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 1V.A.2 requires Lessee to obtain City’s consent prior to entering into any
sublease of the Master Premises.

E. I.essee and Sublessee acknowledge that the City's act of consenting to the Sublease will not
relieve Lessec 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: o o e

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 of the 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 Fees. 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, indemnify, 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.  CEQA. 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.

[Remainder of page intentionally blank. Signatures appear on the following page.)




SIGNATURE PAGE
TO
CONSENT TO SUBLEASE
(MCS Sports Arena Business Park LLC: Jochnny 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 ) /_a?,,c,m.
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. Michael Park {Sep 10, 2024 13:14 POT}

Deputy City Attorney

ate: 202
Dat 9/%’/ 91 By %

: (7% _
Namengnﬂ’f F10eB}

Title: ~&~0.0,




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

ACKNOWLEDGMENT OF RECEIPT OF CONSENT TQ SUBLEASE

JOHNNY TAMA, a single man (“Sublessee”), makes the following acknowledgments,
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 Lecase
(“Master Premises™), originally entered into with Kathryn Crake, an individual, dba Triland
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
Sublease—Gross, American Industrial Rcal Estate Association, with Lessee, dated June 10, 2024
(“Sublease™), for Lessee to sublease to Sublessee 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 (MCS
Sports Arena Business Park LLC: Hector Cabrera), between Master Landlord and Lessee relating to the
Sublease (“Consent™).

3. Sublessec 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 modifics 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 BAMA, B¥in
Date: _ 9 ,'}O I (4! ' .
' By: =

A~
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DecuSign Eivelope ID: SDFDA27E-E7685-48 FB-BAEC-FEB0DCB4E781

By and Between

MCS Speris Arena Business Park LLG,
a Califernia limiled llability company

As: Sublessor

Johnny Tama,

an unmarried man

As: Sublessee

At Sports Arana Business Park
3780 Hancock Street, Sulte C
San Diego, CA 92110
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STANDARD INDUSTRIAL! COMMERCIAL
SUBLEASE—GROSS
AMERICAN INDUSTRIAL REAL ESTATE ASSCOCIATION

1. Baslc Provisions ("Basfc Provislons"). ‘ J i

141 Parties: This Sublease {*Sublease™), dated dﬁ [ 49 Io 2024, is made by and batween MCS
Sports Arena Business Park LLC, a Califomla Umited liabilty company (“Sublesser™), and Johnny Tama, an unmarried man
{*Sublesses"), (collectively the “Partles”, or Individually 8 "Party™),

1.2{a) Premises: That certain portion of the Project (as defined below), Including all improvements tharein of to ba provided
by Sublassor under the temms of this Sublaass, commonty known by the streal address of 3780 Hancuck Street, Sulte €, located in the
City of San iego, County of San Dlago, State of Californla, with zIp code 92110, as cullinad on Exhibit A-1 attached hereto (“Pramises™)
conststing of approx, 1,478 renlabla square fesl
In addition (o Sublesses’s rights 10 use and cccupy the Premises as herginafter specified, Sublesses shall have non-exciusive rights to
the Common Arpas (as defined in Paragraph 2.7 below) as hereinafier specified, but shall not have any rights to the roof, exterter walla
or ulility raceways of the buliding containing the Premises (“Building™} or to any other buldings In the Project (as defined balow). The
Pramises, the Bullding, the Comman Areas. the land upon which they am located, along with all other bulldings end improvements
thereon, bre commonly known as Sparts Arean Business Park located al 3780-3780 Hancock Straet, In the city of San Diego, County of
San Diego, and State of Californla and herein coliectively raferred to as the "Project” as furthor doscribed on Exhibil A, (See also
Paragraph 2))

1.2(b) Parking: Zomo {0} upreseryed vehicle parking spaces (“Unroservod Parking Spacas™); and two (2) reserved vehide
parking space(s), Spaca #49 and #50, ("Reserved Parking Spaces”). Reserved Parking Spaces are reserved Menday through Friday,
from & a.m. to 5 p.m. (See also Paragraph 2.8)

1.3 Term: Thirty-aight {(38) months (“Origlaal Term™) commencing July 1, 2024 "Cemmancement Date™, and expirng
Augusl 31, 2027 ("Expiration Date”). (Sae &lso Paragraph 3).

1.4 Early Possession: During any period that Sublessee shall be permitted to enter the Fremigses prior to the
Commancement Date other than to occupy the same (e.g., to store fumiture or equipment), Sublessee shall comply with all terms and
provisions of this Lease, excepl those provisions requinng the payman! of Renl. Provided the Premises are legally avatlable, and further
provided that Sublessor has compleled any Sublessor's Work as may be raquired under this Lease, or any separate agreament entered
In connection herewilh, Sublessor shall permil eary ey,

1.5 Base Rent: $2,583.00 monlh (“Baso Rant®), payable on the first day of esch month commencing upon the
Commancement Date, plus water/sewer fees In the amount of $ 95.00 per month (Soa alsa Paragraph 4).

8 If this box is chocked, thore are provisions in this Sublaase for the Base Rent to be adjusted. Seo Exhibit F.
18 Sublesaao’s Share of Common Area Operating Expenses: N/A (“Sublessee’s Shane™).
1.7 Base Ront and Cthor Mondes pald Upen Execution:
(8)  Basa Ren!: First month's Base Rent {$ 2,563,00) + Water/Sewer Fees ($95.00) = $ 2,678.00
@) Common Area Operating Expenses: N/A
{€)  Securlly Deposit $ 5,770.00 {"Security Deposll®). (See also Paragraph 5.)
{d)  City Approvel Fes: § 1,050.00 for the Clty of San Diego Approval fee.
{e) Credit Report: $ 35.00
(f  Tatad Due Upon Execution of this Sublease: $ 9,533.00
18 Agreed Use: Tha Premiaes shall be used for operations of a martial arts studio and for no olhsr use or pufposs, Soo
Exhibil 4. (See also Paragraph 8.)

1.9 Insuring Party: Sublessor is the “Insurlng Party”. {See also Paragraph 8.)

1.1¢ Real Estote Brokers: (See also Paragraph 5).

(a) Reprasentation: The following real estate brokers {the “Brokers') and brekerage relationships exist In this
transilicn {check applicable boxes):

3} nfa reprasants Sublassor axclusively ("Sublessor's Brokar');

1] nia represents Sublessee exclusively ("Subleasge's Broker™), or
[:] Jason Vieim / Gilbert Betancourl wilh Peclfic Coast Commesial represents both Sublessor and Sublessee ("Duatl
Agency™).

() Payment to Brokers: Upon execution and delivery of this Sublease by both Parties, Sublessor shall pay to the
Brokers the brokorage foe agreed to in a saparate wiilian agreemant.

1,11 Guarantor, The obligations of tha Sublessee under this Sublease are to be guaranteed by N/A (“Guarantor”). (See
alse Paragraph 37.)

1.12  Addenda and Exhibis: Atached harmto is an Addendum or Addenda consisting of Paragraphs _—— through — and
Exhibita _A___through _J___, all of which constitte a part of this Sublease.

2. Pramigos,

21 Letting. Sublessor hareby Subleases to Sublessee, and Sublessee hereby Subleases from Sublassor, the Premises,
for the term, al the rental, and upon all ¢f the terms, covenents and conditions ast forih In this Subleass. Unleas otherwlse provided
heredn, any statement of size 8ot forth In this Subleasa, or that may have been used in calkeulaling Rent, is an approximation which the
Partigs agrec Is reasonable end any payments based therson are nol subject to revision whether or not tho actual sizo is more of less.

22 Conditlon. Sublessor shall deliver that portion of the Premises contalned within tha Buflding (“Unit") to Sublassoe
broom clean and free of debris on the Commencement Date or the Early Possassion Date, whichaver fist occurs (“Start Date™), and,
30 leng as the required service contracts described in Paragraph 7.1(b) below are obtained by Sublesseo end In effect within thiry days
tollowing the Start Date, warrants that the existing electrical, ptumbing, fre sprinkier, Bghting, heating, ventilating and alr conditioning
systems ("HVAC™), loading doors, if any, and all othar such elements in the Unit, other than those constructed by Sublessee, shall be In
good operating condHjon on sald date and that the structural etements of the roof, bearing walls end foundation of the Unlt shall ba frea
of matorial detects. If @ non-compliance with such warranty exists as of the Starl Dals, or if one of such systemna or alaments shoud
matunction or fail within the eppropriate warranty pariod, Sublessor shefll, as Sublessor's sole obligation with respect to such mattor,
excapt as otherwise provided in this Sublease, promplly after recaipt of written nofice from Sublesses selfing forth wilh specficity the
nature and extent of such non-compliance, matfuncdon or fallure, reciify same at Sublessors expense. The waranty pariods shall bo as
follows: (1) 8 months as to the HVAG systems, and (8) 30 days as to the remaining systems and olhor efoments of the Unit. if Sublessco
does not give Sublassor the required notica within {he appropriate warrarty period, corraction of any such non-compliance, matunction
or failure shall be the obllgation of Sublasses at Sublessee's sale cost and expensa {except for the repalrs to the fire sprinkler systams,
roof, foundetions, and/or bearing walls—ses Paragraph 7).

23 Compllance. Sublosecr warrants that the Improvaments on the Premiges and the Common Areas comply with the
buikilng codes that ware in effect al the time thet each such Improvement, or portion thereof and also with all applicable kws, covenants
or resirictions of record, regutations, and erdinances in effect on the Stan Date (“Applicable Requirements”™). The Premises has nol
undergone an inspection by a Certified Access Specialist {CASp). Sakd warranty does not apply to the uss of which Sublessee will put
the Premises o to any Alterations or Utllity installations (as defined in Paragraph 7.3(s).) made or to be made by Sublasses. NOTE:
Sublessee Is responsible for detarmining whether or not the zoning Is appropriato for Sublossec’s Intonded usa, and
acknowledges thot past uses of the Premises may no longer be aliowad. If the Prentises do not comply with sald wamanty; Sublms_or
shall, except as otherwise provided, promptly after recalpl of written notice from Sublesase satting forth with specificity the nature and extant
of such nor-compliance, rectify the same at Sublessor's expense. if Sublessss does not give Stdessor writtan natica of a non-compliance
with his warranty within 8 months follwing the Start Date, correciian of thal non-complianca shall bo the obilgation of Sublessee at
Sublessen’s sole cost and expensa. If the Applicable Requirements are hareafter changed so as o require during the term of (his Sublaase
the construction of an addition to or an aferation of the Unit, Premisas and/or Bullding, the remediation of any Hazardous Substance, or the
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reinforcement or othar phyalcal modification of the Unlt, Premisas andfor Bulkling (“Capital Expenditure™), Sublessor and Sublesses shalt
odocate tho cost of such work as follows:

(&) Subject to Paragraph 2.3(c) below, if such Capilal Expenditures are required as a result of the specific and uniquo use
of the Premises by Sublesseo s compurad with uses by Sublessess in general, Sublasses shall be fully responsible for the cost thareaof,
provided, however, that if such Capital Expendlture ls required during tha last 2 years of this Sublease and the coe! thereof excesds 6 months'
Base Rent, Sublessee may instead terminate this Sublease unlass Sublessar notifies Sublesses, in wiliing, within 10 days sfer recelpt of
Sublessee’s termination nolica that Sublessor has elected 1o pay the differance botwasn the aclual cost theresf and the amount equal to 8
months' Bags Rent. |f Sublasses alects termination, Sublasses shafl Immediately cease the use of tha Premises which requires such Caplial
Expenditure and deliver 1o Sublesser wrilten notice spacilying a termination date et leasi 90 days thereafter. Such termination date shall,
howaver, in no avent be earllar than the last day that Sublesses could legally utllze tho Premises withoyl commancing such Capital
Exponditura, :

{b} If such Capitat Expenditure Is nol the result of the spedfic and unique use of tha Premises by Sublesses (such as,
govemmentally mandated saismic modifications), then Sublassor and Sublessee shall allocate the obligation to pay for the porfion of such
costs reasonably attrfibutable to the Premizes pursuant to the formula set oul in Paragraph 7.1(d); provided, however, that if such Capital
Expanditure is required during the lasl 2 years of this Subleass or if Sublessor reasonably detarminas that it fs not eccnomically feasible to
pay Hs share thereof, Sublessor shall have the oplion 1o tenminate this Sublease upon B0 days prior wiillen notice to Sublesses unless
Sublessee nolifies Sublassor, In writing, within 10 days after recaipl of Sublessor’s termination natice that Sublassee will pay for such Capita!
Expanditure, If Sublassor does not elect to torminate, and faiis to tender Ks shars of any such Capita) Expenditure, Sublessee may advanco
such funds and deducl same, with Interest, from Rent until Sublessar's share of such cests have been fully paid, i Sublossas is unable ¥
finance Sublossor's share, or if the batance of the Rent due and payabie for the remainder of this Sublease is not sufficlent to fully reimbursa
Sublesseo on an offsel basls, Sublesses shall have the right to tanminate this Sublease upon 30 days wrilion nolice (o Subleasor,

(c) Nohwithstanding the abovae, the provisions concerning Capita) Expenditures are Intended to apply only to nen-voluntary,
unexpected, and new Applcatie Requirements, If the Capital Expenditures are lnstead tiggered by Sutlesses as a resull of an actial or
propesed change in use, changs i intensiy of uge, or modification to the Pramises then, and in that evant, Subkrsses shall be fully
rasponsikie for the cost theraof, and Sublesseo shall not have any right to terminate this Sublease,

24 Acknowledgemants. Sublesses acknoviedges thet (a) it kas been advised by Sublessor and/or Brokera to satisly itsell
with respeci to the condition of the Premises (including but not limited to the electrical, HYAC and fire sprinider Systams, securlty,
envinmental aspects, and compliance with Applicable Requirements and the Amarkans with Olsabilites Act), and their suitability for
Subtgsses's intanded use, (b) Sublassea has made such Investigation as it deems necassary with referenca to such matters and assumes
all raspons’bility tharefore a8 the same relate to its occupancy of the Premises, and {c) nelther Sublessor, Sublessor's Agants, nor Brokars
have made any cral or vitien representations or wamanties with respect to said matters ather than rs set forth In this Sublease. In additien,
Sublessor acknowledges that: (i) Broxers have mado no represantalions, promises or warranties conceming Sublessea’s abllity to honor the
Sublease or suitability to occupy the Premises. and (i) i is Sublassor's sola responsibility to Investigate the financial capabllity anciior
suitability of all proposad Sublessees, (See Exhibil D) .

25 Sublessee as Prior QemerfOccupant. The wairaniies mado by Sublessor in Paragraph 2 shall be of no force or offect if
Immediately pricr to the Start Date Sublessee was the owner or occuparnt of the Promisas. In such event, Sublassas ehall ba responsible for
any necessary comectivo work,

28 Vehicle Parking. Sublesses shall ba entitted to usa the numbar of Unreserved Parking Spaces and Resorvad Parking
Spaces spacified in Paragraph 1.2(b} on those porllons of the Common Arcas designatad from time to tme by Sudlessor for parking.
Sublesses shall not use more parking spacas than sald number, Sald parking spaces shall be used for parking by vahicles no larger han
fuf-gize passenger nutomobilas or pick-up trucke, hareln called “Pormitted Size Vehlcles.” Sublessor may regulate the foading and
unkoading of vehiclas by adepling Rules and Regulations as provikied [n Paragraph 2.8. No vehicles other than Permitied Sizer Vehicles may
be parked in the Common Area wilhout the prior writtan permission of Sublessor,

(a) Subtessee shall not permit or aflow any vehicles that belong fo or are controfled by Sutlesses or Sublessee’s employees,
suppliers, shippers, customers, contractors or invitees to be loaded, unloaded, or parked in areas other than those designated by Sublessor
for such astivities.

[} Subleasas shall not servics or stere any vehicles in the Common Areas.

(c} It Sublesses parmils or atlows any of the prohiblited activities described in this Paragraph 2.6, then Sublessor shall have
the right, withoul notice, in addition to such other rights and remedies that It may have, to remove o tow away the vehicle involved and
charge the cost to Sublasses, which cost shall bo immediately payabls upon demand by Sublessor.

27 Common Areas—Definttion. The term “Common Areas” is defined as all areas ang faclllies outside tho Premises and
within the exterfor boundary line of the Project and interlor utillty raceways and installations within the Unl! that are provided and designatod
by the Sublessor from tme to time for Lhe general non-exclusive use of Sublessor, Sublessee and cther Sublessees of tha Project and thelr
respective employess, suppliers, shippers, customers, contractors and invitees, Including parking areas, londing and unloading areas, trash
areas, readways, wallways, drk ys and landscaged areas.

28 Common Areas—Subleasac’s Rights. Subleasor granis o Sublesses, for the benefil of Sublesses and fis employees,
supplers, shippers, contractors, cusiomers and Inviteas, during (he term of this Sublaase, the non-axclusive right to use, in comenon with
olhers entiied to such use, the Commen Areas as they exist from timo to time, subject to any rights, powers, and privileges reserved by
Sublessor under the terms hareof or under the terms of any ndes end regulations or resiricions governing the use of the Project. Underno
circumstances shall the right hereln grantad 1o use the Comman Areas be desemed to include the right to store any property, temporarily or
parmansnily, in the Common Areas. Any such storage shall be parmitted only by the prior wiitten consent of Sublessor of Sublessors
deslgnated agent, which consent may be rovoked at any ime. In the event Ihat any unauthorizad storage shall occur, then Sublessor shal
have the right, without notice, in addition to such other righta and remedies that it may have, to remova the property and charge the cost to
Sublassoa, which cost shall be immadiately payatile upon demand by Sublessor.

28 Common Arcas—Rules and Regulations. Sublessor or such other person{s) as Sublassor may appoint ahall have the
axclusive control and management of the Common Areas and shall have the right, from tima to #mo, to astablish, modily, amend and enforce
reasonabio ndes and regufations {"Rules and Regutations”} for the managemen, safety, care, and dsanliness of the grounds, the parking
and unioading of vehicles and the preservation of good order, as well as for the convenience of other ocaupants or Subleasees of the Building
and the Projact and thelr invitees. Sublessse agrees to abida by and conform 1 all such Rules and Regulations, end lo cause its employees,
suppliars, shippers, qustomers, contractors and invitees to so abide and conform, Sublassor shall not be responsibla to Sublesses for the
non-comgllance with sald Rules and Regulations by other Sublessees of the Project.

210  Common Aroas—Changes. Sublossar shalf have the right, in Sublossora sole discretion, from tima to time:

(a) To make changes to the Common Areas, Including, without (imitation, changes in the location, size, shape and number of
driveways, entrances, parking apaces, Parking areas, loading and unloading areas, Ingross, egmas, diractien of traffic, landscaped areas,
walkways and utiity roceways,

(b} To ctoge temporarlly any of tho Common Aseas for maintenance purposes 5o long s reesonable sccass o the
Premisas remains avallable;

{c) To designate ciher land cutside the boundartes of the Project to ba a part of the Common Areas;

{d} To edd additional buildings and inprovaments to the Common Areas;

(8} To use tha Common Areas while engaged in making edditional imprevemants, repairs or alterations Lo the Profect, or
any portion thereof, and

# To do and perform such other acls and make such other changes in, to or with respect to the Common Areas and
Projoct as Sublessor may, In the oxorcise of sound business Judgmant, deem to be appropriate,

3 Term.

31 Term. The Commencoment Cate, Expiration Date and Onginal Term of this Sublease are as specified in Paragraph
1.3. {see Exhibll C #2) .

32 Early Possesslon. if Sublessee lolally or partially cocupies the Premises prior to the Commencoment Date, the abligation
o pay Base Rent shall be abated for the period of such early paesassion. A othar terms of this Subkease (including but not imited to the
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obligations to pay Sublessec’s Share of Common Area Oparating Expanses, Real Property taxss and insuranca pramiums and o maintain
the Premises) shall, however, be In effact during such pardod. Any such early possession shall not affect the Explration Qats.

33 Dalay In Possesslon. Sublessor agrees (o use tis best commarciafly reasanabla efforts to deliver pessossion of the
Premises to Sublessee by the Commencamant Dals, I, despite said efforts, Sublossor Is unable to dellver pessession as egreed,
Suttesscr shall not be subject to any llabllity tharstor, nor shall such tallure affect the validfity of this Subleasa. Sublessee shall not,
however, be obligated to pay Rent or perfarm its other obligations untll it racalves pasaassion of the Pramises. If possession ts nol
delivered within 60 days aftar the Commancemant Dale, Sublessae may, at its option, by nolice In writing willin 10 days after the end of
such 60 day perlod, cancel this Sublease, in which evant Ihe Partias shall bo discharged from all obligalions hereunder, If such writtan
nolice is not recetved by Subtessor within said 10 day parod, Sublesses's right to cancal shalt tarminate. Except as otherwise provided,
if possesalon is not tendered to Sublessee by the Start Date and Sublessee does not terminate thia Sublease, as aforesald, any period
of ront nbatement Lhat Sublassee would otharwiss have enjoyed shall run from the date of delivery of possession and continus for a
pasicd aqual to what Sublassee would atherwise have enjoyed under the terms horeof, but minus any days of delay caused by the acts
or omissions of Sublessea. if possassion of the Premises Is not delivered within slx (8) months afler the Commencement Date, this
Sublaase shall tarminate, unlesa other agreemants are reached batween Sublessor and Sublessos, in writing.

34 Sublosegs Compliance. Sublessor shall no! be required to tender possasalon of the Pramizes to Sublossee untd
Sublessee complies with its obligation to provide evidence of Insurance (Paragraph 8.5}, Pending celivery of such evidence, Sublesses
shall ba required to parform afl of its obligations under this Sublease from and aftor the Stent Date, including the payment of Rent,
natwithstanding Sublessor's election to withhold possession pending recalpt of such evidence of Insurance. Further, if Sublasses is
required to pesform any other condllions prior lo or concuent with the Start Date, the Start Date shall oocur but Sublasser may elect 1o
withhold possessian until such conditions ara safisfied.

4. Rent.

4.1 Rent Defined. All monetary obligations of Sublessee to Sublessor under the terms of this Sublease (except for the
Securily Deposit) are deemad to be rent (“Rent”).

4.2 Common Area Operating Expenses. INTENTIONALLY DELETED

{a) “Common Area operating Exponaea® ara defined, for purposes of thia Sublease, as alt costs incured by Sublessot
+alaling to tho ownarship and cperation of the Project, Inchuding, but not imited to, the following:

U] The operation, repair and malntanance, in neat, clean, good order and condition, but not tho replacament {sea
subparagraph {e}), of the following:

{aa) The Comemon Aress and Common Arca {mprovements, including parking arass, lbading and
unloading areas, rash araas, roadways, parkways, walkways, driveways. landscaped areas, bumpers, Irmgation systems, Common Arsa
lighting facititivs, fencas and gates, efavators, roots, and roof drainags systems.

{bb} Exterior signs and any Sublessee directories,

{cc) Any fine aprinkder systams.

1)) The cost of water, gas, electricity and telephone to service the Commoan Areas and any uffities not saparataly
metered.

(i) Trash dizposal, pes! control sarvices, property managemant, sscurity services, and the cosis of any
anvironmental mspections,

) Reserves set aslde for malntenance and repair of Common Areas.

(V) Any increase above the Base Real Properly Taxes (as cefined in Paragraph 10).

(v} Any *Insurence Cost Increasa” (as defined in Peragraph 8).

(vIny Any deductible portion of an ksured loss concamning the Building or the Common Areas.

{vili) The cast of any Caphal Expendliure to the 8ulkding or the Project not covered under ihe provisions of
Paragraph 2.3 provided, however, Lhat Sublessor shall allocate (he cost of any such Capital Expenditure over a 12 year period and
Sublessee shall not be required to pay mare than Sublesses’s Share of 1/144% of the cost of auch Capltal Expendlture In any given
month.

{ix) Any other services to be provided by Sublessor that ars stated elsewhare In this Sublease to be a Common
Asea Operating Expensa.

m Any Cormimon Area Ogerating Expenses and Ren] Property Taxes that are specifically attributable 1o the Unit, the Bulkiing or to
any other bulkding in the Project or to the operstion, repalr and mattenance thareof, shall bo allocatad enfiply o such Uni, Bulding, arother buliding.
tlowever, eny Common Area Opersting Expenses and Real Property Taxes, that are not spacifically aftributable i the Buiiding or to any other
ouiidng or to the aperation, repelr and meintanance theraof, shall be equitably allocated by Sublessor to all bulldings in the Project. (Ses Exhibit C,
lloms 3 & 4,)

© The inchusion of the improvements, faciies and servicas sst forth in Subparagraph 4.2(a) shall not be desmed o imposs an
abigation upon Subleasor to elther have said improvements or taciliies of io provide thase sonvices unless the Project already has the same,
Sublessor aleady provides the sarvices, or Subleasor has agmed elsewhers in this Subleasa to provide the same or 3ome of them.

© INTENTIQNALLY DELETED

(5] When s capital component such as the roof, foundations, exterior walls or 8 Common Area capital Improvement, such as the
parking lot paving, alovators, fences, e'c. requines replacernont, rather than repalr or malntanancs, Sublessor shafl, st Sublessor's expense, be
responsibie for such replacement Such expenses andior costs are not Common Area Operating Exponsas,

43 Paymant Sublessee shal cause payment ¢ Rent ka be recsived by Sublessor in lawful monoy of tho United States, withou!
offset or deduction (xepl as spedificaly penritted in this Sublaase). on of before tha day on which it s due. Rent for any period during tha term
herecf which is for less than one &l calendar month shall be proraterd based upon the actual number of days of sald month. Payment of Rent shall
be made to Sublesscr at its address stated haroin or 15 such ofher persons or place as Sutfessor may from Eme to &me designate in wiiting.
Aeceptance of a payment which ks less than the amount then dua shall not be a Walver of Sublessor's rights to the balaroe of such Rent, regardiess
of Sublessars endorsement of any check so stating. In the event that any check, drefy, or ather instrumant of payment given by Sublesses o
Subiassor is dishonored for any reason, Sublesses agrees 1o pay to Sublessor the sum of $25.

5. Socurity Dopesht, Sublossea shall deposlt with Sublessor upon axenution hereof the Securily Deposil as securily for Sublesses's fithfd
perforrance of s chilgalions undes this Subleasa. If Sublessae falls to pay Renl, or cthanwiso Dofeuts under (s Subleass. Sublassor may use,
apply or retgin all or any portion of said Securlly Deposit for ta payment of any amaun due Sublessor of to refmburse oF compensato Subdessor
for eny Tiabiy, expansa, foss or damage which Sublessor may suffar or incur by reason thaveof, IF Sublessor uses or applles ali or any portion of the
Security Deposit, Sublagses shall within ton {10) days after writtan requast therefors dopesit monies with Sublessor sulficient (o restare said Security
Deposit to fha full amount required by (his Subleass. If the Base Rent increases during the lenn of this Sublease, Sublesses shall, upon writien
request from Sublessar, deposti additional monies with Sub'essor 5o that the tota? amount of the Securtly Dopast sha¥ at al) imas baar (he same
proportion © e Inareased Base Rent as tho inital Securfty Deposit bore to the initia) Base Rent. Should the Agreed Use be amended o
accommodate a materiel chenge I the business of Sublesses of to accommodate a sub Syblassea or agsignen, Sublassor shall hava the rght o
Increase the Security Deposit to he extent necessary in Subleasor’s reasonable Judgment, o accourt for any incroased wear and tear that the
Premises mey suffer a3 a resull thereof. If o change in contrel of Subsasee oocurs during this Sublesse and foliowing such change the inandal
conctiion of Sublesses is, In Sublessor's reasonabie judgmeont, significantly reduced, Subleasea shadl depasit auch additonal monles vath Sublessor
a3 shall be suffictent to cause the Securily Depost 10 be st a commercially rmasanable level based on such change in financial condiiion, Sublessor
shall not be required to keep the Securily Deposit separata from its genaral accounts, Within turtean {14) dtays afier the expiration or termination of
this Sublease, I Sublassor elects 10 apply the Secuity Depasit only to ungald Rent, and olharwiserwithin thity (30) days afler the Premises have
been vacated pursuant io Paragraph 7.4(c) below, Sublessor shall retum that portion of tha Security Dopasit not usod of applied by Sublessor. No
fant of the Securlly Deposit shal be considered to ba heid in tnust, to boar imerest or to be prepayment tor any monies i be paid by Sutinssea
undey this Sublesso.

8. Uze.

ad Use. Sublesses shall use and occupy the Premises for operation of @ martial arts studio and for no other purpase or
usa, Sublessee shall not usa ar parmit the use of the Promises in & mannar that Is unlawful, creates darmage, waste or a nulsance, of
that dlsturbs occupants of or causes damage to nafghboring premises or properties.
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6.2 Hazardous Substances,

{a) Reportable Uses Roquire Consent. The term “Hazardous Substanca™ 2g used in this Sublease shall mean
ery product, substance, or waste whoae presence, uss, manufacture, disposal, transportation, or reSublease, either by Isalf o In combination
with other matariats oxpected to be on the Fremises, ia elther; ) potentially injurious to the public heaith, sefety or welfre, the envionment or
the Premises, () reguiated or menitored by any governmental suthorily, or (i)} a basks for potential lahiity of Sublossor to any govemmental
agency or third party under any applicable statute of common taw theory. Hazamious Substancas shell indude, but not ba limited to,
hydrocarbons, petroleum, gaseline, and/or crude il or any products, by-products or fractions theredf. Sublessea shall not engage in arty activity
In o7 on the Pramisas which constituies a Reportable Use of Hazardous Substances without the express prior wrritten consent of Sublessor and
limely compllance (et Sublesses's expensa) wilh ai Applicable Requirements, *Raportabla Use™ shall mean (7} the installation or use of any
above or below ground storage tank, (8) he generation, possession, storage, use, trangpartation, or disposal of a Hazardous Substance that
requires a parmit from, or with reapec! to which a report, notce, registration or business plan ks requirod to be filed with, any govermmeantal
enthonlly, and/or (i) the presence at the Promises of a Hazardous Substance with respect 1 which any Applicable Requiremonts raquires that
@ nofics ke given to persone entertng or actupying the Premises or neighboring proparties. Notwithatanding the foregaing, Sublassee may usa
any ordinary and customary malerlals reascnably required to be used in the nommal course of tha Agreed Use, Ao long es such use s in
corspliance with el Applicable Requiremonts, (b nol 8 Reportable Use. and doos not expese the Premises or neighboring property to any
maaningful sk of contamination or damage or expese Sublgssor to any Uabllity therefore. In addition, Sublesser may condition its consent to
any Reportable Usa upon mecaiving such addional assurances as Subleszor ressonably desma neceasary to protact ftsell, the pubilc, tho
Premises andior (he envirormnont against damage, contaminalion, injury and/or labiity; nckuding, but not hmited 1o, the installation (and removat
on or beforé Sublease expiration or termination) of protective modifications (such as concrets encasements) andior increasing the Security

(b} Duty to inform Sublessor. if Sublesses knows, or has reasonable cause o believe, that a Hazardous Substance
hias come o be located in, on, under or about the Pramises, other than as previously oonsented 1o by Sublassor, Sublassse shall Immediately
give wiittan notice of such fact to Sublessor, and provida Sublessor with a copy of anty report, notics, clalm or other documentation which it has
conceming the presencs of such Hazardous Substance,

{e) Sublessee Remedintion. Sublassea shall not cause or permit any Hazardos Substance o be spilled or relsased
in, on, under, or about the Premises (nsfuding through the plumbing or sanitery sewer system) and shall promplly, al Sublussee's expense, take
all Investigalory and/or remedial action reasonably recommended, whather o not formally ordered or required, for the cleanup of any
comtamination of, and for the maintenance, secufly and/or monitoring of the Premises or nelghboring properties, that was caused or matarally
contibuted to by Sublesses, or pertaining to or involving eny Hazardous Substance brought onio the Premises duing the term of this Sublaass,
Wy of for Sublessee, or any third party.

(d) Sublesses Indemnification. Sublessoe shafl indemnify, defend and hold Sublessor, its agents, employees,
tenders and ground Sublessor, If ary, harmiess from ard against any and il loss of rents andfor damages, liabilities, judpments, claims,
axpenses, penaittes, and attomeys’ and consultants’ fees arksing out of or involving any Hazerdous Substarice brought onto the Premises by or
for Sublesses, or any Third party (provided, however, (hat Sublesses shall have no liabity under this Subdease wilh respect 10 undierground
migrafion of any Hazardous Substanca under the Premises from areas outside of the Project). Sublessso's obligations shall tnclude, but not be
limited to, tha effacts of any contamination or inlary to porson, property or the environment created or suffared by Sublessee and Lhe coat of
Investigation, removal, remediation, restoration and/or abatemeant, and shall survive the axpination of tenmination of (his Sublense. No termination,
cancefiation or release agresmont entared into by Sublesser and Sublessee shall release Sublagses from ita obligations under this Subleass
wath respect to Hazardous Substancas, uniess specifically so agread by Sublessor in wittng at the time of such agreement,

() Sublessar Indemnification. Sublassor and its sucoessors and assigns shall indernify, dafand, roimburse and
hold Sublesses, its employeas and lenders, harmiass fram and against any and alt environmantal damagas, inciuding the cost of remedistion,
which axisted a5 a resull of Hazardous Substances on the Premisas pror to the Slart Dats or which are caused by the gross negtigence or willful
miscondud! of Sublessor, its agenis or employeos. Sublessar's obligations, as and when requéred by the Applicable Requirements, shall include,
but nds::e rited o, the cost of investigation, romaval, remediation, restoretion andfor abatement, end shall survive the expiration or termination
of (his Sublease.

7] nvestigations and Remediaflons. Sublesser shafl rataln the responsibiity and pay for any investigations or
remodiation maasuraes required by govemmentel entiies having uriadiction with respect to the axdstence of Hazerdous Substances on the
Premisas priar to the Start Dats, unless such mmetlation measure is requirod as a msult of Sublesses’s use (ncluding *Alterations,” as defined
in Paragraph 7.3(a) below) of the Prermises, in which avent Sublzssee shall be responsibia for such paymant. Sublassse shall cooperata fully in
any such activitios at the reguest of Sublesser, Including allowing Sublassor and Sublessor's agents to have rezsonabls accesa to the Premises
at reasonable imas In order ko cany out Sublessor's Invesfigative and remedial responsibiiities,

(41} Sublossor Termination Optlon. if a Hazardous Substance Condition (see Paragraph 9.1(e)) occurs during tho
term of this Sublease, unless Sublessee is legally respansible therelor (in witich case Sublessee shal make the Investigatlon and remediation
therecf required by the Applcable Requirements and 1his Sublease shall cantinue in hull forca and effact, but subjec! to Sublessor’s rights under
Paragraph 6.2(d) and Paragmph 13), Sublessor may, al Sublessor's opion, afther (f) invasBigate and mmedate such Hazardous Substance
Corxdition, if required, aa soon as reasonably possible at Sublessor's expensa. in which event thia Sublaasa shal confinus in full force and affect,
ar (i) if the estimated coa! i remediate such condilion excesds 12 times the then monthly Basa Rent or $100,000, whichaver Is greatar, give
written notice to Sublegses, within 30 days after racaipt by Sublessor of knowledge of the coccurence of such Hazardous Substance Condition,
of Sublessar's deslra to tarminate this Subleaso 26 of the date 60 days falowing tho dete of such nolico. In the event Sublessor elects 1o give a
termination nobics, Sublesses may, within 10 days thereafter, give wiiten nolice to Sublessor of Sublesses's commitment to pay the amount by
which the cost of the remediation of such Hazandous Substance Candillon exceeds an emount equal to 12 times the hen monthly Base Rent
or $100,000, whichever is groater. Sublasses shall provide Sublessor with said funds or satisfectory assurance theseof within 30 days following
such comimitment. In such ovent, Ihis Sublease shall continue in full forca and effed!, and Sub'essor shall proceed to malke such remediation, as
soon a3 reasonably pessibio after the required funds are available, If Sublesses does not give such nofice and provide the required funds or
assuranca lhereof within the time provided, this Sublease shall terminate an of the date specified in Sublessor's noice of termination.

8.3 Sublessee’s Compllance with Applicable Requlrements. Except a3 otherviss provided In this Sublease, Sublessee
shall, al Sublesseo's sole expense, fully, difigently end in a timely manner, materially comply with el Applicable Requirements, the
requirements of any applicable fire insurance undaswritar or rating bureau, and the recommendations of Sublessor's engineers and/or
consullants which relate In any manner to the Promisas, without regard to whethes sald requizements are now [n effect or become eflsclive
after lhe Starl Dato, Sublaases shall, wilhin 10 days after roceipl of Sublessor's wiitten request, provide Sublessor with coples of all
permits and other documants, and cther informaltion evidencing Sublasses's compliance with any Applicable Requirements speclfied by
Sublassor, and shall immedistely upon recalpt, notify Sublessor in writing (with caples of any docurments involved) of any Lhreatened or
actuel dalm, notlce, citation, waming, complaint or rapert periaining to or lnvolving the failure of Sublessae o the Premises to comply
with any Applicablo Requirements.

6.4 tnspection Compllance. Subdessor and Sublassor's "Lendar” (as definad in Paragraph 30) and consultants shal have
the righ! in anter into Prernises al any Bme, in the casa of an emergency, and otherwise at masonable times, for the purpose of Inspecting
Lhe conditicn of the Premises and for veoritying compliance by Sublessae with this Subleasa. The cost of any such Inspections shall ba paid
by Sublessor, urfess a violallon o Applicatle Requiroments, ora contamination Is found to exist or be imminent, of (he inspection i requested
or ordered by a governmental autherity, In such case, Sublassea shall upon request reimburse Sublessor for tha cost of such Inspection, so
long as such Inspaction is reasonably related to the violation or contamination,

7. Waintonancae; Repalrs, Utllity Installations; Trade Fixtures and Alterations.

71 Sublassee's Obligations.

{a) In Ganeral. Subject to the provisions of Paragraph 2.2 (Condition}, 2.3 (Compllanca), 6.3 (Sublessee’s Comgliance
with Applicabla Requirementa), 7.2 (Sublessor's Obligations), & (Damage or Qestruction), and 14 (Candemnation), Sublasses shall, at
Sublgssea’s sole expensa, keep the Premises, Ulility Installations (imtendad for Sublasses’s axclusive use, no matter where located), and
Altsrations in good order, condition and ropair (whather or nol the portion of the Premises requiring repalrs, or the meana or repaling the
same, are reasonably or readily accessible to Sublessea, ané whather or not the need for such repalrs cocurs a3 a result of Sublessee's
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use, any prior use, the elements or the age of such portion of the Pramisas), Including, but nct limitsd to, all equipment or fadlliles, such a3
pumbing, HVAC aquiprment, slectrical, lghting facilties, bollers, pressurs veasals, fixtures, stertor walls, interlor sudfaces of exteriar walls,
celings, floors, windgws, doors, plate glass, and skylighls but excluding any iterms which are the responsibility of Sublsssor purauant to
Paregraph 7.2, Sublessan, in keeping (he Premises [n good order, condition and repar, shall exerclse and perform good matntenance
praclices, spedifically intluding the procurement and malintenance of the sarvice contracts retquired by Peragraph 7.1(b) below. Sublesses's
obligatjons shail Include resiorations, replacemants or renewals when necessary to keap the Pramises and all improvements thereon or a
parl ihamof in good order, condition and state of repalr. (Soa Exhibit C, ltem 8,)

(b) Service Contracts. Sublesses shall, at Sublessoo's sole expense, procure and maintain contracts, with coples o
Subiessor, in cusiomary form and subsiance for, and with cantraciors spectalizing and experienced in the maintenance of the following
equipment and Improvements, i any, if and when installad on the Pramizas: (i) HVAC equipment, () boller and prassure vassels, (i)
dlarifiers, and (lv) any other equipmant, if reasonably required by Sublassor. Howewer, Sublessor resarves the rghl, upon notice to Sublessea,
to procure and maintein any or all of such servica confracts, and if Sublessor so alects, Sublessea shall refmburse Sublessor, upon damand,
for the cost thereof,

{¢} Failure to Parform. If Sublesses falis to parform Sublessea's obligations under this Pamgraph 7.1, Sublesscr may
enler upon tha Premisas after 10 days’ prior written notics to Sublasses (except In Lhe case of an emarpency, in which case no notice shalt
be required), parform such obligations on Sublessee’s behall, and put the Premisas in good crdar, condition and repair, and Sublossee shall
prompty reimburse Sublessor for the cost thenaof,

{d) Replacement. Subject to Sublesssee's Indemnification of Sublassar as set forth In Panagaph 8.7 below, and without
refleving Sublessee of liability resulting from Sublessee's fallura to axersise and porform good mainianance pracices, if an itam described In
Paragraph 7.1(b) cannot be repaired other than ata cost whith [s in excess of 50% of tho cost of replacing such ltam, then such item shall
be reptaced by Sublessor, and the cost thereof shall be prorated betwean the Partias and Sublesses ehall only be obligated to pay, each
month during the ramainder of the tarm of this Subleasa, on the date on which Base Rent is dus, an amount equal to the product of multiplying
the cost of sush replacoment by a frection, the numerator of which Is one, and the deneminator of which is 144 (ie. 1/144™ of the cost per
menth). Sublessss shall pay Interest on the unamontized balance al a rate thal is commercially reasonable In the judgment of Sublessor's
accountants. Sublessee may, however, prepay s obl'gation al any ime.

72 Sublessar's Obligations. Subject to the Proviskans of Paragraphs 2.2 (Condition), 2.3 (Compllance), 4.2 (Common Area
Cperating Expenses), & (Use), 7.1 {Sublesses’s Obligations), b (Damage or Destruction) and 14 (Condemnation), Sublesser, subject o
reimbursement pursuant o Paragraph 4.2, shall keep In good order, conditien and repair the foundstions, extericr walls, structural condition
of interior bearing walls, exterior roaf, fira sprinider system, Common Area fire alarm and/or smoke detection systems, fire hydrants, parking
Sots, walkways, parkways, drivewaya, landscaping, fencas, signs and utifity systems senving the Common Areas and all parts thereo!, as wall
as providing the servicas for which there ks & Cemmen Arsa Operating Expenso pursuant to Paregreph 4.2, Sublessor shall nol be obligated
to paint the exterlor or interor surfaces of exteriar walls nor shall Sublesaor be obligatad to malntaln, repair or replace windows, doors or
plate glass of the Premises, Sublesses expressly waives the benefit of any atatuie now or hereafter [n effect to the extent i is Inconsistent
with the tarms of this Subleass

7.3 Utility installations: Trade Flxturas; Atterations,

(a) Definltions. The term “Utility Installaticns” refers to alt floor and window coverings, alr Enss, power panels, electrical
distribubion, securily end fire protection systerns, communication systems, lighting fixtures, HYAC equipment, plumbing, and fencing in oren
the Premises. The tem “Trade Fixtures” shafl mean Sublessee’s machinery and equlpment that can be removed without doing material
damage to the Piamises. The term “Alterations™ shall mean any modification of the imprevaments, ofher than Uity Instalations or Trada
Fixures, whathar by addiion or deletion. "Sublesaco Owned Alterations antlor Utllity fnstatiations™ are defined as Akerations and/or
Utiilty Installations mede by Sublesses thal are not yet owned by Sublessor pursuant to Paregraph 7.4{a).

(b} Consent. Sublasses shall no! make any Alterations ar Utilify Installations to the Pramises wilhout Sublassar's pricr
writtan consent, Sublessee may, however, make non-atructural Utlity Instaliations to the intarior of the Premises (axciuding the roof) withaut
such consent but upon nollce to Sublessor, &s long as they are not visible from the aulskde, do nol invalve puncturing, relocating or removing
the rool of any existing walls, and tho cumutative cost thereof during this Sublease as extanded does not exceed a sum equal to 3 month's
Basa Rent In the aggregata or a sum aqual to one month's Base Rent in any one year. Notwithstanding the foregoing, Sublessee shall not
make o parmil any roof panetralions andfor install anything on the roof without the prior written approval of Sublessor. Sublessor may, as a
precondilion t¢ granting such approval, require Sublasses to ulitize a contractor chosen andior approved by Sublessor, Any Altarations ar
Uity Installations that Sublessee shall deslre to make end which requiro the consani of the Sublessor shall be presented o Subteasor in
writlen form with detailed plans. Consant shall be deemed conditioned upon Sublessea's: (i} acquiring all applicabie govemmental permits,
(B} fumishing Sublassor with coples of both the permils and the plans and specifications prior to commencement of the work, end (j)
compfiance wilh all conditions of said pamits and other Applicable Requlrements in a prompt and expeditious manner. Any Altsrations o
Utlity Installations shall ba performsd in & workmanlike manner with geod and sufiiciont matsrials. Sublesses shall promptly upon completion
furnish Sublessor with as-bulit plans and specifications. For work which costs n amount In excess of one month's Bags Ront, Sublessor
may conditian ils consent upon Sublessee providing a Een and completion bond in an amount equal to 150% of the estimated cost of such
Alleration or Ulility Installation and/or upan Sublessea's poating en additional Securily Deposit with Sublossor.

(¢) Indemnification. Sublessee ahall pay, when due, all claims for Isbor or materlals fumished or afleged to have besn fumished
to or for Sublessee al of for use on the Premises, which claims are or may be securad by any mechanic's of matarial men's llen against the
Premisas cr any intarast therain, Sublessee shall give Sublessor not less than 10 days notice prior to the commencement of any werk in, on
or about the Premisas, and Sublessor shall havo the right 1o pest noficas of non-responsibiity.  Sublessee shall contast the validily of any
suchlen, clalm or demand, then Subleasaa shall, at Its sole axpensae defend and protect itself, Subtessor and the Premizes agalnst the sams
and shall pay and satisty any such adverse judgment that may be endared thereon hefore the enforcement thereaf. If Suttessor shal require,
Sublessee shell furnish a surety bond In an amount equal to 150% of Lhe amount of such contested lien, claim or demand, Indemnifying
Subtessor against liabilty for the same. If Sublessor elects to participate in any such action, Sublessee shall pay Sublessor’s attomeys’ feas
and costs,

T4 Ownerghip; Removal; Surrender; and Restoration,

{a) Ownership, Subject to Suttassor's rght to require removal or elect ownership as hereinalter provided, al
Alorations and Utlity installations made by Sublessea shall ba the propenty of Sublessae, but considered a part of the Premises, Sublessor
may, &l any time, etect in wiiting to be the owner of all or any specified part of tho Sublessee Cwnad Atterations and Utlity Instatations. Unless
otharwise nstructed per panagragh 7.4(b) hereof, all Sublesses Owned Alterations end LHilty Insteflstions shal, at the explration or termination
of thls Subleasa, becoma the property of Sublesser and bo surrendered by Sublesses with the Premissa,

(b} Removal. By defivery to Sublassee of wiitten notics from Sublessor not sarfier than 80 and not later than 30 days
prior to the end of the term of this Sublease. Subtessor may require that any or alf Sublesses Cwned Alierstions or LIty Instakations be ramoved
by the expiration or termination of this Sublease. Sublezsor may requite the ramoval at any time of all or any part of any Sublassee Ounad
Alurations er Uiillly Installations made withcut tho required consent.

(5] Surrender; Restoration. Sublassas shall surrendaer the Premises by tho Explration Data or any earller termination
data, with &ll of the improvements, parts and surfacas thersaf broam clean and free of defxrs, and in good operating order. condifion and atate
of repalr, ordinary wear and tear excepted, *Ordinary wear and tear® shafl nat include any damage or deterdoration thal would have beon
prevented by good melnienance pracfice. Notwithstanding the foregeing, if this Sublease ks for 12 months or lass, then Sublessee shall survender
the Pramises In the same condillon as delvered 1o Sublesses on the Start Date with NO aflowance for ordinary woar and tear, Sub'essas shall
repak any damage occasfoned by the instaltation, maintenance o removal of Trade Fhdures, Sublesses owned Altsrations andfor Utility
Installaticns, fumishings, and equipment aswell a3 the removal of any storage tank installed by or for Sublesses, Sublessee shail atso completaly
femove from the Premises any and all Hazardous Substances brought onto the Promises by or for Sublesseo, o any third pary {axcept
Hazardous Subrstances which wera deposited via undenground nigration from areas cutside of the Projedt) evan If such mmoval woukd require
Sublessas to perform or pay far work (hat exceeds statutory requirements. Tmda Fidures shall remain the property of Sublessee and shall ba
romoved by Sublesses. The falure by Sublesses to Gmely vacate the Premises pursuant 1o this Paragmph 7.4(c) without the expross written
conzant of Sublessor ehall eonstiuty a holdover under the provisions of Pasagraph 26 betow. (Sce ExhibitC, Item 7.)

8. Insurance Indemnity.
81 Paymont of Proomfum Increases.
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{8) As used hereln, the term “Insurance Cost Increasa” is defined as any increase In the actual cost of the insurance
applicabls o the Buiking and’or the Project and required to bo casmied by Sublessor, pursuart to Paragraphs 6.2(b), 8.3(s) and 8.3(b} (“Regulved
Insurgnce”), over and abowa tha Base Premium, as hereinafter dafined, calcutated on an annual basks. Insurance Cost Increase shat inciude,
but not be limited to, requirements of tha heider of 8 mortgage or daed of trust covaring the Premises, Buliding andfor Project, Increased valuation
of the Premises, Buiding andfor Project, and/or a general premiurn rate Increase. The term Inswrance Cost Increase shall not, however, Inchide
any premium increases resuting from the nature of the occupancy of any other Sublessee of the Buikling. If the parlies insert a dollar amount tn
Paragraph 1.9, such emount shall be considered the "Baso Premiurm.” Tha Base Premium shall be the annual premium applicable to the: 12
month period immediately preceding the Stan Date. If, however, the Project was not insured for ihe entirety of such 12 month period, then e
Basa Premiwn shall be (he lowest annual premium reasonably obtainable kor the Required Insurance as of the Sta Dats, assuming the most
norning) use possible of the Buikding. [n no event, howover, shall Sublesses be responsible for any portion of the premium cost attributablo to
fiabllity Insurance covenage In axcess of $3,000,000 procured under Paragraph 8.2(5).

INTENTIONALLY DELETED

B.2 Liahility msurance.

(a) Carried by Sublessso. Sublasses shall obtaln and keep in force a Commertial Ganaral Linbilty policy of insurance
proteciing Sublasses and Sublessor as an additlona insured agalist claima for bodily fnjury, personal injury and property demage based upon
or asdsing out of tho ownership, use, occupancy of melntenance of the Premises end afl areas appurtenances thareto, Such insurance shall be
an an occurence basis providing single (Imét coverage in an emount not less than $1,000,000 per occurence with an annual eggregals of not
less than $3,000,000, an "Additiona! Insured-Managers or Sublassor's of Premises Endorsement” and contaln the *Amendment of the Pollution
Exchusion Endorssment” for damoge causad by heat, smoke of fumes from a haslits fire. The policy shall not contain any inre-insured exclusions
as botaeen Insured persons or crgantzations, but ehal include coverage for iability assumed under his Subleasa as an "Insured Contract” for
the performence of Sublessen’s indemnity obligations under this Sublease. Tha limits of sakl Insurance shall not, howsver, Amht the llablity of
Sublessae nor rellave Sublasses of any obligation hereunder, ANl insuance cartied by Sublessee shall be primary to and noi contributory with
any similar insurance camled by Sublessor, whose Insurance shall be considered excess insuranca only, (See Exhibit &, lem B)

(b) Carrled by Sublessor. Sublessor shall maintain Babilly insurance as described in Paragraph B.2{(g), in addifion to, and
not in llew of, the insurance required to be maintalned by Sublessas. Sublesses shall not be namead as an additional insured therein,

6.3 Propesty Insurance - Bullding, tmprovements and Rental Vatua.

(a} Bullding and improvements. Sublessor shall obwain and keep in forcs a policy o politios of insurance In the name
of Sublossor, with loss Payable to Sutdessor, any ground-Sublessor, and to any Lendear insuring loas or damage to the Pramises. The amount
of such insurance shall be equal o the full repiecement cost of Ihe Premises, as the same shak axdst from time to time, or the amount roquired
by any Lander, but in no event mare than the commercially reascnable and available insurable value thereof, Sublessee Owned Alterations and
Utlity Instafiations, Trade Fixtures, and Sublesseo's personal property shall be insured by Sublessee under Pamagraph 8.4. if the coverage is
avallable and commerchally eppropriate, such policy or poffcias shall insure against all isks of drect physcat loss or damage {except the perils
of flood end/or sarlhqueke unless required by a Lender), inchxfing coverage for debris removal and the enforcement of any Appicable
Requirements requiring tha upgrading, demofiion, reconstiuction or raplacemant of any portion of the Premises as the result of a covered loss,
Sald policy or policies shall also contain an agreed valuation provision in lieu of any colnsurance ciause, waiver of subrogation, and Inftation
guand protection causing an increass in the anmual propesty insurance coverage amount by a factor of not less than the adustad U.S. Department
ot Labor Consumer Prioe Index for Al Urban Consumers for the iy nearest to where the Premilses are located. If such insurancs coverage has
a deductitle clause, the deductibin emount shall not exceed $1,000 per ocourmence,

(b) Rontal Value. Sublessar shall a'so obiain and keap in forca a policy or policies In the name of Sublesser with loss
payable to Sublessor and any Lender, inswring tha loss of the full Rent for one year with an extended perod of Indemnity for an additional 160
cays (Renial Vatue Insurance’). Sakl insurance shafl contaln an agreed valsation provision, in lleu of any cohsurance clause, and tha ameount
of covarage shal be edjusted annually to rafiect the projected Rent otherwise payable by Sublesses, for the naxt 12 month pefiod.

(o) Adjacent Premisea. Sublesses shall pay for any incfease in tha promsiums for the property insurance of the Buliding
end for the Common Areas or other bulidings in the Project if sald increzarse is caused by Sublessee's acts, omissions, usa or occupancy of the
Promices.

(d) Sublesseo’s mprovements. Since Sublessor fs the Insuring Party, Sublessor shall not be requirod to insuro
Sublesses Owned Allerations and Utllity Inslaliations urdess the item In question has become the property of Sublessor under the terms of this
Sublease,

84 Sublesses's Property; Business Interruption Insurance.

(a) Property Dameage. Sublesses shall obtain end mainiain insurance coverage on el of Sublesses’s personal
property, Trade Fixtres, and Sublesses Owned Alterations and Ukility instaliafions, Such Insurence shall be tull replacement cost covaraga wih
& deduciihin of not b exceed $1,000 per occurrence. The procaeds from any such Insurance shall be used by Subdasses for the replacement of
Personal Property, Trade Fbaures and Sublesses Owned Altarations and Uiilly Instailations, Sublesses shall provide Sublessor with written
evidence Lhat such insuranca In force.

(b} Business interruption. Sublesses shall obtain and maintain loss of ncome and extra expense insurance In
amounts as will reimburso Sublossee for direct or inalrect loss of samings stiibutalie to all Perils commonly Insured against by prudent
Sublessee’s In the business of Sublessce or attributable to prevention of access to the Pramises a3 a result of such pords.

) No Representation of Adequate Coverege. Subleasor makes no representaion that the limils or foms of
covarege of insurance specifiad herein are adequate to cover Sublessee's property, business operations or obligations under this Sublease,

8.5 Insurance Polkcles. Insurance requirod harain shall ba by companies duly licensed or edmitted to transact business In the
state where the Premises & located, and malntaining during the policy tarm a “General Polkyholders Rating” of ot loast B+, V, as sat forth In
the most current issue of *Bast's Insurance Gukde.” or such ether rating &3 may be required by a Lender, Sublosaen shall not do or parmit to be
done anything which invalidates the required Insurance policies. Sublessas shall, pricr o the Start Cate, deliver by Sublessor cerfifisd copies of
policles of such Insurance or certificertos evidencing the existance and amounts of the requined Insuranca. No such policy shall be cancelsbie or
subject to modification except afler 30 days prior witttan notica to Sublessor, Sublessee shall, ai laast 30 days prior to (he expiration of such
policies, furrish Syblessor with évidence of ranewats o *Insurance binders" avidending renewal thereof, or Sublessor may order such Insurance
and chargo the cost theraof to Sublesses, which emount shall be payabile by Sublessss ¥ Subieasor upoen demand. Such policies shall be for
a term of a1teast one year, or the kangth of the remaining term of this Sublewso, whichevar I3 leas, i elther Party shad) fail o procure and maintain
the insurance requirad o be carried by i, the other Parly may, but shati not be required to, procurs and malntain the same.

98 Walver of Subrogation. Without affecting any other rights or remadies, Sublesses and Sublessor each hereby reSublease
and raliove {he other, and walvo thair antire right to recover damages egains! the other, for loss of or damage bo lis property arising ot of or
incldent to the perils required b bo insured agalnst herein, The effedt of such reSublaases and walvers I3 nal limited by the amount of Inswance
carried or required, or by any deductiblas applicable hereto. The Partios agreo o have thelrrespactive property damage insurence co/Tiem waive
any right to subrogation, thal such companies may have against Sublossor or Sublessee, as the case may be, 80 Yohg as the insurance is not
invalidated Hworahy,

6.7 Indemnity. Excopt for Sublassor's gross neglipence or wilful misconduct, Sublessee shall indemnify, protoct, defand and
hold harmioss the Premises, Sublessor and its agents, Sublessar's master or ground Sublessor, partners and Lenders, from and againsl any
end all claims, loss of rers and/or darmages, Gens, judgments, penalles, atiomeys’ and consuflants' fees, expenses andior labikles arising o
of, involving, or in connaction with, the use andfor oocupancy of the Premises by Sublesses. If any acton o proceading is broughl against
Sublessor by reason of any of the foregolng matters, Sublesses shall upon notice defand the same at Sublessee’s expenssa by counse!
m&”ﬂﬁa@yb&h&u“&bﬁwﬂﬂlmmmmmhsudldefanse.swhssornaedmtlavamsipa!dmy
such claim in order to ba defended or indermnifted.

8.8 Exemption of Subleagor from Liability. Sublassor shall not be fiabio for injury of darmags to the person ar goods, wares,
mercharxdise or other property of Sublesses, Sublessee’s employeas, contracions, Invitees, customers, or any othes pamon in of about the
Premises, whether such damage o Injury is caused by or rasults from fire, steam, eteciricily, gas, water of rain, or from the breakegs, leakage,
cbstruction or ather defects of pipes, firo sprinklers, wires, applancas, pturmbing, HVAC ar lighfing fbrures, or from any olher cause, whether the
sak Injury or damage results from canditlons arlsing upon the Promises or upon other portions of tho Buiiding, or from other sowrces of places.
Sublassor shall not be llable tor any demages arising from any act or negloct of any other Sublessea of Sublesaor nor from the falture of Sublessor
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to enforco the provisions of any othar Sublease In the Project. Notwilhstanding Sublessor's negligence or breach of this Subleass, Sublassor
shall urider no Giroumslances be [kble for ingury to Sub’esses's bus!ness or for any loss of incomea or profit there from.
9. Damage or Destruction.

2.1 Deftnitions,

(@) ‘Premises Partial Damage® shafl mean demage or destruction to the Improvements on the Pramisas, other than
Sublzssge Owned Alterations and Utility installations, which can raasonably be repaired In 3 months or lesa from the dato of the damage or
destruction, and the cost thereof does nol axceed a sum equal to 8 month's Base Rent. Sublessor shall notify Sublesses in wiiting within 30
darys from the date of the darmage or destruction es to whether ar not the damage is Parflat or Total,

{b} ‘Framises Tota! Dostruction” shell mean damage or dastruction Lo the improvements on the Premises, other
than Subtessee Owned Alterations and LHilty Installations and Trade Fbdures, which cannot ressonably be repaired in 3 months or lass from the
dale of the damage or destruction endfor the cest thereof exceeds s sum equa) to 8 month's Bass Rent Sublessor shall notify Sublassens in
wriling withtn 30 days from the date of the damage or destruction as o whether or not the damage is Pastial or Total.

{c) ‘Insured Loas” shall mean damage or destnaction to improvernarnts on the Prerpjses, othar then Subleszes Ownad
Allarations and Utility Installatons end Trade Fixtures, which was caused by an event requized to be covered by the insurance doscribed in
Paragraph 8.3(a}, imespecve of any deductible amounts or coverage limits involved.

{d) “Replacemant Cost” shall mean the cost to repalr of rebuil the improvarments owned by Sublesscr et the Sme of
tha occurrence ¥ (halr conditlon exdsting immwsdiately prior thereto, inciuding demalltion, debris removal and upgrading required by the oparation
of Applicable Requiroments, and without deduction for tan,

(e} "Hazardous Substance Condldon” shall mean the ocoumence or discovery cf a condition involving Lhe presence
of, o a contarrination by, 8 Hazandous Substance as defined in Pamegraph 8.2(a), [n, on, or under te Prermisas,

2.2 Partial Damago - Insured Loss. H a Premises Partial Damage that is an Insured Loss occws, then Sublessor shal, &t
Sublessor's expenua, repalr such damage (but not Sublesses's Trade Fixtures or Sublesses Ownad Alterations and Uity Installations) as soon
as reasonably postible and this Sub'ease sha¥ continue in full force end effect; provided, however, that Sublessee shal, at Sublessor's elecion,
make the repar of any damage or destruction the tolal cost to repair of which is $5,000 or less, end, In such event, Sublessor shall make any
appicable Insurents procesds avallable to Sublesses on a reasonable basis for that purpose. Notwithatanding the foregoing, If the required
insuranca was not in force or the insurance proceeds are not suffidient to effec! such rapalr, the Insusing Party shall prompily contribute the
shortage in proccods as and when reguired to complele sakd repaks. In the event, however, such shortage was due to the fact thal, by reason
of the unkque naturs of the IMprovements, full reptacement cost insurance covemge was not commearcialy reasonable end avalable, Sublessor
shall have no obifgation to pay for the shorlage in Insurance proceeds or to fully restore the unique aspects of the Premisas unfess Sublessea
provides Sublessor with the funds lo cover same, or adequate assurance thereof, within 10 days following receipt of written notice of such
shortogn and requist thorefor, If Sublessor receives sald funds or edequate assurance thereof within sakd 10 day perlod, the party rosponsiblo
for making tha rapadrs shal! complots tham as soon as neasonably possible and this Subleass shall remain in full force and effect. If such funds
or assurance aro nol received, Sublessor may nevarihalass a'act by written nolica to Sublesses wihin 10 days thereafer to; () make such
resioraticn and ropair g3 la commencially reasonablo with Sublessor paying any shortage in proceeds, inwhich case (s Subleass shall remaln
in 1l force and eftect, or (T} have this Sublease terminate 30 days thereafter. Sublessee shall not bo entilled to reimbursament of any funds
contributed by Suklessse 1o repalr any such damage or dastruclion. Pramises Pariial Damage dus to flcod or earthquake shall be subject o
Paragraph 8.3, notwithstanding thal there may be some insurence coverage, but the net proceeds of any such insurarce shall be made availabla
for the repalrs if made by either Party.

8.3 Partial Damage = Uninsured Loss. f o Premises Partial Camage that la nol an ingured Loss oocurs, untess caused by a
negligent or williu) act of Sublesses (in which avent Subdessen shall make the rmpelrs at Sublesses's expensa), Sublassor may either; ()} repalr
such damage as 8200 as reasonably possible o Sublasaar's expense, in which event this Subleass shall continue in full force and effect, or (T}
tammitnate this Sublaase by giving wiitsn notice to Sublesses within 30 days aftar recelpt by Sublessor of knowledge of the occumance of such
damage. Such terrnination shall be effective 60 days following the date of such natice. In Lhe event Sublassor elects o tarminate this Subleass,
Sublessee shall kave the right within 10 daya after receipt of the termination notice to give written notice to Sublassor ¢f Sublessea'’s commitment
to pay for the repalr of such damage without reimbursement from Sublassor, Sublosses shall provide Sublessor with said mds or satisfactory
assurance theveof within 30 days afier maldng such comrmitment. In such event this Subleasa shall contiue in full forca and effact, &nd Sublessor
shall proceed to iake such repalrs as soon es reasonably possible sfter the required fuxds are avallable. i Sutfesses does not make the
required commilmant, this Sublease shall terminate s of the date specified in the ermination nelice.

94 Total Destruction. Notwithstending any other proviaion hereof, If a Premisas Tolal Destruction occurs, this Sublease shali
terminato 60 days following such Dastruction. If the damege ¢r destruction was caused by the gross negligence or wiliul misconducdt of
Sublesses, Subkrssor shall have the righl ko recover Subleasor's dameages from Sublessee, excer as provided In Paragraph 8.8

95 Damage Near End of Tenn. If at any time duing the last 8 months of this Sublease them is damage far which the cost to
repalr axcoeds ona month's Base Rent, whether or not an Insured Loss, Sublessor may terminate thia Sublesas effective 60 daya foliowing the
dats of cocurrence: of such damags by giving a written: termination notice to Sublesses within 30 days after the date of occurence of such
darnzga. Notwilhstariding the foregoing, if Sublasses at that tima hes an exercisable option to extend this Sublsase or to purchase he Prarmtses,
then Sublessea miy preserve this Subleasa by, (a) exerclsing such option and (b) providing Sublessor with any shortage In insurance proceeds
{or adequate assuiance thefaof) neaded to make the rapsire on or before the eardler of {f) the date which Is 10 days after Sublessee’s recelpt of
Sublessor's writter| nofica purporting to kemminate this Sublsase, o {ii} the dey prior to the date upon which such opfion expimes, If Sublassee
duly exercises such aplion during such perod and provides Sutlessor with funds {or adequata assurance therecf) to cover any shoitage In
nswance proceeds, Sublessor shall, at Sublesaors commercially reasoneble expanss, repair such damage as 200n 8s reasonakly possibts
and this Sublease shall comtinue In full force and effect. If Sublessen falls to axercise such option and provide such funds or assurance during
such period, then this Sublease shall terminate on tha date specifiied In the termination notice end Sutlessee’s option shall be extingulshed.

88 Abatement of Rent; Subtessee's Remedies, .

(a) Abatement. In the ovent of Premises Partil Damage or Premisas Total Destruction or a Hazardous
Substance Condition for which Sublesses Is not responsible under this Sublease, the Rent payable by Sublesses for e perfod required
for the rapair, remediation or restoration of such damage shall ba abatad In proportion 1o the degres to which Sublesses's use of the

Premises is impaired, bul not 1o axcaed the proceeds received from the Rental Value Insurance. All other obfigations of Sublsases |

hereunder shall be performed by Sublesses, and Sublesser shall have ne liabillty for any such damage, destruction, remediation, repalr
or restoration except as provided hereln,

1] Remedies. I Sublesser shall be obllgated to repalr or restore the Promises and does not commence, in &
substantial and meaningful way, such repalr of restoration within ninety (90) days aftor such obligation shall eccruo, Sublasses may, at
any time priof to the commencement of such repalr or restoration, give written notice 1o Sublassor and to any Lenders of which Sublassen
has actual nolice, of Sublessee's eleclion to terminata this Sublease on a date nol less (han sbety (50} days following the giving of such
notics, If Sublessee gives such nollce and such repalr or restoration is not commenced within thirty (30) days thareafter, this Sublease
shall terminate as of lhe date specilied In said notice. |1 the repalr or rostoration is commenced within such thiry (30) days, this Subleass
shall continue In full force and effecl "Commence* shal maan sliher the uncondifonal autherization of the proparation of the required
plans, or the bepginning of the actual work on the Premises, whichever first oocurs.

a7 Termination: Advanco Payments. Upen terminaticn of this Sublease pursuant to Paragraph 8.2(p) or Paragraph 9, an
equilable adjustment shall be made conceming advance Base Renl and ary other advance paymants made by Sublessoe to Sublossor.
Suhlessor shall, In addition, retum o Sublessee 0 much of Sublesses's Security Deposit a3 has not been, o IS not then required to be, used
by Sublsssor.

0.8 Walve Statutes. Sublassor and Sublesses agree that the terms of this Sublease shall govern the effect of any damage
to or dastruction of the Pramisas with respact ta the termination of this Sublease and heraby walve lhe provisions of any present or future
stafute to the extent inconststent herewilh.

10. Real Property Taxes.

101 Definitlons.

(a} “Real Property Taxes.” As used horain, the term “Real Property Taxes™ shall include a form of assesament; real
estate, general, spacial, ordinary of extraordinary, or rental levy or tax (other than Inhartanca, parsonal Income of astate taxes); improvemant
bond; andfor licanse fse Imposad upon or levied against ary iegal or equitabla interast of Sublessor In the Project, Sublessor's right 1o ather
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income there from, andior Sublessor's business of leasing, by any authorily having the direct or Indirec! power to tax and whers the funds are
genemted with mfarence to the Projact address and whers the procaeds 5o generated are to be applled by the dity, county of other tocal badng
auherity of a jurtsdicton within which the Project Is located. The term "Resl Property Taxes' shall atso Includa any tax, fee, levy, assesement or
charge, or any Increase thereln, imposed by reason of events occurring during the tenm of this Sublease, Inchiding bu not limited to, a change
in the ownership of Lhe Project or any porlion thereof or & changs in tha Improvements theraon.

(L)} "Basa Real Property Taxes.™ As used harein, the term “Base Real Property Taxos" shall bo the amount of Real
Proparty Taxes, which are assoased against the Premisas, Bulkiing, Projext or Common Areas In the calendar year during which ine Subleasse
fs exacutad. In calautating Real Property Taxas for any calondar vear, the Real Property Taxes for any real estate tex year shall be induded in
the calcutation of Real Property Taxos for such calendar year based upon the number of days which such calendar year and tax year have in
cammon.

10.2 Payment of Taxes, Sutiessor shef) pay the Real Property Taxes applicable to tha Project, and exsapl as otharwise provided
In Peragraph 10.3, eny ncransas n such amounts over the Base Real Property Taxes shall be inciudod in the calculation of Common Area
Oparating Expenses in eccordance with the provisions of Parsgraph 4.2,

103 Additlonal tmprovements. Common Area Operating Expenses shat not include Resl Property Texes specilled in the tax
agsessor’s records and work sheets es baing caused by addilional improvements placad upon the Project by cther Sublessee’s ar by Sublessor
for the exdlusive enjoyrnant of such other Sublessoas. Naotwithstanding Paragraph 40.2 hereol, Sublassae shall, howaver, pay to Sublessor at
the tme Comman Area Operaling Expansss are payable under Paragraph 4.2, the entirety of rny Incrgase in Real Proporty Taxes f assessed
solely by reason of Allerations, Trade Fixtures or Utility Installations placed upon the Premisss by Sublessee or at Sublescee's roquest,

104 Joint Asgseasment. i the Bulding is no! separately essessed, Real Properly Taxes allocated to the Building shall be an
equitable proportion of the Real Proparty Taxes for el of tho kand and Improvements inclutfad within the tax parcet assassed, such proportian to
ba deterrrined by Sublessor from the respective valuations assigned in he assessor's work shests or such other infomation as may be
reasonably available, Sublessor's reasonable determination theres, In good kaith, shall be conclusive.

10.5 Porsonal Property Taxes, Sublessee shal pay prior io delinquency all taxes assessed agelnst and (evied upen Sublesseo
Owned Alterations and UliRly Installations, Trade Flxtures, fumishings, equipment and o personal proparty of Sublesses contelned kn the
Fremises. Whon possible, Sublesses shall cause lts Sublessee Owned Alersiions and Uity Installaions, Trade Flctures, fumishings,
equipmen and all other parsonal property to be assessed and billed separetely from the real property of Sublessor. If any of Sublessee’s said

shall be assassad with Sublassors real proparty, Sublessee shall pay Sublessor the taxes attrbutable to Sublesses's property within
10 days after receipi of a waitten statement getling forth the taxes applicatie to Sublassae's property.
1. Utlfitios. Subisasea shall pay for all water, gas, haat, light, power, lefaphons, trash dispesal and ather utilites and services supplied to
tha Premises, togather vith any taxes thereon. Notwithstanding the provisions of Paragraph 4.2, B at any lime in Sublessor's solb Judgment,
Sublessor defermines that Sublessee is using a disproportonate amount of water, electricity or other commonly metered utilities, or that
Sublesses is generating such a large volume of (rash as {o roquire an Increase In the size of the dumpster and/ar an incranse In the number of
imes per menth that the dumpster is emptied, then Sublessor may increase Sublesses's Base Rent by an emaunt equal b such increased
costs,
12, Asslgnment and Subletting. (see Exhibit C #9)

121 8ubtessor's Consont Requlred.

{a) Subleasae shal no! voluntarlly or by opsration of law assin, transfer, mortgage or encumber (coffactively,
“assign or assignment”) or sublel allor any part of Sublezsea's ntanast in this Sublease er in the Premises withoul Sublessor's prior writlen
congent

) A change in the contro] of Sublessee shall constitute an essignment requiring consenl. The transfer, on a
cumulative basis, of 25% or mora of tha veting control of Sublessee shall constitute a changs in cantrel for this purposse.

(5] The invelvement of Sublessee or its assats in any frensaction, ar series of transactions {by way of merger, salg,
acyuisitian, financing, transfar, leveraged buy-out or otherwisa), whethor or not a formal assignment of hypothecation of this Subleass or
Sublessee’s assets ceours, which resuits or will result In e reduction of the Nel Worlh of Sublessee by an amount greater than 25% of such
Ned Warth as il was represontad at the time of the execution of this Sublease or at the lime of the most recon! assignment to which Sublessor
has congentad, or as it exists immediately prior to said wansaction or transactions constituting such reduction, whichever was or is groater,
shall be considorad an assignment of this Subleasa to which Sublessor may withhold its consant, “Net Warth of Sublessee” shall mean
the net worth of Sublessae (exciuding any guarantors) establishod under generally accaptod eccounting principies.

) An assignment or sublatting wilhout consani shall, at Sublessars aption, ba a Defaull curable aftor notice per
Paragraph 13.1{(c), or & nencurable Breach withoul the necassity of any nelice and graco pariod. If Sublessor elects to treat such unapproved
assignment or subletting as a noncurabla Breach, Sublessor may either: (1) terminate this Subleasa, or () upon 30 days written notlce,
increasa the monthly Base Rent to 110% of tho Base Rent then In offect. Further, in ihe event of such Breach and rentad adfustment, () the
Purchase Price of any opiion to purchase the Premises held by Sublessea shall be subject to simflar adjustment to 110% of the prica
previousty in effect, and () all foxod and non-fixed rentat adjustments scheduled during the remainger of the Sublkaasa termn shall be Increased
{0 110% of the scheduled adjustad ran,

(e) Sublesses's remedy for any breach of Paragraph 12.1 by Subtsasor shall be limited to compensatory damages
andfor Injunctiva rellef.

122 Terms and Conditions Appiicable to Assignment and Sublotting.

(8) Regardiess of Sublassor’s consend, any assignment or subloting shall nat: () be efective without the express
written assumplion by such assignes or Sublessee of the obligations of Sublesses under this Subleass, {il} release Subleseas of any
obligations hereunder, or (i) after the primasy liabllity of Sublessea for the payment of Ren! or for the performance of any other obligations
to be performod by Subleasas.

() Sublessor may accep! Rent of perfoimance of Sublessee’s obligations from any person ather than Sublasses
pending approvel or disapproval of an assignment. Nelther a defay Ih the approval or disapproval ef such assignment nor tho acceptance
of Rent or performance shall consiitute a waiver or estoppel of Sublessors right o exorcise its remadles for Sublessea's Default or
Breach,

{c) Sublessors consent lo any assignment or subletting shall nol constituta a consent to any subsequent
assignment or sublelling, .

{d) In the event of any Dafaull or Breach by Sublessse, Sublassor may procesd direclly against Sublessas, any
Guarantors or gnyone alse responsible for the performance of Sublessee’s obligations under this Sublease, Including any assignee or
Sublessee, without first exhausling Sublessor's remedies against any other porson or entlty responsible tharefore to Sublessor, or any
sacutify held by Sublessor.

(e} Each reguest for consant to an assignment or sublating shall be in writing, accompanled by informalion
relevant to Sublessor's detsmmination as to the financlal and operational responsibllity and appropriateness of the proposed assignee or
Sublessee, Inctuding but not {imited to the intsnded use andlor roquirad modification of the Premises, If any, togather with a fee of $1 000
or 10% of the cumrenl monthly Basa Rent epplicable to the portion of the Promises which I3 the subjoct of the proposed assignment or
sub-Subloase, whichever Is greatar, as consideration for Sublessor's considaring and processing sald requsst, Sublessee agrees to
provide Sublassor with such other or additionat information and/or documentation as may be raasonably requested.

()] Any asslgnee of, or Subloasee undsr, this Sublaase shall, by reason of accepting such assignment or entering
into such sub-Subleass, ba deemed to have assumed end agread to conform end comply with each and svary tenm, cevenani, condition
and obligation herein to be observed or performed by Sublesses during the term of sald assigniment or aub-Sublease, other than such
obligations as are cantrary Io or inconststent with provisions of an assignment or sub-Subleasa to which Sublesgor has spedifically
consentad to in writing,

123 Additional Terms and Condltiona Applicable to Sublatiing. Tha following terms and conditinns shafl apply to any
sublotting by Sublesses of all or any part of the Premises and shall be deemed included In &l sub-Subleases under this Subfeass whether
or not exprassly incarporatad thareln;

(a) Sublessea hereby assigns and tranafers to Sublessor all of Sublosses's interes! in aff Ront payable on any
sub-Sublease, and Sublessor may collect such Rent and apply same toward Sublessea's obligations under this Sublease: provided,
howaver, 1hal uniil a Breach shall ocour in the performance of Sublesses's obiigalions, Sublasses may collect sald Rent Sublassor ahall



DecuSign Envelope ID: S0FDA2TE-F785-48FB-0AEC-FGRODCB4BTEY

r

not, by reason of the foregeing or any assignment of such sub-Subleasa, nor by reeson of tha collection of Rent, be deemed llzble to the
Sublessee for any fallure of Sublessc to perform and comply with any of Sublessse's obligations to such Sublessee. Sublessas hereby
irravocably authortzes and directs any such Sublesses, upon receipt of a wiitten notice from Sublesaor stating that a Breach exists in the
performance of Sublesses's abligalions under this Subleass, to pay to Sublessor all Rent due and to becoma due under the sub-Sublease.
Sublesses shall rely upon any such natice fram Sublassor and shall pay all Rania to Sublessor without any obligation or right Lo inguire
as to whather such Breach exists, notwithstanding any claim from Sublasses {o the contrary

[{] In the evest of a Breach by Sublasses, Sublessor may, &t lts optlon, require Sublessas to atlomn 1o Sublessor,
in which event Sublassor shall undertake the obligations of the Sublessar under such sub-Subleass from the time of the exerclse of said
option to the expiration of such Sublease; provided, however, Sublessor shall not be llable for eny prepaid rents or security deposit paid
by such Sublassss to such Sublassor or for any prior Defaulls or Breaches of auch Sublessor,

{c) Any malter requlring the 1 of the Subk under a sub-5ublaase shall also require the consent of

Subleasor,

{d) No Sublesses shall further ass!gn or sublet all or any part of the Premises without Sublessor's prior writtan
consant.

(&) Sublessor shall detiver a copy of any nolice of Dafsult or Breach by Sublessee (o the Sublessoe, who shall
hava the right to cure the Dafault of Sublessee within the grece petiod, if any, specifisd in such natice, The Sublessee shall have a right
of relmbursemeant and offsst from and against Sublasses for any such Defaulis cured by the Sublessee,

13 Detault; Breach; Remedles,

13.1 Default; Breach. A "Default” is defined as a fallure by the Sublesses to comply with or perform any of the ferms,
covanants, conditions ¢ Rules and Regulations under this Sublease. A "Breach” Is defined as the oceurrence of one or more of the
foliowing Delaulls, and the failure of Sublessas to cure such Default wihin any applicable grace perlod:

(@) The abandonmerd of the Premises; or the vacating of the Premisas without providing a commercialy
raasonabie leval of security, or where the coverage of the property Insurance described In Paregraph 8.3 is jeopardized as & result thereof,
or without providing reasonable assurances to rinimize potential vandalism,

) The failure of Sublesses to make any payment of Rent or any Securily Deposit required to be made by
Sublessesa hareunder, whothar lo Sublessor or to & thind party, when dus, to provida reasonable evidsnce of insurance or surety bond,
or to fulfill any obligation undar this Sublease which endangers or threatsns lifo or Property, where such faiture continues for a period of
3 businasas days following written notice to Sublasses.

({c) The feilure by Sublesses i provide () reasonable wrillen evidence of compliance with Applicabla
Requiraments, (il} the service contracts, {id) the rescisslon of an unautharized assignment or subleting, (iv} an Estoppel Cortificate, (v) a
requostod subcrdination, (vi} evidence concerning any guaranty and/or Guarantor, {vil) any document requested under Paragraph 41
{easements), or (vIi) any other documentation or information which Sublessor may reasonably requita of Sublassse undar the terma of
this Sublease, where any such failure continues for & period of 10 days following written notice to Sublessee.

(d) A Cofault by Sublasaee as to the lerms, covenants, condilions or pravisions of this Subleass, or of the nules
adopled under Paragraph 2.9 hereof, other than those descibed in subparagraphs 13.1(a), (b) or (¢}, ebove, where such Default
continuas for a perlod of 30 days after writton notice; providad, howaver, that if the nature of Sublassea’s Default ks such thal more than
30 days aro raasonebly required for [ts cure, then it shall not be deemed to be a Breach If Sublessoee commencas such cure within said
30 day period and thereafiser diligently prosecutes such cure to complation.

{e) The occurmance of any of the fliowing events: (i) the making of any general arrangement ¢r assignmont for
the benefit of creditors; (li) becoming a “debtor” as definad in 11 U,5.C. § 101 or any succassor statute therato (miess, In the case of a
petltion filed apalnst Sublesses, the same is dismiased within 60 days); (iii) the appointment of a trustee or raceiver to take possessicn
of substantialy all ¢f Sublesseo’s assets localed at the Premises or of Sublessea’s interest in this Sublease, whero possesaion is not
restored to Sublesses within 30 days; or (iv} the attachment, axecution or other judicial seizure of substantially all of Sublescea’s assets
lacatad at the Premises or of Sublessee’s intarast in this Sublease, where such seizure is not dischargod within 30 days; provided,
however, in the event that any provision of th's subparagmph (o) Is contrary to any applicable taw, such provision shall be of rio force or
effact, and not afect the validity of the remaining provistons,

()] The discovery that any financia! statement of Sublessee or of any Guamntor given to Sublessor was
materiafly false,

(g} If the performancea of Sublessee’s obligalions under this Subleasa ls guaranteed: {§) the death of a Guarantor,
(i) the termination of & Guarantor's llabillty with respact to this Sublease other than in accordance with the terms of such guaranty, (i) a
Guaranter's becoming insolvent or the subject of a bankruptey filing, (v) a Guarantor's refusal to honar the guaranty, or {v} a Guarantor's
treach of its guaranty ebligation on an anticlpatory basts, and Sublessee's falture, within 80 days following written netice of any such
averd, o provide wiitten atamative assurance or sacurity, which, when coupled with the then existing resources of Sublessae, equals or
exceads the combined financlal resourcas of Sublessae and the Guarantors that existed at the time of execution of this Sublease.

13.2 Remedles. If Sublessee fails to perform anty of its affirmative dutes or obligations, within 10 days after writtan notkea
{orin case of an emargency, withoul nolice), Sublessor may, at its option, perfarm such duty or cbligalion on Sublesses’s behall, including
but net imited (o the obtaining of reasonably required bonds, Insurance policles, or governmmental licenses, permite or approvals. The
costs and expensas ¢f any such performanca by Sublessor shall be dus and payable by Sublessee upon recelpt of invoica tharefor. If
any check given to Sublassor by Sublesses shall not ba honored by the bank upon which i is drawn, Sublaessor, at its option, may raguire
all future paymonts to be made by Sublessee to be by cashier's chack, In the event of a Breach, Sublassor may, with or without further
nelice or demand, and without Imiting Sublessor in the exarcise of any fight or remedy which Sublasscr may have by reason of such
Breach;

(&) Terminata Sublessee’s right to passassion of the Premiges by any lawful means, in which case this Sublease
shall terminate and Sublesses shall immediatoly surrander possession to Sublessor. In such event Sublessor shall be entitied to recover
from Sublessae: (I) the unpaid Rem which had been eamed at the lime of termtination; (i) the waorth at tha tme of award of the emount
by whigh the unpald Rant which would have baen eamed afier termination until thektime of award exceads the amount of stch rental loss
that the Sublessae provas could have been reasonably avoided; ([T} the worth at the ime of award of the amount by which tha unpaid
rent far the balanca of the term aftor the ime of award exceeds the amount of such rantal loss that the Sublesses proves could be
reasonably avolded; and (iv) any other amount nacessary to compensatae Sublassor for all the dofriment proximately caused by the
Sublesses's falure to parform its obligations under this Sublease or which in the ordinary course of things would be likely 1o result there
from, including bul not limited to the cost of recovering pasaession of the Premises, expenses of raletting, including necessary renavation
and aheration of the Premises, reasonable attomeys' faes, and that portion of any leasing commission pald by Sublessor in connection
with this Subleasa applicable to the unexpired lerm of this Sublaase. The worth at the time of eward of the amount roferred to in provision
{iii) of the immedlataly praceding sentence shali ba computed by discounting such amount at the discount rale of the Federal Rasene
Bank of the Ditrict wilhin which the Premises are located at the tima of award plus one percent, Efforts by Sublessor to miigate damages
caused by Sublesses’s Braach of ihis Subleass ehali nat waive Sublassor's fght to recover danages under Paragraph 12, if tormination
of this Sublease fs obtained through the provisional remady of unlawful detainer, Sublessor shall have the fight to recover in such
proceeding any unpald Rent and damapes as ara recoverable thereln, or Sublessor moy reserve tho right to recover all or any part \hereot
in a separate suil If a notice and grace pertod required under Paragraph 13,1 was not previously given, a notice ta pay rent or quil, o to
parform or qult glven o Sublesseo under tho uniawful detalner atatite shal) also constitute the nelico roquirod by Paregraph 13.1. Insuch
casa, the applicable grace perlod roquirod by Paragraph 13.1 and the unlawful detalner statute shall run concurrontly, and the fallure of
Sublesses to cure the Defaull within the greater of the two such grece periods shail constitute both an unlawful detalner and a Breach of
this Subloass entitling Sublassor to lhe remedies provided for in this Sublease andfor by sald statule,

(b) Continue the Subloase and Sublasses's ight to possession and recover tho Rent as it bacomes due, in which
avant Sublessea may sublet or assign, subject only to reasonable limitations. Acts of maintenancs, efforts to relet, and/or the appointment
of & recalver to protect the Sublassor's intarests, shall not eonstitute a tarmination of the Sublessas's right ta possession,

(c) Pursun any cther remady now or hereafter avallable under tha taws or judicial decisions of the state wharein
the Premises are located. Tho axplration or termination of this Sublease andior the termination of Sublessese's right to posseasion shall
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not relieve Sublessee fram liabllity under any indemnity provisions of this Sublease as {o matters eccurring or accruing during the torm
heroaf or by reason of Sublesses’s occupancy of the Fremisas,

13.3 Inducement Recapture. Any agrooment for free o abated rent or ather charges, or for he giving or paying by
Subigasor to or for Sublassee of any cash or other bonus, inducement or considaration for Sutlosses's enterng into this Sublease, all of
which concessions are herelnafier refarred to as “Inducement Provisions,” shall be deemed conditioned upon Sublessea's full and
faithful performance of all of the tarms, covenants and condition, of this Sublease. Upon Breach of this Sublaase by Sublassee, any such
Inducament Provision shall sutomatically ba desmad delated from this Sublaass and of no further force or effect, and any rent, othor
charge, bonus, Inducement or censidaration theretefore abated, given or paid by Sublessor endar such an Inducement Provision shall
be immadiately due and payable by Sublesses to Sublessor, notwithstanding any subsequent cure of said Breach by Sublesseo, The
accaptance by Sublessor of rent or the cura of the Breach which tnlliated the operation of this paragraph shall not be deomad o walver
by Sutlossor of the previsions of this paragraph unless specifically so stated In wrlling by Sublesaor o the time of such acceptance. (Seo
Exhiblt C #18)

13.4 Late Charges. Sublesses hereby acknowladges that late payment by Sublasses of Rent wiil cause Sublessor to Incur
cosis not contemplated by this Sublease, the exact amount of which will bo axtromely difficult to ascaertaln. Such costs include, but are
not Imited te, processing and accounting charges, and late charges which may be Imposed upon Sublesser by any Lender. Accordingly,
if any Rent shall not be recaived by Subleasor wilhin 5 deye after such amount shall be due, then, without any requirement for nolice to
Sublesses, Sublessee shall pay to Sublessor & one-time late charge equal to 10% of each such overdue amount or $100, whichever is
greatsr. The parties heraby agres that such late charge represants a falr end reasonable estimate of the costs Sublassor wil incur by
reason of such late payment, accaptance of such Iate charge by Sublassor shall in no eveni constitute a walver of Sublessee’s Dofault
of Braach with respect 1o such overdue amount, nor pravant the axencize of any of the other rights and remedies granted hareundar. fn
the avert thal a late charge i3 payable heraunder, whether or not collected, for 3 consecudve installments of Bass Rant, thon
netwilhstanding any provislon of this Subtsase to the contrary, Base Rent shall, at Sublessor's option, become due and payable quartesty
in advance.

13,5 Interest. Any monetary payment due Sublessor hareunder, other than late charges, nol received by Sublassor, when
dug as to scheduled payments (such as Base Rent) or within 30 days lollowing the data on which it was due for non-scheduled payment,
shall bear interast from the date whan due, as o scheduled paymenits, or the 31% day after it was due as to non-scheduled payments.
The interest {"interast”) charged shall be equal 1o the prime rate reporied in the Wall Streat Joumal as published closest prior to tha date
when duse plus 4%, but shall not cxceod the maximum rate allowed by law. Interest [s paysble in addiion to the potential take charge
pravidad foc in Paragraph 13.4.

138 Breach by Sublessor,

(a) Notico of Braach. Sublassor shell not ba deamed In breach of this Subleass unless Sublessor fails within a
reasonable time to perform an obligation required to bo porformad by Sublassor. For purposas of this Paragraph, a reasonable time shall
In no event be less than 30 days afier racelpl by Sublessor, and any Lender whose name and addrass shall have been fumished
Subleases In wriling for such Purpose, of written notica specifying wharein such obligation of Sublessor has not been parformed; provided,
hewaver, that if the nature of Sublessora obligation Is such thel more than thirty (30) days are reasonably requirad for its Performance,
than Sublassor shall not ba In breach of Perfermeance Is commenced within such thinty (30) day pesiod and thereaftor diigently pursued
to completion.

(b} Parformance by Sublesses on Behalf of Sublessor. In the event that nelther Sublessor nor Lender cures
sald breach within 30 days after receipt of said notice, or if having commenced seid cure thay do not diligentty pursua It to completion,
then Sublessee may elect to cure sald breach atl Sublesses's expense ang offset from Rent en amount equal to the greater of one Basa
Rent of the Security Deposil, and o pay an axcess of such expenss under protesy, reserving Sublessee'’s right 1o relmbursement from
Sublassor, Sublesses shall document the cost of sald cure and supply seid documentation to Subiassor,

14. Condemnation, If the Premises or any portian thereo! are taken under the power of eminent domain or sok under the threat of
the exercise of sald power (collectively “Condemnation®) this Subleasa shall tarminate as to the part taken as of the date the condemning
autherity takes title or possassion, whichever flist occurs first. If more than ten percent (109%) of the ficar ares of the Unil, or more then
twenty-fiva percent (25%) of Sublessee’s Reserved Parking Spaces, is takon by Condemnation, Sublessoe may, at Sublassee's opticn,
lo be exercized In wiiting within 10 days after Sublessor shall have given Subleszee writlen notice of such taking (or in the absence of
such nolize, within ten (10) days after the condemning awthorlty shall have taken possassion) lerminate this Sublease as of the datg the
condamning authority takes such possassion, If Sublessee does not tenminale this Sublease In accordance with Lhe foregoing, this
Subleasa shs!l remain In Rl force and effect as to the partion of the Pramisas remaining, excapt that the Baso Ront shall bo reduced in
proportion to the reduction In utility of the Premises caused by such Condamnation. Condamnation awards and/or payments shall be the
property of Subtessor, whethar such award shall be made as compensation for diminution in vaiue of the leasehold, the value of the pan
laken, or for soverance damages; provided however, that Subleasee shall be entilled o any compensation for Sublesses's relocation
expenses, loas of business goedwill and/er Trade Fixlures, withoul regard to whether or nol this Subleasa Is terminated pursuant to the
provisions of this Paregraph. All Alterations and Utitity tnstallations mada to the Premises by Subleases, for purpeses of Condemnation
only, shall be considered tha property of the Subl and Subl shalt bo ontitiod to any and all compensation which ls payeble
therafore, In the event that this Sublease [s not temminated by reason of the Condemnation, Subleasor shall repair eny damage to the
Premises caused by such Condemnalion.

15. Brokerage Fees. (see Exhibit C #10}

154 Additlonal Cemmission, In addition fo tha payments owed pursuam to Paragraph 1.10 above, and unless Sublessor
and the Brokers Otherwise agree in writthg, Sublessor agrees that: {a) if Sublossee oxercises any Option, (b) if Sublessee sogquires from
Sublessor any rights W lhe Premises or cther pramises ownod by Sublessor and located within the Project, (c) if Sublesses remains in
Possession of the Pramises, with Lhe consent of Sublessor, after lhe explration of this Sublease or (d) if Base Renl is increased, whether
by agreement or operation of en escalatlon clauss heren, then, Sublessor shafl pay Brokars a fee In accordance with the schedula of the
8rokera in affect al the time of the execution of this Sublease.

15.2  Assumption of Obligationa. Any buyer or transferes of Sublessor's interas! in this Subleass shall be desmed to have
assumead Sublassar's obligation hereunder. Brokers shall be third party beneficlaries of the provislons of Paragraphs 1,10, 15, 22 and 31.
1f Sublessor fzils to pay to Brokers any amounts due as and for brokerage fees pertaining to this Sublease when due, then such amounts
shall accrue IMorest, In addition, If Sublessor faiis to pay any amounts to Sublesses's Broker when due, Sublessee's Broker may send
wiritten noties Lo Sublessor and Sublessea of such fallure and if Sublassor falls to pay such amounts within ten (10) days after sald notica,
Sublessee shell pay said manies to Its Broker and offsel such amounts against Rant. In addition, Sublessen’s Broker shafl ba deemed to
be a third party beneficlary of any commisaion agreement entered Into by ant/or betwean Sublessor and Sublessor's Broker for the mited
purpose of collecting any brokeraga e ownd,

15.3 Representations and indemnities of Brokor Relationships. Sublesses and Sublessor each represenl and warrant
to the other that it has had no deslings with any parson, firm, broker or finder {other than the Brokers, if any) In connecton with this
Subleasa, and that no ono other than sald namad Brokers ts antitlad to any commisslon or finder's fee In connection herewith. Sublesaes
and Sublessor do each heredy agres to Indemnity, protect, defand and hold the othaer harmiess from and against Lability for compensation
or charges which may be claimed by any such unnamed broker, finder or other similar party by reason of any dealings o actions of the
Indemnilying Parly including any costs, expensas, attomoys’ foos reasonably incurred with raspect thereto,
1B, Estoppol Cortificates.

{a} Each Party {as "Responding Party™) shal within ten (10) days after written notice from tha olher Party (the
“Requesting Party”™) execute, acknowiedga and deliver to the Requesting Party & statement in wiiting in form simétar to Ihe then most
current "Estoppel Certlificate’ form published by the American Industrial Real Estate Assoclation, plus such addltianal informaticn,
confirmation and/or statements as may be reasonably requasted by (he Requesting Party.

(9] it the Responding Party shal fail to executs or daliver the Estoppe! Certificate within such ten (10)day poriad,
the Requesting Party may execute an Estoppel Certificate stating that (i) the Subleass s in hil force and affect without mod|fication
axcepl a3 may be rapresented by the Requesting Party, {1l) thera are no uncured defaults in tha Requesting Party's performancs, and {iif)
If Sublessor is the Requesling Parly, no! moro than one month's rent has been pald In advance. Prospective purchasers and
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encumbrancers may rely upon the Requesting Party's Estoppel Certlficate. and tha Responding Parly shall be estopped fram donying
the truth of the facis contained In sald Certificate.

() It Sublassar daeslres t© finance, refinance, or sell the Pramises, or any part thersol, Sublasses and all
Guarantors shall dellver to any potaniial lender or purchaser dasignated by Sublessor such financial statements as may be reasonably
required by such tander or purchaser, including but no! limited to Sublessaese's financlal statements for the past 3 years. All such financial
staloments shall be rocelved by Sublessor and such lendar or purchaser in confidenca and shall be used only for the purposes hereln
sat forth.
17. Definltion of Sublassor, The term “Subleseor” as used herein shall mean the owner of owners at the tima In question of the
fea ltle to the Premises, or, [f this Is 8 sublease. of the Sublessee’s interest in the prior Sublease: In the event of a ranafer of Subleasor's
title or interost In the Pramizes or this Sublsasa, Sublessor shall daliver to the transfaree or assignee (in cash or by cradit) any unused
Security Daposit held by Sublessor, Except as provided in Paragraph 15, upon such transfer of assignment and dellvery of the Security
Dopasit, as aforessid, the prior Subleasor shall be relioved of all lability with respect to the obligalions and/or covenants under this
Subloase thereafter to be performad by the Sublessor, Subject to the foregoing, the obligations andfor covenants in this Sublease to bo
performed by the Sublessor shall be binding only upen the Sutlesseor as heneinabove defined. Notwithstanding the abova, and subjsct lo
tha provisions of Paragraph 20 below, the original Sublessor under this Sublease, and all subsequent hokiers of the Sublessor’s interast
In this Sublease shall remain {lable and responsible with regard to the potential duties and Eabiltias of Sublessor pertaining to Hazardous
Substencos as oullingd in Paragraph 8.2 above.
18. Severabllity. The invalidity of any provigion of ihis Sublease, as detarmined by a court of compatont Jurisdiction, shall in no way
affect the validity of any olher provision hereof. .
18, Daye. Unless athorwise spacifically indicated to tha contrary, the word “days® as used In thia Sublease shall mean and refer lo
calendar days.
20. Limitation on Liabllity. Subject to the provisions of Paragraph 17 above, ths obligations of Sublessar under this Sublgase shall
nat oonstitute personal obigations of Sublessar, the individual pariners of Sublessor cr its or their individuat pariners, directors, cfficers
or shareholdars, and Sublessee shall look to the Premises, and {0 no other assets of Sublassor, for the satisfaction of any liabiflty of
Subleagor with respect 10 this Subleass, and shall not seek recourse agalinst the indhidua! partnars of Sublessor, or it or thelr Ingividual
parinars, directors, officers or sharsholders, or any of thelr personal assats for such safisfaction,

21. Time of Essence. Tima is of the easence with reapect to the performance of all obligations to be performed or observed by the
Partias under this Sublease.
22 No Prior or Other Agreomonts; Broker Dlaclalmer. This Sublease contains &fl agreements betwean the Parties with raspact

to sny matter mentoned herein, and no other prior or conlemporanegus agreement or understanding shall bo effective. Sublessor and
Sublessas each represants and warrants (o the Brokers that it has made, and is rolying solely upon, its own investigagon as to the nature,
quality, character and financial responsibllity of the other Party to this Sublease and as to the use, nature, quality and character of the
Promisas, Brokers have no responsibllity with respect therslo or with respect to any defaull or breach hereol by either Party. The Babillty
{ncluding court costs and attomeys' fees), of any Broker with respect to negotiation, execution, defivery or performance by elther
Sutlessor or Sublesses under this Sublease or any émendment or modification herato shall be limitad to an amoum up to the fes racelved
by such Broker pursuant to this Subinase; provided, however, that the foregolng Bmitation on each Broker's [labity shall not be applicable
to any gross negligence or williul misconduct of such Brakor.

23, Natlces.

23.1 Notice Requirements. All notices required or permillad oy this Subleass of applicable law shall be in writing and may
be defivered In person (by hand or by courler) or may be sent by regulfar, certified or registered mall or U.S. Pestal Service Express Mall,
with postage prepaid, or by fecsimile tranamission, and shail ba deemed sufficiently glven It eerved in a manner specified in this Paregraph
23. The addressos noted adjacent to a Party’s signature on this Sublease shall be that Farty’s address for delivery or maling of notices.
Elther Party may, by wrilton notice to the other, spacify a differemt address for nolice, except thal upon Sublessee’s taiing possasaion of
the Premises, the Premises shall constitute Sublessee’s address for notice. A copy of all notices 1o Sublesser shall be concumently
transmittad fo such party or parties a1 such sddreases as Sublessor may from timse to tme hereafter designate In writing.

23.2 Pale of Notice. Any notice sent by reglstered or cenified mail, retum recelpl requested, shall be deamed given on the
date of delivery shown on the recsipt card, or if no delivery dale is shown, the postmark thereon. If sent by regular mail the nofice shall
be desmed givan 4B hours efter the sama is addrassed as required herein and mabied with postage prepaid. Nolices defiverad by United
States Expreas Mall or ovemnight courier that guarantee next day delivery shall be deamed given 24 hours aftsr delivery of the same to
the Postal Servica or couriar. Notices transmitted by facsimile transmission or similar means ahall be desmed dellvered upon tefephone
confirmation of receipt (confirmation report from fax machine Is sufficlent), provided a copy is also dellvered via delivery or mail, |f notice
is recalved on a Saturday, Sunday or legal haliday, It shall be deemed racelved cn the next business day.

24, Waivera. No waiver by Sublessor of the Default or Breach of any term, covenan or condtion harac! by Sublessee, shall be
deemad a walvor of any other term, covenant or condition hereal, or of any subsaquent Default or Breach by Sublasses of the sams o
of any other term, covenanl or condition hereof. Sublassar's consent to, or approval of, any act shali not be deemed to render unnecessary
the obtaining of Sublessor’s consent to, or approval of, any subsequent or similar act by Sublessee, or be construed as the basls of an
estoppel {0 enforce the provision or provisions of this Subleaso requiring such consenl The eccoptance of Rent by Sublossor shall not
be a walver of any Delaull or Breach by Sublesses. Any payment by Sublessoe may ba aoccapled by Sublessor on account of monles or
damages dus Sublesasor, notwithstanding any gqualifying statements or condilions made by Sublessee in connaction therewdth, which
such stetoments and/or conditions shall be of no force or effect whatsoever unless specifically agreed to in wriling by Sublessor at or
bixfora the timo of deposit of such paymani.

25, Disclosures Regarding The Nature of a Real Estate Agency Relationship.

. (@) When entering into a discussion with a real estate agani regarding a real estate transaction, 8 Subtessaor or Sublassee
should from the outset understand what typo of agency relationship or reprasentation it has with the agant or agents in the transaction,
Sublessor and Sublessee acknowledge baing advised by the Brokers in this transaciion, as folows:

0] Sublessor's Agent. A Sublessor's agent under a listing agresment with tha Sublessor acts as the agent for the
Sublessar only. A Sublessors egont or subagent has the foflowing afinmative obligations: To the Sublessor A fiduciary duty of utmast
care, integrity, honesty, and loyally in dealings with the Sublassor. Ta the Sublessao and tho Sublessar; a. Diligent exorcise of reasonabloe
skills and care In performancs of the egent's duties. b. A duly of honast and feir dealing and good faith. ¢. A duty to disckse all fects
knovm to the agent materially affecting the value or desirabifity of the property that are not known to, or within the diligent attention and
obsarvation of the Parties. An egent (s not oblipated to raveal to elther Parly any confidential Information obtained from the other Party
which does not invalve the affirmative dulias sal forth above.

@i} Sublesses's Ager, An ageni can agree to ec es agent for the Sublessee only. In these situstions, the agent
is not the Sublessor's ager, even If by agreement the agent may receive compensation for services rendared, elther in Tull or v par! from
lhe Sublessor. An agent acting only for 8 Sublessee has the following affimative obligations. Tg the Sublsssae: A fiduciary duty of utmost
cara, integrity, honasty, and loyalty in deatings with the Sublessee. To the Sublassee and the Sublaasor; a, Dlligent exarciss of reasonable
skills and care In performance of the agent's dutias, b, A duty of honesl and fair dealing and good feith. ¢. A duty to disclese all facts
known to the agent matertally affecting the value or desirebility of tha property that not known to, or within the diligent attention and
observation of the Parties. An agent |s not obligated to reveal to either Parly any confidentiad information obtained from tha cther Party
which does not Involve the affimative duties sel forth above.

(i) th Sublessor and Sublessee. A ceal esiate agent, elther acting directly or through one
or more associats flcenses, can legally be the agent of both the Sublessor and the Subl inat tion, but anly with the knowledge
and consent of both the Subleasor and the Sublesses. In o dua) agency situation, tho agant has the fallowing affimative obligations to
bath the Sublessor and the Sublesses: a. A fiduciary duty of utmost care, integrity, honesty and loyalty i tho dealings with either Sublossor
or the Sublagses. b. Other dutles io the Sublassor and (he Sublessee as stated above in subparagraphs (i) or (ii). In reprasenfing both
Sublessor and Sublessee, the agent may not without the express permission of the respective Parly, distiose to tha other Parly that the
Sublessor will accept rent In 2n amount less than that indicated in the listing or thal tho Sublesseo is wiliing to pay a higher rent than thet
offered, The abave dutles aof the agent In a red estate transaction do not relleve 8 Sublessor or Subleseee from the responsidllity to
protect their own interests, Sublessor and Sublessse shauld carefully read all agreements to assure thal they adequataly express thelr
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undarstanding of the transactcn, A roe) estale agent is a peraon qualified 1o edvise about real estats, I legal of tax advioe I3 desired,
consull a competent professional.

[()] Brokera have no responsibillty with respect to any default or treach hereof by either Parly. The liabifity (Including cour
casts and attomeys’ faas), of any Broker with respect to any breach of duty, error or omission ralating to this Sublease shall not exceed
the fas recsived by such Broker pursuant to this Subleass; provided, however, thal the foregoing limitation an each Sroker's liability shall
nol ba applicable to any gross negligenco or willlul misconduct of such Broker, ~

{c) Buyar and Saller agree to identify to Brokers as *Confidential” any communication or Information ghven Brokars that is
consldered by such Party to be confidentlal,

28. No Right To Holdover. Sublesses has no right to retain possession of the Premises or any part thereof beyond the oxplration
or tormination of this Subloass. In the event that Sublessea holds over, then the Base Rent shall be increasad to 150% of the Base Rent
applicable Immediately preceding the explration or termination. Nothinp contained herein shall be construed 88 conaent by Sublesscr lo
any holding over by Sublasses,

27. Cumulative Remadlas. No remady or glaction hateunder shall be deemed exclusive but shafl, wherever possible, be cumulalive
with all other remedies al taw or in equity.

28, Covenants and Cond!tlons; Construction of Agreement. Al provisions of this Sublesase to be observed or porformed by
Subtesses are both covenants and conditions. |n construing this Sublease, & headings and titlas are for the conventence of the Parties
only and shal not be considered & part of this Sublease, Whenevar requires by the cantex, the singuiar shall include the plural and vce
versa, This Sublease shall not ba constniad as if prepared by one of the Parlles, but rather according ta ils falr meaning as a whole, as
If both Parties had propared it.

20, Binding Effect; Cholce of Law. This Sublaass shall be hinding upon the paities, Lhelr personal representatives, successors
and assigns and ba govemed by the laws of the State In which the Premisas ara located, Any litigation between the Partlas hereto
concaming this Sublease shall oa Initlated in the county in which Lhe Premises are located.

a0. Subordinatlon; Attommaent; Non-Disturbance.

301 Subordination. This Sublease and any Option granted hereby shall be subject and subordinate to any ground
Sublease, mortgage, deed of frust, or cther hypolhacsation or securily device (collectively, *Socurlty Device'), now or hereafter placed
upan lhe Premisas, 1o any and afl advances mate on the security thereof, and to all renewals, modifications, and extensions thereof.
Sublessee agreas that the holders of any such Sacurity Devices (in this Sub} together referred to as “Lender”) shall have no ltability
or obligation to pefform any of the obligations of Sublessor under this Subleasa. Any Lendar may elect to hava this Sublease andlor any
Option granted hareby suparior to tha lion of Its Security Device by giving wiittsn notica thereof ko Sublesses, whereupon this Subleass
and such Options shall be deemad prior to such Security Device, notwithstanding the relative dates of the documentadon or recordation
thereof,

30.2 Attornment Subject to the non-disturbance provisions of Paragraph 30.3, Sublessee agrees to attom o a Lender or
any athar parly who atquires ownarahip of the Premises by reason of a foreclosure of a Segurity Dovice, and that in the event of such
foreclosure, such new awner shall not: (a) be liable for any act or omisalon of any prior Sublessor or with respect to events occurring prior
to acquisition of ownership; (b) be subjsct to any offsets or defanses which Sublassae migh have agalnel any prior Sublassor, (c) be
bound by prepayment of mote than one month's rent, or (d) be liable tor the return of any securily dapasit pald to any prior Sublessor.

303 Non-Disturbance. With respact to Security Devices entered Into by Sublassor afler the axecution of this Subleass,
Sublesses’s subondination of this Subleasa shall be subjed! 1o receiving a commerclally reasonable non=disturbance agreement (a
“Non-Disturbance Agreement”) from the Laender which Non-Disturhance Agreement provides tha: Sublessee's possession of the
Premisos, and this Sublease, including any options to axtend the tern hereof, will not ba disturbed so long a3 Sublesses is not in Breach
herecf and attoms ko the record owner of Lhe Premises, Further, within 60 days after the axecution of this Sublease, Sublassor shall use
Ils commercialy reasonable efforts to obtain a Non-Disturbance Agreement from the holder of any pre-existing Securty Device which is
secured by the Premises. In the aveni that Sublassor is unatle to provide the Non-Disturbance Agreement within sald 60 days, then
Sublessses may, ot Sublesses's option, directly contact Lender and altempt to negotiate for the oxecution and daltvery of a Non-
Disturbance Agresment

30.4 Self-Executing. The agreements contained [n this Paragragh 30 shall be effective withoul the sxeaution or any further
documents; provided, however, that, upon writien requesl from Sublessor or a tender in connection with a sale, financing or refinancing
of the Premises, Sublassen and Sublessor shall execute such further wrilings as may be reasonably required to separalsly documaent
any subardination, aitormmant and/or Non-Disturbance Agreement provided for herain,

. Attornays’ Fees. Il any Party or Broker brings an action or proceeding Invalving the Premises whether founded in tort, contract
o aquity, of to daclare rights hereunder, the Prevalling Party (s hereafler dofined) in any such proceeding, action, or appeal thereon,
shall be eniitled to reasonable attarneys’ fees. Such fees may be awarded in tha sama sull or recovered In a separate gull, whether or
not such action or proceading is pursusd to decision or judgment, The term, “Provalling Party” shall inckude, without Umitation, B Party
or Broker who substaniially obtaing or dofeats the refief soughy, as tha case may be, whether by compromise, setllement, judgement, or
the abandonment by the olher Party or Broker of its claim or defense. The altomeys' fees award shafl not ko computed in Becordanoe
with any court fee schedule, but shall be such as to fully reimburss all aticmeys’ fees reasonably incurred, In addition, Sublessor shall ba
entitled to attomeys' fees, costs and expenses incurrad in the preparatian and sarvice of notices of Defaull and consuliations in connaction
therewith, whether or not a legal action is subsequently commenced In conneclion with such Default or resuling Breach ($200 is a
reasonabla minimum per cocumence for such sarvices amnd consultation),

32, Sublessor’s Access; Showing Premises; Repalrs. Sublessor and Sublessor's agents shall have the righl to enter the
Premisas at any tms, in the case of an emargency, and otherwiae at reasonabla times far the purpose of showlng the same to prospective
purchasers, lenders, or Sublessees, and making such allerations, repalrs, improvements or agditions to the Pramises as Sublessor may
deem nacassary. All such activities shall be without abaternent of rant o lability to Sublessee. Sublessor may at any time place on the
Prarmisas any Ordinary “For Sale”™ s'gns and Sublassor may during the last 6 months of the tarm hereof place on tha Pramises any
ordinary “For Subleaso® signs. Sublessse may al any time place on the Premises any ordinary “For Sublease” sign.

33 Auctlons. Sublesses shall not conduct, nor permit to be conduciad, any auction upan the Premises without Sublessor's prior
written consent. Sublessor shall not be cbligated to exerclse any standard of raasonablonass in detormining whethar to permit an auction.
34, Stgns. Excepl for ondinary *For Sublease” signs which may be placed only on the Premises, Sublessee shall not place any sign
upen the Project without Subleasor' prior wrilten consent. All signs must comply with all Applicable Requirements. (see ExhibH G}

35, Tormination; Merger. Unlass apecifically siated olherwise in wiiting by Sublasser, the voluntary or other sumrender of this
Sublease by Sublassee, the mutual termination or cancellation hereof, or a termination hareof by Sublessor for Breach by Sublesses,
shall automatically terminate any Subleasa or lesser estate In the Premises; providaed, howaver, that Sublessor may alac! to continue any
one or all existing sublenancios. Sublessar's failure within ten (10) days following any such event to sleci to the contrary by written nolice
to the holder of any such lesser interest shall constitute Sublessor's efection to have such event conetitute the termination of such Intarest.
38, Consents. Except as atherwise provided herein, wharever In this Sublease tha consent of a Party [a required to an act by or for
the othar Party, such consent shell not be unreasonably withheld or delayed. Sublessor's actua) reasonabie costs and axpenses {including
b not limited o architects’, attorneys’, engineors’ and other consultants’ lees) incwred In te considaration of, or response to, a request
by Sublessee for any Sublessor consent, including bt not limitad to consents to an assignment, a sutletiing or the presence or use of a
Hazardous Substance, shall be pald by Sublassoe upon recelpt of an Invoica and suppoeriing documentation tharefor. Sublessor's consent
to any act, assignment or subletting shalt not constituta an acknowledgment that no Defaull or Breach by Sublessee of this Sublease
oxists, nor shall such consent be doomad a waiver of any then existing Default ar Breach, excapt as may be olherwise specifically statad
fn wiiting by Sublessor at the lime of such cansen. The failure to spacify hereln any particular condition (o Sublessor's consent shall not
preciude the mposition by Sublassor at the time of consani of such further or other condilions as are than reascnable with reference to
the particular matter for which consent is being ghven. In 1he event thal elther Party disagrees with any determination made by tha othar
hereunder and reascnably roquests the reasons far auch detarmination, the dotermining party shall furnish its reasons in wriling and in
reasonable dstalt within ten (10} business days following such request,

ar. Guarantor,

kYA Execution. The Guarantors, If any. shall each exscute a guaranty in the form most recantly published by the American
Industrial Reat Estals Association, and each such Guarantor shall have the same obligations as Sublessaa under this Sublease.
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37.2  Default It ghall canstitute a Defaull of the Sublessee if any Guarantor falls or refusas, upon request to provide: (a)
avidence cf the execution of the guaranty, including the authority of the party signing on Guarantons beheff to obllgate Guarantor, and in
the case of a corporate Guarantor, a certified copy of a resolution of its board of direstors authorizing the making of such guaranty, (b)
current financlal staterments, {¢) an Estoppsl Centificate, or (d) wiltten confirmatian that the guaranty is still in effoct.
a8. Quiet Possasston. Subjoct to payment by Sublasses of the Rent and performance of ll of the covenants, conclions and
provisions on Sublessee’s part to be obssrved and performed under this Sublease, Sublesses shall have quist possesaion and quiet
enfoyment of the Pramises during the terrm hereof,

39, Cplions. If Sublessee is granted an oplion, as definad batow, then the following provisions shall apply. (3ee INTENTIONALLY
DELETEQ. if any) .

301 Dofinition. “Option”™ shall mean: (a} the right 1o exterd the tarm of or renew this Sublaase or to extend or renew any
Sublgase Lhat Sublesses has on other property of Sublessor: (b) the Aght of first refusal or firet offer to Sublaasa eithar the Promises or
other property of Sublesser, (c) the right to purchase or the right of first refusal to purchase the Pramises or other property of Sublassor,

39.2 Options Persona) To Criglnal Sublassee. Any Option grantad to Sublessee in this Subleasa {a personal to the original
Sublessee, and cannot be assigned or exarclsed by anyone other than sald original Sublessee and only whils tho orglnal Sutlessee [s
In full pogsession of the Premises and, if requasted by Sublessor, with Sublasses cariifylng that Sublesses has no intention of thereafter
assigning or subletting.

323  Multiple Options. In the avent that Sublessee has any multiple Options io extend or renew this Subloass, a later
Qption cannot be exerclsed uniass the prior Options have bean validly exercised

39.4 Effect of Default on Options.

{a) Sublasases shall have no right lo exarcise an Option; () during the peried commencing wih the giving of any
nolice of Dafault and continuing unti] said Default i cured, (ii} during the perlod of ime any Rent is unpald (without regard 16 whether
nolice thereof is given Sublessee), ({il) during the time Sublosses |s in Breach of this Subleass, or (iv) in the avenl that Sublessee has
keen glven 3 or mare notices of separate Defaull, whathar or not the Datfaults ara cured, during the 12 month pariod immediately preceding
the exercisa at the Option.

{B) The period of tme within which an Oplion may bs exercised shall nol be extendad or enlarged by reason of
Sublessee's inabilily lo exercise an Option bacause of the provisions of Paragraph 30.4(a).

{c) An Oplion shall terminate and be of no furlher force ar affect, notwithatanding Sublessee’s due and Umely
axerclse of the Option, H, sfter such exercise and prior to Lhe commencement of the extsnded tem, () Sublesaes fails to pay Rent for a
period of 30 days afiar such Renl becomes due (without any nacessiy of Sublessor to give notice thersof), () Sublessor pives to
Sublessae 3 or more noticas of saparate Default during any 12 month period, wheiher or not the Defautts are cured, or (i)} If Sublessas
commits a Breach of this Sublaase,

40. Security Moasures. Sublessee heraby acknowlodges that the Ront payable ta Sublessor hereunder does not include the coat
ol guard service or other security measuras, and that Sublessor shall have no obligation whatsoever to provide same. Sublosses assumes
all reaponsibility for the protection of the Premises, Sublesses, ils agents and invitees and thelr property from the acts of third partias.
1. Reservations. Sublessor reserves tho right, i) to grant, without the' consent os joindar of Sublesses, such easements, rights
and dedications that Sublessor deems necessary, (i) to cause the recordation of parca! maps and restricions, and (if}) to creato andlor
install new utility racaways, so long as such easements, rights dedications, maps, restrictions, and utifity raceweays do not unroasonably
Interfere with the use of the Premises by Sublesses. Sublesses agrees 1o sign any documents reasonably requested by Sublassor to
affectuate such rights,

42, Performance Under Pratest, If al any time a disputa shall arisa as to any amount or sum of money to be pald by one Party to
the other undar the provislona hereof, the Party against whom the obligation to pay the monay is asserted shall have the right to make
Paymant “under protest” and such paymeni shall not be regarded as a voluntary payment and thera shall survive the fight on the parl of
sald Party o institute suil for racovary of such sum, If it shall be adjudped that thare waa ne legal ebligation on the part of said Party to
pay such sum or any parl thereof, sald Party shall be entiiled to recover such aum o 80 rmuch thereof as it was not [egally required to
pay. ;
43, Authority. K either Parly herato Is & corporetion, trust, [mited Uability company, partnership, or aimilar entily, each individual
executlng this Sublease on behalf of guch entity ropresants and warmnts that ha or she |3 duty authorized Io exocute and deliver this
Sublease an its behalf. Each party shall, within 30 days after request, deliver to tha olher party satistactory evidonice of such authority.
44, Conflict. Any confiict between the printed provisions of this Sublease and the typewritten or handwiitten provisions shall be
controlled by the typawritien or handwritten provisions.

45, Offer, Preparation of this Sublease by elther party or thair agont and submission of same to the othor Party shall not be deemed
an offer to Sublease to the cther Party. This Subleasa Is nol Intended to bs binding uniit executed and dalfvered by all Partias hareto.
48. Amendments. This Sublease may ba modifiad only In writing. signed by the Pardies in interast at the time of the modification.
As long as thoy do not matarially change Sublessea's obligations hereunder, Sublessae agroea to make such reasonable non-monetary
modifications to this Sublease as may be roasonably required by a Lender in connection with the obtalning of normal financing or
rafinancing of the Premises.

47. Muttiple Parties. If mom than one person or entity (s named hereln as elther Sublessor or Sublassee, such mulliple Parties
shall hava joint and several respensiblllty to comply with the tarms of this Sublease.

48, Walver of Jury Tral. The Perlles hereby waive their respactive rights to triat by jury in any action or procaseding invoiving the
Proporty or arising out of this Agresment.

49, Madlation and Arbitration of Disputes. An Addandum requiring the Medlation and/or the Arbitration of all disputes between
the Paries andfar Brekars arising oul of this Sublease is not attached to this Subloaso.

[SIGNATURE PAGE FOLLOWS]
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SUELESSOR 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 HEREBY AGREE THAT, AT THE TIME THIS SUBLEASE IS EXECUTED, THE TERMS OF THIS SUBLEASE
ARE COMMERCIALLY REASONABLE AND EFFECTUATE THE INTENT AND PURPOSE OF SUBLESSOR AND SUBLESSEE WITH
RESPECT TQ THE PREMISES.

ATTENTION: 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 A8 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 HAZARDQUS SUBSTANCES, THE
ZONING OF THE PREMISES, THE STRUCTURAL INTEGRITY, THE CONDITION OF THE ROOF AND OPERATING SYSTEMS,
COMPLIANCE WITH THE AMERICANS WATH DISABILITIES ACT AND THE SUITABILITY OF THE PREMISES FOR SUBLESSEE'S
INTENDED USE.

WARNING: IF THE PREMISES ARE LOCATED IN A STATE OTHER 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 partles hereto have exacuted this Sublease at the place and on the dates specliied above thelr respective signaturas,

Executed al: __, . Ex Lo
on: ’ /10 !a“ m?%‘}%?zucn

By SUBLESSOR: By SUBLESSEE:

——Docwdigned by:

Tl!.: cog :W_mm '—_

Address:_ 890 Highland Drive #200

Sclana Beach, CA 92075
Telephone: {408} 792-5000 - Telephane: (347) 00-547(R 479905470
Federal 1D No, Fedoral ID No.

Thasa forms are oflen modified 1o meet changing requirements of iaw and needs of the Industry. Always write or call to make sure you
are ullllzing the most current form; American Industriat Roat Estate Association, 700 South Flower Stieet, Suite 600, Los Angeles, CA
80017 (213) 687-B777.

®Copyright 1888--By Amarican Industrial Real Estate Assoclation.
All ighte resarved,
No part of these works may be reproduced In any form without permission In writing.
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EXHIBIT B TO SUBLEASE

MINIMUM STANDARD SUBLEASE CONDITIONS
WHEREAS, There exists a Master Lsase by and between The Clty of San Diego ('Master Lassor”) and MCS Sports Arena Business Park
LLC, a Califorda limited Ifability company {successor In interest to: Kathryn Crake dba: Triland Devalopment Company), dated June 23,
1897 ("Mastor Laasn”).
(1) PROV| ITUTING SU8| N
(a) This Subloaso Is subject to all of the torms and conditions of the Mastier Laase. And Sublassgs shall
not commit or permil to be committad on the subleased Prem!ses any act or omission, which shall
violate any tarma or conditions of the Sublease or of the Master Lease.

@

b=

Al of the terms and conditions contained in the Master Lensa are incorporated as terms and
condtlons of the Sublease and shall be the complate tarms and conditions of this Sublease.

{2) HOLD HARMLESS: Subleases shall assume the defense of, indemnify and save harmiass Sublessor
and City, its sgents, officers and employeas (rom afl ctaims, expenses and liabillty of every hature,
diredtly or indirectly arisinpg from, or allagad to have arisen trom the operations conducted on the
Subleasad Premises or from any act or omisslon of Sublessee, its apants and Invitees.

{3

INSURANCE: Sublessee shall be Insured by an insurance camler asceplable to the Sublessor and
City egainst loss from public lizbillty arising from the use or condition of or operation conducted on
the Subleased Premises. Minbnum coverage shall be es sst forth in Secon 8.2 of tha body of the
Subleass and Section 8 of Exhibit C to the Sublease hereof. A copy of the policy of insuranca shafl
ba filed with the Clty and shall name *THE CITY OF SAN DIEGO” es an eddilional insured. Said
palley shail specify that the policy may not be terminated, altered or canceled without 36 days prior
writtan notice to the. Cily by the insurance company,

{4) LECGAL PROCEEDINGS: Should It becoms necessary to Sublessor or Clty o commence legal
Procaadings to collect rent, o recover possessions or enfarca any other provigion of this Subleass,
Sublesses agrees that the prevailing party shall be entitied to all legat costs In connecticn therewith,
including a reasonable sum as attomey's feas

(5} SUBORDINATION: This agreermnent is in effect a Subleass of a portian of the premises covered by
that Flat Rate Subleaso filed in the Office of the San Diego City Clerk on October 25, 1878, as
Document No. 764812, as amended between the Sublessor harein and the City of San Diego. This
Sublease I3 subject and subordinaled to the covenants and conditions of sald Sublease Agreeman
notwithsianding ary provision hereto contrary to or In confiict with sald agreament.

{8) The property Is subject to the Masler Lease mentioned hereinabova and lies with in the recently

- formed North Bay Redovalopment Area, The property may be redeveloped in the future. Accordingly,

Sublessor and or City at its aolo and absolute discrstion may terminate thla Sublease at anytime by
providing Sublasses 8 months in advance of the intanded date of tenminatien.

(7) APPRQVAL OF MASTER LESSOR. Sublosseo acknowledge that the Premises Is on a Master
Lease batwoan MCS Sports Arena Business Park LLC, a Callfornia Umited liabiity campany and The
City of San Diego.

(a) This Sublease s subject to the approval of the Mastar Leasor and the parties hereto agree to modify

{his Sublease so as to conform to any reasonable raquests of the Master Lessor es a condition of its
approval,

®

-—

In the event thal Mastar Lessor does not approve of this Sublease, this Sublease ahall became null
and vold effactive Immadiately ioflowing nelification of rejection of this Sublease by the Mastar
Lessor.

(¢) All tarms and condiions of the Master Leaso shall remaln the same excapl as providaed in this Subkease and as
may be addilionatly required by Master Lessor pursuant to Paragraph 7a hereln above.

vs
=
SUBLESSOR'S INITIALS: SUBLESSEE'S INITIALS:
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EXHIBIT C
Page 1 0f 3

Addendum to Commercisiindustiial Muitl-Sublessee Sublease

1. flase Rent Abatemenny; The Basa Rent due and payeble for months twe (2), three (3), four (4), five (5) and six (8) of the Tem
shall ba abated by one half (1/2} (the "Ront Abatement Parlod™). Accordingly, the Base Renl dua and payable for tha Rent Abaternent
Perfod eheil be one thousand two hundred ninety-two and 60/100 dollars ($1,202.00). During the Rent Abatement Pariod, the water/sewar
fee in the amount of ninety-five and 00/100 dollars {$85.00) shall be due and payable in full.

2. Jerm Adjustment: if the Carmmencement Date Is other than the first day of # calendar month, the Term ahall be desmed to have
commenced on the first day of the next succeeding month.

3. Modifled Cammoa Aren Operating Expenses; Sublessor shall pay Sublesses's porlion of commen ares maintenance, taxes, and

Insurance,

& “Operating Costs® means all costs reasonably incurred by Sublessor v accordance with generedly accepted accounting
principles, and fairly allocable to the applicable Calandar Year which relats to, or are falry allocabia to, the ownership and
operation of the Common Areas, Sublessor shall pay Sublessee’s partion of commaon area maintenanoe, taxes and insurance.

b. Perlodic painting of the building exterior and common areas shaft be Included as a common area operating expenss. If Sublassor
undartzkes a program of preventive maintenence for the HYAG aystamna for ali of the Sublassass per Pamgreph 7.1(b), the cosl
theraby shall be Included as a cormmon area axpenss.

¢ The common area dafinllon shall also includs lighting facliiies. sewer, watar, gas, electiic, phona and other Uttty Enes, storm
drains, roads and approaches servicing the Center genemsfly; and any other items that Sublassor desms ary and
appropriate.

d.  Replacerent costs, dofined aa that which cannol be repalred oiher than et a cost which Is In excess of fifty percant (50%) of the
cost of replacing such item, then such item shatl ba replaced and the cost prorated over sixty (60) menths and Sublessee shall
pay one sixtieth (4x) of tha cost each momh of the Sublsase term and extension theralo,

4. \Kilifles; Sublossee shall pay before delinquency ell charges for water, sawer, gas heal, sleciricity, powar, tslephcne servics and all
and any olher services or utilities used In. upon or about the Premises by Sublessee of any of its Sub sublesseas, licensees or
concassionaries, providod, however, if any such sarvices or utilitles shall be billed to Sublessar and not separataly materad to the
Pramisas the moun! thergo! shall be prorated and Sublessee shall pay to Sublessor upon dermand as additional rental heraunder an
emouni equal to that proportion of the total chargaes therefore which the number of square fee! of Gross Floor Araa In the Premises bears
to the total number of square foat of grosa Aoor aroa of stores then rented as of tha date of the utiBty bill served in Lhe area and/or buildings
coverad by such combined charges. With respact o gas and electric service, which Is not saparaiely matered, Sublassar may, at
Sublesser's aption, in lieu of prorating on the foregolng basis, determine the amount of use of such services by Sublesses on the basls
of Sublessee’s estimated usage as determined by the utllity company servicing the Premises, or, If such company ceases praviding such
service, by o qualified electrical contractor salected by Sublessor. Water is fumished to the parl of the Cornmon Area via as Is central
meter. Accordingly, Sublessee will pay Sublessor a fiat charge of $85.00 per month for s share of the water for the Premises. Water
chargas may be recvaluated and Increased by Sublessor based on the use of the Premises especially dua to the numbar of pairons of
and Sublessea's business use. Sublessor may require a high water user such as a restaurant or beauty parlor to install a separata meter
or if {he cost is prohibitive, to install a submater at Sublessee’s sole cost and expenss to be able to deienmine Sublesaee's fair share for
any excess usa,

$. Conlinuoys Operations; Sublessee shall keep tha Premises open for business during all hours customarity maintained by buginess
similar to Sublesses’s business in the trading area in which the Pramises aro located, At all such imes Sublasses shall have upon the
Premises a suficlent number of empioyees and a sufficiant stock of merchandiso to adequaiely serve the patrons theresf of rendar iho
gervices offered. A business haliday of more than thirty (30) dsys of consacutive ciosing In any one year shali ba considered e default,

6. Locks: Should Sublossea change the locks on their sulte, Sublesses must fumish Sublessor with a copy of the new key which Is for
the prolection of the Sublessss and par the Sublease.

7. Vacating Pramises; The definition “ordinary wear and teer* shall NOT Include such items as carpet cleaning, cleaning, patching and
painling nacassary to restere Premises to a releasable condition, Addifonally, Sublesseo will be charged for repainiing rear accass doars,
rapaiing store front doors, rekeying locks to the master system and removing alam systams or parsonal property and/or debrs, atc,
upon Sublesase lermination,

8. ipsuiance; Sublessors eppropriate Babllity insurance coverage is $3,000,000. Therefore, Paragraph 8.1 and/or Paragraph 8.2 Is
amended to Increase (he calling to $3,000.000 and Sublessee shall reimburse Subleasor for s portion accordingly.

9. Assignmen: and Subjetting;
(This Is in addition to Sublease language and prevaiis in tho event of conBict)

ent.or Subleiting shall g gkt. Subjact to a compatible and noncompetitive business
use with respect to the other businessas in the Center and sufficlont financlal statement and crodit record of assignes and reasonable
expariance in conducting the inlended business, Sublessor's consent to assign or sublet this Subleasa shall not ba unreasonably withheid
pravidad howsver, that Sublease shall nol be In dofault and/or if Sublessea shali have, previously breached or otherwise tafied to perform
undar this Sublease sinco its incepiion, and Sublessee did ol cure that breach, Sublassor, af its sole discrelion, may declars thls
Sub-paragraph nuil and vold. Any Increase in rents shall becoms the property of the Sublessor. Any such assignment or subleasing even
vith the approval of the Suttessor, shall not reliave e Sublessee from Gability for payment of the renlal herein provided or from the
obligation to kesp and be bound by the terms, conditions and covenants of this Sublaases,

b.  Assianment or Treqsfer to a Corposation: Motwithstanding anything o the centrary set forh herein, Sublossas may assipn ihis
Subleass, without the conssnt of Sublassor, fo a corporation or other enlity not less than fifty percent (50%) of the voling stock or
controling interest of which is owned by Sublesses; provided that Sublassee shall at all times remain llabla for performance hameunder;
and provided, furthar, that any transfer by Sublasses of the controling stock or Interest In such corperation or other entity shall bo a
prehibited essignment hereunder.

¢ Cogsant to bein witing; Sublesses shafl not assign, morgage. pledge, hypothecata or ancumber this Sublaass o the leasehotd
interest created hereby or any Interest herein or sublet the Demised Pramises or any portion thereof, of llconse the use of all or any
portion of the Demised Premises, withaul the wiitten consant of Sublessor first had and abtained. Wilhout in any way [imiting any other
rights avallable to the Sublesser at the time of any proposed assignment or subleiting, Sublessor axpressly reserves the right to adjust
the Guaranteed Minimumn Monthly Rentat to an amotmt derived by multiplying sald guaranteed mintmum monthly rental times a number
aquel to the percentage by which tha Bureaw of Labor Statistics, United States Dapariment of Labor for Los Angelos-Riverside-Oranga
County undsr the heading of “All items* for “All Urban Consurners” for the month In which the date of such assignmant or subletiing occurs
has Increased over the same Cosl of Living Index figure for the month in which the Commencement Dato under this Sublease occurs
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(ie.. if the percentage of such Incraasa is thirty parcent (30%), then the guaranteed minlmum monthly rental will be multiplled mes
130%). Sublessea agrees to pay Sublessor an administrative fee of $500 and to reimburse Subleasor for

EXHIBIT C (PAGE 2/3)

Subtessor's reasonable attomoy fess Incumed [n conjunction with the processing and documentation of any such roguested transfer,
asslgnrmon, subletting, Bcensing or concesalon agraement.

10. H

& AllBroker's [zes as referred to in the Subleass and Sublease addendums shall be by separate agreement pursuant (o a schedule
o be agreed upon by Cwner and Broker.

b.  However, it s undarstood and egreed that no commisaions shall be pald on option exercises, or renewals, or expansions thal
unless at the invilation of the Owner first had obtained in writing.

11. Subleseee’s Fipancial lnformation; Sublossee has funished financial statements which have been approved by Sublessar,
Sublesses shall reimburse Sublessor thity-five and 00/100 daollars ($35.00) if Sublessor abtains a crodit report. Sublessee also agrees
to defiver to Sublesser a resuma of Ha business experience and 8 completed Sublagsor's “Credit Information® form. The Sublease Is
contingent upon Sublesser's review and approval to (ts sol satisfaction of Sublessee’s qualifications to Sublease, Said crocit application
must incude but not be limited to listing spacifics of next of kin, closest living relative not living with you, closes! non-relative end who to
nolify in casa of amergency,

12, Dispute or Delay; In the event of any dispute between the parlias concerning the time of actual campletion of Sublessor's Work ar
Sublessee's Work or any clalmed excusa fer dalay in performanca of non-parformance thereof or whather such work has been adequetely
performed in a good and workmanlike manner and is satistactory for the use intended, such disputa shall be referred to Sublessor’s
architact wheae determination with regard theroto shall be final and conclusive upon the parties.

13. Delation: Wherever In lhis Sublease a Section or Subsection ts preceded by the word *Daletad” or “*Dedotod.” such Section or
Subsaction is delated from this Subleasa In lis entinety and is of no force or effect.

14. Altofney's Fees: The Sublessor i entitlied to attomey's fees or costs for the enforcement of the Sublease regardiass of whather an
actlon Is fled, sald fees and costs to be considered addltonal rent. .

5. Sublease Incontives: if Sublessee is in default under this Sublease at any time during the Term and without limiting the foregoing,
if Sublessor has given Sublesseo any Subleasa incentives or other Inducements or considemtion in connection with this Subleasa
(incentives), Including without limitztion, any abatement of rant, the unamoriized portion of any Sublessee Improvement Allowanca
and/or leasing commisslons then the Incentives will lerminate and Sublessor may recover from Sublessea the valua of &l such
Incentives recaived by Sublesses in addition to all ather damages recoverable by Sublessar pursuant to the provisions of this Subleass.

16. Confidantlatity: Sublesses shall keep thve contant and all coples of this Subloasa and related documents now or hereafter entared
into, and all proposals, materiala, information and marters refating thereto, strictly confidential, and shall not disclose, disseminate or
distribute any of tha same, or permil the same to occur, except lo the axtent reascnably requlred fer propor business purposes by
Sublesses’s attomeys, inswrers, auditors and lenders, end, in such event, Sublesses shal} abligate any such parties to whom disciosure
Is permitted to honor the confidentiality provisions heteto, except as may be required by Law of court procsedings.

17, Supstituto Promisgs: Sublessar shall have the right frem time to time during the tarm of this Subleasa to relocats the Premises
wilhin the Project on the following tarms and conditions: {f) the squaro footage of the substiuio premize ("Substiute Premises”) are
oqual to the square foolage of tha Premises (subject tn a variation of up to fiftean percen {15%) in the square footage of the Substtute
Promisos, provided that the amount of rent payable under this Subleasa ia not tharaby Increased); (i} Sublessor shall pay the cost of
providing Sublessee Improvernants (defined below) in the Substitute Premises substantially comparabls to the Sublesses
Improvemants in the Premisas; (fif) Sublessor shall pay the axpenses directy relatad to and reasonably Incurred by Sublesses in
connection with such relocation to tha Substitute Premises; and (iv) Sublessor shall not be liabls for {8} any loas of business or good
wifl, or (b) any domage to Sublessee’s Property or othes personal property relocatad, unless causad by Sublessor or ifs employeas
gress negligance or williul misconducl. Sublessor shall deliver to Sublnssee writien nolices of Sublessor's election to relocate the
Pramises specifying lhe new location at laasl thisty {3G) days prior to tho date the relocation is to bs affactiva. If the relocation of the
Premisas is unacceptabls to Sublesses, then Sublessea may terminats this Sublesse during a period of thirty (30) days afles recelpt of
Sublessor's notica to relocate, by defivering written natice to Sublasaor within the thirty (30) day period. Such notice of tarmination shefl
be effactive upon receipl thareof by Sublessor. If Sublassee alects to tenminats this Sublease pursuant to this Soction, then the parties
shall be discharged from all cbligations hereundar, other than those that have accrued prior 1o the actual date of Sublassae's
tormination af Ihis Sublease or which specifically survhe the termination of this Subteasa and Sublessee shall be granted a reasonable
perlod of tenancy in order to relocata to sultable premisas.

[THIS PAGE INTENTIONALLY LEFT BLANK)
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EXHIBIT C (PAGE 3/3)

A, Sublessee is responsible for sending rent payments on the first of the month to:

MCS Sports Arana Business Park LLC,
CfO MCS Guerdian Properlies LLC
990 Highland Drive, Suite 200

Solana Beach, CA 92075

Attention: Accounting

8. For any questions or tuilding management problems, cail:

MCS Sports Arena Businass Park LLC

C/0 MCS Guardian Properties LLC

880 Highland Drive, Suite 200

Solana Beach, CA 92075

Phone: 8508-702-7500; Fax: B58-702-7834
Attention; Blanka Najour / Preperty Menager

C. Retuirad Persenal Data:
Sublessen’s Homa Address:
Heme Phone:
HICHAEL CUST
In case of eMErPENcY: 4434 44TH-5T—8210
Address:_g1a2513800

Phone: __ Fax:
Next of Kin {Namej: _,, */A
Addrass: "7 1y

Phana: ’ Fax:

D. Gther: Sublassor rasarves (he right o change the management company and the addresa to which rem paymants shall ba made by
dallvering notce to Sublassee In accordance with this Sublease,
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EXHIBIT D
SUBLESSEE IMPROVEMENTS AND ACCEPTANCE OF PREMISES
$eopo of Sublaseors Work
Sublessor shall provide Sublesses, at the sole cost und expense of Sublessor, the following *standard® Improvaments as follgws:

1. Sublessor shall defivor the Premizas in it's cument *as-Is, where-Is® condition with ei faulis, whether or not Immodiately apparent,
and with all buliding systems including HVAC, elecirical, pltmbing and soof in good working condltion.

$§core of Sublessen's Work

All Impravements desired by Sublesses, shall be considered *Non-standard” and shall be &l the sols cost and expense of Sublessee
including, but not iimited to:

t.  Pennits, Plans, and supervisian for any Sublessea improvements.

2. Sublessor grants permission to Sublassee to instsll necessary andior required Improvements or modifications, subject to Sublossor's
prlor written approval, to accommodats Sublessee’s intended business use, at Sublessee's sole cost and expense, and in accordance
with any and all governmental requirements Including the obtaining of any required permils for the Pramises and said business.

Perform any and all addional work required to complate the Premises to a condition customary and meady for the nomal oparation of
Sublesseo’s business. Sublessee shall be responsible to pay for any addillonal watsr, and/ar sewer Impact fees if Imposad due to the
nature of Sublesses’s business or use of Promisss,

Within thirty (30) days foflewing the execution of the Sublease, Sublesses, at Sublesses's sole cost and expense, shall dofiver
to Sultessor a fully dimensioned V4-inch scale set of pians. Sald pians shall show all storefromts, interior partitions, fxlurns, lighting,
olactrical outlots, plumbing {including fixtures), Roor caverings, celling and other Improvements that Sublesses wishes to construct and
mnstall upon Premises. Sald plans shall ba subject lo Sublessor's approval prior to start of any work by Sublessee or his conlraciors, which
shafll not be unreasonably withhatd, which shall thereaftsr be called *Sublessee Plans Approved for Construction,” Should Sublesses fail
to deliver o Sublessor plans for *Sublesses's Work™ within thirty (30} daya following execution of the Sublaase, Sublsssor may, at his
optian and with written netification to that effect to Sublesses, tarminats this Sublsase.

No changas, madifications or alterations to Sublesses Pians Approved for Construction may be made without the written consent
of Sublessor. Any addlliona! costs, Including any increased fees which Sublessor may ba required to Pay for architestura), enginaering
and/or other simifar scrvices arising by reason of any subsequaent change to Sublessee Plans Approved for Construction made at the
roquest of Sublassee, shall be at the sol cost and expenae of Sublasses and shall bo gaid by Sublesses o Sublessar beforo the
parformance of the work requested by Sublesses.

All of Sublessee's work and improvements shall be performed by Sublesses, al Sublessee’s sols cost and axpense excepl as
outlined ebove and pursuant to Lhe plans and gpecifications approved by Sublessor, It s understood that the approval of Sublessor shaft
In no manner ralieve Sublessee of Sublesses's obligation to obtain, at Sublessee's sole cost and expansa, all necessary and approprtate
permits from all applicable governmenlal of public agencles for the conatruction of Sublessee’s improvements, installation of Sublesses'a
perscnal peoporty and the opomtion of Sublessee’s business at Pramisas,

Upon detivery of Premises to tha Sublassee, Subleseese shall Immadiately and difigently proceed {o stall Sublessee's Waork as
dsacribed in Sublessee's Pians Approved for Construction at Sublessee's sole cost and expense without intarfering with othar wark befng
done, if any, In the building or shapping centar.

All work dane by Sublassee shall ba done by a licensed contractor and in compllance with afl rulas and reguiations required by
local bultding autherltles, Sublassor or his agents and in accordance with afl uniform building codes as dictated by slate, federal and local
requirements,

Upon final completion of Sublessae’s Work, Sublassee shall fumish Sublessor with &ll cenificates, approvals and permits "signed
off* by local govornmental bullding mspector, that were required to complete Sublessee’s Work, Sublessor shall not be responsible for
any loss or damage to Sublessee's improvementa/propeny that is Installed o laf on Premises.

Sublessee’s entry upon Premises prior to commencament of the Temm of this Sublease shail be subject to al provisions of this
Sublezss other than payment of rent, Af all times after such antry, Sublesaas shall malntain an insurance policy that complies with the
provisions of this Sublease. The (nabiiity of Sublessae to compiete Sublossea’s Work in a timely mannar and to a condition acceptable
for conducting business, threugh no fault of Sublessor, shall not detay the Temm Cammencement or payment of ranL

Sublesses hereby indomnifies and holds Sublessor free and harmless from and agalnst any and all daims, demands and
llabilitos, Including, but not miled to sttomey costs, expenses and court costs, arising from or relating to Sublessee's Work and
improvements. It is the intent of the partias that this indemnification shall survive the oxpiration o soonar tarmination of this Sublensa.
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EXHIBIT F

RENT ADJUSTMENT(S)

ADDENDUM T(
STANDARD SUBLEASE

Dateq /1072024
By and Betwsen (Sublessor) MCS Sports Arena Business Park L1LC

{Sublessee} Johnny Tama, an unmarried man
Property Address: 3780 Hancock Streel, Ste. C
San Diego, CA 92110

Paragraph 1.5
A RENT ADJUSTMENTS:

The monthly rent for each month of the adjustment pariod(s) specified below shall be Increased using the method{s} indlcated
below;

i} L Fixad Rental Adjustment(s) (FRA)

The monthly rent payable under paragraph 1,5 ("Bage Rent’} of the attached Sublease ahall be incroasad to the following amounts an
the dates set forth below.

Effective on July 1, 2025, the new Base Rent chall ba payable as fo!lows:

Q741725 - 08/30/26:; $1.82psf x 1,476sf = $2,887.00 per month, plus $85.00 water/sewer fee per month = $2,782.00 per month
07/1/26 - @8/21/27:  $1.89ps x 1,478sf = $2,700,00 per month, plus $95.00 watertsawer fee per month = $2,885.00 per manth

8. NOTICE: Unless specilied otherwise herein, notice al any escalations other than Fixed Rental Adjustment(s) shall be made as
spaciied in paragraph 23 of the allached Sublaase. .

C. BROKER'S FEE: The Real Eatate Brokers spacified in paragreph 1.10 of the attached Sublease shall be paid a Brokerage Fes
for each adjustment specifiad above in accordance with paragraph 15 of the altached Sublease.

& SEE'S INITIAL:
h'y
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EXHIBIT G
CENTER SIGN CRITERIA

The purpose of this slgn criteria has been established for the intent of asswing en outstanding shopping center and mutua)

benefit of all Sublassea's, Conformance will bs strictly anforced, Any Instalted non-canforming or unapproved signs will be brought into |

conformance at the expense of the Sublessee.

A Sublessea shall be enliled lo signage above the Premisas. Signage shall be subjsct to Gity of $an Dlenc and
Sutlessors priar wallten approval. All costs assoclated with the design, conatruction, instalfation, as wel as remova), shell ba borma by
Sublesses, Sublesses shall be required to removs afl Sublesses signags at the conclusion of Sublessas's oceupancy of the Pramises.
Ground level Sublesses's shall ba entiled to skinage on ihe Centar's pole sign at ils expanse and sublect to availability.

B. General Requinements:

1. Sublesses shall submit to the Sublessor the exact sign specifications, copy and colors desired for Sublessors
approval from a licensed and expsriencod sign company.

2 All approvals or disapprovals of aign submiltels based on esthetics and design shall ramaln sole rfight of the
Sublesaor and local goveming authorities,

3. Selected sign company will be rasponsible for obtaining all permits and sign instalkation.

4. No exposed lamp. raceways, crossovers, conduil, conductors, tansformers or similar devices shafl be
permittad.

S, Al maintenance of signage shall be the responsibility of lhe Sublessee.

8 All signs shall be channet lsitaes and individually itluminated,

7. Mo audlble, flashing or animated signs will be pamiited.

B. No projections above or below the sign will ba penmitted.

0. Electrical service Lo all signa will be connectad to Sublessea's meter.

10. Sublassen’s signs shall be cesignad and Installed in a mannsr compatible with and comptimentary to adjacent
and facing storefronts and tha overall design concapt of iha canter.

1. All penatrations of the building simucture required tor sign nstaliation shali be sealed In a watertight condition
and shall be patched to match adjacant fnish. Al termination of Sublease when sign |s removed, Sublessee of its sign company shall
patch and paint and rastore fo *as was* condition,

12, No advertising placards, banners, pennants, names, insignias or other descriptive maters) shall be affted or
malntained upcn the gless pans supports of the show windows and doors or upon the axtarior walls of buliding without the prior written
approval of Sublesaor.

13. Logos require priar approval of Sublesser untess nationally recognizod logos of a franchise.
14, Letier height reatrictions:

a. One line of copy with the letter and logo helght nct to exceed 24 inches or to be Iess than 10 Inchos.
Allowzble, sign fascla coverage not o exceed seventy-five parcent (75) of store frontage.

b. Two lines of copy will be aliowed wilh the cverell height of the two linas of letters not fo exceed 30
Inches with a maximum height of the lstters not to exceed 18 inches or to be less than 16 nches,

15. Dosigns submitted for tha City/County approval must follow the folowing guidelines:

Drawings of elevalions and sign with all measurements to scale,

Plot plan and legal description (ptans to scale).

Seclions drawings of sign and fascia showing construction and electrical datails.
Color of plastic faces and {ogas.

Calor of neon, slze and intensity.

Letier style selection

~oanon

16, Sublesses is granted permission by Sublassor to Install a temporary sign banner at s expense above tho
premises white signs are being fabrdcatad,

17. Sublessee shafl indemnify and hold harmiess Sublessor agalnst any logs, coat, damagos or llabiity caused to
persons, property or olherwiae causad by Sublossae’s sign Installations.
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EXHIBIT H
SPECIAL USE OF PREMISES CLAUSE

A Uses Of Premises;

Sublesses shall occupy and uze the premises sololy for operation of @ martial arts studio and for no other use ot plrrpose.

Sublessae specifically acknowledges and agrees, by inltialing below, thal it wiil not at any tme sell, store, use, grow or distribete in any
form, any form of Cannabig, Including but not imited 1o marfuana, HEMP. or ditch woad, or any such varlety of same or any new varlety
of same or anything similar to same from or in the Premises or the Project. Sublessae agrees that a violation of thia paragraph will be a
detault under the Sublease for which these is no cure pariod and thal, therefora, Sublessor may immediately terminate this Sublease
with twenty four {24) hours' notice to Sublesses, Sublesses further agrees that If Sublesses violates this paragraph, Subksasasa shall

Sublassor a fine of Five Thousand Dollars ($5,000.60) per day for each day or partial day that 1he violatisn conlinues unl
fubtesg« regalns possession of the Premises.

Sublasses’s Initlaks
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EXHiBIT )
SPEC!IAL ADDENDUM TO SUBLEASE

This Addendum to Subjease (*Addendum”) is made & parl of the Subleass datad 6/10/2024 , 2024, by and MCS Sports

Arena Businass Park LLC, a Callfornia fimited llability company ("Sublessar™), and Johnny Tama, an unmarted man ("Subleasen®), for
the Premises commonly known as 3780 Hancock Sirest, Sulte C, located in the City of San Dlego, County of San Diego and Stata of
Califrnia, Should there be any conflicts betweon the terma and conditions of this Addendum and the Subleasa, this Addendum shall
preavall,

l. SUBLEASE CONTINGENCY:
This Sublease is centingent upon Sublessor cbiaining a Consent to Subleasa from the City of San Dlego. In the avent the City does not

consgent to this Subleass, the Sublussae shall immediatoly be terminated and of no furthar force or effect. in such event, Sublessor and
Sublassese shall forever be dischargad of lts obligations and shall be released from fiability,
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Exhibit J
SPORTS ARENA BUSINESS PARK
RULES AND REGULATIONS
1 Use of Promisos. )

ta} All floor area, inchuting vestibules, entrances and retums, doors, fldures, windows end plate glass shal be mantatied b
& safe, nogt and clean condltion,

{®) Alltrash, eiuse and westo material chall be regularly removed from the premises of ench otupam and until removal
shall be stored (i) In adequaso contatnars, which centainers shatl be located 80 as not to ba vishia to tho goneral public in the Cener; and ({) so a3 not
1o conetitute eny heallh or firo hazard or nulsancs i any ooopan,

(e} No posticn of the Promises or Canter shall bo used for lodging purposos.
{d) Neither sidowalks nor walkways shall ba used Io display, store or place ary merchand!se, aquipment of dovices.

(&) No gdvertising madium. device, instrument or epparatus shall be utiizod which can be heand or expertenced culside the
Premizes inchuding, wilhoul kmiting the generedity of the forogoing, frashing Gghts. searcifights, leudspeakers, phonographs, amans, radios. lelevision or
vidoo monitars.

n No uction, fire, bankruptey, or going-cut-ol-business sale shall bo conduzied In, at, or about the Cantor or any portion of
portions thereal, excapt pursuant to court ardar.

€3] No use shatl be made of the Centar or eny portlen o portions theraef which woutd () violats esty taw, ordinance o
requiatien; (i) constitute a nulsance:; (i) conslitute a hazerdous usa; of (iv) violate, suspend; or vold any palicy or policles of insurance.

{h) All ocaipants of the Centor shall usa iheir besi eflorts to cause all tucks sorvicing retall (aclitias withdn 1he Center o load
e untoad pricr bo Lho hours of the Canter opening for businsss Lo gencral pybic,

2 Conduct of Persons.
Tha following rules and roguiations govem the use of roadvays, walkways, tha Center, pasking areas and other commen .m'aas and facililies:

[{5)] No parson shafl use any roadway o walkway excapt % a means of egress from or ingress t arry tieor erca of parking
area within the Center or adjacont publlc ireats, Such usa shall be v an ordarly menner and in nccordance with directional or other algnas or guides.
Roadways shall rot be used al @ spood In excess of ken (10) milas per hour or any lgsser pasted specd Rmél end shall not be used for parking or
stopping, excepl for the immediate londing o unicading ot passangers, No waltways, hatways or comidors shall bo used for other than pedestian
travel,

{b} No perscn shall use any parking oaroa, exoept for ingress and egross to end from the Center and for the parking of motors
vehicias during Lhe period of ime such person or the oocupants of such vehicle are 5 or busk Irvtoes of the astabllshments within the
Canter. Allmotor vehicles shall bo parked In an crderly mannarwithin tha painied lines dafining the individual parking places, During peak periods of
business aclivily, limitations may ba impesed as to the length of ime for parking use. Such Emitalions may ba madoe In specifled areas.

{c) No person shall use eny utlity ares, truck courl or cther area msorved for use in connecton with the condudt of businass,
exsept for lha specific purpeso for wiich permission to use such ares is given.

{d) No Sublessae, contractor, agont or employan of any business in the Conler shall use any area for motor vehicle parking,
excopt the anea or areas spedlically designated by Sublessor for employes porking and for the particutar period of tima such use [s ko be mado as
detemnined, or is estabiished by ordinance.

()] Unleas the following prohibitons are forbldden by law, no person shl, In of on any part of the commen areas:

[1]] Vand, peddia, storo, display, place or solkll arders for sakes or distribution of any morchandise, egquipment,
device, Lonise, pariodical, boak, pamphial or olher mattar whatsoeves.,

)] Extibit any sign, placard, benner, potice or other wiitten malerial distiteds any circutar, booklel, handbill,
placard, or other malerial: sofich signatures of reglatratian for membership in eny erganization, group or essociation of contribution for any pupose;
parade, rally, patrol, picket, demonstrate, or engage In any conduct that might tend %o ntarfers with or Impeds (he usa of any af ihe commen areas by
any persan entited to usa e same, create a disiurbance, altract attention or hanss, ammoy, disparage of be detrimental to the Intares! of any of the
retall eatablishunonts within tha Center.

{ihy Throw, discarnd, of doposit any paper, glass or exiranecus matter of ny kind, except in designated recaptaties,
of croato litter or hazards of ary kind.

(v Uss any sount-making devico of any kind or create or produta in any mamsr nolsa or sound that b ennoying,
unpleasant, or distaslefu to cocupants of Inviteas,

{v) Defnce, damage or demolish any sign, (ight standard or fidur, landscaping matertal or other improvements
within the Center, ar the property of customers, buskiess inviioes or empiayeas situatod wilhin the Cantar.

Wallstinnoispeﬂﬂcﬂmmbdngpmh[bnndbmthimdadlobam.ahe.mhhdicalehgemtharmnmﬂnmﬂd'nun@motm
the commen arsas solely as a maans of sccess and comvantence In shopping at the establishenznts in the Center Is [mitod and controfed.

3 Prohibited Opernfons snd Nulsagces.

Nousaoropuratlonwillbonmdn.mrmdadupammonmypandummmmults.vﬂdrmeotopem!!nnhdemﬁabjacﬂonmlamlm
davelopment or oparation of lha Center. Included among the uses or operations which are objectionnble are uses or operations which produca or arg
accompanded by the tolowing chamcienslics, which Dt is not Ineandud to be afi inclusiva:

(o) Ay nolse, fitior, dust. dist. odot or athar activity which may constinde a public or private nulsance;

) Any unusual firing, explosive or ather damaglng or dangsnous hezards finduding tho starage, display or sats of mxplosives
of fireworks); .

{c) Any trader courl, mobile home park, labor camp, junkyard, stockyard or anima) ralsing;

{d) The sele, distibutlon ar growth of marjuana,
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Attachment B

Environmental Determination (NORA)

Environmental

Tara Ash-Reynolds (Tashreynolds@sandieqo.qov)
Planner

Consent to Sublease between MCS Sports Arena Business
Park LLC and Johnny Tama

Environmental This activity is categorically exempt from CEQA pursuént to
Determination State CEQA Guidelines Sections 15301.

Date NORA Posted 08/15/2024
Date NORA Removed | 09/03/2024

Project Name




