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CONSENT TO SUBLEASE

(MCS Sports Arena Business Park LLC: Johnny Tama)

THIS CONSENT TO SUBLEASE ("Consent") is entered into by and between THE CITY OF
SAN DIEGO, a California municipal corporation ("City"), and MCS SPORTS ARENA BUSINESS
PARK LLC, a California limited liability company ¢'Lessee"), to be effective upon the respective
authorized representatives of City and Lessee all signing this Consent and the form of this Consent
being approved by the San Diego City Attorney. This Consent is made and entered into in reference
to the following recited facts:

RECITALS

A. City and Kathryn Crake, an individual, dba Triland Development Company, entered into that
certain Flat Rate Lease filed in the Office of the San Diego City Clerk on October 25,1978, as
Document No. 764812 ("Master Lease"), relating to that certain City-owned real property
described in Exhibit "A" attached to the Master Lease ("Master Premises").

B. Through a series of City-approved assignments, Lessee became the "Lessee" under the Master
Lease and is the current "Lessee" under the Master Lease.

C. Lessee now desires to sublease a portion of the Master Premises, consisting of approximately
1,476 rentable square feet located at 3780 Hancock Street, Suite C ("Sublease Premises"), to
Johnny Tama, a single man ¢'Sublessee"), for the operation of a martial arts studio. A true and
correct copy of the sublease between Lessee and Sublessee (subject to this Consent being
effective) is attached to this Consent as Exhibit "A" ("Sublease").

D. Master Lease Section IV.A.2 requires Lessee to obtain City's consent prior to entering into any
sublease of the Master Premises.

E. Lessee and Sublessee acknowledge that the City's act of consenting to the Sublease will not
relieve Lessee or Sublessee from any requirements under the Master Lease and Sublease
including but not limited to the timely payment of rent.

NOW, THEREFORE, for valuable consideration; the receipt and sufficiency of which are
hereby acknowledged, City and Lessee agree.as-follows:

1. City Consent to Sublease. Subject to the terms and conditions of this Consent and the
Master Lease, City consents to Lessee subleasing to Sublessee the Sublease Premises (identified as the
"Premises" in the Sublease). All terms and conditions ofthe Master Lease shall control and supersede
all inconsistent or contrary provisions in the Sublease.

2. Sublessee Assumption of Lessee's Obligations. City's consent to the Sublease is
conditioned upon Sublessee's written agreement in the Sublease to assume and perform all obligations
of Lessee under the Master Lease applicable to the Sublease Premises. Sublessee's failure to perform
one or more of these assumed obligations shall be a material default and breach under the Master Lease
and may subject the Master Lease to termination by City.



3. Sublessee Acknowledgment of this Consent. This Consent is conditioned on City's
receipt of an "Acknowledgement of Receipt of Consent to Sublease" in substantially the form of Exhibit
"B" attached to this Consent signed by the authorized representative(s) of Sublessee.

4. No Effect on Master Lease. Notwithstanding any provision of this Consent to the
contrary, this Consent does not release, discharge, or modify any obligation of Lessee under the Master
Lease.

5. Subsequent Subleasing. This Consent does not constitute City's consent to any
subsequent assignment, sublease, or license under the Master Lease or relating to the Premises or any
portion thereof, including the Sublease Premises, and does not relieve Lessee or any person claiming
under or through Lessee of the obligation to obtain City's consent to any future assignment, sublease, or
license pursuant to the Master Lease.

6. Processing Fee.s. Lessee agrees to pay City all applicable processing and/or administrative
fee(s) charged by City for processing this Consent.

7. Brokerage Commissions or Finder's Fees. Lessee acknowledges and agrees that City will
not be liable for any brokerage commission or finder's fee in connection with the consummation of the
Sublease. Lessee agrees to protect, defend, indemnity, and hold City harmless from any brokerage
commission or finder's fee in connection with the consummation of the Sublease or this Consent, and
from any cost or expense (including attorneys' fees) incurred by City in resisting any claim for any such
brokerage commission or finder's fee. The provisions of this Section 7 shall survive the expiration or
earlier termination of the Master Lease, the Sublease, or this Consent.

8. Consideration for Sublease: Lessee represents and warrants to City that a true, correct,
and complete copy of the Sublease is attached to this Consent as Exhibit "A." Lessee further represents
and warrants to City that there are no additional payments of rent or any other consideration of any type
that has been paid or provided or is payable or to be provided by Sublessee or any other person to Lessee
in connection with the Sublease or the Sublease Premises, other than as disclosed in the Sublease.

9. Subordination. The Sublease is subject to and subordinate to the terms, covenants and
conditions of the Master Lease. The Sublease may only be in effect while the Master Lease is in effect.
Nothing in this Consent modifies the expiration date of the Master Lease or Sublease. Lessee represents
and warrants to City that Lessee provided Sublessee a true, correct, and complete copy of the Master
Lease before Sublessee entered into the Sublease.

10. Lessee Estoppels. Lessee certifies the following to City as of the date of this Consent:

10.1 Lessee has not assigned its interest (or any portion thereof) in the Master Lease or
otherwise transferred its interest (or any portion thereof) in the Master Lease to any third party;

10.2 City does not owe Lessee any money or other performance under the Master
Lease;

10.3 City is not in default under the Master Lease;

10.4 The Master Lease is in full force and effect; there have been no amendments,
modifications, changes, or additions to the Master Lease since its execution; and
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10.5 Lessee is not in default or breach under the Master Lease and no event has
occurred that would constitute a default or breach under the Master Lease by Lessee, without regard
for any requirement to give notice and/or due to the passage of time.

11. CEOA. City's compliance with the California Environmental Quality Act ("CEQA") with
respect to this Consent is set forth in Attachment "B," attached hereto and incorporated herein by
reference.

12. No Fee Title Encumbrance. Nothing in this Consent or any document referenced in this
Consent is intended to create or authorize the creation of any transfer, lien, or encumbrance affecting the
fee title to the Master Premises.

\*emainder of page intentionally blank. Signatures appear on the following page.1
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SIGNATURE PAGE
TO

CONSENT TO SUBLEASE
(MCS Sports Arena Business Park LLC: Johnny Tama)

IN WITNESS WHEREOF, this Consent is made and entered into by and through the signatures
of the respective authorized representative(s) of City and Lessee, as set forth below:

THE CITY OF SAN DIEGO, a California
municipal corporation

Sep 10, 2024 . Z.7- Gitii.&&
Date: By:

Lucy Contreras, Deputy Director
Economic Development Department

Sep 10, 2024 |
Approved as to form on

MARA W. ELLIOTT
City Attorney

Michael Park
By : MichaeI P/# (Sep 10,2024 13:14 POT)

Deputy City Attorney

MCS SPORTS AB,21~IBUSINESS PARK
LLC, a Califor~jflimi~l liability company ,

Date : 9. 30/2029
Namefj»AM 1, (SeD;
Title: £5.0.0.
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EXH]BIT A
TO

CONSENT TO SUBLEASE
(MCS Sports Arena Business Park LLC: Johnny Tama)

SUBLEASE

[Attached behind this cover page]
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EXHIBIT B
i TO !

CONSENT TO SUBLEASE
(MCS Sports Arena Business Park LLC: Johnny Tama) a

ACKNOWLEDGMENT OF RECEIPT OF CONSENT TO SUBLEASE ,

JOHNNY TAMA, a single man ("Sublessee"), makes the following acknowledgments, 1
, representations, and warranties for the benefit of The City of San Diego, a California municipal

corporation ("Master Landlord"), as "Lessor" under that certain Flat Rate Lease filed in the Office of
the San Diego City Clerk on October 25, 1978, as Document No. 764812 ("Master Lease"), relating

' to that certain City-owned real property described in Exhibit "A" attached to the Master Lease
("Master Premises"),originally entered into with Kathryn Crake, an individual, dba Triland

I Development Company, and currently held by MCS Sports Arena Business Park LLC, a California
limited liability company, as the "Lessee":

, 1. Sublessee acknowledges entering into that certain Standard Industrial/Commercial
i Sublease-Gross, American Industrial Real Estate Association, with Lessee, dated June 10, 2024

("Sublease"), for Lessee to sublease to Sublessec that certain portion of the Master Premises consisting
of approximately 1,476 rentable square feet located at 3780 Hancock Street, Suite C, identified as the
"Premises" in the Sublease, for the operation of a martial arts studio and for no other purpose or use.

2. Sublessee acknowledges receipt of a copy of that certain Consent to Sublease *ICS
Sports Arena Business Park LLC: Hector Cabrera), between Master Landlord and Lessee relating to the
Sublease ("Consent").

3. Sublessee further acknowledges receipt of a copy of the Master Lease prior to entering
into the Sublease.

4. Sublessee acknowledges and agrees that the Sublease is subject and subordinate to the
terms, covenants, and conditions of the Master Lease and the Consent, the Sublease may only be in
effect while the Master Lease is in effect, and nothing in the Consent modifies the terms, covenants,
or conditions of the Master Lease.

5. Sublessee further acknowledges, represents, and warrants that a true and correct copy
of the Sublease is attached as Exhibit "A" to the Consent.

JOHNNY TAMA,~inggma-Date: 1 l 30 . 29 /9 Vi
0/\

EXHIBIT B



DocuSign Envelope ID:. 5DF0A27E€78548FE·eAEC-FB8000846781

By and Between

MCS Sports Arena Business Park LLC,
a California limited liability company

As: Sublessor

And

Johnny Tama,
an unmarrled man

As: Sublessee

At Sports Arena Business Park
3780 Hancock Street, Suite C

San Diego, CA 92110
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Standard Commercial Sublease
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Standard Commercial Sublease

Exhibit Table of Contents
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STANDARD INDUSTRIAW COMMERCIAL-
SUBLEASE-GROSS

AMERICAN INDUSTRIAL REAL ESTATE ASSOCIATION
1. Basic Provisions f'Basic Provisions").

1.1 Parties: This Subleaae (•Sublease"). dated &),4.- lot/ . 2024, Is macie by and between MCS
Sports Arena Business Palk LLC, a California 1!miled Ilabioty company ("Sublessorl, and Johnny Tama, an unmanled man
<"Sublessee"), (collectively  the •Parties•, or IndMdually e "Party-).

1.20) Premises: Theft certain portion of the Project (as defined below), Includbg all Improvements therein or to ba provided
by Sublessor under the telms of this Sublease. commonly known by the street address of 3780 Hancock Stroei Suite C. located in the
City of San Clego, County ol San DIego. State 01 Callfomla, with zip code 92110, as outoned on Exhibit A.1 attached hereto ("Premises')
consisting of approx. 1,476 lentable square feel
In addition to Sublessee'$ rights to use and occupy the Premises as hereinafter specilied, Sublessee shaU have non-exclusive rights to
the Common Aroas (as defined in Paragraph 2.7 below) as hereinalter specified, but shall not have any rights to the roof, extericr walls
or utility raceways or the butding containing tho Promlies (-Buildlng") or to any o:her bulldinge in the Prolect (as defined bele,4 The
Premises. the Building, the Common Areas. the land upon which they are located, along with all other buildings and improvementB
thereon, ere commonly known as Sports Arean Business Park located at 3760·3780 Hancock Street. In the city of San Diego, County of
San DIego, and State of California and he,eln collectlvely referred to as the "Project" as further doscribed on Exhlbit A, (See also
Paragraph 2.)

1.2(b) Parking: Zero to) unreservecl vehide parking spaces ("Unroservod Parking Spaces-); and two (21 reserved vehicle
parkIng space(s), Space #49 and #50. CRoserved Parking Spaces"). Reserved Parkjng Spaces are rese,ved Monday through Friday,
from 6 a.m. to 5 p.m. (See also Paragraph 2.81

1.3 Term: Thirty-eight (38) months FOrlglnal Term•) commencing July 1. 2024 CCommencemem DateD. and explring
August 31, 2027 CExpiration Datel. (See also Paragraph 3).

1.4 Early Possession: During any period that Sublessee ehall be permitted to enter the Premises pror to tile
Commensement Date other thon lo occupy the same (e.g., to store furniture or equlpme,4 Sublassee shall comply with all terms and i
provisions of this Lease, except those provisions requiring the payment of RefIL Provided the Premises are legally available, and further '
provided that Sublessor has completed any Sublessofs Work as may be required under this lease, or a ny separate agreemend entered
In connection herewith, Sublessor shall perma early enty.

1.5 Base Rent: $2.583.00 monul ("8390 Rent·). payable on the fiat day of each month commencing Won the
Commencement Date. plus water/sewer fees In the amount of $ 95.00 pe, month (See also Paragraph 4).
0 W this box b checked. thore are provisions in this Sublease for the Base Rent to be atusted. See ExhlbR F.

1.6 Sublossoo's Shoro of Common Area Operatjng Expenses: N/A ("Sublessee'& Share»).
1.7 Base Rent and Other Monies paid Upon Execution:

(e) Base Rent: Filut month's Base Rent ($ 2,583.00) + ¥*Iter/Sewer Fees ($95.00) = $ 2,678.00
O) Contmon Area Operating Expenses: Na ,(c) Secullty Deposit $ 5,770.00 (•Security Deposlr). (See also Parag,aph 5.)
(d) City Approval Fee: $ 1,050.00 for the City or San Diego Approval fee. i
(e) Credit Report: $ 35.00
(f) Total Due Upon Execution of this Sublease: $ 9.533.00

1.8 Agreed Use: The Premises shall be used for operations of a martial arts studio and for no olher use or purpose. Soo ;
Exhibit H. (See also Paragraph 8.)

1.9 Insuring Party: Sublessor is the "Insuring Party: (See e!30 Paragraph 8.)
1.10 Real Estate Brokers: (See also Paragraph 5).

(a) Reprosontauon: The following real estate brokers (the "Brokers") and brokerage retal'onshlps exist In this
transition (check applicable boxes):
0 Wa represents Sublessor exclusively ("Sublessors Broker');
0 nk represents Sublessee exclusively ('Sublessee's Brokef'); or
0 Javon Vieim / Gilbert Betenoourt wtth Pacific Coast Commercial represents both Sublessor ard Subtessee ("Dual
Agency'D.

(b) Payment to Brokers: Upon execution and delivery of this Sublease by both Partjes, Sublessor shall pay to the
Brokers the brokerage foe agreed to in a separate Mitten agreement.

1.11 Guarantor. The obligations of the Sublessee under thls Sublease are to be guaranteed by *A ("Guarantor").(See
also Parngraph 37.)

1.12 Addenda and Exhibits: Attoched hemto is an Addendum or Addenda consisUng of Paragraphs-through - and ,
Exhiblta A through J . all of which constitute a part of this Sublease.
2. Prom!905

2.1 Letting. Sub!essor hereby Subleases to Sublessee. and Sublessee hereby Subleases from Sublossor, the Prernises,
for the term, at the rental, and upon all of the terms, covenants and conditions set forth In this Sublease. Unless otherwise provided
heroin, any statement of size 801 forth In this Sublease. or that may have been used In cakulatIng Rent is an approxlfration which the
Parties agreels reasonable end any payments based themon are nol subject to revision whether of not tho actual size 6 more or less.

2.2 Condltion. Sublessor shall deliver that poition of the Premises contained winln the Building ("Unle) to Sublessae
broom clean mid free of debris on Ihe Conmencement Date or the Early Possesslon Date, whicheve, fust occurs ("Start Date"), and,
80 long as the reqi,ired service contracts described In Paragraph 7.1(b) below are obtained by Sublessee end in effect within thirty days
lollowing the Start Date, warrants that tile existing electlical, pfumbing, fire sprinkler, Ithting, heating, ventllating and alr condilloning
systems (•HVAC"), loading doors, if any, and al! other such elements in the Unit, other than those conslructed by Sublessee, shall be tri
good operanng condlljon on sold date end [hat the structural elements of the rool, bearing walls and foundation of the Unit shall be free
of material defects. If a non-compliance with such wal,anty existz3 as of {he Stan Date, or il one of auch systemm or elements should
malfunction or fail within the appropriate warranty period  Sublessor shan. as Sublessors sole obligallon wilh respect z such mattor,
except as other,ise provlded in this Sublease, promptly after receipt of written notice from Sublessee Belting forth w'ith specificity the ;
nature and extent of such non·compliance. mal!Unclon or failure, reclly same at Sublessors expense. The warranty periods shall be as
folfowB: (i) 6 months as b the HVAC systems, and (Ii) 30 days as to the remainho systems and other clomonts of the Unit If Sublessoo
does not give Sublessor the required notke within the approprlate warranty penod, correction of any such nomcompliance, malfunction
01 failure shan be the obllgation of Sublessee at Sublessee's sole cost orld expense (except for,ho repalis to the fire sprinkler systems,
roof, foundations, anWor bea,Ing walls-see Paragraph 7).

2.3 Compliance. Sublesscr warrants that the Improvements on the Premises and the Common Areas comply with thebuilding codes that were in effect at the time thet each such Improvement  or portion thereof and also with all applicable lows, covenants
M restrictions of record, regutalions, and ordirwnces In effect on the Start Oate ZApplicable Requirements•7, The Premises has nci
undergone an inspection by a Cerlified Access Specialist (CASp). Sald warranty does not appW to the use of which Sublessee will put
the Premises o, to any Alteratlons or Utility Installaticns (83 denned in Paragraph 7.3(e).) made or to be made by Sublessee. NOTE:
Sublessee 18 responsible lor determining whether or not the zoning 19 approprlato for Sublesseas Intended use, and
acknowledges that past uses of the Premises may no longer be allowed. If lhe Prer,~ses do not comply with sald warranty; Sublessor
shal], accept as athervae provided, promptly alter receipt of wfitten notice from Sublossee setting forth with specilicity the nature and ext~nt
of such non·compliance. rectily the same at Sublessofs expense. If Sublessee does not give Sublessor written notice of a non-compllance
Mith Ulls warranty within 8 mon[hs folowing the Start Date. correction al eial nor~compliance shall be the obligation or Sublessee at
Biblessee'$ sole cost and mpense. If the Applicable RequIrementB are herealler changed so as to require duling the term ol lhia Sublaase
the col'Isuuction of an ad~tion to or an altaration of tile Unit  F¥emlmm andfor Building, the remodiallon of any Hazardous Substance. cr the



4

DocuSIgn Er,velope ID: 5DFDA27E-E785·48FBeAEC-FEB0DC848781

reinforcement or other physical modincallon of the UnIt, Premises and/or Bullc~ng ("Capital Expenditure"), Sublessor and Sublessee shan
agocate the cost of such,vork as follow,

(a) Sublect to Paragraph 2.3(c) betw, 11 such Capital Expenditures are requ~ as e result of the specific and unique use
of the Premises by Sublessee as compated with uses by Sublessess In gene,al, Sublessee shall be fully responslble for the cost thereof,
provided, however, that ifsuch Capital Expenditure 18 remeed during the la st 2 years of th!9 Sublease and the cost thereof exceeds 6 months'
Base Rent. Sublessee may Instead taminate Uds Sublease t.nless Sublessor notines Sublessee, in wrilng, within 10 days aller receipt of
Sublessen term-Non nouce that Sublessor has elected to pay the dfference between the aMUal cost thereof and the amount equal b e
months' Base Rent 11 Sublessee electe temlinatton, Sublesseeshall Immediately cease the use ofthe Prerndses which requires such Capltal
Expenditure and deliver to Sublassor written notice spacitying a termination date at least 90 days therealter. Such terminalk*, date shall,
however. In m event be eallk,r than the last day that Sublessee could legally utilze tho Promises wilhout conrnencing such Capital
Expendilure.

(b) If such Capital Expendaise Is nol the result of the specifIc and unique use of the Premises by Sublessee (such as, '
government* mandated seismic modkationo), then Slzblessor and Sublessee shan allocate the obligation to pay for the porlbn of such
costs reasonably attibutable to the Premlgea pursuant to the formula Bet out in Paramaph 7.10): provided, Imovor, that W such Capital
Expendihile is required duling the lasl 2 years Of thls Sublease or U Sublessorreasonably detemilnes thai it is not economically feasible to
pay Its share thereof, Sublessor shaO have the option to temlinate this Sublease upon 90 days prior wrilten notice to Sublesses unless
Sublessee notilies Sublessor. In writing. within 10 days after recelpl of Sublessofs terrnInation notice that Sublessee viril pay k,r such Cap[!al
Expenditure. 1 f Sublessor does not elect to torminate, and fais to tender lt, sham of any such Capital Expenditure, Sublessee may advance
such funda and deduct same, with Interest from Rent until Sublessofs share of such cests have been fully paid  If Sublessee 19 unable to
linance Sublossor's share. or if the balance of the Rent le and payable for the rernahder of this Sublease is not sufldent to f* reimburse
Sublessee on an offset basis, Sublessee shall have the right to torn'nate thls Sublease upon 30 days wdtten notice to Sublessor.

(c) Notwithstanding the above, the prmisions conoer,*Ig Capital Exper,ditums are Intended ID apply only to non-vatuntasy,
unexpected. and new Applcable Requkements. If the Capital Eienditures are Instead triggered by Sublessee as a result of an actual or
proposed change in use, change bn intenelly of use. or modification to the Premises then. and in that event. Sublessee shall be luily
responsible for the cont theroot and Sublessee shan not have any rght to terminate this Sublease

2.4 Acknowledgementz;. Sublessee acknowledges thgt (a) It has been advised by Sublessor andfor Brokers to satlsly Itself
with resped to the condition of the Premises (*Cluding but not linited to the electrical HVAC and firn sprinkier Systems, seculity, ~
environmental aspects, and compliance with Applicable Requirements and the Americarm with Disabl!*Ues Act), ariel their suitability for
Subtessee's btanded use, (b) Sublessee has made such Invesilgation as it deems necessaly with reference to such matters and assumes
all respons'billi  therefore as Ihe same relate to its occupancy of the Premises, and (c) neither Sitlessor. Sublessors Agent . nor Brokers
have made any cral or written ropresentations of waiantles with respect to said maters other than as eet lorth,In 11,18 Sublease. In addition,
Sublessor acknowledges that (0 Brokers have made no representations. promises or warranties concerning Sublessee) ability to honor th,e
Sublease or suitability 1, occlipy the Premises. and (ii) it is Sublessors sole responsiblity to Inves*Jate the finandal capablmy arld,or ·
suitabllity of an proposed Salessees. (See Exhibit D)

2.5 Sublessee as Prior Owne,fOccupant  Thewarranties mado by Subles= in Paragraph 2 shall be of no force oreRect if
Immedlately prior to Lhe Start Date Sublessee was the ownerof occupant of the Premises. In such event, Sublessee shall be responsible for
any necessary corrective nork

2.8 Vehicle Parking. Sublessee shaD be entitled to use the nunlber of Unreserved Parkir,1 Spaces and Reserved PalkIng
Spaces specimd In Paragraph 1.2(b} on those portions of the Common Amos designated from time to time by Sublessor for parking.
Sublessee shall not use more parkm spaces than said nimber. Said parking spaces shall be used for parking by vehicles no larger [han
fulksize passenger automobiles or pick·up UuckBI herein called •Ponnltted Size Vehlcles." Sublessor may regulate the loading and
unloacing of vehicles by adopk, Rules and Regulations es provlded In Paragraph 2.9. No vehicles other than Permitted Size Vehides rey
be parked 1, Ih[} Common Area without the prior wmen permisolon of Sublassor

(a) Sublessee shall nat permit or anaw any vehkles that belong to or are controlled by Sublessee or Sublessee's employees,
suppliels, shIppers, custorner* contracted or invitees to be loaded, unloaded, or parked in areas olher than those designated by Sublessor
for such activities.

W) Sublessee shall not se,vice orstere any vehtles In the Con=n Areas. £
(c) 11 Sublessee permils or allane any of the prohnhd activities described in this Paragnaph 2.6, then Sublessor shall have

Ule right. vahout notice, Irl addlt~on to such other rights ind remedie3 that It may have, to remove of tow away the vehice bwolved and
charge the cost to Salessee. which cost Shall te in•nediately payable upon demand by Sublessor.

27 Connon Areas-Definition. The term ~Corn,non Areas' & deftned as aH areas and fad] Mje3 outside the Premises and
within the exterior boundary One of the Project and Interior utility raceways and hstalatior,9 wilhln the Unit that are provided and designated
by the Sublossor from tme to Ume for Die general non-exclusive use of Sublessor, Subjessee and other Sublessees of the Project and their
respedlve employees, suppliers, shlppers, customers, contractom and Invitees, inctuding parl~g areas, loading and unloading areas, trash
areas, roa-ys. walkways, drl,/eways 84 landscaped areas.

2.8 Common A reas-Sublesseo'e Rights. Subkssor grants tn Sublessee, for the benefil ol Sublessee and its employees,
supplterg shIppers, oontractors, cuslomars and Invi!005, during the term 01 this Sublease, tie non-exctusive right to use. in common wilh
others entloed to such use. the Common Areas as they exist Morn time b time, subject to any righta, poviere, and prfvileges reserved by
Sublessor under tho terms hereof or imder the terms of any rutes and rugulallcns or res»lcions governing the use of the Project Under no
ch'cumstancesshall the right herein granted to use the Common Areas be deemed to include the right to store any properly, temporuily or
permanently, b Ihe Common Areas. Any such storage shall be permitted only by the prior written consent of Sublessor m Sublessofs
des[gnated agent, which consent may be mvoked at any dme. In the event Ihat any unautholized storage shall occur, then Salessor shal
have thelighl, wilhout notice, in addition lo such other rghts and remedies thal it may havt to remove the property and charge the cost to
Sublessoe, wilich cost shall be immedlately payable upon demand by Sublessor.

2.9 Common Arims--Rules and Regulations. Sublessor N such other pe,son(a) as Sublossm riay appoint ahall have the
exchisive conbol and management of the Commcn Areas end shall have theright, from time m Bme, to establish, modily, amend and enforce
reasonablendes and regiation9 (=Rules and Regulations") mr the managernaM safety, cam, and claanlhess of the grounds, the pafk!,U
and unloading of vel~cles and Ihe pmervation of good order, as well as forthe convenience of otheroc~pants or Sub-ees of the Buiknro
ard the Proloct and their In,Itees. Subles8eo agrees to abide by and conform to ag such Rulosand Reoulations, mid lo cause its employees,
suppliers, shIppels, cuslomers. contractors and invitaes to so ablde and conform. Sublessoi shall not be responsible to Sublessee for the
non-coiwliance with sald Rules and Regulations by other Sublessees of the Pr·*i

2.10 Common Aroas-Changes. Sublosmr shall have the flght k, Sublessats sole discretion, from time to time:
(a) To n~ke changes to ele Common Areas, Incuding. wilhout [trNIation, changes h the location, size, shape and number of

dlive,rays, entrances, p,k,g spaces~ Parking Dieas, loading and unloading areas, Ingress, egress,recoon oftrame. landscaped areas,
vmn(ways and utiity raiways;

(b) To close ter·pordly any of tho Common Areas for r,-tenance purposes so long as reasonable access lo the
Premises remains available;

(c) To designate other 1-1 outalde the boundalles of the Project to be a part of the Comrnon Areas:
(d) To add additional bdkings and lmprovements to the Common Areas;
(e) To use tho Common Amas while engaged In making additional improvements, repairs or alterations to the Project. or

any poftlon thereof; and
m To do and perform such other acts and make such other dmnges in. to or with respect to Ihe Common Areas and

Project as Sublessor may, En the exoldse of sound business Judgment, deem to be appropriate.
3. Term.

3.1 Tenn. The Commencement Date. Expiration Date and Ollginal Term of this Sublease are as speellied in Paragraph
1.3. (see E,dhibll C #2)

3.2 Early Possession. If Sublessee lotallyor partially occupies the Premises prlorto the Con,mencoment Date. the ob!*ation
to pay Base Rent shall be abated for the perlod of such early pomession. AU olher terms of this Sublease Unduding but not Unlited to the
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oblbations to pay Sublessee'a Share of Common Area Opelating Expenses. Real F~oper~  taxes and insurance premiums end to mahtain
Ihe Prernmes) shall howmver, be 1,1 ehct dumg such period. Any such early possession shall not affect the Expiration Date.

3.3 Delay In Possession. Sublessor agrees to use Its best commerdaly reasonable efforts to deliver possossion of the
Premises to SuWessee by the Commence,nant Date, lf, despite sald eflorts, Subleseor Is unable to deliver possession as agreed,
Sublessor shall not be subjecl to any liability themfor. nor shall such fallure alfect the validity of Uhls Subleage. Sublessee shojl not
however, be obl'gated to pay Rent or perform Its other obtlgations until it receives possesslon of the PremIses. If possession b not
deliveled within 60 days aller Ihe Commencement Dale, Sublessee may, at its option, by noUre in wrlung wltllin 10 days after the end of
such 60 day period, cancel this Sublease, in which event the Parties shall be dischar'ged from aU obligallons hereunder, If such written
notice 13 not rgcelved by Subtessor within sa d 10 day pellod, Sublessee, fght to cancel shall tem,!nate. Except as othemise provided,
If possession ia riot tendered to Sublessee by the Start Date and Sublessee does nol terminate this Sublease, as aforesaid, amy pariod
of rent abatement Bat Sublessee •muld otherwise have enjoyed shan run from the date of delivery of possession and continue for a
pe,lod equal to what Sublessee would othe,w:so have enjoyed under the terms hereof, but minus any days of delay caused by the acts
or omissiom of Sublessee. 1 f possession of the Prem'ses Is not delivered within six (6) months after the Commencement Date, this
Sublease shall tem,Inate, unless other agreements are readied between Sublessor and Sublessee. in willing.

3.4 Sublossee Compliance. Sublessor shan nol be required to tender possession of the Premises to Subtessee until
Sublessee complies *a Its obligation to provide evidence of Insurance (Paragraph 8.5). Pending de!Ivory of such evidence, Sublessee
shan be required to perform an of its obbgations under this Sublease from and after the Stan Date, indudIng Ihe payment of Rent
notwithstandlng Sublessofs election to wilhhotd possession pending receipt of such evidence 01 Insurance. Funher, if Sublessee Is
required to perform any other conditions prior to of concun'ent with the Start Date, the Slart Date shall occur but Sublessor may elect to
wiuihold possession until such conditions ere sausned. i
4. Rent

4.1 Rent Defined. All monetaly obligations of Sublessee to Subles= under the terms ol this Sublease (except for the
Security Deposit) aro deemad to be rent ("Renr).

4,2 Common Ama Operating Expenses. INTENTIONALLY DELETED
(a) •Common Area operating Exponser am defined, for pulposes of thls Sublease, as all COSS Incurred by Sublessor

ielating to the ownership and operation cf the Project. Inc*,dblg. but not [imited to. Ihe following:
(I> The operation, repair and maintenance. In neat. clean, goodorder and conditton, but not tho ruplacement (seesubparagraph (e)).of the follo,ring:

(aa) The Common Areas and Common Area Implovernents, includng palking areas, louding and
unloading areag trash areas. roadways, parkways, walkways. driveways. landscaped areas, bianpers, Inigallon systems, Common Alea
1!ghung faci!ities, fences and gates, elevators, roots. and roof drainage systems.

(bby Exterlor signs and any Sablessee dhectories. :
(CC) Any fire eprinkler systams.

00 The costolwater,gas, electrlcity and telephone to service the Common Areas and any utlitles  not coparately
metered.

(ii) Trash disposal, pest control services, propery management, security se,vices, and the costs of any
environmental aspections.

Ov) Reserves set aside for maintenance and repair of Common Areas.
M Any increase above the Base Re81 Property Taxes (as defined in Paragraph 10).
(vI) Any •Insurenos Cost Increase' (as danned In Paragraph 8).
011) Any deductible portion of an Insured loss concerning ihe Building or the Common Areal
(viEi) The cost 01 any Capital Expenditure to the Building or the Projecl not covered under the provisions of ;

Paragraph 2.3 provided; ho•ever. that Sublessor sha alrocate Ule cost of any such Capital Expenditure over a 12 year period and
Sublessee shall riot be required to pay more than Sublessee's Share of 1/1448 of the cost of such Capital Expenditure In any given
month.

Ox) Any other services to be provided by Sublessor thal are stated elsowhore In this SubleaDe to be a Common
Area OperatkU Ememe.

. M Any Corrn=1 Ama Opemting E)*enses 6,4 Real Property Taxes #nt are specillcalby atiribulable to the Unit, the Bu*im orto
arly otlertukim ln Ihe Projectorto Ihe oper-1, repairand mafttenance thoroof, shall boalocated erRill,& tom,ch Unli, Bundk,g, orotherbukino
110*ever, 4 Colmm Ama Opemung Expenses and Real Pruperty Taxes. thal ore not specilki* al!,21*aue b Ihe Bulding or to c•ty olher
b-ng or bthe ope,afjon, mpalrand maintenance thereof. shA be equitably allocated by Siblessor to an bulldITU~ b the Piclect  (See Exhibit C.
1-8 3 & 4.3

(c) The klcksion of the hiprovE,nenta. Ihcltles and servlces set forth m Sutparagre,h 4.*a) shall not be deemed lo impose an
cb~gaton Mon alblessor ID elther have said irnprD,ements or *dulfes or to provide Ohose services unless the Ploject already has 010 sal,~
Sublessor akeady pr,~Ides the seMoes, or Sublassor has agreed elsentiere in this Sublease tz> provide the same or some of them

INTEMnONALLY DELETED
(e) Mlen a copil componer,1 1%21 es the roof, 1-caoons, exterior -3 or a Common Ama capite) Inprover,mli s,*311 as the

pall*ig lot pevir, elevabls. fence# et. lequb replacerronl ralhar elan repat or rmintarlance, Salessor alaD, al Subissors expense, be

4.3 Payment Sublessee ehal cause payment d Rent b be received by &1,!Gsor h lawful money orele United Stab, v,(thoul
ofTset or deductkn (-plas specincaCy pen·nitied in #119 Sublaase). oil or before the day on wtlich il ls due. Rent for any period cting the term
hereof wrich is blas, ttian one U cajendar month sha be prorated based upon the actual number of days ofsald mordh. Paymer,t 01 Rent sh all
be made to Subes= at its addless stated he,oh or 0 81*h other persom or place 83 Satiassoc may trom ttme to thne des#ate in M,iting.
Accepti,w ora payrren, whkh 19 1893 #mn lheemount men cum ahal no! be a K#Wwof Sublessors 'th# tothe balaroeof sum Reni regarcless
of Sublessors endorsement of any check so statiro. In the ant Uat any checK droll or cther hst•Inent ol peo,nent given by Sublessee to
Sublessorls ~honored tor any reascn, Sub!essee agrees lo pay to Sublessor the sum of $25.
5. Sccurity Deposit. Sub oBsee sli*1 deposltvah Sid*ossor upon meaijon hereof - Sect,ily Deposil as security for Sublessee's laithful
perfom·zine of 115 obbalons i-der this Slmloasc  If Sublessee falls to pay Rent or 08,81*iso Doft»11* under M Subleasa Sublessor inay use,
apply or mtin all or any p,lion of said Secuky Depoeit for Ihe payment of any amour,1 ck,0 SubleiaCIOr to dmbume or compensatB S,Messor
formy liabay, expeme, bssordamage wtlk:h &,blessorms, mullerori cur by reason thereof. If Sublessor uses orap,bs alor Nly portion of the
Seam Depozk SublasBee shail#lthin hn (10) dayz *rwfitten requesl therefore doposit monies wuh Sublessorsdicientho restore sald Soculity
Deposit to me Ul arrn,nt required by Ihis Sublease. If ele Base Rent inclesses dlning the term oftles Stiease, Subessee 81,21 t,on wlitten
request from S-,sor, deposit additional nmles with Sub'essor so that the lotal amount of [he Secwlly Deposit stat d all Urnes bear the Game
plopoition lo gie Inawsed Base Roni as the hitjal Securib, Deposil bole to the Initial Base Rent. Should the Agreed Use be amended to
ec=,rnodalea maDortal change In the business of Sdlisee orto aocommodate a sub &,blessee or assignee, Sublessorshall have the r#hi to
~crease the Sear,ty Deposit to 11 exter• nocessary in Subless¤fs reasonable Judgmert to accon for any ~creased wear and tear that the
Premises n* sl- as a result O,ereof. If a de,~e in oontrol of Subleasee occurs durtr~ 8119 Sutdoose ard rolk~,tro sud, chaUe the nnandal
0011¢0!ion of Sublessee 4 In Sublessors reasortable judgmant signulcantly reck,ced, Sublessee shall depositeurh additional mon!88 vah Sublessor
as shall be sumdent tocause Gle Security Deposll b  beat a, Ily,easonable level baBed on such der,go in mancial ccncgon, &,blessor
shal not be req~ed ho keepthe Securl, Deposit separate frorn itsgsne,al aczounts. VIAthi  roulteen (14) days anerthe aqirailon orlermInation 01
thlb Sublease. If Sutlessorelect,10 apply the Saanity Deposit only b upld Rent, and olharb„k30 withln thily (30) dayp afer [he PremIsea have
been vacated purasant b Pamgraph 7.40) below, Sumes= shag ret,n that pofion of Ihe Secu,W Doposit riot usod or appled by Sublessor. No
patorthe Secur~ Deposit shal be considered Zo be held In Inst to bear irlemst or b be prepayment lor any mon~es b be pai:1 by Subtessea
under thi, Sublease.
6. Use.

8.1 Use. Sublessee shall use and occupy the Premlges for operation of a martial arts studio and for no other purpose or
usa. Sublessee sherl not use or pe,mlt the use 01 the Promises in a manner that 13 unlawall, creates damage. waste or a nuisance. orthat cisturbs occupantz, of or causes damage to neighboAW premises or properties
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6.2 Hazardous Substances,
(a) Reportable Uses Roquire Consent. The term "Hazardous Substance• as used In this Sublease shall mean

arly product, substance, or Reste whose presence, use, manulhctlire, disposal transportation, Or reSublease, either by Itself Or In combklation
dh other materials oxpected  to be on the Premises. h 018,1 (D) Potentlaly Inlurlous to Ihe pubt health. safety or welfarn. theenvllonment or
the Premises, ® regulatod or mollitued b y any governmental autholily. or (Di> a bas!8 for potenual 1!ablty of Sublossor to any gc,vemmental
agency or thild paty under any applicable statute or Conmon kiw theory. Hazardous Slibst=xes shall hclude, but not be [trrf.ed to.
hydrocarbons. petroleum, gasoline, andorcrude oil or any products, by-products or fradlons thereof. Sublessea shaD not enoaoe fn any activity
h o: on the Premises which constitutes a Reportable Use of Hazardous Substances without Iho express prior Miller consent 01 Sltlessor and
Ume4 compllanoe (g: Sublessee's expense) nith al Applicable Rec,Jirements. •Reportabla Use» shall mean (D lim Installation or use of any
above or below ground storage tank ® the generation, possession, storage. use, transportalion, or disposal 01 8 Hazardous Substance [hat
re*es o permit from. or wih reapecl to Milch a report. notce, registration or bus!,less plan ks requllod to be liled Wth, any governmental
arthom. anWor (Ul) the presence at the Premises of a HDzerdous Sustance wilh respect to which any Applicable Rec,lirer,0,5 mqwdres that
a nolkn be given to persons entertng or occupyIM the prernises or naghbofIng ploperties~ Not~ithstandIng the forego~g, Sublessee may un
any ordlnmy and amtornaly materlats reasonably requlred 11 be used h Ihe nomial course of the Ageed Use, 80 long as such use Is h
compaance with all Appecable Requirements, 18 not e Reportable Use. and does not expose the Premises or ne~bortrg property b any
meaningM risk of contamliation or damage orexpose Sublessor to any Uabllity therefore. In additkon. Sublesscr may condilon its consent to
any Repollable Use upon recalv# such aidiUOrial assuran=s as Sl,Wassor Resor~ly deems necessary to protect Itself, Lhe pub[k 1110
Pr-ses ar,Wor the  env-nont agatnst darT,Ege. contanlirlaUon. tnjury and for liabilihc Inck,dIng, but not Irn!ted 10, Ille ~ stallat!on (and removal
on or before Sublease expiration or terrnination) of protectlve modmcatiorls (such a 9 ooncrete encosement~ andfor increasing tho Security
Deposit.

(b) Outy to Inform Sublessor. If Sdessee knows. or has reasonable cause to believe, thal a Hazardo- Substance
has come to be located in, on, under or about the Prerrds« olher than as previously consent d to by Sublessor, Sublessee shau Immediately
glve wiltan notice of such fact to Sublessor, and Buvide Sub!essor uth a copy 01 any repon, notice, dalmorother documentation which it has
concernhv the presence of such Hazardous Substance.

(c) Sublessee Remodlation. Subles~e shali not cause or permliany Hazardous Substance to be spmed cr released
In, 04 wider. orabcut lie Prerrees (klcludng tvough,he fumbing or undany savver system) and shall prompg, at Sublessee's expense, take ,
all hvostigatoly andfor remedial action masorably recon,·rended. whegier or rot Icrrnaly ordered or reclired. for the cleanup of any
conteminatton of, and for Ihe maintanance, seclgity and,lor monitoring of the Premises or neighboring properties, that was caused or materially
conbibuted ~ by Sublessee, or pe,WIning to or kwoMng any Hazardous Subslance broughtor,to ele Ple,Nses dur,10 the term af this Subtaase~
by or for Sublessee. or any third pary.

M Sublessee Indemnlication. Sublessee shag liclemid defend and hold Sublessor, its agents, employees,
lenders and ground S~lessor, If any, hannless nom ard against any and all 1333 of rems and/or damages, liabilitisa, judgnnents, da!,n~
expenses, penaltes, and ammeys' and consultants· fees al~Ing outof or blval*ig any Hezardous Substance brought onto the Prwrises by or
for Sublessee. or any TI*d party (provlcied. h-ver, Ihot Sui|essee shall have no Ilablly under this S-ease with respect lo underground
fr#afon of any Hazardous Sub*nce under the Premises from areas outskle ollhe Plojeco  Sublessao's obot,alions shall Inchide, but not be i
Iln*ted 10, the elects of any contaninadon or 11*ly to person. prope,4 or the en*onment aea ed or suffered by Siklessee and the oost of
investgaron, removal remedlation, restolation andforabatement. and shallaunlive the explratknor termtna!!onof thls Sub!ease. No tormhation,
cancenallon or release oweemont entered hto by Surlesscr and Sublessee shall release Sublessee from (18 oblgations under this Sublease
y.«h respect 10 Hazardous SWE#nces, cg,less,pecincally soageed by Subleworhwding at the the of such agreement.

(e) Sublessor Inder,Inificauon. Stl~lessor and its successo,s and assigns shall inden,lil, defend, relmburse and
hold Sublessee, it  anplayees and lendem harrnloss f,um and against £,v and a[1 environnlonbl dannage9, hcludhg the cost of remedatiov
%,Nch existed as a resutt of HazE•dous Substances on the PrErnses prior to t le Start Date or Kthich cro caused  by the gross neolUenoe ory,11!ful
mizonducl of Sublessor. fb ager,!soremployees. Sublessors obligation,. as and when requirod by the Appicable Requiremer,ls, shall indude, ,
but notbe limimd to, thecost 01 Iwestlgation, romoval lemeclmion, lestoraeon ancgor abatermnt and shall sumive the expbtion or tam,Inalion
0 116 Sublease

(f> Investigations and Remeciallons. Sublessor shag retabi the fesponsiblity and pay for ely Avastkgallons or
remodaeon measurea required by govemmental enmies havhlg jurisdIction with respect to the existence of Hazardous Substances On the
Prer,Ysas prior to Ihe Staft Date. unless such mmodlation measure Is requirud as a result of Sublessee'$ use (irchidlne 'Alterations.· as defined
h Paragrapt,7.3(a) be[0*lofthe Premlsoa. In whk:h Ovmil Sublessee shallberesponshbfor such payment Sublesseeshallcooperate Mly in
any such activibes at Ihe request of Sublessor, Indulng allowing Sublessor and Sublessors agents b liave roasonabla access to the Premises
at masonable times In order to carly out SUbleSSOf 8 Inveseggihre and remedbl responsibilities.

(@ Sublossor Tem,Ination Option. If a  Hazardous Substance Condilion (see Paragraph 9.1(e)) occuis during the
temn d Ihis Sublease, unless Sublessee is legatly responsg<e therefo, Bl which case ~blessee shal make the Investlgagon and remediation
Olemof required by tile Appl cable Re~~rnerns and *13 Sublease shan cxmanuoi, M force md elfect. but subject to Sublessors righls under
Paragraph 6.2(C and Paragraph 13), Suble= n·my, al Sub!essors opeon. either (i) invesigate arld renmdate such Hazardous Substance
ConEbon, if required, aa soon as reasonably possitle at Sub:essors expense. in wttj, event th13 Sublessa shal conaus In ful force and affect.
or 0,1 if the estimated cos! bo remediate such condillon exreeds 12 Umes the Ihen monthly Base Rent or $100,000, whichever Is greator, give
-on notice to Sublessee, wI[hin 30 days after roce*t by Sublessor af knowledge of the oocurrence of sudi Hazardous Substance Condilion,
of Sublessofs desire b tamfnate this Subleaso aa of the date 60 days fok,Mng Ihodate of such nolice. In the event Sub~essor elects to Ght a
lermin~tion,ztice, Subleasee may, with[n 10 da ys Ihereaner, give ¥,IMen nollce b Sub:essor of Sublessee's comntnent to pay the amad by
which the cost of the remediation of such Hazardous Substance Condillon exceeds an amount equal to 12 Iknes the gien monthly Base Rent
or $100.000, whichever is,cater. Sublessee shall provide Stlblessorwith said funds or satisfactory assurance thereof v,«hln 30 days follo~,ing
such comnlitment In such oveng this Sublease ehall continue in full force end erect, and Sub'essor shal proceed to make such mmedation, as
soon as reasonably passible der Ihe required lunds are ovelable. If Sublessee does not give such noice and pre,ide tha required funds or
assliance thereof within the tbne provided, Uls Sublease shall tanninate am dthe date spedned in a,blessors nolice ofteminallon.

6.3 Sublessee's Compliance with Applicable Requirements. Except as otherwise provided In this Subtease, Sublessee
shal, at Sublessee·s sole expense, fully, dlgently and in a timely manner, matellally comply wa elj Applicable Requirements, the
requirements of any applicable flre Insurance u·,derwlital or ratJng bureau. and the recomn*indations of Sublessofs engineers and/or
consultants which relate tri any manner to the Prornises, without regard to whether sald requirementnere now In effed or become efrective
after Ule Start Date. Sublessee shall, within 10 days after roceip• of Swbleasore written request provide Sublessor with copies 01 all
permits and other documents. and other Information ovidendng Sublessee'e compliance with any Applicable Requkements sped#edi by
Sublessor, and shall Immediately upon recelpt notify Sublessor in writing (w:Ul copies ofany documents invoINed) of any ihreatened or
aclual dalm, norce, dtatlon, warning, complaint or report perlaining to or Involving the Hum of Sublessee or the Premises to comply
with aly Applicable Requirements.

6.4 Inspection Complanco. Sumes= and Sublessors ··Lender (as delined in Pers,aph 30) ancloongultant  shall have
the righl to enter into Premises at any Urne, in the casa of an emergency. and otherwise at masonable times, for the purpose of Inspecting
the conditicn ofthe Premises Mid for verifying compliance by Sublessee wilh Ihis Sublease. The cost of any such inspectjans shall bo paid
by Sublessor, unless a violation of Appilcable Requirornont* ora contaminatjon Is found to ek ist or b e imminent, or ihe hspectlon 13 re qu esle d
or ordered by a gcvarnmental authority. In such case. Subtessee shall upon request relmbulte Sublessor for the cost ot such Inspection. solong assuch trispedon is reasonably retated to the violaUon or contamination.
7. Maintenance; Repairs, Utility Installations: Trade Fktures and Altulations.

7.1 Sublessee'B Obligations.
(a) In General. Subject to the proviskins of Paragraph 2.2 (Conditon). 2.3 (Compllance), 6.3 (Sublessee's Compliance

¥,fth Applicable Requirements), 7.2 (Sublessors Ob[Igatlons), 9 (Damage m Oestruceon), and 14 (Condemnatlon), Sublessee shal, at
Sublossee'u sole expense, keep the Premises, Ulility Instzllktions (intended lor Sublessee'$ exctusive ime, na matinrwhere located), and
Al-tions in good order, oon(NUon end repair Op,halher or not Ihe poltion of the Promises requirt,g mpairs, or !110 means or repairing the
same, are reasonably or readily accessible to Sublessee, and v,¢,ether or not the need for such repah occurs as a res,# of Sublessee's
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use, any prior use, the elements or the age of such portion of the Premises), Including, but not limited to, all equipment or fadlilles, such as
plumblng, HVAC equipmeni electrical, DghUng facillties, boitors, pressure vessels, fxtures. blterlorwans, interlor surlaces of exterlcr walls
ce[&194 floors, winde•s, doom, plate glass. and skylights but excluding any Uorns which are the responsibility of Sublessor pursuant to
Paragraph 7.2. Sublessee, b keeplre Ihe Premises In good order, condition and repair, shall exercise and perform good mak,tenonce
plactices. specincelly Induding the procurument and maintenance of the service contracts required by Paragraph 7.1(b) below. Sub!essee's
obligatlons Shail lnclude restorations, luplacements or renewats when necessary to keep the Premises end allimprovements thereon or a
parl theroo  n good older, condition and state ofiepalr. (See Exhibit C, Item 6.)

D) Service Contracts. Sublessee shalk at Sublessee's sole expense, procure and maintain contracts, with copies »
Sublessor, in amtomary form and substance for, and with contractors speclotng and experienced in the maintenance of the following
equpment and Improvements, if any, if and when Instaled on Ihe Prerniaes: (i) HVAC equipment (B) boiler and pressure vessels, (iiI)
darifiers, and Ov) any othe, equipment ilreasonably required t,y Sublessor. Ho~ver, Sublessorreserves the right, upon notice to Sublessee,
to procure and maintain any or all of such service contracts, and lf Sublessor so elects, Sublessee shall relmburse Sublessal. upon demand,
for the cost thereof.

(C) Failure to Perform. If Sublessee falls to perferm Subles,ee's obUgations under this Paragraph 7.1, Sublessor may
enter upon the Premises after 10 days' prior wlitten notioe to Su iessee (except In the case of an emergency, in which case no notice shal
be requlred), pefform such obrgotiong on Sublessee's behalf. and put the Promises h good crder. condition and repair. and Sublessee shall
prompty reimburne Sublessor lor [ho cost thereof.

<d) Replacement Sublect to Sut]Iessee'* Indenyliflcatlon of Sublessor as set folth In Peregmph 8.7 below, and without
rellevIng Sublessee of liability resultng from Sublessee's falure to exercise and perform good maintenance practices, ifan Item described In
Paragraph 7.1 (b) can not be repalred olher than at a cost wl~ch 15 in excess of 50% ortho cost of repacing such Itong then such item shaU
be replaced by Sublassor, and the cosi thereof shall be protated between the Parties and Sublessee ehall only be obligated to pay, each
month during the remabider of the tami of this Sublease, on the date on which Base Rent is die, an amcunt equal to the product of mumplylrg
the oost of such replagement by a fraction, the numerator of which B one, and the denorrinator of whlch is 144 (ie. 1/144' of Ole cost per
month). Sublesses Shall pay Interest on the unamortized balance al a rate that is commerdally reasonable In [he judgment of Sublessofs
accountants. Sublessee may, however, prepay It  obl~gation at any turne.

7.2 Sublessora Obligutions. Subject to the Provisions of Paragraphs 2.2 (Condition), 2.3 (Compliance). 4.2 (Common Area
Operating Expenses), 8 (Use), 7.1 (Sublessee's Obligations), 9 (Damage or De,huction) and 14 (Condemnation). Sublessor. subject b
reimbursement pursuan, 10  Pamgraph 4.2, 81'lan kBep [n good order, condaion end repair the bundations, exterior walls, structulal condition
of inle,lor bealing walls, exteriof roof, flro sprlnkler Bystenz Corr,non Area lire alamn and/or amoke  detection systerns. fire hydrants, palkIng
103, walkways. parkways, dliveways, landscaping, fence), signs and ulity systems serviro tile Common Areas and all parts thereof, as well
as providing the se,Yices (br which there 15 o Common Area Oporoting Expense pursuant to Paragraph 4.2. Sublessoi shall not be  obligated ~
to paint the exterlor or Interior surfices of exterlor wais flor shall Suble,80, be obligated to maintain, repair or replaco windows, doom or
plate glass of the Premises. Sublesaee expressly waves the benelit of any statute now or herealter In eITect to the extent Il is hconsistent
%101 the tenns of this Sublease

7.3 Utility Installations; Trade Fixtures; Altorattons.
(a) DennIUons. The te,m •Utility Installations" rerms to an noor and windo# ccve,ings, alr Ines, powEr panels, elect ical

disbibullon, securly and Rre protection systems, con,nunlcation sys:ems, lighting fixtures, HVAC equipment, plumbing, and fencing In or on
the Premises. The ts,rn "Trade Fixtures·' shal mean Sublessee'S mach,tery and equipment thal can be removed without doing material
damage to the Premises. The term "Alterations" shaU mean any modlncollon of the immvemerls. olher than Ulinty Instalations or Trade
Fixtules. whether by addition or deletlcA "Sublessee Owned Alteratlons and/or Utility Installatlons- Bre dellned an Akerations and/or
Uti[Ity Installaions made by Sublessee thal are not yet aimed by Sublessor pursuant to Pareamph 7.40).

(b) Consent Sublessee €1189 not make any Alteraticre or Utlity If'latollaions to the PremIses without Sublessofs prior
written consenl. Sublessee l,my, however, make nol~gnictural Utility Installacons to the inkaltor of the Premises (exck,dIng the roof) withcut
such oonsent but upon nollce to Sublessor, as long as they are not visible from ihe outskle, do nal irlvabve punctuling, relocating or removile
the rool or any extsting walla. and the cumulath,e cost thereof during this Sublease as extended does net exceed a sum equal to 3 month's
Base Rent In the aggregate or a sum equal to one morrth's Base Rent in any one year. Notwithstandilg the fomgoing, Sublessee shall nol
make or permit any mol penetralions andlor instal anything on the roof 4ithout the prior wlitlen approval of Sublessor. Sublessor may, as a
prnoondition tc granling such approval. reqdre Subtessee to utilize a contractor chosen andfor approved by Sublessor. Any Allarations cr
Ut~ly Insulation, thal Sublessee sholl desire to make and which requE the consonl of the Sublessor shal be presented b Sublessor in
wrttlen form with detailed plang Consent shall be deemed conditioned upon Sublessee·s: m acquiring all applicable govemmer'1*1 permits,
(D) furnishing Sublessor with ooples 01 bolh the permits and the plans and specification, prior to commencement of the work. end (ii)
compliance with all conditions of sald permit  and other Applicable Requirements in a pror,4 and expeditious mancer. Any Alk,rations or
Udnly Installations shan be pollonned in a workmanlike monner with good and suff,dont materials. Stiessee shal prompuy upon complelion
furnish Sublessor wilh as-bull plans and specmcations. For work which costs en amount In excess of one monlh'e Base Rent S,ossor
may conditicn ils consent upcn Sublessee providing a Uen and comp~elion bond In an amount emal to 15096 00 Ihe estl,nated cost of such
Nieration or Ulilily Installation and/or upon Sublessee·s posUng an additional Security Deposit,dth Sublessor

(c) Indomnilicauon. Sublessee ahel pay, when due, all clain* for labor or mate,lats furnished or alleged to have been furnished
to or lor Sublessee al or for use on the Premises, which dans are or may bo secured by any mechanic's or material men·s lien against the
Premtses cr any Interest therein, Sublessee shall give Sublessor not less thon 10 days notice prior b the commencement of any work In. on
or about the PremIses, and Sublessor shall havo the right lo post nollces of non-,esponsibih. If Sublessee shall conlast the vall® of any
such Ilen, claim ordemand, then Sublessoe shal, al Its sole expense defend and protect itself, Sublessor and the Premises against the same
and shall pay and satisly any such adverse judgmer,tlhal maybe rendered thereon before the enforcementthemof. If Sublessor shal require,
Sublessee shall furnish a surety bond In an amount equal to 150% of the amount of such contested Ibn, dalm or demand, IndemnlivIng
Sublessor against liability for the same. If Sublessor elects to particpata in any such action, Sublessee shan pay Sublessofs atiomeys' fees
and costs.

7.4 Ownership; Removal : Sur·render: and Restorauon
(a) Ownership. Subject to Su·blessofs right b require removal or eled owlershlp as heretnafter prmided, el

Altentlons and UU,14, Ir,stdallons made by Sdessee shan be the properly 01 Sdblessee, but COnsidered a part of the Premises. Sublessor
may, at any time, elect i wliting to be the owner of allor any spedied part of tho Sublessee Owned Alten#ans End Utlity Instalauons. Unless
08¥311488 Instructed per paragraph 7.«b) hereof. 89 Sublessee Owiled Altelations ond Ulinty Insh!!Htions shal, at the explialion or termhallon
of thls Sublease, become me noperty of S,Rolossor and bo eu,rendered by alblessee w{lh the PremIsea

(b) Removal. By denvely to Sublessee 01 wlitten nooce Rom Sublessor not ealtior than 90 and not later man 30 days
prior to the end of the tarrn of thiG Sublease. Sublessormay requb that any arall Subtessee NT,ed Alkarations or Ulity Ins:alations be removed
by the explmoon or lanninalon of this Sublease. Sublessor may require the mmoval al any tme of al or any palt of em Sublessee Owned
Al:elations or Utilt  Installations made wilhcut h requked corment

(c) Sum,nder; Restolution. SuMassae shal surrender lhe Premises tV the Ex»bon Dato or any eartbr Bm·dnation
dale~ with 4 of the imp~ements, parts and surfaces themof tracm dean and free or debri4 and ki good operating order. condition and 8149
of repair, canary wear and tear excepted. ·Oriwy wear and tet shall not inchide any damage or deterioration Unt would love been
plevented by good malntsnance practice. Noh,ith*ndhg the h,regoing. i  his Sublease b  for 12 monthsor less, then Sublessee shall surender
the Prnmises h the same cond~lon as dolvered 10 Sublesseeon the Start Date wilh N O anowance for ordlnaly wow and tear. Sub'essee shall
roper any darnagn occastaned by fle Instvoaton. m-enanoo or removd of Trade Fklures. Sublessee amled Alle,auorls andfor Ublity
Installalions. humishingE. and eq*ent as Y.el as Ihe removalof arly storage tank Instaedby  or for Sub'essee. Sublessee shal aisocompletely
remove from the Pmnises any and al Hazardous Substances brought or® the Prenlises by oT for Sublessee, or any thild paly (except
Hamnjous &*tances which vere deposited 08 undeuoul m#fallon from areas outside of the Projeg even if such mmoval would require
Sublessee to pe,form or pay b work that exceeds statutoly requimment. Tmde Fixtures shal remain the properly uf Sublessee and shall be
removed by Sublessee. The failre by Sublessee to tknely vacate the PremIses pursuant lo this Paragrph 7.4(c) wmhout the expresa wri!!en
consmt of S*Iessor ehal] oonshfuto a holdover under the p,Isions of Paragraph 28 bebN. (Seo Exhibit C. Item 7.)
8. Insurance Indemnity.

8.1 Paymontor PrornILim Increases
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(a) As used here v. the term "Insurande Cost increase" is der,ned as any *crease In the actual cost of the Irksumnce
applicable lo the Builck, and#r the Project Ild mquired to bece,Tled by Subles=, pursuant toParagraplm 0.20>, 8.3(a) and 8.3(b) ("Required
Insumnco"), over and abme the Base Predum, as heremaner defined, caluated on an annual basis. Insurance Coat Increase shal Inctu(le,
but notbe Iknltedto. requlromants of the hclderof a mortgageor deed of trustoover,gthe Prenises, Bulldlng andar Project, Increased valuat!011
of the Premlsel, Buld Ing and#r Frolaci and/or a  general prenfum rata Increase. The term Ins,Nance Cost In gease shaN nol however, Indude
any pren*Im Increases malarm from the natile ol the occupancy of any ooler Sublessee of the Bu ik~* 11 the parties nsert a dollaramant In
Paragraph 1 9, such omout shall be consklerod the "Base Premium" The Baze Premium shall be the annual premlum applicable to the 12
month period Ininedlately preceding the Stat Date. If, ho#ever, the Prcled was nat Insured ror the entlre:y of such 12 month pellod, then the
Base Premkm shall be ele lowest annual plenium reasonably obtakitle b the Reciked Insurance as of the Start Date, assuming the most
norrinal use posslble of Ihe Buld#$ In no event. 11Gwover. shall Subvessee be responsible lor any portion of the pren*I n oost at#butablo 10
nabUity Insurancecoveroge In excess of $3,000,000 procured under Parmraph 8.2(b).

(b) INTENTIONALLY DELETED
8.2 Liability Insurance.

(a) Carried by Sublessee. Subleseeeshall obtain and keep b force a Conlmercial General UabliV polic,of insurenco
protecting altiessee and Sub:essor as an additional insved agahist dalrns for bo<Ely injuy. personal injury and propelty dan=ge based upon
or arising out of 1110 omle,shb, use, ocupancy ox malntonance of tie Pronaes end an ereas appurtenances thereto. Such Insurance sha[J be
on an occulzence basis prcviing GIngle I]mit coverage in an amount not less than $1,000,000 per occlirence with an annual aggregate of not
less than $3.000,000, an ·Ad,lional Insured·Managers or Sublessofs of Premrses Endomemenr and contain the·Amendnent 01 0,0 PoguUon
Exclusion Endorsemenr fordanlage caused by heat  smoke or f,ne, from a hosINe am. The poncy shall not ronia, any In»asured €¤duslons
as botain Insured persons or olgant~olions, W shall include ooverage for Ilabluty assumed Inder this Sublease as  an ·Insured Contract' for
Ihe pe,forl,unce of Sublesseeks Indemnity obligallons under this Sub:ease. The IUra of said insurance st,al noZ ho•gver, Kmlt Ihe Uabnlty of
Sublessee nor re[!eve Sublessee of any obitation hernunder. Al tnsu-ence carried by Sublessee shal be prknaly to and ne conbibutoly wirh
any slmilar hsurcrlce carled by Sublessor. whose Inwance shall be considered excess *surance only. (See Exhibit C, Item 8.)

(b) Canlod by Sublessor. Sublessol shall maintain tabity #sulance as described in Paragroph 8.20). 0 addition to, and
not in [lau of. the Insurance legired to be maintained by Subbssee. Sublesseeshall not be named as an additional kisured thereh.

8.3 Propedy Insurance - Building,Improvements and Rental Value.
(a) Building and bprovements. Sublessorshal obrain and keep In force a polloyor poides ofinsuence tn the name

of Sublossor, dh loss Payable b Sublessor, any ground-Sublessor, and to any Lender insuring loss or damage to Ihe Premisos. The amount
of such in~ance sha be ec,lal to Ihe full re#acemer* cost of the Prernises, as the a~ne shal exist from tkne to trne, or the emount mquired
by any Lender, but 1 no event more than the oornnutally reasonable and avanable insurable value thereof. Sublessee Nned Alterations and
UU]ity Inst~fom, Trade Fixures, and Sublesseo•5 personal prope,4 shall be bured by SuWassee ~der Pamgraph 8.4. If the coveege is
avallame end con·01=!al[y appropriate, such pollcy or polcies shall kisum agahst /1 risks of eect phys[cal loss or dmnage (e=opt the per113
of flood an&or eallhquake unless mqulred by a Lender). Inchpling coverage for debris removal elld the enforcemard of any Appicable :
Requlrements,equiring the upgrading. demoauon, reconstruction or replacement of en, portion olthe Premises as the result of a ccvered loss. .
Said policy or policleashal also contain an acreed vakmeon provvision in lieu of arg winsurance clause, vaver of subrogat]# and *tatjon
guard protactioncaus~ anincmage in lheannualproper*Insurance coveroge amount by a factor of not lessuian gle 0*15ted U.S. Depalonerrt i
01 Labor Consumer Plice Index for All U,ban Con sumers for Be city nearest lowhela [he Premises are located. If such inswance coverage has
a dec,ctible clause, the deducloomoum shal riot exceed $1,000 peroccurrence.

(b) Rontal Value. Sublessor shallalso obtaln and keepin force a policy or polides In the name of Siklessor~ith Ice
payable 10 Sailessor and an, Lender, kisuring the loss of the full Rent for one year weh an wdended period of Indemnity for an additional 180
days TRental V*ue Insurancel. Sald Insumnce shan contah an agreed valualion provisloq In Ileu of any cohsurance cause, end the amount
of coverage shal be adj•*d annualy to reflect the prolected Rent othe,wise payekle by Sublessee, for the next 12 month penod

(c) Adjacent Prommes. SublesseeshaU pay branyincreasein tho promiumsforthe ploperw insuranceofthe BukIng
ard fof the Conmon Areas or other buid=los in the Ploject if said Increase is caused by Sublessee's ads, omissions, use or occupancy of the
Premises.

(d) Sublessco'e anprovement, Shee Stlessor 19 me Insuring Pa,4, Sublessor shal not be requtrod to Insuo
Sublessee Owned Allerallons and Utility Instanalions urloss 018 item tn question has become the properly N Sublessor under the terms of this
Sublease.

8.1 Sublessee's Propelly; Buslness Intenwtion Insurance.
(a) Prope,~ Damage. Sublessee shal obtaln end maintain Insurance Mierage on all of SL®lessee·s personal

property. Trade Fbrture# and Sublessee Owned ARefatiom arld U:mty Instalasons. Such Insumnce shail be lull replacement cost coverage with
a dedlE#]!0 of not# eceed $1,000 peroccurrence. The procaed, from arly alnh Insurance shan bo  used by Sut],essee forthe replacement of
Personal Ploperty, Trade Fuges and Sublessae Owned Altaraaoin and Ullity Installations. Sublessee shall provide Sllessor•«h wraten
evidence lhat such nsurence In force.

(b) Business Interr~lon. Sublessee ahall obtah and maintain loss 01 hoorne and ext,B expense insurance In ,
arnountB as will diblmo Subbsee for dilect or inalrect loss of eurrires attribula~le to all Penis commonly hswed agahst by prudent
Sublessee's In the buslness & Sublessee or athikable to prevention 01 access to the Premises as a lesult of such poris.

(c) No Represontation of Adecquate Cove,age. Sublessor me*es no repregentatlon Uat the Iknits or forms of
roverage of insulance specmed hemn are adequate to cover Sublessee's prope*, business operations or obegattons under this Sublease.

8.5 Insurance Policies. Ins,ance requkod horuin shall be by companies {*14  licensed or adrnitted to transact budless In the
state where the Prenlises ere located, and malntalthe dul!,U the policy tann a ·Genaral Pollcyholders Railr~ of m least B+, V, as set forth In
the m#rent issuecl '138308 Insuracce Guide: or such other raikle as may te required ty a Lender. Sublessee shall not do or permltto be
done ~ythk,} which invalldales the requifed Insumnce poOdes. Sublessee shall, prior b the Start Date, deliver lo &2]lessor certilied copies of
poldes ofsuch Insurance orcertificates ovidencing the enstence and amount  01 the re(,Iked Insumnce. No such potky shall be cancelable or
subject to mocfocatton except a# 30 days prior M,rmen nouce to Sublessu. Sublessee shan, at least 30 days prior to Ule expiration of such
poodes, fum bh Sublessorwuh evidence of rene#als or·Insurarce bir,ders· @,idencing :enerval glereof, or Sub[essormay ordersuch Insurance
and chargo the cost theleof to Sub!essee, whth amount shs]I be payable hy Sublesses 10 Sublessor upon dernand. Such policies shall be for
a tenn of atteast oneyear, or the longth of the remei,*19 term of this Subloase. whichoverls les& 11 el her Palv sha~ fail toprocurn and maintain
Ihe hsurance re#ed lo be cenled Uy it the other Par4  may, but shall not be roquiled to, procure and rnaintain the sarne :

0.6 Waiver of Subrogatton. Without aleclk,0 any other *ts or remedles, Sumessee and Sublessor each hereby reSubleaseand mieve the outer, and wal,0 tho~ onhe Qht to recover darnages againsl Ihe other, for loss ofordamage to ils properly alising ou! of or
Addent to ele pelits requh·ed lo be hsured Foalnst hemin. The elled of such reSubleases and walvem Is not Ilnited by the emount of Insurance
carried or,equired, or by anydoductiblesappicable hereto.The Pities egroolohavethelrrespectve prope,4  damage lisumnce canium-ve
any,tht to nd,rogaUon. that such cofnpanies may liave agaLnst Sublessor or Suble,980, as the case Irmy be, so long as the insurance 13 nat
~rval dated Ihoreby,

8.7 Indennlty. Except Ibr Subles2¤fs gross negllgence or,vmful misconduct Btlessee shan indemnify, protcd, defend and
hold lurriess the Prenlise•, Sublessor and i•; agents. Sublessars master or ground Sublessor, parblem and Lenders, frem and againsl any
end all dalms, loss 01 rents alec darnages. ~ens. iudgments. penalles, attnmeys' and consdiana' fees, expenses ander liablilles arising 00
of, InvoNing, N in ccrilectjon wilh, the use andfor occupancy of the Pre,nises by Sublessee. Ilany adon or procee*, is brought against
Sublessor by reason cf arly of the foregoing malters, Sublessee shal 4,011 notice defend the same at Sublessee's expense by counselreesonath sailfaclory to Sublessor and Sublessor shall coopenite wi:h Sublessee In such defense. Sublessor need not have Ist pa!6 my
such claim In order to be deanded or gidennined

8.8 Exemption of Sublessor from Uability. Sublessor shal not be Fablo for in*ly or damage to  the person or goods. wares.
merchandise or olher prope* of Suble,See, Sublessee's ornployees, cookectors, Invitees, customers, or any other pemon in or about the
PremIses.Yhether such damage or Intury is cuused by or results from fire, steam, eleancity, gas, waterof lain, or km the breakage, leakagg
obstalction or clher defectD d pipes. fire sprktkles, wkes, applances, plumbtng, HVAC or light,~ nxtures, or from any other cause, whether the
said »uy ordanage resulls from conditions aflsIng upon the Premises or upon other porticm of the Bulciing. or from other scores or placea
Sublessorshil not be Babletorany darnages arlsin from ar,yactornegloctofeny d er Sublesseeolsublessornor fromlhe faturoofSubleasor
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t> enforce the provlaiona of any oth- SdileaSe In the PY®01. No~lhstanchv 646!essofs negigence or breach of thls Sublease, Sublessor
shall under no circumstances be Ilable for 147 to Subjessee·8 buslness or for any loss of Income or prom there from.
9. Damage or DestrucUon.

9.1 Dennlljons.
(a) "Premises Pattial Damage' shNI mean damage of destruction to the Improvements on Ihe Premises, other than

Sub!88801 0,ned Alterations and Utilty InstallatjanD. which can reasonably be fepalred In 3 months or Zess from Ihe datu of the damage of
destfulon. and the cost fhereof ckes na exceed a sum equal 10 6 mor,th's Base Rent Sublessor shal nolily Su>essee b wdung wilhln 30
days fom Ihe  date of the damage or dest,uction as to whethor or not the damage b Padal or Total.

(b) Prommes Total Destructkon" shal mean damage or deshxclion to the impmements on the Pre,nises, other
than Sublessee Gmied Alterations and Utilty lr,stallavons and Trade Fballms, wtdch cuinot reasonably belepa,ed h 3 monum or less from Uve
date of the damage or destruction and/or the oost thereof exceeds a slrn equal tg 8 month's Base Rent Sublessor shall not!fy S,aassee in
writing wthln 30 days nom the date of the damage or destruction es to whether or not the damage 9 Pastial or Tc,al

(c) 9nsu·ed Loss" shall mean damage ordestruction to tmprovementsonthe Premises, otherthen S,klessee(Nned
Altaiations and Utilly Indanations end Trade Fixtures, which was caused by an event required to be covered by Che insurance coscrbed In
Pangraph 8.3(a), irrespective of arly deducUble emounts orcoverage ll,nits Involved.

(d) -Replacement Cost  ' shall mean the cost to repair or rebuild the Improvement  owned by Sublesscr ot the time 01
the occurrencelo lhelroonditlon existing knmedlately prim thereto, includng demolltton, debfis removal end upgradiromquIred by the operation
of Appllcable R equirements, and wio out deck,ction Ibr depreciation.

(e) 9·lazardous Substance Condltion" shal] mean the occurrence orctccwerycl a concition -cNing the presence
of, or a oontaminat on by, a Hazardous Substance as denied In Pafograph 8.2(a), In, on, 0, under the Premises.

9.2 Partial Damage -Insured Loss. If a Premises Partial Damage that ts an Insured Loss occurs, then Subtessor shal, at
Sublessots expense, repair such darnage (but not Sublasses's Trade Fixtures or Sublesses Owned ARerations md Uelity hstallatlons) as soon
as leasonably POSINble and this Sub'ease ehal conthue In fuil force end offect provided. hcmever. that Svblessee shal. at Sublessors eleclon.
make the repa* 01 any dmnage or destruction the total cost to repal of which is $5.000 or loss, and. In such event Sublessor shall make Eily
appkable Insurancm proceeds eval ab:e to Sublessee on a reasomble basis for mat purpose. NotwithstandIng Ihe foregolu If the lequIred
insurance was not in force M the Insurance proceed, am not slindent lo eged suM repair, the Insuring P,ty shall proll*ly cor,tribute Ihe
shortage in proccoh es andwhen required to con*te said repats. In the event. however, such shortage was due to the fact Uhal, ty reason
of the unique natum of the hiprovemenls, Ul replacemen: cost ins,a,ce coverage was not conrlarciaRy reasonable end avaiable, Sublessor
shall have no obligadon to pay lor the shollage in Insl,ance proceeds or to fully restore the unique aspects of the Prernises unless Sub!assee '
proiues Sublessor ¥4!h the lunds to  «wer game, or adequate assurance thereof. withrn 10 days folo#1,0 recetpt of wntten notice of such
s h ortage a nd request the refor. 1 f S ublessor receive s said k ids or adequate assurance Olereof v.thh sald 10 day period, the party responsible
for makbU Ihe repairs shell complete them as soon as reasoflably possible and Ihis Sld leam shan remain in ful] force and effect  If such Ands
or assurance are not received. Sublessor may novertheless e act by Mitten nooce to Sublessee ,#htn 10 days ther-• to: 0 make such
restor*n and repair as is cont,Tocially,easonablo with Suuessor payi,U any shortage In proceeds, h whlch case 9,19 Sublease sha 0 remaln 1
in fuil force end effect, or (ID have this Sublease temdrlate 30 days thereafter. Sublesseo Bholl not bo ontillod to roinlbursement of any funds
cort,hlted by Sulnessee to reper ry such damage or desaK=lon. Premises Parlkal DErnage due to flood or earthquake shal be Sl**ct to
Paragreph  9.3, notkithstandhg U,al them may be some ins-nce oovereoe, but the net proceedsofany such hsurance shal te made avullable
for the repairs U msde by ellher P#.

9.3 Partial Damage - Unlnsured Loss. If a Prernbes Partial Oarrage that 19 not an Insured Loss occurs, ultess caused by a
neglbent oryjaful act of Sublessee On whim event &~essee shall make the iepah al Sublessee's expense). Sltlessor may either: 0 lepair
such damage as a»n as reasortably Possible at Suiassors expense. in which event mis Sublease shall conthue In full force and effect or (ID
termhate Ihls Sublease by giving written notice to Salesseo v,ilt*, 30 days aftar receipt by Sublessor of knoMedge of the occurrence of such
damage. Such terrr,Ination shan be effectlve 60 days fol#,4 the date of such notice. In the ovenl Sublessor elects to torminate this Siblease,
Sublessee shall have the rtht within 10 days alter receti of Ula teminalon notice togive written notice to Sublessor of Sublessee•s corr-nent
to pay for the repa r of ouch damage wi'bout rernbursemant from Sublessor. Strblessee shal prolde Sublessor with said bids or satsfadtry
assurance thereof withln 30days alter makkle such oommitment In such eventthis Sublease shall conthie in full force  and  offect  and Sublessor
shall proceed to fr~ke such repalm as soon as reasonably possible after the required hinds are available. If Sulessee does not make the
required commitment  thls Sub}!8898 81180 terminate as of the date spedlied b the lemonation nclice.

9.4 Total Destruction. Nom•,ithsbndrU arly other proviskin hemot  If a Premises Total Destruclion occuns, this  Suk>~ase shall
teminab 60 days folk,Alng such Des<nuction. 11 the damege cr dest,uctlon vms caused by the gross negilgence or weul misconduct of
Sublessee. Sublessorshall have thelight to recoar Sublessors damages frum Sublessne. except as provided tn Palag·aph 8.8

95 Damage Near End of Tem If at any Wne duling the last 8 months of this Sub>lease there is damage for which the cost to
repair exceede onci menth's Base Rent whether or not an Insured Loss, Sublessor may temllnate this Sublease effective 60 days folio*Ing the
date of occurronce of sudi damage by glvtng a wlitten termhaton notice to Sublessee within 30 days after the date of occurrence of such
damage. Noti.ilhstan,iW the ft,regoing, it Sublesseeat thal tkne has en exerdsable opion to exlend 07!8 Sublease or to purchase the Premises,
then Subles,ee mily prnse,ve this Sublease by, (a) exerclsbu suchopUon and (b) providing Sublessor #Ih any shortage In Insurance proceeds
(or adequale assulance thereof) needed to make the repaim on or beforn the earler of (i) the date which b 10 days aRer Sublessee's receipt of '
Sublessofs writle notta purportiU to temninate Ihb &,btaase, or e the day prior to the date upon -ch such option explres. 1 1 Sublessee
duly exercises such option dulng such period und provides Sublessor with funds (or adequate assurance therecD b cover any shcltage In
Insulance proceeds, Sublessor shall, at Sublesaofs cor,wnercially reasonable expense, repair such damage es soon as reasonably possible
and this alblease shal continue Infunxce andeffect. If Satlessee fans to exercise such option and prodde such funds or assurance during,

9 such period, ten this St*yease shall teinhate on Ihe date spedfied In the termination notice and Sublessee's option shal be exUnguished.
9.8 Abatement of Rent; Sublessee's Remedies.

(a) Abatement. In the event of Premises Partial Damage or Premises Total Destructjon or a Hazardous ,
Substance Condition for which Sublessee is not rosponsible under this Sublease, the Rent payable by Sublessee for Ihe period required
for the repatr, remediation m restoration of such damage shall be abated In proportjon to the degree to which Sublesses's use of the
Premisas 19 impaired, but not to exceed the proceeds received from the Rental Value Insurance. All other obligations of Sublessee,
hereunder shal be performed by Sublessee. and Sublessor shall have rio liabulty forany such damage, destruction, remediation. repair

i or restoratjan exceplas provided herein.
(b) Remedles. W Sublessof shan be obllgated to repair or restore the Promises and does nci commence, in a

substantal and meaningful way, such repair or restorallon within ninety (90) days aftor sush obligation shall accrue, Subles,oe may, at
any time priof to thecolnmencement of such repair or restoration, give written nouce to Sublessor ard to any Lenders of which Sublessoe
has actual notice, of Sublessee's elecljon to terminate tis Sublease on a date not less Ulan sixty (60) days Mowing the giving of such
notice. If Siblessee gives such notice  and such repair or restoration Is not conrinenced within thirty (30) days thereaner, this Sublease
ahan termInate as of the date specified In said notice. Il the repair or restoration is commenced within such thirty (30) days, this Sublease
shaB continue in full force and effect tommence' shal mean either the unconditional authorizallon 01 the propantion of the required
plans. of the beginning of the actual work on the Plemises, whichever first occurs.

9.7 Termination: Advance Paymonts. Upon termination of this Sublease pursuant te Paragraph 8.2(g) or Paragr* 9, an
equitable adjustment shal: be made concerning advance Base Rent and arry other advance poyments rruide by Sublesoc to Sublessor.
Slaessor shall In ackntlon, Blum b Sublessee 80 much of Sublessee·B Securt~ Deposit as has not been, or Is not then required to be, used
by Sullassor.

9.8 Walve Statutes. Sublassorand Sublessee agree that the terms of this Sublease shall govem the ellect of any damage
to or daswudion of the Premises with respect to the terninatfon of th13 Sublease and hereby walve me provisions of any present or future
statute to the extentlnconsistent heredlh.
10. Real Property Taxes.

10.1 Definitions.
(a) 'Real Propeny Taxes.• As used Morn!11  the term«Real Property Taxes- shallinducle a formofassessment real

estate, general, specia, ordklery or extraoid!,lary, or rental lovy or tax (other than inhontance, personal *come or estate taxes): Inprovemert
bond; andfor Irrense fee I,nposed upon or levied against any legal or equitable interest of Sublessor In the Prolect Sublessors dghl k> other
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tneoma there from, and# Sublessors buslness of leasing, by any authomy havire Ihe dnlect or Indirect poivar to tax and where the lunds am
generated with reference to the Plcfact address and where the proceeds so generated are to be applied by the city. county m other local ~xing
autholy of a)1111.*cn wilhln which . PrRIect 19 located. The term ·Real Property Taxes' shall atso hdude any tax, foe, levy, assessment or
charge. or any Increase thereirL knposed by reason of events occurring dullm the term of this SuWease, Including but not Iknited to, a charoe
li the ovrershlp of lie Project or any podon thereof or a change In the Improvemer,£3 0,ereon

(b) •Boso Real Propeity Taxes.*As used herein, the erin •'Base Real Property Taxes" shall bo the amounlof Real
Property Taxes, -ch are assessed against the Premises, Bulding, Projec: or Corrinon Arees In the calendaryeardwling which the Sublease
19 executed In calaia#Ig Rea! Property Taxes for any calonce,year, the Real Properly Taxes for any real estate fax year shall be [nctuded in
the culculation of Red Property Taxes for such calendar year based upon the number of days wilich such colondal year and tax year have in
common.

10.2 Paymentof Taxes. Subles=sht] pay lhe Real Properly Taxes appticable b the Ploject, and exoept as other•ise provided
In Pamgraph 10.3, any Increases In such amolitts over the Base Red Prope,9 Taxes shall be inctuded In the calculaton of Common Ama
Opemling EKperses in accc,dance with the pmABIons of Paraolaph 4.2.

10.3 Addttional tmprovement~ Corlynon Ana Operat[ng Expenses shot not inducle Real Property Taxes specifed h the tax
assessofs records and ~rk sheets es being caused by addilenal lrnprovements placed upon the Project by other Sublesseek or by Sublessor
for the exdust,re enjoyment of such other Sub!essees. Not*ithstanding Paragrat 10.2 hereof, Sublossee shu, hc-ver pay to Sdiessor at
the tinE Con•non Alaa OperalkW Expenses ere payat*e under Parigmph 4.2, the entlrely of any increase h Real Proporty Taxe811 assessed
solely by reason of Altelations, Trade 19 tures or Ulility Insialialjons placed upon the Premises by Suble,see or at Skiessecys ruquest

10.4 Jotnt Assessment. If the Bunding ia not wparately assessed. Real Propery Taxe, allocaied to the Building shall be an
equdiable pmport on d the Real Propem Taxes for en of the land a n d Improvemems included wl Aln Ihe *x parcel assessed, such proporllon to
be deW,nlined by Sublessor nom the respective valuafoni assigned in the assessofs vak sheats or such other informadon as may be
masonably evallab!8. S~tessofs masonable de-Nnat:on thereof. h good lajth, shal be condualve.

10.5 Pasonal Property Taxes. Sublessee shal Ry prior to dellnquer,cy 011 taxes assessed againstand lepled upon Sut*essee
amed Alteratfons and Utilly In,tanauons, Trade Flxtums, IUmishhgs, equiprnent and 08 personal propam, cl Sublessee contained h the
Premises. Whon possible, SuNessee shal cause Its &,blessee Owned Alterallons and Utlay Installations, Trade Fkke,L furnishings,
equipment * a!10{her personal property to be assessed 84 bmed separately from the real property of Sublessor. I l any of Subtessee's sal l
property shall be assassed with Sublessors real property, Sublesses shal pay SalaSSOr the taxes attlbutatle ID Sublessee's ploperty w,Ithin
10 days afterreceipt of a wifienstater,- geting forth the taxes applicatle to Stklessee·s properly.

. 11. Ut[[Itles. Sdiesseeshall pay lor ati water, gas, heal light power, kelapholle, trash disposal andother lii[~les and services suppued to
the Premises, together with any taxes thereon. NolMthslandIng the provisions d Palagraph 4.2, U at any lime in Sublessors solo Judgment,
Sublessor det,mlnes that Slatessee is using a dsproportonate amount of weter, electlciv or othor con·enonly matered utifite~ or that
Sub!esses is generaihg such B large votu,re of Irash as to requile an Increase In 0,0 size of the dunpoler andfor an increase In tile number of
drnes per month that the dumpater 18 ompUed then Sublessor niay inaease Sublessee·8 Bave Rent by an amount equel ID such increased
costa
12. Assignmentand Subleteng. (see Exhibit C #9)

12.1 Sublessor's Consent Required.
(a) Sublessae sltal nol voluntarly or by operation of law assign, transfer, moi#age or encumber (collecevely.

"assign or assignmonf') orsubletallo, any pallof Sublessee'e Interest in this Sublease Of in the Premises wlthoul Subles8ofs prior wlitten ,
co:,sent

(b) A d,ange In the ccnb·01 of Sublessee shall comtitute an assignment requjring ccment The lansfer, on a
cumulative basis, of 25% 01 more of the voung control of Sublessoe shall constitute a change h control for this purpose.

(c) The involvement of Sublessee, its asset  bl any tramadion, or serles a! transacticns (by way of merger, Bele,acquisttion. financing. transfer. leveraged buy-elt cr otherwise), whether or 1,01 a formal assignment or hypothecatlon of this Sublease or
Sublessets assets cocurs. which results or *i[I result In e reduclion of the Nal Worth of Sublesseety an ameunt greaterlhan 2596 of such
Nel Vkrth as 11 was represented alt the time of me execution of this Sublease of at the lime of Ihe most moon! assignment to which Sublessorhasconsented, or as it exists immediately prior to said transaction or transachs ccnstituting such reduction, whichever was or 1  groater,
shall be considered an assl,wment of this Sublease to wt,lch Sublessor may withhold its consent, 'Net Worth of Sublessee•' shall mean
the net worth of Sublessee (excluding any guarantors} estabUshod under generally accepted account]W prindples.

(d) An assignment or subletilng ~hout consenl shall, m Sublessors opticn, be a Defatd, curable attor notioe per !
Paragraph 1 3.1(c), ora noncurable Breach withoul Ihe necessity of any noUce and grace peliod. 11Sublessorelects to treat such unapproved
asst,nment or subloiNng as a noncurable Breach, Sublessor may either (I) terminate this Sublease, or (ID upon 30 days Mitten notice.
inc,ease the monthly Base Rent to 110% of the Base Rent Ihen In effed Further. in the event of such Breach md rental a*stment (1) U·le
Purchase Plice or any option to purchase the Premises held by Sublessee shall be sublect to simiar adjustment to 110% of the price
previouely in efrect. and OD all I xed and nor,-fixed rental adjustments scheduled dwing the remainder of the Sublease term shall be Increased
to 110% of the scheduled adjusted renl

(e) Sublogsee's remedy for any breach of Paragraph 12.1 by Sublessor shall be liated to cbmpensatory damages
andror Injunctive relief.

12.2 Terms and Condltions Applicable to Assignment and Sublottln[.
(a) Regardless of Sublessofs consent, any asslgnment or sublotting shall not 0) be eITective without the express

written assumplion by such assignee or Sublessee ol the obligations of Sublessee under this Sublease, (il) release Sublessee of any
obl%}atons hereunder, or (fiD after the primmy liabilly of Sublesseo for the payment of Rent or for the pe,lonnance of any other obligations
to be performed by Sublossee.

(b) Sublessor may accept Rent or porfolmance 01 Sublessee'G ot)lig ations from any person other than Sublessee
pending approval or disapproval of an ossignment Neither a delay In the approval or disapproval ef such assignment nor tho acceptance
of Rent or performance shall constitute e waiver or estoppel of Sublessors light to exercise its remedies for Subtessee's Default or
Breach.

(c) Sublessors consent to any asslgrinent or subletilng shail nol constitute a consent to any subsequentassiwiment or subletting.
(d) In the event of any Default or Breach by Sublessee, Sublessor may proceed diredly against Sublessee, any

Guarantofs or anyone else responsible for the performance of Sublessee's obligations under thls Sublease. Including any asstgnee or
Sublessee. without Ilmt exhausting Sublessofe remedles against any other pomon or ently responsible therefore to Sublessor. or anysecurity held by Sublessor.

(0) Each request for consent to an assignmant or subletyng shall be in whting, accompanied by Informa Uon
relevant to Sublessors detem,Ination as to the financial and opemucnal responsibility and appropdateness of the proposed assignee or
Sublessee, Including but not limited to tha intended use and/or mquired modlficauon 01 the Premises, (fany. bgother with a fee of $1,000
or 10% of the current monthly Base Rent applicable to the porllon of the Pernises which la the subject of the proposed asslonment or ,sub·Subloase, whichever 13 greater, as consideration for Subles,Of8 considering and prooessIng said 89108l Sublessee agrees to
provide Sublessor with euch other or additional information and/or doc~nentation as may be reasonably requested.

M Any asslgnee of, or Sublessee under, this Sublease shaD. by reason olacceptino ouch assignment or enteringinto such sub-Sublease, bo deemed to have assumed end agreed to conform and comply with each and every term, covenant. condition
and obligation herein to be observed or pe,formed by Sublessee duling the term of said assignment or sub-Sublease, olher than suchobligatons es are contrary to or inconslstent with provisions of an ass,gnment or $+Sublease to which Sublessor has spedncallyconsented to in w,iting.

12.3 Additional Tenns and Conditions Applicable to Subletting. The following terms and conditions shall apply to any
sublotling by Sublessee of oll or amy part of the Premises and shall be deemed induded In ag But>·Sub~ases under this Sublease whetheror not expressly incorporated therein:

(a) Sublessee hereby asslgns and MansferB to Sublessor all of Sublessee's Intereel in all Rent payable on anysub-Sitlease, and Sublessor may collect such Rent and apply same toward Sublessee·s obugdons under this Sublease; provided,however. Ihat untd a Breach shall occur In the perfom,ance of Sublessee's obllgaljons, Sublessee may collect said Rent Sublessor shall
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not, by reason of the foregoing or any assignment of such sub-Sublease. nor by reason of the collection of Rent, be deemed liable to the
Sublesses for any failure of Sublessoo to perform and comply #th any of Sublessee's obligations to such Sublessee. Sublessee hereby
Irrevocably authortzes and drects any such Sublessee, upon receipt of a written notice from Subtestor stating that a Breach exists In the
perfolmance of Sublessee·s obligations under this Subtease, to pay to Sublessor all Rent due and to become due underthesub-Sublease.
Sublessee Shall rely upon any such notice frorn Sublessor and ahall pay all Rents to Sublessor without any obl#ation or right to inquire
as to whether such Biesch exists. notwithstanding any claim from Sublessee to the contrary

(b) In lhe evertof a Breach by Sublessee, Sublessor may, at Its option, require Sublessee to attom to Sublesscr,
in which event Sublessor shall undertake the obligations of the Sublessor under such sub-Sublease from Ihe Urne of the exercise of said
opton to the expiration of such Sublease; provided. however, Sublessor shall not be Uable for any plepald rents of security deposit paid
by such Sublessee to such Sublessor or fof any poor Defaults or Breaches of such Sublessof

(c) Any matter requiring the consent of the Sublessor under a sub-Sublease shaD also require the conaent of
Sublessor.

(d) No Sublessee shall fulther ass!gn cr sublot al] or any part of the Premises without Sublessofs prior written
consent

(e) Sublessor shall de!,ver a copy of any notice of Default or Breach by Sublessee to the Sublessee, who shall
have the right to cure the Default of Sublessee within the grace period, if any, specilied in such notice. The Sublessee shall have a r~ht
of reimbursement and obst from and against Sublessee for arry such Defaults cured by tile Sublessee.
13. Delault; Breach; Remedies.

13.1 Default; Brnach. A "Default" is delined as a failure by the Sublessee to comply dth or perfolm any of the lerms,
covenants. condltions or Rule) and Regulations under th!3 Sublease. A "Breach" Is delined as the occurrence of one or more of the
followIng Defaults, and the fallure of Sublessee to cure such Default wlihin any applicable grace period:

(a) The abanconmer,t of tho Premises, or the vacating of the Premises without ploviding a commercially
masonable leval of security, or where the coverage of the property Insurance described In Paragraph 8.3 iajeopardlzed as a lesult thereof,
or without pro,iding reasonable assurances to minimize potenual vandalism.

(b) The failure of Sublessee to make any payment of Rent or any Securty Deposit required to be made by
Sublessee hereunder, whether to Sublessor or to a th'rd party, when due. 10 provide reasonable evidence of Insurance or surety bond,
or to fuln U any obligation under this Sublease which endangers or threatens life or Property. where  such failure continues for a period of
3 business days knowing writlen notice b Sublessee.

(c) The failure by Sublessee to provkdo (1) reasonable written evldence of comprance with Applicable
Requlromenw, (ID the service contracts. oil) the rescisslon of an unauthorized assignment of subletllng, ov) an Estoppel Certilk:ate, {v) a
requosted subordination, M evidance concerning any guaranty and/or Guarantor, (vil) any document requested under Paragraph 41
(easements), or (vili) eny other documentation or Information which Sublessor may reasonably require of Sublessee under the tam,3 01
thls Sublease, where any such failure continues for a pe iod 0110 days following milten notice to Sublessee.

(d) A Default by Sublessee as to the terms, covenants, conditions or provisions of this Sublease, or of the rules
adopu under Paragraph 2.9 hereof, other than thoso described In subparegraphs 13.1(e), (b) or (c), above. where such Default
continues for a period 01 30 days after written notice; providad, however. that If tile nature of Sublessee·s Default b such that more than
30 days are reasonably required for Its cure. then it shall not be deemed to be a Breach If Sublessoe con*nences such cure within said
30 day period and thereafter diligently pcosecutes such cure to completion.

(0) The occurrence of any of the following events: m the making of any general arrangement or assignment for
the benefit of creditom; (Ii) becoming a "debtor• as detined In 11 U.S.C. § 101 or any successor statute thereto (unless, in the case 013 i
petltion filed against Sublessee, the same is dismissed within 60 days): (in) theappointment of a trustee or receiver to take possessen
of subslantlaily all of Sublessoe's ossete tocated at tile Premises or of Sublessee·s interest in this Sublease. where possession is not
restored to Sublessee within 30 days; or ov) the atiachirmt, execution or other judicial seizure of substantially all of Sublessee·s assets
locatart at the Premises of of Sublessee's interest in thiB Sublease, where such seizure is not dischargod within 30 days; provided,
however, In the event that any provision of th!3 subparag,aph (e) 18 contfary to any applicable law, such provision shan be of no force or
effecl and nct alfect iho validky 01 the remaining provisbns.

(f> The discovery that any linancial statement of Sublessee or of any Guarantor given to Sublessor was
materialy false.

(g) If the pe,formance of Sublessee·a obligations under this Sublease b guaranteed: 0) the death of a Guarantor.
(ii) the  termInadon ola Guarantote liability with respect to this Sublease oUier than in accordance with tile tcrms of such guarar,4. (ill) a
Guarantofs becomir,9 Insolvent or the sublect of a bankruptcy fding, (8) a Guarantofs refusal to honor the guaranty, or M a Guarantors
breach of its guaranty obligation on an ant,dpatory bash, and S,rblessee's failure, within 60 days following written notice of any such
event. to provide written altomath,0 assurance or security. which, when coupled wit the then existing resources of Sublessee, equals or
exceeds the combined financial resources of Sublessee and the Guarantors that ex,sted at the time of execution of this Sublease.

13.2 Remedies. H Sublessee fails to perfolm any ofits amrmatlve duves or obligations, within 10 days after writton notice ,
(or in case of an emergency, without notice), Sublessor,rny, at its option, pe,form such duty orobllgat:on on Sublessee's behall, inducI,U
but not limited to the obtaining of masonably mquired bonds, Insurance policies. or governmental lioenees, permits or approvals. The
costs and expenses cfany such peronnance by Sublessor shall be due and payable by Sublessoo upon receipt of invoice therefor. If
any check given to Sublessor by Sublessee shall not be honored by the ba nk upon which 11 1, d rawn, Sublessor, at Its option, may re quire
all Future payments to be made by Sublesseeto be by cashiers check. In the event al a Breach Sublessor may. with or without furlher
nollce or demand. and wllhout 1!miung Sublessor in the exercise of any right or remedy ymich Sublessor may have by reason of such
Breach:

(a) Terminate Sublessae's right to possession of the Premises by any lawful means, In which case this Sublease
shall terminate and Sublessee shall Intmodiately surrender posaesslon to Sublessor. In such event Sublessor shall be entitled to recover
from Sublessee: (D the unpaid Rent which had been earned at the time of tenntnation; (i) the worth at be time of award of the amount
by which the unpaid Rent whid, would have been earned aller termlnation until th,thme of award exceeds the amount of Buch rentalloss
that the Sublessee provas could have been reasonably avoided; (m) the worth at Ihe lime of award of the amouirt by which the unpaid
rent for the balance of Ihe tarm aftor the Ilme of a'*ard exceeds Ble amount of such rentn| loss that the Sublessee proves could be
reasonably avoided; ancl (Iv) any other arnount nocessaly to compensate Sublessor for all the dobiment proxl,nately caused by the
Sublessee's faiture to perform its obligarions under Ihis Sublesse or which in the ordinary cOUrSe of things would be likely to result there
from, incluang but not Ilmited to the cost of recovering possession & the Premises, expenses of reletting, including necessary renovation
and alteration of the Premises, reasonable atlornoys· fees, and mat poillon of any leasing comnussion paid by Sublossor in connection
with this Sublease appicable to Ihe unexpired term of thls Sublease. lim ysth at the Urre 01 award 01 the amount referred to in provision
(Iii) of Ute immediately precedhg sentence shall be computed by asranting such amount al the discount rate of the Federal Reserve
Bankcf the Dinict wMhln which the Premises are located at the time of award plus one percent. Efforts by Sublessor to,nltigate damages
caused by Sublessee's Breach of this Sublease shan riot waive Sublessors light to recover darnages under Paragraph 12. If tonninalon
of this Sublease Is obtained through the provisional remedy of utlawful detalner, Sublessor shall have the light to recover h sucti
proceeding any unpaid Rent and damages as are mcoverable therein, cr Sublessor may resume the flght to recover all orany part Ihereof
in a separate suil 11 a neuce and grace period reqi,Ired under Paragraph 13.1 was not previously given, a notice to pay rent orquil, or to
perform or quit gIven to Sublessee under tho unlawful detalner statute sha!] also constitute the noyce required by Paragraph 13.1. In sud,
case, the applicable grace period roquirod by Paragraph 13.1 and the unlawful detalner statute slull run concurronty, and the failure of
Sublesseo b cure the Demull within the greater of the two such waco periods shall consutute both an unlawful detalner and a Breach of
this Sublease entiling Sublessor to the remedles provided for in this Sublease andfor by Bald statute.

(b) Continue the Sublease and Sublessed s light to possession and recover the Ront as 11 becomes due, in which
event Sublesses may 8ublet orassign, subject only to reasonable limitations. Acts of maintenance, efforts to relet. andfor me appointment
of a fece#er to protect the Sublassofe interests, shal not constit,ta a term!nalon of the Sublessee's light to possession.

(c) Pursue any other remedy now or hereafter available und er the 1249 or judicial decisions 01 the state wherein
the Premises are located. The explration or te,mination of this Subbase and/or the termhation of Sublessee's right to possession shall
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not relieve Sublessee from liability under any Indemnity provisions 01 thrs Sublease es to mattem occur,ing or accruing during the torm
hereof or by reasen of Subles,ee's occupancy 01 the Premises

13.3 Inducemont Rocapturn. Any agreement for free or obated rent or olher charges, or for Ule ghlng or paying by
Subleasor to or for Sublessee of any cash or other bonus, inducement or consideration for Sublossee·s entering into thle Sublease, all of
yvhlch concessions are hereinafter referred to as «Inducement Provlslons,• shau be deemed conditioned upon Sublessm's full and
faitho performance of all of the terms. covenants and condition. 01 this Sublease. Upon Breach olthis Sublease by Sublessoe. any such
Inducement Provision shall autornatlcally be deemed doloted from this Sublease and of no further foroe or elfect, and any rent, other
charge, bonus, Inducement or censideration theretofore abated, given or paid by Sublessor under such an Inducement Provision shall
be knmediately due and payable by Sublessee to Sublessor, notwithstanding any subsequent cure of said Breach by Sublessee. The
acceptance by Sublessor of rent or the cure of the Breach which Initiated the operallon of this paragraph shall not be deemod o waiver
by Sublossor af tho pravisions of this paragraph unless upecillcally so stated In writing try Sublewor at the time of such acceptance. (Soo
Exhibit C #16)

13.4 Late Charges. Sublossee hereby acknowledges that lato payment by Subleasce of Rent wlil cause Sublessor to Incur
costs not contemplated try jis Sublease. the exacl amount 01 which will bo extromely difficult to ascortaln. Such coste indude, but are
not Dmited to. processing and accounting charges, and late chafgeS which may bo Imposed upon Sublessor by any Lender. Accordingly.
if any Rent shag not be received by Sublessor will,In 5 days after such amount shall be Ne. then, without any requirement for notice to
Sublessee. Sublessee shall pay to Sublessor a or»-lime late charge equal to 10% of oach such overdue amount or $100. whichever is
greater. The parties hereby agree that such tate charge represents a fair and reasonable estinate of the costs Sublessor will incur by
reason of such late payment, acceptance 01 such late charge by Sublessor shall In no evenl constitute a waiver of Subtessee·s Default
or Breach with respect to such overdue amount, nor prevent the exercise of any of lhe other rights and remedies granted hereunder. In
the event that a late charge 18 payable hereunder. whether or not collected, lor 3 conseculve Installments of Base Rent, than
notwithstand Ing any provision of this Sublease to the contrary, Base Rent shall, at Sublessof 3 option, become due and payable quarterly
In advance.

13,5 Interest Any monetary payment due Sublessor hereunder, other than late charges. rot received by Sublessor, when
due as to scheduled payments (such as Base Rent) or v~min 30 days lollowing the date on which il was CK,0  for non-schedwled payment
shan bear interest from the date when due, as to scheduled payments, or.the 3114 day after Il was due as to non-scheduled payments.
The Interest ("Interoar) charged shall be equal to the plime rate reported in the Wall Street Journal as published closest prior b the dale
when due plus 496, but shall not oxceod the maxrrum rate allowed by law. Interest h payable in addition to the potential late charge
provided for In Paragraph 13.4.

13.6 Breach by Sublessor.
(a) Notte of Breach. Sublessor shan not be deemed In breach of thb Sublease unless Sublessor fails wl:hIn a

reasonable time to perform an obligation required to bo porfom,ed by Sublessor. For pulposes of thts Paragraph, a reasonable time shan
In no event be less than 30 days after receipt by Sublessor, and any Lender whose name and address shall have been furnished
Sub!eMee In writing for such Purpose, of written notice specifying whemin such obugation of SubleSBOr has not been performed; provided,
however. that if the nature cf Sublessofs obligation Is such thai more than thifty (30) days am reasonably requIred for its Per~nnance,
then Sublessor shall not be In breach of Performance h cornmenced within euch thirty (30) day period and thereafter dilgently pursued
to completjon

(b) Performance by Sublessee on Behalf of Sublessor. In the event that neither Sublessor nor Lender cures
sald breach within 30 days aner receipt cf said notice. or if having commenced said cure they do not diligently pursue It to completion,
then Sublessee may elect to cure said treach at Sublesses's expense and offset from Rent on amount equal to the greater of one Base
Rent of lie Security Deposll and to pay an excess of such expense under protest, reservIng Sublessee's rght to reimbursement from
Sublessor. Sublessee shall document the cost of Bald cure and supply said documentation to Sub'essof.
14. Condemnation. Il the Premises cr arly portion thereof are taken under the power of eminent domain or sold under tho threat of ~
the exerdse of sald power (collectively "Condemnation") thi  Subleaseshall terminate as to the partlaken as of the date the condamnlog
authority takes title or possession, whichever first occurs first. I r more than ten percenl (1096) of the floor area 01 the Unil, or more then
twenty·five percent (25%) of Sublessee·B Reserved Palk-Ing Spaces, is taken by Condomnation, Sublessoe may, al Sublessee's option.
to be exercised In writing within 10 days after Sublessor shall have given Sublessee written notre of such taking (01 in the absence of
such notice, within ten (10) days after the condemnIng authollty shall have taken possession) terminate this Sublease as 01 the date the
condemning authority takes such, possession. Il Sublessee does not tenninate this Sublease In accordance with the forogoing, this
Sublease shall lemain In lull lorce and effect as to the portion 01 the Premises remainiru except that the Baso Rant shall bo mduced in
proportion to the reduction In utility of the Premises caused by such Conder,uialon. Condomnation awarrs and/or payments shall be the
property of Sublessor. whether such award shall be made 89 compensation for dlminution in value of the leasehold, the value of the part
tekon. or for severance damages: provided however. thal Sublessee shall be entilled to any compensalion for Sublessee·s relocation
expenses, loss of business goodwill andlor Trade Fixtures, without regard to whether or nol this Sublease m tenninated pursuant to the
provisions of this Pangraph All Aherations and Utility tnstauallons made to the Premises by Sublessee. for purposes of Condennation
only, shall be considered the property el the Sublessee and Sublessee shall be entmed to any and al compensation which Is payable
therefore. In ihe event that this Sublea30 Is not te,minated by reason of the Condemnation. Sublessor shan repair any damage to the
Premises caused by such Condemnauon
15. Brokerage Fees. (Bee Exhibit C #10)

15.1 Addltlonal Commission. In additionto the payments owed pursuamto Paragraph 1.10 above, and unless Sublessor I
and the Brokers Otherwise agree In writb g, Sublessor agrees that: (a) if Sublossee oxercises any Option, (b) if Sublessee aoquirus from
Sub'ossor any rights 60 the Premises or o•her premises owned by Sublessor Und located within the Project, (c) il Sublessee remains in
Possession ol the Plemises, ith the consent of Sublessor, after the expiration of this Sublease or (d) if Base Rent is increased, whether
by agreement or operation olen escalation clause hemin, then. Sublessor shall pay Blokers a fee In accordance with the schedule of the
Brokern In effect at the time of the execution ol thls Subleaso

15.2 Assumption of Obllgatlone. Any buyer or transferes of Sublessors irrteres! in this Sublease shall be deemed to have
assumed Sublessors obilgation hereunder. Brokers shall be third party benenclaries clthe provisions of Paragraphs 1.10, 15, 22 and 31.
1 f Sublessor fails  to pay to Broken any amounts due as and for brokerage fees pertaining to this Sublease when due, then such amounts
shal accrue Interest. In addition, If Sublessor tairs to pay any amounts to Sublessee·s Broker when due, Sublessee's Broker may send
vaitten notice to Sublessor and Sublessee of such laiure and if Sublessor falls to pay such amounts dthh Wn (1 0) days after said notice.
Sub!.essee shall pay said monies to Its Broker and ofisel Nrch amounts against Rent. In addition, Sublesseo·s Broker shall ba deemed to
be a Ihtrd party banefdary of any coniniasion agreement entered Into by andtor between Sublessorand Sublessofs Broker forthe limited
purpose of collecting any brokerage fee and,

15.3 Representations and Indomnltles of Broker Relationships. Sublessee and Sublessor each represent and warrant
to the other that it has had rio dealings with any person, firm, broker or flnder (other than the Brokers, If any) In connection with ttlis
Subtoose. and thal no ono othor than said named Brokers Is entitled to any commission or finders fee In connection herewith. Subtessee
and Sublessor do each hereoy agree to Indemnity. protect defend and hold the other harrnless from and against liability forcompensation
or charges wh!ch may be dairrwid by any such unnamed broker. finder or other similar party by mawn of any dealings m actions of the
indemnilying Party including any costs. expenses. attorneys' foes reasonably incurred with respect themb.
16. Estoppol Cortificates.

(a) Each Party (as "Responding Party-) shan uithln ten (10) days after written notice nom the other Party (Ule
"Requesting Party-) execute, ackr,c-ledge and deliver to ihe Requesting Party a statement in wriling in form Birrdlar to Ihe then most
current "Estoppe} Ce,Unleate" ban pubushed by the Amercan Industrial Real Estate Assodation. plus such addltjanal information,
confirmation and/or statemants as may bemasonably requested by Ute Requesting PW.

(b) It tile Responding Party shall fail to execute or deliver the Estoppel Certificate wlihh, such tan {10)day period,
the Requesting Party may execute en Estoppe! Certificate stating that (i) the Sublease {s in full form and ofted without modllication
except as may be represented by the Requesting Party, Oi) there am no uncured defaub in the Requesting Palty's perfolmance. and (Wil)
If Sublessor is the Requesting Party, not moro than one monthk rent has been paid In advance. Plospedive purchasels and
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encumbrancers may rely upon the Requestng Party's Eetnppel Certmcate. and the Responding Party shall be estopped from denying
the truth of the facts contained In said Certificate.

(c) If Sublessor deslres to finance, refinance, or sell Ihe Premises, or any part thereof, Sublessee and a U
Guarantors shall deliver to any potentJal lender of purchase, designated by Sublessor such Bjancial statements as may be leasonab;y
required by such tender or purchaser, InctudIng but not limited to Sublessee·8 financial statements for the past 3 years. All such nnandal
statoments shall be rocehred by Sublessor and such lender or purchaser in confdence and shan be used only for the purposes herein ,
set forth.
17. Definition Of Sublessor. The term "Sublessor» as used herein shall mean the owner N owners at the tme In question of the
fee litle to the Premises, or. If this 13 e sublease. 01 the Sublessee's interest In the prior Sublease: In the event ol a transfer of Sublessofs
title or hterost In the Premises or this Sublease, Sublessor shan deliver to me transfaree or assignee (in cash or by credi» any unused
Security Deposit held by Sublessor. Except as provided En Paragraph 15. upon such transfer or assignment and delivery of the Security
Deposit, as aforesald, the pric, Subleasor shan be relieved of ag liab[Oly with respect to the obtigatlons and/or covenants under this
Subloase iherealter to be performed by the Sublessor. Sub*ect to the foregoing, lhe obllgaljons and/or covenants In this Sublease to be
performed by the Sublessorshall bo binding only upon the Sublesaor as herelnebove defined. Notwithstanding be above, and subject to
the provisions of Pamgraph 20 below, the original Sublessor under this Sublease. and aU subsequent holders of the Sublessofs Interest
In thus Sublease shall remah liable and responsible with regard to the potenSal duties and Ijabilties of Subles= pertaining to Hazardous
Substances as outlined in Paragraph 6.2 above.
18. Soverabllity. The Invalldity of eny provision of this Sublease, as detarmlned by a court of competent lurisdldon, shan in no way
affect the validity of any other provision hereof.
19. Days. Unless otherwise specifically Indicated to the contrary, the word •days" as used In this Sublease shall mean and refer to
calendar days.
20. Limitation on Ual,!lity. Subled to the provisions of Paragraph 17 above. the obligations of Sublessor under this Subleasa shall
not constitute pencnal obigations of Sublessor. the indMdual partners of Sublessor or its or their Ind?vklual partners, directors, cflicers
or shareholdom. and Sublessee shall look to the Premises, and tono other assets of Sublessor, for the satisfaclon of any liability of
Sublessor with respect to this Sublease, and shan not seek recourse against the individual partners of Sublessor, or IS or their Individual
partnem. directors. omcers or shaleholders, or any of their personal assets for such satisfaction.
21. Time of Essence. lima is of the essence with respect to the performance of all obligations to be performed or observed by the
Parties under thle Sublease.
22. No Prior or Other Agreements; Broker Disclaimer. This Sublease contains all agreements between the Parties with respect
to any matter mentioned herein, and no other prior or conlemporaneous agreement or undefslandbg shall be ellectfve. Sublessor and
Sublessee each represents and warrants to the Broken Ulat it has made. and is rely[ng solely upon, Its own investioaion 88 to the nature,
quality, character and financial responsibility of the other Party to this Sublease and as to the use, nature. quality and character of the
Premises. Brokers have no responsibmty with respect thereto or with respect to any default or breach hereolby either Party. The Hability ;
Mduding court costs and atlomeya' fees). of any Broker with respect to negotiation, execution, delivery or performance by either
Sublessor or Sublessee under this Sublease or any dmencment or modificatkn hereto *hall be limited to an amounl up to the fee received
by such Broker pursuant to this Sublease: provided, however, that the foregoing omltation cn each Brokers Nabity shall not be applicable
to any gross negligence or willful m2sconduct of such Broker.
23, Notices.

23.1 Notice Requirements. All notices required cr permilted by this Sublease or applicable law shal] be in writing ond may
be delivered In person (by hand or by courier} or may be sent by regular, certified or registeled mail or U.S. Posla! Se,vice Express Mall,
with postage pmpaid. or by lacsdletmnamission. and shall be deemed sulficlently given Ilserved In a manner speciled in this Paragraph
23. The addressos noted adjacent to a Partfs signature on thts Sitlease shall be thal Parly'saddress fof delhary or maillf.g of notices. i
Either Party may, by watton no!!ce to the other, spedly a difrerent address for notice. except thal upon Sublessee'e taking possession of
the Premises, the Premises shall constitute Sublessee's address for nooce. A copy of all notices to Sub!essor shall be concurrently
transmitted to such par'ty or parties at such addresse, ss Su blessor may from time to time hereafter designate in writing.

23.2 Date of Notice. Any notice sent by registered or certified mail, return fecelpl requested, shall be deemed gIven on the
date of delivery shown on the recett cafd. or if no delivery date is sham, the postmark thereon. 11 sent by regular mal] the notice shall
be deemed gh,en 48 hours after the same is addressed aa required haain and mailed with postage prepald. Notices dellvered by United
Stetes Express Mall or overnight courier thai guarantee next day delivery shall bo deemed given 24 hours after dervery of the santo to
the Postal Service or couder. Notices transmmod by faceimile transrnission or shitilar means shall be deemed delivered upon telephone
confilmation of recelpl (col*mation report from fax machbe Is sumdent). provided a copy is also dellyoed via delivery or mail. Il nouce
is received on a Satlirday, Sunday or legal holiday, It shall be deemed received cn the next business day.
24. Waivers. No imiver by Sublessor of the Default or Breach of any term. covenam or condition hereof Dy Sublessee, shall be
deemed a waiver of any other toml, covenant or condition hereof, or of any subsequent Default or Breach by Sublessee of the same or
of any other term, covenant or oonition hereof. Suk)lessofsconsent to, cr approval of, any act shall not be deemed to render unnecessary
the obtaining of Sublossofs consent to, or approval of, any subsequent or stmilar act by Sublessee, 01 be construed as the basis of an
estoppel to enforce the provision or provisions of thls Sublease requiring such consent Tho accoptance of Rent by Sublessor shall not ,
bea waiver of amy Defaullor Breach by Sublessoe Any payment by Sublessoomay bo accepted by Sublesscron account of monies or
damages due Sublessor, nobvithstanding any qualifying Statements or conditions made by Sublessee In ccnnection therewith, which
such statomonts and/or conditions shall be of no force or effect whatsoever unless specllically agieed to in writjng by Sublessor at or
before the time of deposit of such payment.
25. DIsclosures Regarding The Nature of a Real Estate Agency Relationship.

(a) When entering Into a discussion with a real estate agenl regarding a real estate Mansacton, a Subtessor or Sublessee
should Irom the outset underetand What typo of agency relationship or representatlon it has with the agent or agents in the transacoon.
Sublessor end Sublessee acknowledge boing advised by the Brokers in this transaclion, 88 follows:

(i) Sublessofs Agent. A Sublessors agent imder a lisung agreement with the S,Messoracts as lhe agent forthe
Sublessor only. A Sublessofs agent or subagent has the lohving am,mative obligations: To the Sublessor. A fiduciary duty of uhnost
care, integrity, honesty, and loyalty in dealings with the Sublossor. To tho Sublesseoand the Sublessor a. Diligent exercise of masonablo
skills and care In pe,·torr,w,ce of the agent·s dulles. b. A duty of honest and fair dealing and good failh. c. A duty to disclose all facts
knma to the agent materially allecting the value or desirability of the property that ore not knmn to, or within the dDigent attention and
obselvation of the Pardes. An agent Is not obilgated to reveal to either Party any confidential Information obtained from the other Party
which does not involve the affirmatlve duties sat forth above.

60 Subles-'B Agent, An agent can agree to act as agent lor the Sublessee only. In these situations, the agent
is not the Sublessofs agent, even If by agreement the agent may receive compensation for ser.tes rendered, either h full or h part from
the Sublessor. An agent aulng only for a Sublessee has {he fol~wing affirmative obl*~ations. To tile Sublessee: A ('duciary duty cl utmost
cam, integrity, horesly, and loyalty In dealings with the Sublessee. Tothe Sublessee and the Sublessor, a. Dingent exerdse of reasonable
skills and care In perprrinanl of the agenfs duties. b. A duty of honest and fair dealing and good faill~ CA duty to disclose ell facts
known to the agent materlarly affecting Iho value or desirabilii, of the property that not known to, or within the diligent attention and
observation of the Parties. An agent IB not obligated to mveal to either Parly any confidentialinformation obtained from the other Party
which does not Involve the affirmatve duties set forth above.

00 Acent Regresentlno Both Sublessor and Sublessee. A real estate agent, ellher acting directly or through one
or more associate licenses, can legally be the agent of both the Sublessor and the Sublessm in a transaction, but only with the knowledge
and consent of both the Sublessor undlhe Sublessee. In a dual agency situation, the agent has the folk,wing amrmatlve obligations to
both the Sublessor and the Sublessee: e. A Ilducialy duty of utmost core, integrity, honestyand loyalty In the dealings with either Sublossor
or the Sublessee. b. Other duties to the Sublessor and lie Sublessee as stated above in subparagrophs m or (ii). In representing both
Sublessor and Sublessee. the agent may not without the express pennission of the mapectlve Par~, disclose to the other ParN that the
Sublessor will accept rent In an amount less than that Incmcated in the Ijaung or that tho Sublessee is willing to pay a higher ront than that
offered. The above duties or the agent In a red estate transaction do not relieve a Sublessor or Sublessee nom the responsitilily to
protect their own intere*8. Sublessor and Sublessee should carefully read all agreements to assure that mey adequately express Ihelr



DocuSIgn Envelope ID: 6DF[}A27#785·46FS-GAEC-FEB0DC846781

understanding of the fransaction. A real estate agent 13 a person qualified to advise about real estate. If legal or tax advice is desired,
consult a competent professlonal.

(b) Brokers have no responsibility with respect to any default or breach hmed by either ParN. The liability (Inclu~Ing courl
cost~ and attorneys· Bes), of any Broker with respect to  any breach of duty. error or omission relating to thb Sublease shall not exceed
the fae received by such Broker pursuant to this Sublease;*provided, hov,ever, thal the foregoing Ilrnitaton an each Brokefs liability shall
not be applicable lo ally gross negligence or willful misccnduct of such Broker.

(c) Buyer and Seller agree to Identily to Brokers as 'Confidenlial» any communication or Infomlation given Brokers that is
considered by such Parv to be confidential.
26. No Right To Hotdover. Sublessee has no right to retain possession of the Premt,es of any part thereof beyond the expirallon
or termination of this Sublease. In ihe event that Sublessee holds over, then the Base Rent shal be increased to 150% of {he Base Rent
applicable Immed*toy preceding the expiration or termination. Nothing contatned herein shall be construed 08 consent by Sublesscr to
any holding over by Sublessee.
27 . Cumulative Remedles. No remedy oreleclion hereunderahall be deemed exclusive but shaft, wherever possible, be cumulative
with aG other remedies at law or in equity.
28. Covenants and Condltione; Construction of Agreement AU provisions of this Sublease to be observed or pofformed by
Sublessee are both covenants and conditions. In conshdng thIB Sublease, el headings and ttlas are for the convenience 01 the Parties
only and -1 notbe considered a part of this Sublease. Whenever required by the context the singular shall indude the plural and vice
verna. This Sublease shall not te comtrued as if prepared by one of the Parties, but rather according to 13 fair meaning as a whole, as
If both Pa, Ues had prepared it.
23 Binding Effect; Choice ol Law. This Sublease shall be binding upon the parties, their personal representatives, successors
and assigns and be governed by the laws of the State In which the PremIses are located. Any litigation between the Partles hereto
concerning this Subleaee ehall De Initiated in the county in which the Prenises are located.
30. Subordination; Attomment; Non-Disturbance.

30.1 Subordination. This Sublease and any Option granted hereby shall be subject and subordinate to any ground
Sublease, mortgage, deed ol t,ust, or other hypothecation or security device (collectlvely. •Security Device"). now or hereafter placed
upon lhe PremIses, to any and ail advances mace on the security thereof. and to all renewals. modmcations, and extensions thereof.
Sublessee agrees that the holders of amy such Security Devices (in Ihls Sublease together referred to as "Lender·) shall have no liability
or obligalion to perform any of the obligalions of Subles,or under this Sublease. Any Lender may elect to have this Sublease andtor any
Option granted hamby supenor to the Ilen of Its Security Device by giving writton notice thereof to Sub'essee, whereupon this Sublease
and such Options shall be deemed prior to such Security Device, notwithstanding the relative dates of the documentation or recordation
thereof.

30.2 Attornment Subject b the non-disturbance provisions of Paragraph 30.3, Sublessee agrees to attom to a Lender or
any cther party who acquires ownorehip of the Promises by reason of a foreclosure of a Security Oovico. and that in the event of such
foreclosurn, such new owner shao not (a) be liable for any act or omission or any prlor Sublessor or with respect to events oew,Ting prior
to acquisition of ownership; (b) be subject to any obets or defenses which Sublessee might have against any prior Sublessor, (c) be
bound by prepayment ol more Ihon one monlh·a  rent, or (d) beliable for the return olany seculity deposit paid to any pdor Sublessor. :

30.3 Non-Disturbance. With respect to Seculity Devices entered Into by Sublessor after the execution of this Subteass,
Sublessee's subordinatjon of this Sub~ase shall bo subject to receivlrip a colanerclaly reasonable non·disturbance agreement (a
'Non-Disturbance Agreement») from the Lender which Non-Disturbance Agreement provides that Sublessee·s possession of the
Premisos, and this Sublease, including any options to extend the term hereof. wiU not be disturbed 50 long as Sublessee is not in Staci,
hereof and attoms lo the recold ovmer of the Premises. Further, within 60 days after the execution of this Sublease, Subless)( shall use '
Its corr•nercialy reascnable erorts to obtain a Non-Disturbance Agreement from the hokler of any pre·existing Seculity Device which is
Secured by the Prenises. In the ovenl that Sublessor ts unable to provide the Non-Disturbanos Agreement within sald 60 days. then
Sublessae may, at Sublessee·8 opoon, directly contact Lender and attempt to negotiate for tho execution and dalriery of a Non- 2
Disturbance Agreement

30.4 Solf-Executlng. The agreements contained In this Paragraph 30 shall be effective without the execution or any furlher
documents; pruvided, however, thal upon wdtten request from Sublossor or a Lender in connection with a sale, financing or relinancing
of the Premises, Sublessee end Sublessor shall execute such further writing9 89 may be reasonably required to separately document
any subordlnat'on, attomment and/or Nor»Disturbance Agreement provided for hemin
31. Attorneys' Fees. Ilany Party or Broker -gs an action of pereeding Invoh,Ing tile Premises whether founded in tcrt, contract
or equiN, or to declam rights hereunder, the Prevaglro Party (as herealter dofted) in any such proceeding, acton, or oppeal thereon,
shall be enljlled to reasonable attorneys' fees. Such fees may be awarded in the same sull or recovered In a separate Bull, whether or
not such aclion or proceeding is pursued to decision or judgment The term, =Provaltng Party" shall Inck,de, without limitation, a Party
or Broker who substantially obtalne or defeats Ihe relief sought, as the case may be, whether by compromise, settlement.judgement or
Ihe abandonment by Ihe other Party or Broker of its dalm or defense. The attorneys' fees award ahal] not bo computed in accordance
with any court fee schedule, but shall be such as to fu!W rellnburne atl attorneys' fees reasonably incurred. In addition, Sublessor shall be
enUtled to attorneys' fees. costs and expenses Incurred in the preparation and 88,VICe of notices 01 Defa ult and consultations in connection
therewith, whether or not a legal action m subsequently commenced In connection with such Default or resiang Beach ($200 is a
reasonable mIntmurn per oocuzience fo, such services and consultation).
32. Sublessors Access; Showlno Premises; Repairs. Sublessor and Sublessofs agents shall have the right to enter the
Premises at any time, in the case of an emargeng. and otherwise at reasonable Urnes for the purpose of showing the same to prospective
purrhasem. lenders, or Sublessoes. and making suGh alterations. repairs. improvements or additions to the Premiaes as Sublessor may
deem necessary. All such actjvities shall be without abatement of rent of fability to Sublessee. Sublessor may al any time place on tile
Premises any Ordinary "For Sale" signs and Sublessor may during the last 6 months of the term hereof place on the Premises any
ordinary 'For Subleaso• signs. Sublessee may at any time place on the Premlses any ordinary 'For Sublease" sign.
33. Auctions. Sublessee shall not oonduct, nor permit to be conducted, any auction upon the Premises ~thout Sublessofa plior
written consent. Sublessor shall not be obllgatod to exerdse any standard of reasonableness in determining whether to pe,mlt an auction
34. Stans. Excepl for ordinary ·For Sublease· slons whlch maybe placed only on the Premises, Sublessee shall not place ally sign
upon the Project wilhout Sublessof, prior written consent All signs must comply with all Applicable Requirements. (see ExhibM G)
35. Termination; Merger. Unless specifically stated otherwlae in writing by Sublemr, the voluntary or other sumender of this
Sub!ease by Sublassee, the mutual tarminatjan or cancellation hereof, or a tamtinatton hereof by Sublessor for Breach by Sublessee,
shall automakagy temmate any Sublease orlesserestale Inthe Premises; provlded, however, that Sublessormay Blect to continue any
one or all eicisting subtenancios. Sublessors failure wllhln ten (10) days following any such event to sled to the contrary by written nollce
to the holder of any such lessm interest shal] constitute Sublessors election to have such event consulte the termination of such Interest.
38 Consonts. Except as othe,wise provided herein, wherever In this Sublease the consent of a Party 19 required to an act Dy or for
the other Party. such consent shal not be unreasonably withheld or delayed. Sublessors actual reasonable costs and expenses Oncludho
but not limited to architects•, attorneyst engineers' and other consulbnts' lees) hlagred In Ihe conslderatjon of, or response to, a request
by SublesBee for any Sublessor consent including tutor)t limited to consents to an assignment, a subletting m the presence or use of a
Hazardous Subst-e, Shall be pakl by Sublessee upon,]celpt of an Involce and supporting documentation therefor. Sublessofs consent
to any acl asstnment or adjetllng shall not constitute an acknowledgment that no Default or Breach by Sublessee of this Sublease
exists, nor shall such consent be doemod a waiver of any then existjng Default or Breach, except as may be otherwise specifically stated
In wriling by Sublessor at the time of such consent. The failure to specify hereln eny particular condition to Sublessofs consent shall not
predude tha knpos#lon by Sublessor at the time of cansenl of such fu,ther or other conditions as are than reasonable with reference to
the particular matter for which consent ie being given. In the event thal either Party disagrees wilh any determination made by the other
hereunder and reasonably requests the reasons for such determinalk,n. the dotormining party shall furnish its reasons hi railing and In
reasonable detail within ten (10) business days following such,equest
37. Guarantor.

37.1 Execution. The Gue,antors, If any. shall each executu a guamnt, in the form most recently pub!!shed by the American
Industrial Real Eslate Association, and each such Guarantor shall have ihe same obligations aa Sublessee under this Sub!.ease.
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37.2 Default It shall Institute a Defaull of Lhe Sublessee if any Gualantor rails or refuses, upon requesl to provide: (a) i
evidence of the execution of the guaranty, includklg the authority of tho party signbng on Guarantols behalf to obllgate Guarantor, and h
the case of a corporate Guarantcr, a certified copy o, a resolution 01 its board of directore authorizing the making of such guaranhp, (b)
current flnandal statements, (e) an Estoppel Cerencate, or (d} written confirmation,hat the guaranly m still in effect.
38. Quiet Possession. Subject to paymerl by Subk,ssee of the Rent and pe,formance of all of the covenants, conditions and
provrsions on Sublessee's part to be observed and performed under this Sublease, Sublessee shall have quiet possessbn and quiet
enjoyment o,1 the Premises duling the te,m hereof.
39. Options. If Sublessee is granted an option, as defined balow. then ihe following provisions shall apply. (see INTENTIONALLY
REKIgglf any)

39.1 Dolinition. "Option" shall mean: (a) the noht b extend the term of or renew this Sublease or to  extend or renew any
Sublaase liat Sublessee has on other property of Sublessor; (b) Me rlght of fint refusal or fint offer to Subleaso either the Promises or
other properly of Sublessor (c) the r[ght to purchase or Ihe right ol flist refusal to purchase the Premises or other property of Sublessor.

392 Options Personal To Original Sublessee. Any Option granted to Sublessee in Ihis Sublease ts personal to the original
Sublessee, and cannot be assigned or exercised by anyone olher than said original Sublessee and My while the oliglnal Sublessee 19
In full possession of the Preases and, if requested by Sublesp, wilh Sublessee ce,UfyIng that Sublessee has no intention of thereafterassigning or Bublotting.

39.3 Multiple Options. In the event that Sublessee has any multiple Options to extend or renew this Subloase. a later
Option cannot be exerdsed unless the prior Optjons have bean validly exercised

39.4 Effect of Defaulton Options.
(a) Sub!-ee shall have no light to exercise an Option; (D during the period cormnencing wth the giving of any

notice of Dofaul and continuing unal said Default is cured, (ii) during the period of Ume any Rent is unpaid (without regard to whether
nol[ce thereof is given Sublessee), (ili) during the time Sublesnee Is in Breach of this Sublease, 0, 0,) In the event that Sub!essee has
bean gIven 3 or morn notices of separate Oefaull, whethef or not the Defaults are cured. during the 12 month period Immediately preceding
the exercise of the Option.

(b) The period of eme vlthin which an Opilon may be exedsed shan not be extended or enlarged by reaBon of
Sublessee's inability to exercise an Option because of the provisions of Paragraph 39.40).

(c) An Option shall terminate and be of no lurther force or effect, nohylthstandIng Sublessee's due and tlmely
exercise of the Option, if, after such exemlse and prior to the commencement of the extended term, 0 Sublessee fails to pay Rent for a
period of 30 days after such Rent becomes due (dthout any necesatty of Sublessor to give notjce themoD. (11) Sublessor gives to
Sublessee 3 or moro notices of separate Default auring any 12 month period, whether or not the Defidis are cured, or (m) Il Sublessee
commits a Brooch of this S#*loase.
40. Securiw Moasuros. Sublessee hereby adulowledges that the Rent payable to Sublessor hereunder does not include the cost
of guard aervice orother secunty measures, and that Sublessor sha!1 have no obllgation whataoeverto provide same. Sublesseo assumes I
all mponsibility for the protection of the Premises, Sublessee, Its agents and invitees and their propery from the acts of third parties
41. Reservatlons. Sublessor resemes tho light. m to grant without the~consent or joinder 01 Sublessee. such easements, fights
and dedicallons that Sublessor deems necessary. (ii) to cause the recorclaion of parcel maps and restricions. and (ili) to create andfor
install new utility raceways, so long as such easements, light  dedications, maps, restrictions, and utility raceways do not unroasonably
Interfere with the use ofthe Premises by Sublessee. Sublessee agrees to sign any docwnents reasonably requested by Sublessor to Ieffectuate such fights
42. Performance Under Protest M at any ume a dispute shall anse as to any amount or sum of money to be paid by one Paly to :
t'le other under the provisions hereof, the Party against whom the obligation to pay the money is asserted shan have the right to make I
Payment 'under prolest» and such payment ehao not be regarded as a voluntary Payment and them shal survive theright on the part of
said Party to institute suit for recovery ol such mim, If It shall be adjudgod that there was no legal Obligation on the part 01 sald Party to
pay such sum of any part thereof, said Party shaa be entjued to recover such sum or 80 much thereof as it was not legally required to
Pay.
43. Authority. H either Pony hereto 18 a corporation, trust, Dmited Unbility company, partnersht, or similar entity. each Individual
execullng this Sublease on behaN of such entity represants and warlanta that ho or she 15 d,IW authorized to exocute and deliver this
Sublease an Its behalf. Each party shall, dthin 30 days after request, deliver to theolher palty Batisfactoly evidence ofsuch authoriV. ,
44. Conflict. Any confict between the printed provisions of thls Sublease and the typewritten or handwritten provisions shall be
controlled by the typewritten or handwdnen provisions.
45. Offer. Preparation of this Sublease by either pafty or thair agont and submIsslon ofeametotho other Party shall not be deemed Z
an offer to Sublease to the other Party. This Sublease Is nol Intended to be binding until execuled and de[Ivered by an Parties hereto.
40. Amendments. This Sublease may be modined only In wilting. signed by Ihe Parties in interest at the time of the modification.
As long as they do not Inaterially change Sublessee•8 oUgations hereunder, Sublessee agrees hmake such reasonable non-monetary
modincatIons to this Sublease as may ba reasonably required by a Lender in connection with the obtaining of normal {Inanchg or
relinancing of the Premises.
47. Multlple Parties. If mcre than one person or entity ia named herein as either Sublessor or Sublessee, such multlple Parties
shall have johl and several respenslullty to comply with the terms of this Sublease.
48. Waiver of Jury Trial. lhe Parties hereby waive their respedive rights to #lal by july in any action or proceedIng Involving the
Proporty or adsing out of this Agreement
49. Medlation and Arbitration of Disputes. An Addendun rec,dring the Medlaticn andfor the Arbitration of ail disputes between
the Parties and,for Brokers arising out of mis Sublease ts nol attached to this Subleaso.

[SIGNATURE PAGE FOLLOWS]
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SUBLESSOR AND SUBLESSEE HAVE CAREFULLY READ AND REVIEWED THIS SUBLEASE AND EACH TERM AND PROVISION
CONTAINED HEREIN. AND BY THE EXECUTION OF THIS SUBLEASE SHOW THEIR INFORMED AND VOLUNTARY CONSENT
THERETO. THE PARTIES HEREBYAGREE THAT. ATTHETIMETHISSUBLEASEIS EXECUTED. THETERMSOFT}tISSUBLEASE
ARE COMMERCIALLY REASONABLE AND EFFECTUATE THE INTENT AND PURPOSE OF SUBLESSOR AND SUBLESSEE WITH
RESPECT TO THE PREMISES.

ATTENTtON: NO REPRESENTATION OR RECOMMENDATION IS MADE BY THE AMERICAN INDUSTRIAL REAL ESTATE
ASSOCIATION OR BY ANY BROKER AS TO THE LEGAL- SUFFICIENCY. LEGAL EFFECT. OR TAX CONSEQUENCES OF THIS
SUBLEASE OR THE TRANSACTION TO WHICH IT RELATES. THE PARTIES ARE URGED TO:
1. SEEK ADVICE OF COUNSEL AS TO THE LEGAL. AND TAX CONSEQUENCES OF THIS SUBLEASE.
2. RETAIN APPROPRIATE CONSULTANTS TO REVIEW AND INVESTIGATE THE CONDITION OF THE PREMISES. SAID
INVESTIGATION SHOULD INCLUDE BUT NOT BE LIMITED TO: THE POSSIBLE PRESENCE OF HAZARDOUS SUBSTANCES, THE
ZONING OF THE PREMISES, THE STRUCTURAL INTEGRITY. THE CONDITION OF THE ROOF AND OPERATING SYSTEMS,
COMPLIANCE WITH THE AMERICANS WITH DISABILITIES ACT AND THE SUITABILITY OF THE PREMISES FOR SUBLESSEE'S
INTENDED USE.

WARNING: IF THE PREMISES ARE LOCATED INA STATEOTHER THAN CALIFORNIA. CERTAIN PROVISIONS OF THE SUBLEASE
MAY NEED TO BE REVISED TO COMPLY WITH THE LAWS OF THE STATE IN WHICH THE PREMISES ARE LOCATED.
The parties hereto have executed this Sublease at the place and on the dates specified above their respective signatures.

Executed at:

 
s:/996%024on. 6/,0/24

By SUBLESSOR: By SUBLESSEE:
MCG Scorts Arena Business Park LLC.
a California limited Ilabilityffio* r-De.4-d# 1

¥30>By:MCSGuardiar,Prof~Hest.1.C~ By:
4 Delaware Ilmlted 11,611Rv comoark Narn&-PAh9'1$61?filk Tama
Title: Manane,-·,f.~.~..__~~,/

Na06 P,Inted. jilanlel,K weiss
Tille: COO L./
Address: 990 Highland Drive #200

Solana Beach. CA 92075

Telephone: f 858 1 792-5000 Telephone: IMD.2*#118479905470
Federal ID No. Federal ID No.

These forrm are often modified to meet changing requirements of aw and needs of the Industly. Always writo or call b make sure you
are ull]Izing the most current form: American Industrial Roai Estate Assodatkon, 700 South Flower Street, Suite 600, Los Angeles, CA
90017. (213)687-8777.

©Copyright 199&-By American Industrial Real Estate Assoclation.
AN rights reserved,

No part of thess works may be reproduced In any fomn without pemilsslon In wliting.
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EXHIBITA
LEGAL DESCRIPTION & SITE PLAN
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EXHIBITA-1

PREMISES PLAN
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EXHIBIT B TO SUBLEASE
MINIMUM STANDARD SUBLEASE CONDITIONS

WHEREAS. There exists a Master Lease by and between The City of San Diego TMaster Lessoo and MCS Sports Arena Business Palk
UC, a Calhnialimited Ilabilitycompary (successor Ininterest to: Kathwyn Crakedba: Triland Development Company), dated June 23,
1997 TMaster LeaseD.

(1) PROVISIONS CONSTITUTING SUBLEASE.

(a) This Subleasols subject to allof the torm, and conditions ofthe Master Loaso. And Subles,ee shall
not commit or pe,rn'l to be committed on the aubleased Premises any act or omission,. which shall
violate arly terms or conditions of the Sublease or of the Master Lease.

(b) Al] of the terms and conditions cortalned in the Master Lease are Incorporated as terina and
co,Kitions of the Sublease and shall be the complete terms and conditions of this Sublease.

(2) HOLD HARMLESS: Sublessee inall assume the defense of, indemnify and save hamnless Sublesaor
and City, its agents, officers and employees trom all clainns, expenses and Hability of every nature,
diredly or indlrecey arialng from, or aneged to have arisen from the operatlans conducted on the
Subleased Premises or from any act or onisston ol Sublessee, its agents and Invltees.

(33 INSURANCE: Sublessee shall be Insured by an insur-,ce canler acceptable to the Sublessor and
City against loss Nom pub~ic liability arsing from the use or condition of or operation conducted on
the Subleased Promises. Minimum coverage shall be as set lorth in Section 8.2 of tile body of the
Sublease and Section 8 01 Exhibit C to the SubMose hereof. A copy 01 the polkey of ir.surance shal ;
be filed vith the City and shall name ·THE CITY OF SAN DIEGO~ as an additional insured. Said
policy shall specify that the policy may not be terminated, altered or canceled without 30 days prior
writion notice to the. City by the Insurance company,

(4) LEGAL PROCEEDINGS: Shoutd It become necessary to Sublessor or City to commence legal
Proceadings to couect rent, to recover possessions or en ferco any other provision of this Sublease,
Sublessee agrees that the prevailing party ehall be entilled b an legal costs In connection therowith,
including a reasonable sum as attorney's fees

(5) SUBORDINATION: This agreement is in effect a Sublease of a portion of the premises covered by ,
Ihat Flat Rate Sublease filed in the Omce of the San Diego City Clerk on October 25.1978. as
Document No. 764812. as amended between the Sublessor horoin ard the City of San Diego. This
Sublease 13 subject and subordinaled to the covenants and condioons 01 Bald Sublease Agreement
notwithstanding any provision hereto conwary to or In confild with said agmement.

(6) The propely 10 subject to the Master Lease mentioned hereinabove and lies with In the recerttly
formed North l av Redevolonment Area, The_property may be redeveloped h the Future. Accordin gly,
Sublesser and or City at its sole and absolute discretion may term'nate thls Sublease at anytime by
providing Sublessee 6 months in adveice of Ihe intended date of tenignavon.

(7) APPROVAL OF MASTER LESSOR Sublossee acknoutedge that the Premises 19 on a Master
Lease between MCS Sports Arena Business Park LLC, a Canfornia limited liability company and The
City of San Diego.

(a) This Sublease 13 sublect to the approval of the Master lesser and the parties hereto agree to mod14
this Sublease so as to confolm to any reasonable requests of the Master Lesser es a condition or Ita
approval.

(b) M the event that Master Lessor does not approve of this Subtease, this Sublease shall become null
and void effective immediately lof-Ing notillcation of rejection of this Sublease by the Master
Lessor.

(c) All tenns and conditions 01 the Master Lease Shan remain ele same except as provided in this Sublease and as
may be adaionaMy required by Master Lessor pul:uarn to Paragrnph 7a herein above.

r·-00
SUBLESSOR'S INITIALS: 1~·PIM 1 SUBLESSE['S INITIALS:
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EXHIBIT C
Page 1 of 3

Addendum to Commerdal/Industial MulthSublessee Sublease

1. Base RerIt Abatement: The Base Rent due and payable for months hw (2), three (3), four (4), Bve (5) and st (8) of the Term
shan be abated by one half (1/2) (the ·Rent Abatement Pellodl. Accordingly, the Base Rent due end payable for the Rent Abatement
Period shall be one thousand two hundred nine*lwo and 0W100 dollars (31,292.00). During the Rent Abatement Period, the water/seworfee h the amount of ninety-five and OW100 dollars ($95.00) shall be due and payable in fuU.

2. Term Adiustmenl If the Commencement Date Is other than the *st day of a calendar monlh, the Term shall be  doomed to havecornmenced on the first day of the next succeeding month.

3. Modified Common Ama Operating Expenses; Sublessor shell pay Sublessee's pollion of common area maintenance, taxes, and
Insurance.
a. 'Operating Costr means all costs reasonably incurred by Sublessor in aocordance with generally accepted accounting

principtes, and fairly allocable to the applicable Calendar Year which retats to. or are fairly allocable to, the ownership and
operauon of Ihe Common Areas. Solessor shall pay Sublessee·8 portion of common a  rea maintenance, toxes and Insuranco.

b. Petotic painting of the bulldhg extetior and con,non areas shall be Included as a ccmmon area operating expense. 1 f Sublessor
undertakes a program of preventive maintenance for the HVAC systerm for all of the Sublessees per Palagraph 7.1(b), the cosl
themby shall be Induled as  a common area expense.

c. The common area definition shall also include lightng facONUes, sewer, water, gas, electric, phone and other utility lines, storm
dralns. roads and approaches seMcing the Center gene,ally: and any other items that Sublessor deams necessary and :
appropriate.

d. Replacement cos# dofined as thai which cannol be repaired olher than m a cost which 1, In excess of fi* percent (50%) of the
cost of replacing such item, then such item shal be replaced and the cost prorated cver sixt  (60) months and Sublessee shall
pay one slxtieth (16) of fhe cost each monlh of the Sublease term and extension thereto.

4. Utilities: Sublessee shall pay before delinquency ell charges for water, sewer, gas heal. elearlcity, power, telephone service end all
and any other services or utilities used In, upon or about the Premises by Sublessee or any of its Sub sublesseed licensees or !
concessionaries, provided. however. 11 any such nervices or utilities shall be billed to Sublessor and not separately metered to the
Prerrlses the mount themol shall be Formed and Subtessee shall pay to Sublessor upon demand as addilional rental hereunder en
amounl equal to lhat proportion oflhe total charges therefore which the number of square feet of Gross Floor Area Ir, the Premises bears
to the total nunber of squale feel 01 gross floor area of stores then rented aa of the date ol the utjity bil servad in the ana andtor butdingscovered by Buch combined charges. With respect lo gas and electric service, which 13 not separately motered. Sublessor may, at
Sublessofs option, 0 Bu of proratIng on the fore-golng basis, dete,mine the arrount of use ol such Bervices by Sublessee on the basis
of Sublessee•s estimated usage as determined by the uttity company servk:Ing the Premises, or, W such colnpany ceases pro*Ing auch
service, by o qualified electrlcal contractor selected by Sublessor. Water is furnished to the part of the Common Area via as Is cent,al ,
meter. Accordingly, Sublessee wit pay Sublessor a nat charge 01$85.00 per month for ils share of the water for the Premises. Water
charges may be reevaluated and Increased by Sublessor based on the use of tha Premisee especially due to the number o f patrons of
and Sublessee's business usa Sublessor may require a high water user such as a restal,am or beauty parlorto Install a separate meter
or M the costis prchibitive, to *tall a submater at Sublessee•s Bole cost and expense to be able to detelmlne Sublessee·s fair share for
any excess use.

5. Continuous Operationi Sublessee shall keep the Pmnises open for buSin883 during allhours customarily mainta!ned by business
similar to Sublesses's business In the trading ama in which the P,emises are located. At ell such times Sublessee shall have upon Ihe
Premises a sumdent number of employees and a sumcient Nock of merchandise to adequately se,ve the patrons thereof or render Ine
ser,rices offered. Abusiness holiday of more than thirty (30) days ol consecudve dosIng In any one year shall be considered a defalit

6. Locks: Should Suuessee change thetocke on their sulte, Sublessee mulstfurnlsh Sublessor wlth a copy ofthe new key whichls for
the protection of the Sublessee and per the Sublease.

7. Vacatiflo Pre,r~sesi The definition ·ordinary wear and toar• shall NOT Indude such items as carpet cleaning, cleaning, patching and
painting necossary torestore Premises to a releasable condition. Additionally, Sublesseowill be charged for repaiong rearaccess doors.repairing Store front doom. rekeying locks to the master system and removing alarm systems or personal prope,ty and/or debris. etc.
upon Subleass le,mInation.

8. Ingurance: Sublessofs appropriate liability insurance coverage 18 $3,000,000. Therelore, Paragraph 8.1 andfor Paragraph 8.2 Isamended to Increase the ceBing to $3,000,000 and Sublessee shall reimburse Sublessor for 10 poltlon accordingly.

9. Assignmenignd Sublettino:
(This ts In addition to Sublease language and pievedls In the event of conniet.)

a. Consent to Asslonmentor Sublett~,0 shall not be unreasonablv withheld: Subject to a compatible and noncompeUUvo business
use with respect b the other businesses h the Center and sumciont financial statement and credit record of asslgnee end reasonaWe
experience In conducting the intended business, Sublessor's consent to asslon or subletthis Sublease shallnot bo unreasonably wllhheld
providad however, that Sublease shall not be In default end/or i f Sublessee shall have, previously breached or otherwise failed to perform
under thts Subleaso since its incepton. and Sublessee did nol cure that breach, Sublessor, al Its sole diarrellon, may declare this
Sub·paragraph nun and void. Any Increase in rents allan become the properly of the Sublessof. Any such ausignment or subleasing even
with the approval of the Sublessor, shall not relieve lile &(blessee from liabilily for payment of the rental herein provlded or from the
obligation lo keep and be bound by the terms, condinons and covenants  of this Sublease.

b. Agulgnment or Transfer to a Co,DorattorK Notwith9tanding anythlng lothe contraly set forth hereln. Sublossee may asslon thisSublease, without the comant of Sublessor, to a corporation or other entity not less than Illty percent (50%) of the voUng stock or
contro[Eng interost cf which b onned by Sublessee; provided that Sublassee shall atal times remain liable for pe,fonnance hereunder;
and provided, further. tlat any transfer by Sublessee of the controllng smsk or Interest In si ch corporallon or other entity shall be aprohibited assignment hereunder.

c Comant to be Iny•iting; Sublessee shall not assign, mongage, pledge. hypothecate or encumber [his Sublease or fhe leasehordinterest created hereby or any Interest herein or sublet the Demised Pre,Kses or any portion thereof, or Aceme the use ol al] or anyporbon of the DemIsed Premises, without the written consent 01 Sublessor lirst had and obtained. wilhout in any way nmiting any other
rights avallable to the Sublessor at the time of any proposed assignment or suble:Urn. Sublessor expressly rese,ves the right to adjustthe Guaranteed Minimum Monthly Rental to an amoint derived by multiplying said guaranteed minimum montlly rental times a numberequal to the percentage by,·hlch the Bureau of Labor Statistics, United Stalas Department of Labor for Los Angele»-Rtversido-OrangeCounty under the heading of ·All Items• for ·An Urban Consumen· for the month in whth the date of mich assignment orsublettlng occurshas Increased over the same Cost of Living Irtdox fgure lor the month In which the Commencement Dato under this Sublease occurs
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(i.e., If the percentage of such Increase Is thirty percent (30%). then the guaranteed minimum monthly rental will be muldpned Umes
13096). Sublessee agrees to Bay Sublessoran adninistratlve lee 01 $500 and to reimburse Sublessor for

EXHIBIT C (PAGE 2/3)

Sublessofs reasonable attorney faes Incurred In conjmdion with the processing and documentation of any such roquested transfer,
assignmont, subletting, kensIng or concesslon Bgmement

10. Brokers Fee·
a. All Brokers lees asmforred to In the Sublease and Sublease addendurng shaO tie by separate agreement purguant to a schedule

to be agreed upon by Owner and Broker.
b. However, it 13 understood and agreed that no con,Nssions shall be pakl on option exercises, or renewals, or expanslons that

unless at the invitathon of the Owner flrst had obtained in w,11!ng

11. Sublessee'e Financial Informatlon: Sublossee has lurn[shed financial slatements which have been approved by SUMSsor.
Sublessee shall relmburse Sublessor thirty-live end 00/100 dollars ($35.00) U Sublessor obtains a credit report. Sublessee also agrees
to deliver to Sublessor a resurne of Its business experience and a coniplated Sublessors -Credit Information· form. The Sublease 13
contingent upon Sublessofg review and approval to Its 80!e satislaction of Siklessee's clualifications to Sublease. Said credit application
musl Include but not be limited to listing apecifics of next of kin, dogest Ilvblg relative not Uving #ith you, cbsesl nolwelative end who tonotify in case of emergency.

12. Dispute or Delay: In the event of any dapute between the partles conceming the Urne of actual oompletion 01 Sublessors Work or
Sublessee's Work orany claimed excuse fer delay in perlormance or non·performance thereof or whether auch work has been adequately
perfonned in a good and #*manlike manner and Is satisfactory for the use htended. such dispute shall be referred to Sublessorsarchitect whose determination wilh regard meroto shall be final and condughe upon the parties.

13. Deletion: Wherever in this Sublease a Sectjon or Subsedon Is preceded by the word ·Deleted· or ··Deleted: such Section or iSubsection ts deleted from this Sublease In Its enerety and is of no force or effect.

14. Attorrey,•9 Fees: The Sublessor 19 entitled to attorney'B fees or costs for the enforcement 01 the Sublease regardless of whether an
action Is filed, said fees and costs to be considered addltional rent.
15. Svblease Incentives: If Sublessee Is bi default under thi, Subtease at any time during lie Tenn and without Omlting M foregoing.
I  f Sublessor has given Sublessao any Sublease Incentives or 00'ler Inducements or consideration in connectjon with this Sublease
Cincentlver). Induding wilhout limitalion, any abatemerit of fent, the unamortlzed portion of any Sublessee Improvement Allowance
and,for leasing commission then the Incentives will termInate and Sublesscr may recover from Sublessee ttia value of a!] such
IncenUves received by S-ssee in addition to aD ather damages recoverable by Sublessor pursuant totheprovlsions or this Sublease. 1
16. Conlidentlantv: Sublessee shall keep the contenl and all copies of this Sublease and reloled documents noN or hereafter enteled
into, and all proposals, materials, Information and matters relaUng thereto, st,lctly confidential and shall nol disclose, disseminate ordistribute any of the same, or pennil the garre to occur. except (D the extent reasonably required far proper buBIness purposes by :Sublessee•8 attorneys, insurers, auditom and londers, end, in such event, Sublessee shot! obilgate any such parties b whom disdosum
is permitted 10 honor Ute confkientiality provisions hereto, except as may be required by Law or court proceedings.

17. Sultituto Premiseg: Sublessor shall have the right Ircm time to tbne during the term of this Sublease to relocate the Premises
d,hin the Project on the following terms and conditions: 0 the squaro foomgo ofthe Bubstjtuto promise {'Substitute Premises•) ereequal to the square footage of the Premises (subjectio a variation & up to fifteen percent (15%) In the square footage 01 the Substitute
Promises, provided that the amount of rent payable under thia Sublease la not thereby Increased); (11) SaileSSOr shall pay the cosl of
providing Sublessee Improvemen~ (defined below) m the Subsmute Premises substantially comparable to the Sublessee
Impruvernants in the Premlses; (iii) Sublessor shall pay the exper,MS directly mated to and reasonably Incurred by Sublessae Inconnection with such relocation to the Substitute Premises; and 04 Sublessor shall not be liabl e for (a) any 1038 of business or good
win, or (b) any damage to SubleBSCe'S Properb, orolher personal property relocated, unless caused by Sublessor or irs employeesgross negligence or willtul rnisconduct. Sublessof shall deliver to Sublessee written noUces of Sublessofs election to relocate the
Premises spedfying tile new location at least thhty (30) days prior to the date the relocation 18 lo be effective. 1 f the relocation of thePremise, is unacceptable to Sublessee, then Sublessee may terminals this Sublease during a period of thiry (30) days ariel receipt ofSublessors notjce to relocate, by de#vering mitten notice to Sublessor within the thlry (30) day period. Such notice 01 termination shall
be eflactive upon receipt thereof by Sublessor. If SubleSBee 81809 to terminale this Sublease pursuant to this Section. then the parties
shall be  discharged from all obligations hereunder, other Ihan those that have accrued prior to the actual date of Sublessee's
tormination of this Sublease  or which speclfically survlve the termination of this Sublease and Sublessee shall be granted a reasonableperiod of tenanc, in order to foloca:e to suitable premises.

[THIS PAGE INTENTIONAUY LEFT BLANK!
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EXHIBIT C (PAGEE 313>

A Sublessee Is responsible for sending rent payments on the Crst of the month to:

MCS Sports Arena Business Paf< LLC,
C/O MCS Guardian Properties LLC
990 HIghland Drive, Suite 200
Solana Beach. CA 92075
Attendon: Acoountlng

8. Focal'ly questions or tullding management problems, call:

MCS Sports Arena Business Park LLC
0/0 MCS Guardian Properties LLC
990 Highland Drive, Suite 200
Solaris Beach, CA 92075
Phone: 858-792-7500; Fax: 858-792-7834
Attention: Blanka Najour / Property Manager

C. Required Personal Data:
Sublessee·8 Home Address:

Home Phone:
MICHAEL CUSI

In caseof emeroancy: <124 1171{ ST Plo
Address: C 197613595

Phone: Fax:
N/ANext of KIn (Name): . 14,'AAddress: „,0,Phone: Fax. +

1

D. Other: Sublessor rose,ves the right 10 change the Inanagement company and the address to which runl payments shall be made by i
delvering noice to Sublessee In accordance with this Sublease.
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EXHIBITD

SUBLESSEE IMPROVEMENTS AND ACCEPTANCE OF PREMISES

Soope of SUble,@OfS ¥•blk

Sublessor shall provide Sublesseo. at the sole cost and expense of Sublessor, me followhig ·standard· Improaments as follows:

1. Sublessor shall delver Ihe Premlses In irs cur ent ·as·ls, where-Is' condition with al faults, whether or not Immodiately apparent,
and with an building systems Includir~ HVAC, electrical, plumbing and roof b good working condluon.

Scoce of Sublessee's Work

All Improverne,113 desired by Sublessee, shall be considered 'Non·standarcr and shall be al the sole cost and expense of Sublesseeincluding, bull not limited to

1. Pennlts, Pians, and supervision for any Sublessee improvements.

2. Sublessor grants permission to Sublessee ko instaU necessary and/or required Improvements or modillcaticne, subject to Sublessors
pilor written approval, to accon·unodate Sublessee's intended business use. at Sublessen sake cost and expense, and in accordance
with any and aD govemmentaliequlroments inclucIng the obtaining olany required pennits for the Premises and said business.

Perfomn any and al! additional work reguired to comp'ate the Premises to a condition cu~omary end mady for the normal oparation 01
Sublessee·s business. Sublessee shal be responsible to pay for any addillonal water. arldfor sewer Impact fees il imposed due to the
nature of Sublessee's business or use of Promises

Wlthin thirty (30) days fohving the execullon of the Sublease. Sublessee, at Sublessee's sole cost and expense, shall deliver
to Sublessor a fully dimensioned 114-inch scale set of plans. Said plans shall allow ell slorefronts, interior paltilions, Mums, Ughting,
olectdcal oullob, ptumblng (Induding fatures). floor caverings, celling and other Improvements that Sublessee wishes to constnict and
Install upon Prernises~ Saklplans shall be subject to Sublessors approval priorto start of any work by Sublessee or l~ contractom, which
shan not be unreasonably Vthheld, which shall thereafter be called 'Sublessee Plans Approved for Construction: Should Sublesseo rail
to deliver b Sublessor plans lor ·Sublessee'B Wolk• wllhln  thirty (30) days loeowing exeal~on of the Subloase, Sublessor may, at his
option and with written noulication to that ellect to Sublesses, terminata this Sublease.

No changes, Irlodincauons oralterations to Sublessee Plans Approved for Construcion may be made without the written consent
of Sublessor. Any addIUonal costB. Including any increased fees whlch Sublessor may be required to Pay for architectural, engineering
andfor other slm!!ar scrvices arising by reason or any subsequent change to Sublessee Plans Approved for Construction made at the
request of Sublessee, shall be at the sole cost and expen3e Of Sublessee and shall be paid by Sublessee lo Sublessor before theperformance of fhe work mquested by Sublessee.

AB of Sublessee's work and improvementg shan be performed by Subtessee, el Sublessee's sole cost and expense except asoutlined above and pursuant to the plans and specifications approved by Sublessor. It 13 understood that the approval of Sublessor shall
In no manner relieve Sublessae of Sublessee's obligation to obtain, at Sublessee's sole cost and expense, all necessary and approprtatepermits from all applicable governmental of public agencles for the censtruction of Sublessee's improverne,5, installation of Sublessae'a
personal proporty and the operation of Sublessee'e business at Premises.

Upon delivany of Premises to the Sublessee, Sublessee shan immediately and dIngently proceed to install Sublessee·8 Work as
deecribed in Sublessee'$ Plans Apploved for Construction at Sublessee'a sole cost and expense without interfering with other work beingdone, If any, In the building of shopping center.

All work done by Sublassee shall be done by a ncensed contractor and in compliance with all rulas and regulations required bylocal bu!!dIng authorities. Sublesscr or hb agenls and in accordance with an unifolm building codes as dctated by state, federal and local ·requirements,

Upon final cormletion of Sublessee·s Work. Sublessee shan flumi h Sublessor wilh all ce,Uncates, approvals and pennits ·signed
off  by local governmental building aspector, thal wore required to com*te Sublessee's Wbrk. Sublessor shall not be responsible for
any loss or damage to Subtessee·s implovennents,»perly that is Instaued of left on Premises.

Sublessee's entiy upon Premises pdor to commencoment 01 the Term of this Sublease shall be subject to all provisions of this
Sublease other than payment of rent. At all limes after such entry. Sublessee shall maintah an insurance policylhat comptles with tile
provisions ol thls Sublease. The Inablity of Sublessee to complote Sublessee•8 Work In a timely manner and to a condition acoeptablefor conducting business, through no fault of Sublessor, shall not delay the Telm Commencement or payment offont

Sublesses hereby Indomnifies and hot Is Sublessor free and halmless from and against any and all daims, demands andliabilities, Including, bul not limited to attorney costs, oxpenses and court costz, arising from or relating to Sublessee's Work andimprovemer,ts. It is the intent of the parties that this indemnincation shall sur'~Ive the expiraticn or sooner torminaton of US Sublease.
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EXHIBIT F

RENT ADJUSTMENT(S)
ADDENDUM TO

STANDARD SUBLEASE

Dated 6/10/2024

By and Between (Sublessor) MCS Sports Arena Business Park LLC
(Sublessee),lohnnv Tama. an unmarried man

Property Address: 3780 Hancock Street. Ste. C
San Diego, CA 92110

Paragraph 1.5

A. RENT ADJUSTMENTS:

The monthly rent for each month of the adjustment poriod(s) specilled below shell be Increased using the method(s) Indicatedbelow:

8 1. FIxed Rental AdJustmentls) (FRA)

The monthly rent payable under paragraph 1.5 cease Rent} of the atlached Sublease ehall be Increased to the following amounts onthe dates sel forth belkw.

Effeclve on July 1, 2025. the new Base Rent shall be payable as follows:

07/1/25 - Oe/30/26 $1.82131 x 1,476sf = S2,687.00 per month, plus $85.00 water/sewer fee per month = $2,782.00 per month
07/1/28 - 08.31/27: $1.8gpsf x 1,47681 = 52.790.00 per mc>nth. plus S95.00 watertuawer fee per month = $2,885.00 permonth

B. NOTICE: Unless spedlied otherwise herein. notice al any oscalations other than Fixed Rental Adjustment(s) sh*I be macie as ispecilied in paragraph 23 of the allached Sublaase.

C. BROKER'S FEE: The Real Estate Brokers specilied in paragraph 1.10 of the altached Subleasa shaD be paid a Brokenge Fee
for each adjustment spocined above In accerdance with paragraph 15 oftho attached Sublease.

SUFXS~ITIAL: 64BLESSEE·S INITIAL:



DocuSign Envelope ID: 5DFQA27E-E785•48FB-{}AEC-F68(]DC&46781

EXHIBIT G

CENTER SIGN CRITERIA '

The purpose of ihis sign criteria has been established for the intent of assuring an outstanding shoppig center and mutual
benefit 01 all SubleSSee'8. Conformance will be stridly enforced. Any Installed con-conforming or unapproved signs will be brought Into
conformance at the expense of the Sublessee.

A Sublessee ehall be entilled 10 9!gnage above the Premises. Signage 8hall be subject to City of San Diego and
Sublessom prior written approval. All costs associated wilh Ule deslon, col'Istructfon. installation, as well ae removal shall be borne by
Sublassee. Sublessee shall be required to remove all Sublessee signage at the condusion of Sublessee·s oceupancy of the Plemises.Ground level Sublessee•s shan be entilled lo signage on Ihe Centers pole sign at ils expense and subjecl to availability.

8. General Requirements:

1. Sublessee shall submit 10 0,0 Sublessor the exact sig n specincations, copy and colon desired for Stlessorsepproval from a licensed and expe~enced sign comparly.
2. All approvals or disapprovals al a~n submlttals based onesthetics and design shall fornaln sole right of the

Sublessor and local governing authorities.

3. Selected sign company will be msponsIble for obtalnlng all permits and sign Installation.

4. No exposed lamp. raceways, crossovers, conduil, conductors, tronsformen or similar devices shall bepermitted.

5. An maintenance of signage shall be tile responsibility of the Sublessee.

8. All signs shan be channa leesa and Individually imaihated.

7. No audible, nashing or animated signs w111 be permlted.

8. No projections above or below the sign willbe pennttled.

9. Electrlcal service to al] signs will be connected to Sublesseers meter.

10. Sublessee'B signs shall be designed and Installed in a mannercornpatible #th and complimentaly to adjacent ,and facing storefronts and the overall design concept of the center

11. All penotrations 01 the building micam required forsign ing:allation shall be sealed In a watertight condition
and shall be patched to match adjace,11 loish. Al ter,nnatjon of Sublease when sign Is removed, Sublessee or its sign company shallpatch and paint and restore to •as was- condition.

12. No advertising placards, banners, pennants. names, Insignias or other descriptive matorta! shall be aflb<ed ormaintained upcn the glass pane supports 01 the show windo.,s and docrs or upon the exterior walls of building without the prior written
approval of Sublessor.

13. Logos reepire prior approval of Sublesser unless nationally recogn~zed logos of a franchise.

14. Letter height resbictions:

a. One line af copy wlth the letterand logo he'ght not to exceed 24 inches or to beless than 10 Inches.
Allowable. sign fascia coveroge not to exceed sevent,-Ave percenl (75) 01 store fronlage.

b. Twolines of copy will be allo,-wilh theoverall height ofthe two lines of letters not to exceed 30
1nches with a maximum height of the latiers not to exceed 18 inches or to be less than 16 Inches.

15. Designs submitted for the City/County approval must folow the follomng guidennes:

a. Drawings of elavatlons and slgn with an measurements to scale.
b. Plot plan and legal description (plans to scale).
c. Sections drawings of sign and fascia showing construction and electrical details.
d. Color of plasyc faces and logcs.
e. Color of neon, size and intensity.
f. Letters¥le seledon

16. Sublessee 13 granted permission by Subtessor to Instan a temporary sign banner at Its expense above thopremises while signs are being fabricated.

17. Sublessee shall indemnify and hold harmless Subtessof against any loss, cost, damagos or Ilabilky caused to
persons, property of otherwise caused by Sublessee's sign Installations.
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EXHIBIT H

SPECIAL USE OF PREMISES CLAUSE

A Uses Of Premises:

Sublessee shall occupy and use the premises solely for operation of o martial arts stidio and for no other use or purpose.

Sublessee specincany aclulowledges and agrees. by intualing below. thai M will not at any time sell, store, use, grow or distribute In anybrm, any form of Cannabis, IncludIng bul not limited to marquang HEMP. orditch weed, or any such variety of sam or any nav varietyof same oranything sirolarto same from orin Ihe Premises orthe Project Sublessee agrees that a violation of this paragraph will be adefault under the Sublease for which there is no cure pallod end :hal therefore, Sublessor may immediately terminate this Sublease
with twenty four (24) hours' notico to Sublessee. Sublessee hurther agrees that lf Sublessee vlclatas this paragraph, Sublessae shall»ay*h Sublessor e fino ol Flve Thousand Dollars ($5.000.00) per day for each day or partial day that the violation conitr ues unil
rlesgr regains possession of the Premises.

Sublessee's Initials
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EXHIBITI
SPECIAL ADDENDUM TO SUBLEASE

This Addendum to Sublease fAddendump is made a parl of the Sdilease dated 6/10/2024 . 2024, byand MCS Sports
Arena Business Park LLC, a California limited liability company (-SublessorD, and Johnny Tama, an unmanled man (~Sublesso09, for
the Premises commonly known as 3780 Hancock Street Suite C, located In the Cily of San DIego, County of Sen Diego and State of
Callfomia  Should there be any conflicts between the terms and conditions of this Addendum and the Sublease, this Addendumshan
prevail.

1. SUBLEASE CONTINGENCY:

This Sublease Is conaigent upon Sublessor cbtainIng a Consent to Sublease from the City ol San Diego. In the event the City does not
consent to this Sublease, the Sublessee shall knmadiately be ~m,Inated and of no further force or efled In such event, Sublessor and
Sublessee shall forever be discharged GIlts obOgations and shall be released from liabibly.

/
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Exhibit J
SPORTS ARENA BUSINESS PARK

RULES AND REGULATIONS1. 1!ZE[emn*Zi·
(a} All floo, area. hck,dIng ves,R,ulos, en,mnces andleturns, doors~ 1!xmres, wInclows and plate gless shal bernintalned ba safe, nom end dean condition.

(b) Al] trash.refuse - westo meter!91 61,011 be rugularly rer,loved from the pramiseg or each occupant and umti mmovalshall be dolad 0) h adequate contabels, -ch ccnlainors Shan De localed so os not to be Nsible to tho general publc In the Conler; end (U) :0 83 notto contlituto eny heallh or flro hoza,6 or nuisance  to any occupanl.

(c) No poltion d the Premises of Center ehall bo used for lodging purposos

(d) Neither sidawaks nor vahgys shan be zed lo display, stole or place any merhonalss. equXnent or doilcek

(e) No dvertslng medium. dmlce~ biS!11071011 or appantus sha, be ullazed -ch can be head or experienced ouls!da lhePremises Inc*,djng, ¥4lhoul hiung the generaily 01 the foregolle, nashing Ughta. semritghts, loudspeakers, phonograpt,3. oluans, radles, television orvideomon:ters.

(1) No auctioa fire, balamp#Y, or gob*out-d·business sale shan bo conducted In. et, or about the Contor or any portion orpotions Ihemol. except punuen[ to court order.

(g) No use shall be made 01 the Center or any poroon or portions Ihereolvach -Irtd 0) Maisie any law, or*iance orre,!allon: (11) constitute a nulsance: (IliD consltuto o hazardous use: or Ov) vio:ale. suspend; or v,Id any policy or poockes of ins,Irance

Ch) All oc alpants of the Centorshalluse thelf bes: efle,tz, 10 Cause all t ucka solvlch,g retail ladities dthtn the Center to load
and unload *br to tho houn Of the Center oper,~,g for busln#W to general pubac.

2. C.anducl 01 Pirgong

The 10110#no lulas and mIAallons govern the use or roah#, waknays. the Center, park*Q areas and othercomnon areas and facililim

(a) No person shan use=ly rue*gy or wakway exceplasa means ofegruss from oringress tc any floor ercaor pa,Ingama wle,In e,0 Center or adfacent puNIc Ireats. Such use shan be h an ofdorly monner end hi accordance wili dlzedional or other algrm or w:Ides.Roaamys shan not te used al a speed In excass of len (10) miles per hour or any lusser posted speed l~ and shan not be used for pading or ,stopping. e=p, for 0,0 Iminedbte loading or unloadi,W af pasuengers. No wl,hays, hallways or oer,Idors 81:nll bo wed forother thol peclestrlen :travel.

(t) No pers-hal use any pal*,gana,except for hgless and egross to und from Ihe Center and for Ihe parktre of molorsveNdes dwing the period ol Ome such person or the occupants of such veldde am customels or bull ess Invitoes of the establlshments HAWn theCenter. Al, motor vehicles shan te palked h an ordely mannerwaln ma pa,Ited Ilnes dennl,lo the Individual parkho places. Du,Ing pea pedods 01busliess aclivtly. Ilrnitallons may be hiposed as to lha length of tme for palklig use. Such I r~lallora r,lay be made In spedled areas.

(c) No person shall u se eny,Jnky ema. tuck courl or other area meorved ler use In connoceon with 111, conduct of business.excepl for the specHIc purpose for wldch permission to use such erea 13 given.

0) No Sublessee. conwactor, agont or employee of any butness h 0,0 Celler ehall use any men for motor vehk le p,kIng,except the area or aress specmcagy dcs#nated by Sublessorfor employee pe,Idng und for the pmticular period of tane such use Is to be ,nada asdeten·Nned. or as established by orcinmice.

Ie) Unless [he foll-ng prohibitlons are forbkjden by Imv, no pemon stidl In or on any pit d the common meas:

0) Vand. peddle, storo, display. place or Gokil orlers lor salos ord#butlon of any me,chandlse. equwnent.do•Ace. norvice, periodical. book. parnphlet or other matter whatsoever.

Exhibil ally slan. planard. bannor. notice or other *ten motortal: dst,mule any dicuar, booklet handbill,Aacard. or other materfal: soidl signatinS Of reg!5!ralon fur membership In any organIzatim group o essodatjon cr collblbutlon lor any purpose:parade, rally, pat ol, picket, demonstmte. or enoMe In any conduct Ohat ighl tond to Into,fere will, or tmpede Ihe use 01 any cl Ihe cormnon areas byany person entmed to use the same, create a dislurtance. altrad mtontlon or hams). annoy, dhparage or be detdmen:al to the Interes, of ary of theretaB xtabl~sfanonts within the Center.

¢1) Thmw, discard, or doposil any paper, glass or extraneous matter of sw Ind. except In destgnaled MCal*8(]88.or create liller or har=di of any kind.

(M Uso any soul*making device of any kindor create or produce In any manner noise or soll,Id that b ar,loying,unpleasant, or distasteful to cocupants or Invitees.

(vi) Deface. damase or dernolzh iny 51,1.141 standard or fixturo. lands=plnu nmterial or other impluvementswth[n the Center. or the properlycfaislomem, bushiess hvltees oremployeas situalod vehin the Carter.

The Usting ct spednc Items z being prohiblodls not Hended to be e=*81,0, but to hdicate In general the manner In #d Ihe,Ight to usethe common amas soleu as a means ofaccess and cong*ence In shopp~g at the eslatlisS,nents In the, Cenlarls InWi* and controled·

3. prohibited Onerelions end Nuisancej

No usa or oporation viO be made, cor-cled or panimd on arly pan of the Center elte, -ch use or operallon 13 deally 048<00,1*te to Ihedevelopment or operallon ol lhe Center. Included amoop lhe uses or oporatlons which am ollectionable are uses or operutlons which plodurn or areaccompar·ded by the fog-,g charactealics, which 81 13 not intended to be an Indalve

(a) Any nolse. litor. dust dkt. adol orclher activity which may constin:e a pubic or private nUIsence:

(b) Any unusesi firblo, explosive or other damaging or dai,ous hazards (includIng Iho stange. dIspley or sals of explosivesor Re·~,ks);

(c) Any taler cot,1,mollohome p* 1,*or callw, IAnkyard. stockyard or -nal raising:

(d) The Bale. dls,rt,ution or olow,h of mafflugna.
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Attachment B

Environmental Determination (NORA)
Environmental Tara Ash-Reynolds (Tashrevnolds@sandieqo.gov)Planner

Consent to Sublease between MCS Sports Arena BusinessProject Name Park LLC and Johnny Tama
Environmental This activity is categorically exempt from CEQA pursuant to
Determination State CEQA Guidelines Sections 15301.
Date NORA Posted 08/15/2024
Date NORA Removed 09/03/2024


