease shall be amended as follows:

(8  Notices. The addresses for notices set forth in Article XXI (Notices) of the
Master Lease shall be modified to include the addresses set forth above.

(b) Triple Net Expenses. Pursuant to Section 4.2 of the Master Lease,
Subtenant shall pay, in addition to Base Rent, its proportionate share of all other charges under the
Master Lease, including without limitation all Real Estate Taxes (in accordance with Article VI of
the Master Lease), all maintenance and repairs (in accordance with Article VII of the Master
Lease), all insurance premiums (in accordance with Article IX of the Master Lease) and all utilities
(in accordance with Article XV of the Master Lease) (referred to in the Master Lease as
"Additional Rent"). Any reference to "rent" as contained in the Master Lease or in this Sublease
shall mean collectively Base Rent, Additional Rent, and any other charges due under the Master
Lease and/or this Sublease. Subtenant's "proportionate share" shall be a fraction, the numerator of
which is the net rentable area of the Initial Subleased Premises or Subsequent Subleased Premises,
as applicable, and the denominator of which is the net rentable area of the Building (100,000 square
feet). Notwithstanding the foregoing, in the event Subtenant's burden on maintenance and repairs
and/or utilities exceeds that of its proportionate share during the Phase II Term, then Subtenant
shall be solely responsible for any and all costs and expenses associated with such overburden.

() Compliance with Master Lease. Subtenant covenants that it shall
perform, observe, and receive the benefits of all terms and covenants of the Master Lease and this
Sublease to be performed by Sublandlord and Subtenant, respectively, and that it shall do nothing
which will create a breach on the part of Sublandlord of any of the terms or covenants of the Master
Lease. Except where inconsistent with this Sublease, wherever the word "Landlord" appears in
the Master Lease, the word "Sublandlord" shall be substituted, wherever the word "Tenant"
appears in the Master Lease, the word "Subtenant” shall be substituted, wherever the word
"Premises" appears in the Master Lease, the word "Initial Subleased Premises” or "Subsequent
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Subleased Premises", as applicable, shall be substituted, and wherever the word "Lease" appears
in the Master Lease, the word "Sublease" shall be substituted. Unless otherwise defined in this
Sublease, all capitalized words used herein shall have the same meaning as such words have in the
Master Lease.

Notwithstanding the foregoing, for purposes of this Sublease only, the Master Lease
shall be deemed to be modified as follows:

O Sections 7.1 and 7.3 of the Master Lease shall be modified for this
Sublease such that the Sublandlord is responsible for the
maintenance, repair and replacement, as necessary of the roof
structure and exterior walls, and the Subtenant shall be responsible
for the roof membrane in addition to the other items listed in Section
7.3, except as modified above. Additionally, all replacements and
the cost thereof, including without limitation, those matters required
by the ADA as contained in section 3.2 of the Master Lease, made
by Subtenant (as required under the Master Lease and this
Sublease), shall be amortized over the useful life of the item being
replaced, and Subtenant shall only be obligated to pay the amortized
amount at the beginning of each month during the Sublease Term.

(ii)  Subtenant shall only be required to provide commercial general
liability insurance in satisfaction of Section 9.3 with a combined
single limit of $3,000,000.

(d)  Governing Instrument. Sublandlord's interest in the Initial Subleased
Premises and Subsequent Subleased Premises, as applicable, is expressly subject to the terms of
the Master Lease. If Sublandlord's interest as tenant under the Master Lease is terminated, then
this Sublease shall terminate, without any liability of Sublandlord to Subtenant.

4. Use of Subleased Premises. Subtenant covenants that it shall use the Initial
Subleased Premises and Subsequent Subleased Premises, as applicable, solely for the purpose of
warehousing, manufacturing, research and development, general office and all other uses
necessary and incidental thereto, and for no other purpose or purposes.

5. Indemnification. In addition to any indemnification provisions contained in the
Master Lease, Subtenant agrees to indemnify Sublandlord and Master Landlord and shall hold
Sublandlord and Master Landlord harmless from and against any and all claims, actions, damages,
liabilities and expenses (including costs and actual attorneys' fees) (a) in connection with death or
injury to person(s) or loss or damage to property occurring in, on or about, or arising out of the
Initial Subleased Premises and Subsequent Subleased Premises, as applicable, the use or
occupancy thereof, or the conduct or operation of Subtenant's business, (except to the extent caused
by the negligence of Master Landlord or Sublandlord, its agents, employees, contractors, and
invitees); or (b) arising out of a default by Subtenant in the performance of any of its obligations
under this Sublease.

6. Maintenance. To the extent any maintenance or repairs are the responsibility of
Master Landlord under the Master Lease, Sublandlord's obligations herein shall be limited to
requesting Master Landlord to perform its obligations under the Master Lease.




7. Acceptance of Subleased Premises. Subtenant accepts the Initial Subleased
Premises and Subsequent Subleased Premises, as applicable, in their current “as is" condition.
Subtenant may not make any alterations or improvements to the Initial Subleased Premises and
Subsequent Subleased Premises, as applicable, without the prior written consent of Sublandlord
and Master Landlord. Notwithstanding anything to the contrary contained herein, the following
items shall remain in place: (A) any existing signage of Subtenant’s in or about the interior or
exterior of the Premises and (B) all of Subtenant’s equipment and personal property. Sublandlord
shall accept Subtenant’s occupancy as-is on the Commencement Date. Notwithstanding the
foregoing, as of May 1, 2024, the main building exterior sign shall be changed by Sublandlord to
accommodate Sublandlord’s name and branding at Sublandlord’s costs and expense.

8. Assignment; Sublease. Subtenant may not assign this Sublease or sublease all or
any portion of the Initial Subleased Premises and Subsequent Subleased Premises, as applicable,
without Sublandlord's prior written consent. Notwithstanding anything to the contrary, provided
that Subtenant is not in default of this Sublease, Subtenant may assign or sublet all or any portion
of the Premises to any legal entity which is the parent, affiliate or wholly owned subsidiary of
Subtenant or under the same common control as Subtenant, (a “Permitted Assignment”).
Subtenant shall submit evidence reasonably satisfactory to Sublandlord of any Permitted
Assignment within ten (10) days of the completion of such transaction.

9. Default and Sublandlord's Remedies. It shall be a default if Subtenant defaults
in the payment of any sums to Sublandlord when due, and does not cure such default within five
(5) days; if Subtenant defaults in the performance of any other covenant or condition of the
Sublease and does not cure such other default within fifteen (15) days after written notice from
Sublandlord specifying the default complained of; if Subtenant abandons or vacates the Initial
Subleased Premises and Subsequent Subleased Premises, as applicable; or if Subtenant is
adjudicated a bankrupt or makes any assignment for the benefit of creditors.

In the event of a default, Sublandlord shall have the right, at its option, in addition to and
not exclusive of any other remedy Sublandlord may have by operation of law, without any further
demand or notice, with full process of the law, to re-enter the Initial Subleased Premises and
Subsequent Subleased Premises, as applicable, and eject all persons therefrom, and either (a)
declare this Sublease at an end, in which event Subtenant shall immediately pay Sublandlord a
sum of money equal to the total of (i) the amount of the unpaid rent accrued through the date of
termination; (ii) the amount by which the unpaid rent reserved for the balance of the term exceeds
the amount of such rental loss that Subtenant proves could be reasonably avoided; and (iii) any
other amount necessary to compensate Sublandlord for all detriment proximately caused by
Subtenant's failure to perform its obligations under this Sublease, or (b) without terminating this
Sublease, relet the Initial Subleased Premises and Subsequent Subleased Premises, as applicable,
or any part thereof, for the account of Subtenant upon such terms and conditions as Sublandlord
may deem advisable, and any monies received from such reletting shall be applied first to the
expenses of such reletting and collection, including necessary renovation and alterations of the
Initial Subleased Premises and Subsequent Subleased Premises, as applicable, reasonable
attomeys' fees, any real estate commissions paid, and thereafter toward payment of all sums due
or to become due Sublandlord hereunder, and if a sufficient sum shall not be thus realized to pay
such sums and other charges, Subtenant shall pay Sublandlord any deficiency monthly,
notwithstanding that Sublandlord may have received rental in excess of the rental stipulated in this
Sublease in previous or subsequent months, and Sublandlord may bring an action therefor as such
monthly deficiency shall arise.
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No re-entry and taking of possession of the Initial Subleased Premises and Subsequent
Subleased Premises, as applicable, by Sublandlord shall be construed as an election on
Sublandlord's part to terminate this Sublease, regardless of the extent of renovations and alterations
by Sublandlord, unless a written notice of such intention is given to Subtenant by Sublandlord.
Notwithstanding any reletting without termination, Sublandlord may at any time thereafter elect
to terminate this Sublease for such previous breach.

I suit shall be brought by Sublandlord for recovery of possession of the Initial Subleased
Premises and Subsequent Subleased Premises, as applicable, for the recovery of any rent or any
other amount due under the provisions of this Sublease, or because of the breach of any other
covenant, Subtenant shall pay to Sublandlord all expenses incurred in connection therewith,
including reasonable attorneys' fees.

10.  Partial Invalidity. If any term, covenant, or condition of this Sublease or the
application thereof to any person or circumstances shall to any extent be invalid or unenforceable,
the remainder of this Sublease or the Master Lease, or the application of such term, covenant or
condition to persons or circumstances other than those as to which it is held invalid or
unenforceable, shall not be affected thereby.

11.  Headings. The headings contained in this Sublease are for convenience only and
shall not be used to define, explain, modify or aid in the interpretation or construction of the
contents of this Sublease.

12.  Entire Agreement. This Sublease and its attached exhibits constitute the entire
agreement between the parties and shall be deemed to supersede and cancel any other agreement
between the parties relating to the transactions herein contemplated. Each party acknowledges that
there are no representations, inducements or conditions other than as set forth in this Sublease.

13.  Governing Law. This Sublease shall be governed by the laws of the State of
Michigan.

14,  Interpretation. The terms of this Sublease shall control to the extent of any
inconsistencies between it and the Master Lease. .

[Signature Page Follows]




IN WITNESS WHEREOF, the parties have hereunto executed this Sublease as of the

Effective Date.

ACCEPTED AND AGREED TO BY
MASTER LANDLORD:

SUBLANDLORD:

T.A. SYSTEMS, INC.,
a Michigan corporation

- {

Its: CEO

SUBTENANT:
JENOPTIK AUTOMOTIVE NORTH

AMERICA, LLC,
a Michigan limited liability company

By;.

Name:_
Its:

1500 REAL ESTATE LLC, 2 Delaware limited liability company
By: 1500 Hamlin LLC, a Michigan limited liability company

Its: Sole Member

By:

Its: Manager

And

By:

J ﬁmﬁctt bbnﬂdson

Brad Betlia
Its: Manager




IN WITNESS WHEREOF, the parties have hereunto executed this Sublease as of the

Effective Date.

ACCEPTED AND AGREED TO BY
MASTER LANDLORD:

FREERE) (o0 Reol Cshabe LLC
a dfialiganrlimited liability company
Delawnre

By:

Name:
Its:

SUBLANDLORD:

T.A. SYSTEMS, INC.,
a Michigan corporation

By:
" Name:
Its: =
SUBTENANT:

JENOPTIK AUTOMOTIVE NORTH
AMERICA, LLC,
a Michigan limited liability company

oy, S Ky

7 Name; < ANS MY ICESHA VAR
Its: Pya g ole wad—




IN WITNESS WHEREOF, the parties have hereunto executed this Sublease as of the
Effective Date.
SUBLANDLORD:

T.A. SYSTEMS, INC.,
a Michigan corporation

By:
Name: Theodore Brown
Its: CEO
SUBTENANT:

JENOPTIK AUTOMOTIVE NORTH
AMERICA, LLC,
a Michigan limited liability company

By:

Name:
Its:

ACCEPTED AND AGREED TO BY
MASTER LANDLORD:

1500 REAL ESTATE LLC, a Delaware limited liability company
By: 1500 Hamlin LLC, 2 Michigan limited Liability company
Its: Sole Member

J- Bengett Donaldson
Tts: Manager

And
By:

Birad Berlin
Its: Manager




IN WITNESS WHEREOQF, the parties have hereunto executed this Sublease as of the
Effective Date.

SUBLANDLORD:

T.A. SYSTEMS, INC.,
a Michigan corporation

By:

ﬁame: Theodofé Brown

Its: CEO

SUBTENANT:

JENOPTIK AUTOMOTIVE NORTH

AMERICA, LLC,
a Michigan limited liability company

By:..

ItS:“ ——

ACCEPTED AND AGREED TO BY
MASTER LANDLORD:

1500 REAL ESTATE LLC, a Delaware limited liability company
By: 1500 Hamlin LX.C, 2 Michigan limited liability company
Its: Sole Member

By:. - .
J- Beanett Donaldson
Tts: Manager

And

Brad Berlin
Its: Manager




EXHIBIT A

Master Lease

See attached.




