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Paintiff COLUMBIA REIT - 650 CALIFORNIA, LLC, aDelaware limited
liability company (“Landlord”), alleges asfollows:
THE PARTIES

1. Landlord is, and at all times herein mentioned was, a Delaware limited
liability company organized and existing under the laws of the State of Delaware and
authorized to do business, and doing business, in the County of San Francisco, State of
California

2. Defendant TWITTER, INC. (“Tenant”) is, and at all times herein mentioned
was, a Delaware corporation organized and existing under the laws of the State of
Delaware and authorized to do business, and doing business, in the County of San
Francisco, State of California.

3. The true names and capacities, whether individual, corporate, associate or
otherwise of Defendants named as Does 1 — 10, inclusive, are unknown to Landlord at the
present time, and Landlord therefore sues said Defendants by such fictitious designations.
Landlord shall request leave of court to amend this Complaint to insert the true names and
capacities of the fictitiously designated Defendants when the same have been ascertained
with particularity. All referencesin this Complaint to Defendants shall include the
specifically named and fictitiously named Defendants unless specified otherwise.

4, Landlord isinformed and believes and thereon alleges that each of the
Defendants are now, and were at all times mentioned herein, the agent, principal, partner,
joint venturer, and/or ater ego of the remaining Defendants, and that all of the acts and
conduct herein alleged were performed within the course and scope and in the furtherance
of such agency, partnership, joint venture and/or alter ego relationship.

JURISDICTION AND VENUE

5. Jurisdiction and venue are appropriate in this Court pursuant to Code of Civil
Procedure 88 392 and 410.10 because the parties to this action conduct businessin San
Francisco County, the subject contract was to be performed in San Francisco County, and

the events that are the subject of this Complaint occurred in San Francisco County.

4859-5159-3286.3 COMPLAINT FOR BREACH OF LEASE
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THE LEASE

6. Landlord isthe owner of the commercial real property located at 650
California Street, San Francisco, California 94108 (the “Building™).

7. Landlord, aslandlord, and Tenant (as successor-in-interest to Crosslnstall
LLC, aDelaware limited liability company, as successor-in-interest to Crossinstall, Inc., a
Delaware corporation), as tenant, are parties to that certain Office Lease (the “Lease”)
dated as of September 12, 2017 with respect to the premises located on the 30" Floor of
the Building (the “Premises’). A true and correct copy of the Lease is attached hereto as
Exhibit A and isincorporated herein by reference.

8. Tenant, as sublandlord, and non-party Dentsu International Americas, LLC,
aDelaware limited liability company (“ Subtenant”), as subtenant, are parties to that certain
Sublease (the “ Sublease”) dated as of October 5, 2022 with respect to a subletting by
Subtenant of the entirety of the Premises. A true and correct copy of the Subleaseis
attached hereto as Exhibit B and isincorporated herein by reference.

0. Landlord, Tenant, and Subtenant are parties to that certain Consent to
Sublease Agreement (“ Consent to Sublease”) dated as of November 30, 2022 with respect
to Landlord’ s consent to the Sublease on the terms and conditions contained therein. A
true and correct copy of the Consent to Sublease is attached hereto as Exhibit C and is
incorporated herein by reference.

10.  Pursuant to the Articles 3 and 4 of the Lease, Tenant was required to pay
Landlord Rent, as that term is defined in the Lease, on amonthly basis.

11.  Tenant has breached the Lease by failing to pay Rent due under the Leasein
the amounts required by the Lease.

FIRST CAUSE OF ACTION

Breach of Contract
(Against all Defendants)
12.  Landlord refersto and incorporates by reference each and every alegation
contained in Paragraphs 1 through 11, inclusive.

-2
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13. Landlord and Tenant are parties to the Lease, which is a binding written
agreement.

14.  Atall times herein mentioned, Landlord fully performed its obligations and
duties under the Lease, except for those obligations and duties that may have been excused
asaresult of Tenant’s conduct.

15.  Under the Lease, Tenant agreed to pay Landlord Rent as it came due under
the Lease. Tenant breached Articles 3 and 4 of the Lease by failing to pay Rent when due
under the Lease.

16.  On or about December 16, 2022, Landlord caused to be served a Notice of
Default (“Default Notice™) stating the amount of Rent due in the estimated sum of
$136,260.00 and notifying Tenant that it wasin default of the Leaseiif it failed to pay that
sum within five (5) business days after service of the Default Notice. The Default Notice
was served on Tenant by overnight Federal Express. A true and correct copy of the
Default Notice is attached hereto as Exhibit D.

17.  Morethan five (5) business days have elapsed since the service of the
Default Notice and Tenant has failed to comply with the requirements thereof on or before
the required date.

18. Asadirect and proximate result of Tenant’s breaches, Landlord has
sustained monetary and other damages in the amount of at least $136,260.00 which
amount isin excess of the jurisdictional minimum of this Court, subject to proof at the
time of trial.

19.  Pursuant to the Lease, Landlord is also entitled to recover from Tenant the
expensesincurred by Landlord in this action, including, without limitation, its attorneys

fees. Landlord seeks recovery of such amountsin this action.

PRAYER
WHEREFORE, Landlord prays for judgment against Defendants, and each of them,
asfollows:
1. For damages of at least $136,260.00 according to proof;

-3
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2. For interest on Landlord’s monetary damages;

3. For attorneys' fees according to proof;

4. For costs of suit incurred herein; and

5. For such other and further relief as the Court may deem just and proper.
Dated: December 29, 2022 ALLEN MATKINSLECK GAMBLE

4859-5159-3286.3

MALLORY & NATSISLLP
RACHEL M. SANDERS
STACEY A.VILLAGOMEZ

By:

RACHEL M. SANDERS
Attorneysfor Plaintiff
(L:E)IéUM BIA REIT - 650 CALIFORNIA,
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This Office Lease (the "Lease”); dated as of the date set forth in Scetion | of the Summary of Basie Lease
Information (the "Summary”), below, is made by and between COLUMBIA REIT - 650 CALIFORNIA, LLC, a
Delaware limited Hability company (*Landlord"), and CROSSINSTALL, INC,, a Delaware corporation (" Tenant").

TERMS OF LEASE DESCRIFTION

i. Prawe:

Septembey 12, 10 1%

2, Premises

{Article 1)

2.1 Building: 650 California Sirect
San Franciseo, California 94108,
containing approximately 478,392 rentable square foet
of space.

23 Premises: Approximately 15,546 rentable square feet of space,
consisting of the entire thirdeth (30% floor of the
Building, as {urther set forth in Exhibit A 10 the Office
Lease: The Premises-and Building have been measured
pursuant 10 g modified version of BOMA's American
National Standard 265,.1-2010,

3 Lease Term

{Anticle 2y,

31 Length of Torny Seven {7} yoars.

32 Lease Commencement The dae which oceurs five (5) wmonthis following the

Date: delivery of the Premises-to Tenant in accordance with

Section | of the Tenads Work Letter attached herieto us
Exhibit B but in no event prior to January 1, 2018,

33 Lease Expiration Date: If the Lease Comimencement Date shall be the lirst duy
ol a calendar month, then the day immediately preceding
the seventh (7% anniversary of ihe Leuse
Commencement Date; or, if the Lease Commencement
Date shalf be other than the first day of a calendar month,
then the last day vf the month in which the seventh (7%)
anniversary of the Lease Commencement Date occurs.

FILUIROTIWEA

BSG CALLE
FHASOS-CO00WS. 15 rgfeis EXHIBIT A = j? é




EXHIBIT A - PAGE 11



EXHIBIT A - PAGE 12



EXHIBIT A - PAGE 13



EXHIBIT A - PAGE 14



EXHIBIT A - PAGE 15



EXHIBIT A - PAGE 16



EXHIBIT A - PAGE 17



EXHIBIT A - PAGE 18



EXHIBIT A - PAGE 19



EXHIBIT A - PAGE 20



EXHIBIT A - PAGE 21



EXHIBIT A - PAGE 22



EXHIBIT A - PAGE 23



EXHIBIT A - PAGE 24



EXHIBIT A - PAGE 25



EXHIBIT A - PAGE 26



EXHIBIT A - PAGE 27



EXHIBIT A - PAGE 28



EXHIBIT A - PAGE 29



EXHIBIT A - PAGE 30



EXHIBIT A - PAGE 31



EXHIBIT A - PAGE 32



EXHIBIT A - PAGE 33



EXHIBIT A - PAGE 34



EXHIBIT A - PAGE 35



EXHIBIT A - PAGE 36



EXHIBIT A - PAGE 37



EXHIBIT A - PAGE 38



EXHIBIT A - PAGE 39



EXHIBIT A - PAGE 40



EXHIBIT A - PAGE 41



EXHIBIT A - PAGE 42



EXHIBIT A - PAGE 43



EXHIBIT A - PAGE 44



EXHIBIT A - PAGE 45



EXHIBIT A - PAGE 46



EXHIBIT A - PAGE 47



EXHIBIT A - PAGE 48



EXHIBIT A - PAGE 49



EXHIBIT A - PAGE 50



EXHIBIT A - PAGE 51



EXHIBIT A - PAGE 52



EXHIBIT A - PAGE 53



EXHIBIT A - PAGE 54



EXHIBIT A - PAGE 55



EXHIBIT A - PAGE 56



EXHIBIT A - PAGE 57



EXHIBIT A - PAGE 58



EXHIBIT A - PAGE 59



EXHIBIT A - PAGE 60



EXHIBIT A - PAGE 61



EXHIBIT A - PAGE 62



EXHIBIT A - PAGE 63



EXHIBIT A - PAGE 64



EXHIBIT A - PAGE 65



EXHIBIT A - PAGE 66



EXHIBIT A - PAGE 67



EXHIBIT A - PAGE 68



EXHIBIT A - PAGE 69



EXHIBIT A - PAGE 70



EXHIBIT A - PAGE 71



EXHIBIT A - PAGE 72



EXHIBIT A - PAGE 73



EXHIBIT A - PAGE 74



EXHIBIT A - PAGE 75



EXHIBIT A - PAGE 76



EXHIBIT A - PAGE 77



EXHIBIT B

EXHIBIT B - PAGE 78



DocuSign Envelope ID: 691BC150-B587-4A2B-BE48-106B67FDA6G19

SUBLEASE
BETWEEN
TWITTER, INC.
AND
DENTSU INTERNATIONAL AMERICAS LLC

650 California Street, San Francisco, California
Thirtieth (30th) Floor
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SUBLEASE

THIS SUBLEASE (“Sublease”) is entered into as of October 5, 2022 (the “Effective Date”), by
and between TWITTER, INC., a Delaware corporation (“Sublandlord”) and DENTSU
INTERNATIONAL AMERICAS LLC, a Delaware limited liability company (“Subtenant”),
with reference to the following facts:

A. Pursuant to that certain Office Lease dated as of September 12, 2017
referred to herein as the “Master Lease”), Columbia REIT-650 California, LLC (“Landlord”),
as Landlord, leases to Sublandlord (as successor in interest to Crossinstall, Inc.), as tenant,
certain space (the “Master Lease Premises”) in the Building located at 650 California Street in
the city of San Francisco, California (the “Building”), consisting of the entire thirtieth (30th)
floor, containing 15,546 rentable square feet (“RSF”) of space.

B. Subtenant wishes to sublease from Sublandlord, and Sublandlord wishes
to sublease to Subtenant, the entire Master Lease Premises, said space being more particularly
identified and described on the floor plan attached hereto as Exhibit A and incorporated herein
by reference (and hereinafter referred to as the “Subleased Premises”).

C. As of the Effective Date the Subleased Premises is encumbered by that
certain Sublease dated as of April 23, 2021 pursuant to which Sublandlord has subleased the
Subleased Premises to Point Up Inc. (“Point” and such Sublease, the “Point Sublease”), which
is scheduled to expire as of January 31, 2025.

D. Concurrently with the negotiation of this Sublease, Sublandlord is
negotiating with Point regarding the terms of an agreement pursuant to which the Point Sublease
would be terminated prior to the Commencement Date, defined hereinbelow (the *“Point
Termination Agreement”).

NOW, THEREFORE, in consideration of the foregoing, and for other good and
valuable consideration, the receipt and adequacy of which are hereby acknowledged by the
parties, Sublandlord and Subtenant hereby agree as follows:

1. Sublease. Sublandlord hereby subleases to Subtenant and Subtenant
hereby subleases from Sublandlord for the Sublease Term (as defined below), at the rental, and
upon all of the conditions set forth herein (including the conditions precedent described
hereinbelow), the Subleased Premises.

2. Sublease Term.

@) Generally. The term of this Sublease (the “Sublease Term”) shall
commence on the date (the “Commencement Date”) the date that is the earlier of (i) the date
that is thirty (30) days following the Possession Date (defined below) and (ii) the first (1st) day
following the Possession Date that Subtenant takes occupancy of all or any portion of the
Subleased Premises and shall end on January 31, 2025 (the “Expiration Date”), unless sooner
terminated pursuant to any provision of this Sublease or the Master Lease. Sublandlord shall

5204254v5 006047.0101
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deliver possession to Subtenant (“Delivery”) on the date that is three (3) business days following
the later to occur of (i) the mutual execution and delivery of this Sublease, (ii) the mutual
execution and delivery of the Point Termination Agreement and (iii) the date upon which
Landlord’s consent to this Sublease (the “Consent”) is fully executed and delivered (such later
date, the “Possession Date”). Upon the determination of the Commencement Date, Sublandlord
and Subtenant will enter into a letter agreement in the form of Exhibit B attached hereto.
Promptly (but no later than two (2) business days) following the mutual execution and delivery
of this Sublease and the Point Termination Agreement, Sublandlord will deliver to Landlord a
request for the Consent (the “Consent Request”), which Consent Request will include a notice
to Landlord that Dentsu will have the use of Sublandlord’s parking passes as described in
Section 26 below, and thereafter Sublandlord and Subtenant will diligently cooperate in good
faith in an effort to obtain the Consent from Landlord, including promptly providing Landlord
with any information Landlord may reasonably request in connection with Landlord’s review of
this Sublease. If, notwithstanding such efforts, the parties are unable to obtain the Consent by the
date that is sixty (60) days following Sublandlord’s submission of the Consent Request to
Landlord, either party hereto will have the right to terminate this Sublease by notice delivered to
the other on or before the Consent Date. Additionally, if the Point Termination Agreement is not
fully executed and delivered as of the date that is sixty (60) days following the mutual execution
and delivery of this Sublease, either party may terminate this Sublease by notice given to the
other party.

(b) Delivery Conditions. If, as of the date that Sublandlord would
otherwise achieve Delivery as described in Section 2(a) above, Subtenant has not delivered to
Sublandlord (x) the prepaid Base Rent pursuant to the provisions of Section 3.1(a) below, and
(y) evidence of Subtenant’s procurement of all insurance coverage required hereunder (the
“Delivery Conditions”), then Sublandlord will have no obligation to deliver possession of the
Subleased Premises to Subtenant, but the failure on the part of Sublandlord to so deliver
possession of the Subleased Premises to Subtenant in such event will not serve to delay the
occurrence of the Possession Date (even if Subtenant is not allowed to access the Subleased
Premises as of the date that would otherwise be the Possession Date), the Commencement Date
and the commencement of Subtenant’s obligations to pay Rent (defined below) hereunder.

3. Rent.

3.1 Base Rent. Subtenant shall pay to Sublandlord as base rent for the
Subleased Premises during the Sublease Term (“Base Rent”) the following:

Rate Per RSF Monthly
Months of Sublease Term Per Annum Base Rent
1-2 $0.00 $0.00
3-12 $71.00 $91,980.50
13-24 $73.13 $94,739.92
25 — Expiration Date $75.33 $97,582.12

Base Rent shall be paid in advance on the first day of each month of the Sublease Term, except
that Subtenant shall pay one (1) month’s Base Rent (i.e., $91,980.50) to Sublandlord upon
execution of this Sublease and delivery of this Sublease to Sublandlord; said pre-paid Base Rent

5204254v5 006047.0101
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will be applied to the Base Rent payable for the third (3rd) full calendar month of the Term. If
the Term does not begin on the first day of a calendar month or end on the last day of a month,
the Base Rent and Additional Rent (hereinafter defined) for any partial month shall be prorated
by multiplying the monthly Base Rent and Additional Rent by a fraction, the numerator of which
is the number of days of the partial month included in the Sublease Term and the denominator of
which is the total number of days in the full calendar month. All Rent (hereinafter defined) shall
be payable in lawful money of the United States by electronic funds transfer, ACH or wire
transfer to an account designated by Sublandlord; as of the Effective Date, the wiring
instructions for Subtenant’s payment of Rent to Sublandlord hereunder are as follows:

Inwood National Bank
7621 Inwood Road

Dallas, Texas 75209

ABA Routing #: 111001040
Account #: 3290883

[Please reference the Subtenant Name and Subleased Address with the payments]

3.2 Operating Costs.

@) Definitions. For purposes of this Sublease and in addition
to the terms defined elsewhere in this Sublease, the following terms shall have the meanings set
forth below:

1) “Additional Rent” shall mean the sums payable
pursuant to this Section 3.2(b) below.

(2) “Base Operating Costs” shall mean Operating
Costs payable by Sublandlord to Landlord for the Master Lease Premises during the Base Year.

3 “Base Year” shall mean the calendar year 2023.

4) “Operating Costs” shall mean the aggregate of
Direct Expenses (as defined in the Master Lease) charged by Landlord to Sublandlord pursuant
to the Master Lease.

5) “Rent” shall mean, collectively, Base Rent,
Additional Rent, and all other sums payable by Subtenant to Sublandlord under this Sublease,
whether or not expressly designated as “rent”, all of which are deemed and designated as rent
pursuant to the terms of this Sublease.

(6) “Subtenant’s Percentage Share” shall mean

100%.

(b) Payment of Additional Rent. In addition to the Base Rent
payable pursuant to Section 3.1 above, from and after the expiration of the Base Year, for each
calendar year of the Sublease Term thereafter, Subtenant shall pay, as Additional Rent,
Subtenant’s Percentage Share of the amount by which Operating Costs payable by Sublandlord
for the then current calendar year exceed Base Operating Costs. Sublandlord shall provide

3
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Subtenant with written notice of Sublandlord’s estimate of the amount of Additional Rent per
month payable pursuant to this Section 3.2 for each calendar year after the Base Year promptly
following the Sublandlord’s receipt of Landlord’s Estimate Statement (as defined in the Master
Lease) of the Operating Costs payable under the Master Lease. Thereafter, the Additional Rent
payable pursuant to this Section 3.2 shall be determined and adjusted in accordance with the
provisions of Section 3.2(d) below. Notwithstanding anything in this Sublease to contrary, the
expiration or earlier termination of this Sublease caused by a default (as defined in Article 19 of
the Master Lease) by Sublandlord (not attributable to the acts or omissions of Subtenant) under
the Master Lease or a default by Sublandlord under this Sublease shall relieve Subtenant of any
obligations pursuant to this paragraph accruing after the date of such termination and shall not
limit any other remedies of Subtenant at law or in equity resulting from such Sublandlord
default.

(©) Procedure. The determination and adjustment of
Additional Rent payable hereunder shall be made in accordance with the following procedures:

1) Delivery of Estimate; Payment. Upon receipt of an
Estimate Statement from Landlord specifying the estimated Operating Costs to be charged to
Sublandlord under the Master Lease with respect to each calendar year following the Base Year,
or as soon after receipt of such statement as practicable, Sublandlord shall give Subtenant written
notice of its estimate of Additional Rent payable hereunder for the ensuing calendar year, which
estimate shall be prepared based solely on the Estimate Statement received from, together with a
copy of the Estimate Statement received from Landlord. On or before the first day of each
month during each calendar year, Subtenant shall pay to Sublandlord as Additional Rent one-
twelfth (1/12th) of such estimated amount together with the Base Rent.

2 Sublandlord’s Failure to Deliver Estimate. In the
event Sublandlord’s notice set forth in Subsection 3.2(c)(1) is not given on or before December 1
of the calendar year preceding the calendar year for which Sublandlord’s notice is applicable, as
the case may be, then until the calendar month after such notice is delivered by Sublandlord,
Subtenant shall continue to pay to Sublandlord monthly, during the ensuing calendar year,
estimated payments equal to the amounts payable hereunder during the calendar year just ended.
Upon receipt of any such post-December 1 notice Subtenant shall (i) commence as of the
immediately following calendar month, and continue for the remainder of the calendar year, to
pay to Sublandlord monthly such new estimated payments and (ii) if the monthly installment of
the new estimate of such Additional Rent is greater than the monthly installment of the estimate
for the previous calendar year, pay to Sublandlord within thirty (30) days of the receipt of such
notice an amount equal to the difference of such monthly installment multiplied by the number
of full and partial calendar months of such year preceding the delivery of such notice.

(d) Year End Reconciliation.  Following the receipt by
Sublandlord of a final Statement (as defined in the Master Lease) of Operating Costs from
Landlord with respect to each calendar year following the Base Year, Sublandlord shall deliver
to Subtenant a statement of the adjustment to be made for the calendar year just ended, together
with a copy of any corresponding Statement received by Sublandlord from Landlord
(“Sublandlord’s Annual Statement”). If on the basis of such Sublandlord’s Annual Statement
Subtenant owes an amount that is less than the estimated payments actually made by Subtenant
for the calendar year just ended, Sublandlord shall credit such excess to the next payments of

4
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Rent coming due or, if the Sublease Term will expire before such credit offsets the full excess,
refund any remaining excess to Subtenant within thirty (30) days after the expiration of the
Sublease Term. If on the basis of such Sublandlord’s Annual Statement Subtenant owes an
amount that is more than the estimated payments for the calendar year just ended previously
made by Subtenant, Subtenant shall pay the deficiency to Sublandlord within thirty (30) days
after delivery of the Sublandlord’s Annual Statement from Sublandlord to Subtenant.

(e) Reliance on Landlord’s Calculations.  In calculating
Operating Costs payable hereunder by Subtenant, Sublandlord shall have the right to rely upon
the calculations of Landlord made in determining Direct Expenses pursuant to the provisions of
the Master Lease and Subtenant shall have no direct right to audit or review Landlord’s
calculation of Operating Expenses and Tax Expenses.

()] Survival. The expiration or earlier termination of this
Sublease shall not affect the obligations of Sublandlord and Subtenant pursuant to this
Section 3.2, and such obligations shall survive, remain to be performed after, any expiration or
earlier termination of this Sublease.

3.3 Other Taxes Payable by Subtenant. In addition to payment of
Additional Rent as described above of, Subtenant shall pay before delinquency any and all taxes
levied or assessed and which become payable by Subtenant during the Term, as well as any taxes
imposed upon Sublandlord as a result of San Francisco, California, 2018 Proposition C,
Commercial Rent Tax for Childcare and Early Education over and above the same amounts
payable during the Base Year (2023).

4, Letter of Credit:

@) Initial Letter of Credit. Within five (5) business days after
Subtenant’s execution and delivery to Sublandlord of this Sublease, Subtenant will deliver to
Sublandlord, as collateral for the full performance by Subtenant of all of its obligations under
this Sublease and for all losses and damages Sublandlord may suffer as a result of Subtenant’s
failure to comply with one or more provisions of this Sublease, including, but not limited to, any
post lease termination damages under section 1951.2 of the California Civil Code an
unconditional, irrevocable, transferable standby letter of credit (the “Initial Letter of Credit”) in
the form attached hereto as Exhibit C in the amount of $183,961.00 (the “Letter of Credit
Amount”), issued by a financial institution (the “Issuing Bank’) reasonably acceptable to
Sublandlord; Sublandlord hereby approves JPMorgan Chase Bank (“JPM?”)as the initial Issuing
Bank and to accept an Initial Letter of Credit from JPM in the form attached hereto as Exhibit D.
The Letter of Credit shall be “callable” at sight, permit partial draws and multiple presentations
and drawings, and be otherwise subject to the International Standby Practices ISP 98,
International Chamber of Commerce Publication #590. Subtenant shall cause the Letter of
Credit to be continuously maintained in effect (whether through a Replacement Letter of Credit
(defined below), amendment, renewal or extension) through the date (the “Final Letter of
Credit Expiration Date”) that is the later to occur of (i) the date that is sixty (60) days after the
scheduled expiration date of the Sublease Term and (ii) the date that is sixty (60) days after
Subtenant vacates the Subleased Premises and completes any removal, restoration or repair
obligations.
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(b) Drawing Under Letter of Credit. Without prejudice to any other
remedy available to Sublandlord under this Sublease or at law, Sublandlord may draw upon the
Initial Letter of Credit or any Replacement Letter of Credit on or after the occurrence of either:
(i) any Default (defined in Section 8 below); (ii) any failure by Subtenant to deliver to
Sublandlord a Replacement Letter of Credit as and when required pursuant to this Section 4; (iii)
an uncured failure by Subtenant to perform one or more of its obligations under this Sublease
and the existence of circumstances in which Sublandlord is enjoined or otherwise prevented by
operation of law from giving to Subtenant a written notice which would be necessary for such
failure of performance to constitute an event of default, or (iv) the appointment of a receiver to
take possession of all or substantially all of the assets of Subtenant, or an assignment of
Subtenant for the benefit of creditors, or any action taken or suffered by Subtenant under any
insolvency, bankruptcy, reorganization or other debtor relief proceedings, whether now existing
or hereafter amended or enacted; provided that in the event of (i) or (iii), Sublandlord may, at
Sublandlord’s sole option, on one or more occasions, draw upon a portion of the face amount of
the Initial Letter of Credit or any Replacement Letter of Credit, as applicable, as required to
compensate Sublandlord for damages incurred. Subtenant will not interfere in any way with any
draw by Sublandlord on the Letter of Credit made pursuant to the provisions of this Sublease.
No condition or term of this Sublease shall be deemed to render the Letter of Credit conditional
to justify the issuer of the Letter of Credit in failing to honor a drawing upon such Letter of
Credit in a timely manner.

(©) Delivery of Replacement Letter of Credit. Subtenant shall deliver
to Sublandlord a new letter of credit (a “Replacement Letter of Credit”) (the Initial Letter of
Credit and/or any Replacement Letter of Credit being referred to herein as a “Letter of Credit”)
at least thirty (30) days prior to the expiry date of the Initial Letter of Credit or of any
Replacement Letter of Credit held by Sublandlord. Each Replacement Letter of Credit delivered
by Subtenant to Sublandlord shall: (i) be issued by a banking institution reasonably acceptable to
Sublandlord; (ii) be in substantially the same form as the letter of credit attached to this Sublease
as Exhibit C; (iii) bear an expiry date not earlier than one (1) year from the date when such
Replacement Letter of Credit is delivered to Sublandlord; and (iv) be in an amount not less than
the Letter of Credit Amount. Upon the delivery to Sublandlord of a Replacement Letter of
Credit as described in this Section 4, Sublandlord shall return to Subtenant the Initial Letter of
Credit or any previous Replacement Letter of Credit then held by Sublandlord.

(d) Proceeds of Draw. Subtenant acknowledges that (i) the Letter of
Credit constitutes a separate and independent contract between Sublandlord and the Issuing
Bank, (ii) Subtenant is not a third party beneficiary of such contract, (iii) Subtenant has no
property interest whatsoever in the Letter of Credit or the proceeds thereof, and (iv) in the event
Subtenant becomes a debtor under any chapter of the U.S. Bankruptcy Code (the “Bankruptcy
Code”), neither Subtenant, any trustee, nor Subtenant ‘s bankruptcy estate shall have any right to
restrict or limit Sublandlord ‘s claim and/or rights to the Letter of Credit and/or the proceeds
thereof by application of Section 502(b)(6) of the Bankruptcy Code or otherwise. Sublandlord
may immediately upon any draw permitted hereunder (and without notice to Subtenant except as
may be expressly provided in this Sublease) apply or offset the proceeds of the Letter of Credit:
(i) against any Rent payable by Subtenant under this Sublease that is not paid when due
following the expiration of any applicable notice and cure periods; (ii) against all losses and
damages that Sublandlord has suffered as a result of Subtenant’s failure to comply with one or
more provisions of this Sublease, including any damages arising under section 1951.2 of the
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California Civil Code following termination of this Sublease, to the extent permitted by this
Sublease; (iii) against any costs incurred by Sublandlord permitted to be reimbursed pursuant to
this Sublease (including attorneys’ fees); and (iv) against any other amount that Sublandlord may
spend or become obligated to spend by reason of Subtenant’s default for which Sublandlord shall
be entitled to seek reimbursement in accordance with this Sublease. Subtenant (i) agrees that the
proceeds of any draw by Sublandlord will not be deemed to be or treated as a “security deposit”
under the Security Deposit Laws (defined below), and (ii) waives all rights, duties and
obligations either party may now or, in the future, will have relating to or arising from the
Security Deposit Laws. The amount of any proceeds of a draw upon the Letter of Credit
received by Sublandlord, and not (a) applied against any Rent payable by Subtenant under this
Lease that was not paid when due or (b) used to pay for any losses and/or damages suffered by
Sublandlord as a result of any breach or Default by Subtenant (the “Unused L-C Proceeds”),
shall be paid by Sublandlord to Subtenant (x) upon receipt by Sublandlord of a Replacement
Letter of Credit in the full Letter of Credit Amount, which Replacement Letter of Credit shall
comply in all respects with the requirements of this Section 4, or (y) within thirty (30) days after
the Final Letter of Credit Expiration Date; provided, however, that if prior to the Final Letter of
Credit Expiration Date a voluntary petition is filed by Subtenant, or an involuntary petition is
filed against Subtenant by any of Subtenant ‘s creditors, under the Bankruptcy Code, then
Sublandlord shall not be obligated to make such payment in the amount of the Unused Letter of
Credit Proceeds until either all preference issues relating to payments under this Sublease have
been resolved in such bankruptcy or reorganization case or such bankruptcy or reorganization
case has been dismissed. During any time that Sublandlord is holding Unused L-C Proceeds,
such Unused L-C Proceeds will be held by Sublandlord as a security deposit (the “Security
Deposit”) in accordance with the following terms. Subtenant will not be entitled to any interest
on the Security Deposit. The Security Deposit may be used by Sublandlord, at its discretion, for
the same purposes as Sublandlord may apply a draw on the Letter of Credit as described in
Section 4(b) above. In no event shall Subtenant be entitled to apply the Security Deposit to any
Rent due hereunder. Sublandlord shall be entitled to commingle the Security Deposit with its
other funds. Subtenant hereby waives the provisions of Section 1950.7 of the California Civil
Code, and all other provisions of law, now or hereafter in force, which (a) establish a time frame
within which a landlord must refund a security deposit under a lease, and/or (b) provide that
Sublandlord may claim from a security deposit only those sums reasonably necessary to remedy
defaults in the payment of rent, to repair damage caused by Subtenant or to clean the Subleased
Premises, it being agreed that Sublandlord may, in addition, claim those sums reasonably
necessary to compensate Sublandlord for any other loss or damage caused by the default of
Subtenant under this Sublease, including without limitation all damages or rent due upon
termination of this Lease pursuant to Section 1951.2 of the California Civil Code.
Notwithstanding, all unused or unapplied amounts of the Security Deposit shall be returned to
Subtenant within thirty (30) days of the earlier of the termination or expiration of this Sublease.

(e) Sublandlord’s Transfer. If Sublandlord conveys or transfers its
interest in the Subleased Premises and, as a part of such conveyance or transfer, Sublandlord
assigns its interest in this Sublease: (i) any Letter of Credit shall be transferred to Sublandlord’s
successor; (i) Sublandlord shall be released and discharged from any further liability to
Subtenant with respect to such Letter of Credit; and (iii) any Replacement Letter of Credit
thereafter delivered by Subtenant shall state the name of the successor to Sublandlord as the
beneficiary of such Replacement Letter of Credit and shall contain such modifications in the text
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of the Replacement Letter of Credit as are required to appropriately reflect the transfer of the
interest of Sublandlord in the Premises.

()] Additional Covenants of Subtenant. If, as result of any application
or use by Sublandlord of all or any part of the Letter of Credit, the amount of the Letter of Credit
plus any cash proceeds previously drawn by Sublandlord and not applied pursuant to this Section
4 shall be less than the Letter of Credit Amount, Subtenant shall, within ten (10) days thereafter,
provide Sublandlord with additional letter(s) of credit in an amount equal to the deficiency (or a
replacement or amended letter of credit in the total Letter of Credit Amount), and any such
additional (or replacement or amended) letter of credit shall comply with all of the provisions of
this Section 4; if Subtenant fails to timely comply with the foregoing, then notwithstanding
anything to the contrary contained in this Sublease, the same shall constitute a Default by
Subtenant without the necessity of additional notice or the passage of additional grace periods.
Subtenant further covenants and warrants that it will neither assign nor encumber the Letter of
Credit or any part thereof and that neither Sublandlord nor its successors or assigns will be bound
by any such assignment, encumbrance, attempted assignment or attempted encumbrance.

(9) Nature of Letter of Credit. Sublandlord and Subtenant (1)
acknowledge and agree that in no event or circumstance shall the Letter of Credit or any renewal
thereof or substitute therefor or any proceeds thereof be deemed to be or treated as a “security
deposit” under any law applicable to security deposits in the commercial context including
Section 1950.7 of the California Civil Code (as now existing or hereafter amended or succeeded,
“Security Deposit Laws”), (2) acknowledge and agree that the Letter of Credit (including any
renewal thereof or substitute therefor or any proceed thereof) is not intended to serve as a
security deposit, and the Security Deposit Laws shall have no applicability or relevancy thereto,
and (3) waive any and all rights, duties and obligations either party may now or, in the future,
will have relating to or arising from the Security Deposit Laws.

5. Use and Occupancy.

5.1  Use. The Subleased Premises shall be used and occupied only for
general office and administrative use as permitted by the Master Lease, and for no other use or
purpose.

5.2  Requests for Services and Excess Services. As of the Effective
Date, Landlord uses a “work order” process pursuant to which Subtenant may request services
from Landlord (for example, after hours air conditioning), and Landlord will then invoice
Sublandlord for such services. Any other provision in this Sublease to the contrary
notwithstanding, Subtenant shall pay to Sublandlord as additional Rent hereunder, within thirty
(30) days following Sublandlord’s delivery of an invoice, all sums which Sublandlord may be
required to pay Landlord under the Master Lease arising out of a request by Subtenant for, or the
use by Subtenant of, additional or over-standard Building services (for example, but not by way
of limitation, charges associated with after-hour HVAC usage, overstandard utility charges or
pest control charges) or any other excess services. If at any time Landlord’s “work order”
procedure is discontinued, Sublandlord will use reasonable efforts to cooperate with Subtenant to
obtain Landlord’s agreement that requests for services can be made directly to Landlord. If
Landlord is unwilling to allow direct requests for services from Subtenant, Subtenant will deliver
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to Sublandlord all requests for any such services, and Sublandlord agrees to promptly and at no
additional charge to Subtenant deliver such requests to Landlord.

5.3  Compliance with Master Lease. Subtenant will occupy the
Subleased Premises in accordance with the terms of the Master Lease and will not suffer to be
done, or omit to do, any act which may result in a violation of or a default (as described in
Article 19 of the Master Lease) under the Master Lease, or render Sublandlord liable for any
damage, charge or expense thereunder. Subtenant will indemnify, defend, and protect and hold
Sublandlord harmless from and against any actual loss, cost, damage or liability (including
attorneys’ fees) arising out of, by reason of, or resulting from, third party claims, Subtenant’s
failure to perform or observe any of the terms and conditions of the Master Lease that are
incorporated into this Sublease, or the terms and conditions of this Sublease that are the subject
matter of any indemnity or hold harmless of Sublandlord to Landlord under the Master Lease.
Subject to the terms of the waiver of subrogation provisions of the Master Lease, as incorporated
herein by reference, Sublandlord hereby agrees to indemnify, protect, defend and hold Subtenant
harmless from and against any and all claims, losses and damages including, without limitation,
reasonable attorneys’ fees and disbursements, Subtenant may incur, or for which Subtenant may
be liable to Landlord, arising from the negligence or willful misconduct of Sublandlord, its
agents, contractors, employees, invitees, or licensees, that are the subject matter of any indemnity
or hold harmless of Sublandlord to Landlord under the Master Lease but solely with respect to
matters arising prior to the Commencement Date, or from and after the Commencement Date
that are not attributable to the acts of Subtenant.

54  Landlord’s Obligations. Sublandlord shall not be required to
perform any of the covenants, agreements and/or obligations of Landlord under the Master
Lease, and, insofar as any of the covenants, agreements and obligations of Sublandlord
hereunder are required to be performed under the Master Lease by Landlord thereunder,
Subtenant acknowledges and agrees that Sublandlord shall look to Landlord for such
performance. Sublandlord shall comply with the terms of the Master Lease and will not suffer to
be done or omit to do any act which may result in a violation of or a default under any of the
terms and conditions of the Master Lease. In addition, Sublandlord shall have no obligation to
perform any repairs or any other obligations of Landlord under the Master Lease, nor shall any
representations or warranties made by Landlord under the Master Lease be deemed to have been
made by Sublandlord. Sublandlord shall not be responsible for any failure or interruption, for
any reason whatsoever, of the services or facilities that may be appurtenant to or supplied at the
Building by Landlord or otherwise, including, without limitation, heat, air conditioning,
ventilation, life-safety, water, electricity, elevator service and cleaning service, if any; and no
failure to furnish, or interruption of, any such services or facilities shall give rise to any (a)
abatement, diminution or reduction of Subtenant’s obligations under this Sublease (provided that
if Sublandlord is entitled to an abatement of Rent payable under the Master Lease with respect to
the Subleased Premises as a result of Abatement Event (as defined in Section 6.4 of the Master
Lease), Subtenant will be entitled to a parallel abatement of the Rent payable hereunder,
calculated on the basis of the dollar amount of the Rent payable under this Sublease), or (b)
liability on the part of Sublandlord, except as set forth below. Sublandlord shall, upon written
notice from Subtenant of a default by Landlord under the Master Lease, promptly use good faith
efforts to secure such performance or cure by Landlord and shall thereafter prosecute such
performance or cure on the part of Landlord; the foregoing provisions of this sentence shall in no
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event be deemed to require Sublandlord to commence any legal proceeding, arbitration or any
other similar form of process unless Sublandlord, in Sublandlord’s sole discretion, determines
that commencement of such action is necessary and appropriate.

6. Master Lease and Sublease Terms.

6.1  Subject to Master Lease. This Sublease is and shall be at all times
subject and subordinate to the Master Lease. Subtenant acknowledges that Subtenant has
reviewed and is familiar with all of the terms, agreements, covenants and conditions of the
Master Lease. During the Term and for all periods subsequent thereto with respect to obligations
which have arisen prior to the termination of this Sublease, Subtenant agrees to perform and
comply with, for the benefit of Sublandlord and Landlord, the obligations of Sublandlord under
the Master Lease which pertain to the Subleased Premises and/or this Sublease, except for those
provisions of the Master Lease which are directly contradicted by this Sublease, in which event
the terms of this Sublease document shall control over the Master Lease.

6.2 Incorporation of Terms of Master Lease. The terms, conditions
and respective obligations of Sublandlord and Subtenant to each other under this Sublease shall
be the terms and conditions of the Master Lease, except for those provisions of the Master Lease
which are directly contradicted by this Sublease, in which event the terms of this Sublease shall
control over the Master Lease. Therefore, except as expressly set forth otherwise in this
Sublease, for the purposes of this Sublease, wherever in the Master Lease the word “Landlord” is
used it shall be deemed to mean Sublandlord and wherever in the Master Lease the word
“Tenant” is used it shall be deemed to mean Subtenant. Additionally, wherever in the Master
Lease the word “Premises” is used it shall be deemed to mean the Subleased Premises. Any non-
liability, release, indemnity or hold harmless provision in the Master Lease for the benefit of
Landlord that is incorporated herein by reference, shall be deemed to inure to the benefit of
Sublandlord, Landlord, and any other person intended to be benefited by said provision, for the
purpose of incorporation by reference in this Sublease. Any right of Landlord under the Master
Lease (a) of access or inspection, (b) to do work in the Master Lease Premises (inclusive of the
Subleased Premises) or in the Building, (c) to impose or enforce rules and regulations, and
construction standards, as updated from time to time, which are incorporated herein by reference,
shall be deemed to inure to the benefit of Sublandlord, Landlord, and any other person intended
to be benefited by said provision, for the purpose of incorporation by reference in this Sublease.

6.3 Modifications. For the purposes of incorporation herein, the terms
of the Master Lease are subject to the following additional modifications:

@) Approvals. In all provisions of the Master Lease (under the
terms thereof and without regard to modifications thereof for purposes of incorporation into this
Sublease) requiring the approval or consent of Landlord, Subtenant shall be required to obtain
the approval or consent of both Sublandlord and Landlord.

(b) Obligations  Qutside of Master Lease Premises.
Sublandlord shall not be obligated to perform those obligations of Landlord which require access
to areas outside of the Master Lease Premises or that are not permitted to be taken by
Sublandlord pursuant to the terms of the Master Lease. For example, but not by way of
limitation, Sublandlord shall not be obligated to perform Landlord’s obligations under the Master
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Lease to maintain the roof, foundations, slabs, structural elements, subfloors, exterior walls,
drainage systems, or any electrical, plumbing, mechanical or life-safety equipment or systems,
any common area or any other repair or maintenance obligations which are Landlord’s
obligations under the Master Lease.

(©) Deliveries. In all provisions of the Master Lease requiring
Tenant to submit, exhibit to, supply or provide Landlord with evidence, certificates, or any other
matter or thing, Subtenant shall be required to submit, exhibit to, supply or provide, as the case
may be, the same to both Landlord and Sublandlord.

(d) Damage; Condemnation.  Sublandlord shall have no
obligation to restore or rebuild any portion of the Subleased Premises after any destruction or
taking by eminent domain. Except as expressly set forth otherwise in this Sublease, rights of
Subtenant to abatement of Rent shall be conditioned upon Sublandlord’s ability to abate rent for
the Subleased Premises under the terms of the Master Lease.

(e) Insurance. In all provisions of the Master Lease requiring
Tenant to designate Landlord as an additional or named insured on its insurance policy,
Subtenant shall be required to so designate Landlord and Sublandlord on its insurance policy.
Sublandlord shall have no obligation to maintain the insurance to be maintained by Landlord
under the Master Lease.

()] Representations and Warranties. Sublandlord shall not be
deemed to have made or adopted as its own any representations or warranties made by Landlord
in the Master Lease, except to the extent the relevant provision of the Master Lease is
incorporated herein.

(9) Construction.  Sublandlord shall have no obligation to
construct or pay for any improvements unless and to the extent expressly set forth herein.

(h) Expansion/Extension Options. Whether or not set forth in
the Master Lease, Subtenant shall have no rights to expand or reduce the RSF of the Subleased
Premises, or any options to renew or extend the Term, or rights of first offer, rights of first
refusal, or other preemptive rights under the Master Lease unless and to the extent expressly set
forth herein.

Q) Exclusions.  Notwithstanding the terms of Section 6.2
above, Subtenant shall have no rights nor obligations under the following parts, Sections and
Exhibits of the Master Lease: Summary of Basic Lease Information (except definitions of
“Building,” “Premises” and “Permitted Use”), Section 1.1.1 (except for the last sentence),
Articles 2, 3 and 4 (except, with respect to Article 4, to the extent necessary to implement
Section 3 .2 above and Section 4.5), Section 6.4 (except to the extent necessary to implement the
provisions of Section 5.4 above) , Article 16, Section 19.1.1 (superseded by clause (a) of Section
8 below), Article 21, Sections 29.13, 29.18, 29.21, 29.22, 29.24, 29.27, 29.28, 29.34 (reference
to current parking rate only; Subtenant also acknowledges that Subtenant’s right to use any of the
valet parking passes referenced in Section 29.34 is subject to Landlord’s prior approval) and
29.35, Exhibits B, C, E, G and I.
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() No Amendment. Notwithstanding any provision of the
Master Lease, Sublandlord shall not amend, or modify the Master Lease in any manner which
might increase the obligations of Subtenant hereunder or diminish the rights of Subtenant
hereunder in any way without the prior written consent of Subtenant, which may be withheld in
its sole and absolute discretion and will not terminate the Lease (other than in connection with
casualty or condemnation as may be described in the Master Lease) without the prior written
consent of Subtenant, which may be withheld in Subtenant’s sole and absolute discretion.
Sublandlord agrees to pay Landlord all rent and other charges that may become due and payable
by Sublandlord pursuant to the Master Lease, as and when such amounts become due and
payable thereunder.

7. Assignment and Subletting.  Subtenant shall not assign Subtenant’s
interest in this Sublease or further sublet all or any part of the Subleased Premises except subject
to and in compliance with all of the terms and conditions of the Master Lease, and Sublandlord
(in addition to Landlord) shall have the same rights with respect to assignment and subleasing as
Landlord has under the Master Lease. Subtenant shall pay (i) all fees and costs payable to
Landlord pursuant to the Master Lease in connection with any proposed assignment, sublease or
transfer of the Subleased Premises (or any portion), together with (ii) all of Sublandlord’s
reasonable out-of-pocket costs relating to any proposed assignment, sublease or transfer of the
Subleased Premises (or any portion) not to exceed $10,000.00, regardless of whether consent is
granted (or is required) by Landlord or Sublandlord, and the effectiveness of any assignment,
sublease or transfer by Subtenant shall be conditioned upon Landlord’s and Sublandlord’s receipt
of all such fees and costs. For the avoidance of doubt and to ensure clarity, Subtenant shall have
the right to sublease or assign this Sublease to a Permitted Transferee (as defined under the
Master Lease), without the consent of Sublandlord or Master Landlord.

8. Default It shall constitute a “Default” hereunder if Subtenant fails to
perform any obligation hereunder (including, without limitation, the obligation to pay Rent), or
any obligation under the Master Lease which has been incorporated herein by reference, and, in
each instance, Subtenant has not remedied such failure (a) in the case of any monetary Default,
three (3) business days after delivery of written notice and (b) in the case of any other Default
that is described in Sections 19.1.2 through 19.1.5 of the Master Lease, as incorporated herein by
reference, twenty (20) calendar days after delivery of written notice (which cure period will
supersede any contrary cure period(s) provided for in Sections 19.1.2 through 19.1.5 of the
Master Lease); provided, however, that if the Default cannot reasonably be cured within twenty
(20) days, then for so long as Sublandlord has not received notice from Landlord stating that
Landlord will treat such Default as default under Article 19 of the Master Lease, Subtenant shall
not be in Default hereunder if Subtenant commences the cure within the twenty (20) day period
and thereafter diligently prosecutes the cure to completion; however, if at any time Sublandlord
receives notice from Landlord that the Default will be treated as a default under Article 19 of the
Master Lease, Subtenant’s cure period will immediately be deemed to expire ten (10) days
before the date of expiration of Sublandlord’s cure period as set forth in Landlord’s notice of
default to Sublandlord.

0. Remedies. In the event of any Default hereunder by Subtenant,
Sublandlord shall have all remedies provided to the “Landlord” in the Master Lease as if a
default had occurred thereunder and all other rights and remedies otherwise available at law and
in equity. Sublandlord may resort to its remedies cumulatively or in the alternative.
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10. Right to Cure Defaults. If Subtenant fails to perform any of its obligations
under this Sublease after expiration of applicable grace or cure periods, then Sublandlord may,
but shall not be obligated to, perform any such obligations for Subtenant’s account. All costs
and expenses incurred by Sublandlord in performing any such act for the account of Subtenant
shall be deemed Rent payable by Subtenant to Sublandlord within fifteen (15) business days of
written demand, together with interest thereon at the rate of eight percent (8%) per annum from
the date of the expenditure until repaid. If Sublandlord undertakes to perform any of Subtenant’s
obligations for the account of Subtenant pursuant hereto, the taking of such action shall not
constitute a waiver of any of Sublandlord’s remedies.

11. Consents and Approvals. In any instance when Sublandlord’s consent or
approval is required under this Sublease, Sublandlord’s refusal to consent to or approve any
matter or thing shall be deemed reasonable if such consent or approval is required under the
provisions of the Master Lease incorporated herein by reference but has not been obtained from
Landlord. Except as otherwise provided herein, Sublandlord shall not withhold or delay its
consent to or approval of a matter if such consent or approval is required under the provisions of
the Master Lease and Landlord has consented to or approved of such matter.

12. Sublandlord Representations; Limitation of Liability.

@ Sublandlord Representations.  Sublandlord represents and to
Subtenant as follows:

Q) As of the Effective Date, the Master Lease as delivered to
Subtenant is true, correct and complete (except for the redaction of financial terms) and
Sublandlord has not assigned or subleased its rights under the Master Lease.

(i)  As of the Effective Date, Sublandlord is not in default
under the Master Lease and to the actual knowledge of Sublandlord, without independent
investigation, there are no currently existing circumstances or events which, with notice and the
passage of time, would become a default on the part of Sublandlord or Landlord under the
Master Lease.

(b) Limitation of Liability. Notwithstanding any other term or
provision of this Sublease, the liability of Sublandlord to Subtenant for any default in
Sublandlord’s obligations under this Sublease shall be limited to actual, direct damages, and
under no circumstances shall Subtenant, its partners, members, shareholders, directors, agents,
officers, employees, contractors, sublessees, successors and/or assigns be entitled to recover
from Sublandlord (or otherwise be indemnified by Sublandlord) for (a) any losses, costs, claims,
causes of action, damages or other liability incurred in connection with a failure of Landlord, its
partners, members, shareholders, directors, agents, officers, employees, contractors, successors
and /or assigns to perform or cause to be performed Landlord’s obligations under the Master
Lease, (b) lost revenues, lost profit or other consequential, special or punitive damages arising in
connection with this Sublease for any reason, or (c) any damages or other liability arising from
or incurred in connection with the condition of the Subleased Premises or suitability of the
Subleased Premises for Subtenant’s intended uses. Subtenant shall, however, have the right to
seek any injunctive or other equitable remedies as may be available to Subtenant under
applicable law. Subtenant and Sublandlord each shall, however, have the right to seek any
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injunctive or other equitable remedies as may be available to Subtenant under applicable law.
Notwithstanding any other term or provision of this Sublease, no personal liability shall at any
time be asserted or enforceable against either party’s shareholders, directors, officers, or partners
on account of any obligations or actions under this Sublease. In the event of any assignment or
transfer of the Sublandlord’s interest under this Sublease, which assignment or transfer may
occur at any time during the Term in Sublandlord’s sole discretion, Sublandlord shall be and
hereby is entirely relieved of all covenants and obligations of Sublandlord hereunder accruing
subsequent to the date of the transfer and it shall be deemed and construed, without further
agreement between the parties hereto, that any transferee has assumed and shall carry out all
covenants and obligations thereafter to be performed by Sublandlord hereunder. Sublandlord
shall transfer and deliver any then-existing Security Deposit or Letter of Credit to the transferee
of Sublandlord’s interest in this Sublease, and thereupon Sublandlord shall be discharged from
any further liability with respect thereto.

13.  Attorneys’ Fees. If Sublandlord or Subtenant brings an action to enforce
the terms hereof or to declare rights hereunder, the prevailing party who recovers substantially
all of the damages, equitable relief or other remedy sought in any such action on trial and appeal
shall be entitled to receive from the other party its costs associated therewith, including, without
limitation, reasonable attorney’s fees and costs from the other party. Without limiting the
generality of the foregoing, if Sublandlord utilizes the services of an attorney for the purpose of
collecting any Rent which is due and unpaid by Subtenant or in connection with any other breach
of this Sublease by Subtenant, Subtenant agrees to pay Sublandlord reasonable actual attorneys’
fees as determined by Sublandlord for such services, irrespective of whether any legal action
may be commenced or filed by Sublandlord.

14. Delivery of Possession.

14.1  Generally. Sublandlord represents to Subtenant that as of the
Effective Date the Subleased Premises are in compliance with all applicable laws (to
Sublandlord’s best knowledge) and in good working condition. Subject to the foregoing,
Sublandlord shall deliver the Subleased Premises in its then *as-is” condition and, except as
expressly set forth in this Sublease, Subtenant shall accept, possession of the Subleased Premises
in the condition in which the Point Termination Agreement requires Point to surrender the
Subleased Premises (i.e., “as-is” condition with the Furniture (defined below) and any associated
cabling in “plug and play” condition); Subtenant acknowledges that Sublandlord is relying on
Point to surrender Subleased Premises in the condition described in the Point Termination
Agreement and will have no liability for Point’s failure to satisfy its obligation to do so, however
if Subtenant notifies Sublandlord of any deficiency in Point’s surrender of the Subleased
Premises Sublandlord will use reasonable efforts to require Point to remedy any such deficiency
(this provision will not be deemed to require Sublandlord to commence any legal action against
Point unless Sublandlord, in Sublandlord’s sole discretion, deems such action to be advisable).
Sublandlord shall have no obligation to furnish or render or supply or pay for any work, labor,
services, materials, furniture, fixtures, equipment, decorations or other items to make the
Subleased Premises ready or suitable for Subtenant’s occupancy. Additionally, Sublandlord will
have no obligation to provide ongoing labor, technical support or services related to the ongoing
use of any AV/IT equipment in the Subleased Premises. Subtenant expressly acknowledges that
any drawings or “as built” plans for all or any portion of the Subleased Premises which are
provided by Sublandlord to Subtenant are provided without representation or warranty, and that
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it is Subtenant’s obligation to field verify all conditions within the Subleased Premises;
Sublandlord will have no liability to Subtenant for inaccuracies in any such drawings or plans.
No improvement allowance is being provided to Subtenant by Sublandlord pursuant to the
provisions of this Sublease. In making and executing this Sublease, Subtenant has relied solely
on such investigations, examinations and inspections as Subtenant has chosen to make or has
made and has not relied on any representation or warranty concerning the Subleased Premises or
the Building, except as expressly set forth in this Sublease. Subtenant acknowledges that
Sublandlord has afforded Subtenant the opportunity for full and complete investigations,
examinations and inspections of the Subleased Premises and the common areas of the Building.
Subtenant acknowledges that it is not authorized to make or do any alterations or improvements
in or to the Subleased Premises except as permitted by the provisions of this Sublease and the
Master Lease and that upon termination of this Sublease, Subtenant shall deliver the Subleased
Premises to Sublandlord in the same condition as the Subleased Premises were at the
commencement of the Term, reasonable wear and tear excepted; additionally, unless otherwise
agreed by Landlord and Sublandlord, prior to the Expiration Date, Subtenant will be obligated to
remove from the Subleased Premises all Subtenant Improvements (defined hereinbelow)
constructed therein by Subtenant as well as any security cameras, any other audio-visual
equipment (along w/ the telecommunications, data cabling) installed by Subtenant, but, in all
such instances, only to the extent Landlord requires such items to be removed pursuant to the
terms of the Master Lease, as well as all personal property of Subtenant (including the
Furniture), and to repair to Landlord’s and Sublandlord’s reasonable satisfaction any damage
caused by the foregoing removal, and return the Subleased Premises to condition existing as of
the Possession Date, as reasonably determined by Sublandlord. Alternatively, at Sublandlord’s
election, Subtenant will bear the cost of such restoration and Sublandlord will perform such
work. For avoidance of doubt, Subtenant will have no obligation to remove any improvements
from the Subleased Premises which exist as of the Possession Date.

14.2  Subtenant Improvements.

@) Generally. If Subtenant desires to construct improvements
within the Subleased Premises (“Subtenant Improvements”), all Subtenant Improvements will
be carried out in accordance with the applicable provisions of the Master Lease and Landlord’s
then-current construction guidelines. Sublandlord (in addition to Landlord) will have the right to
approve the plans, specifications and contractor submittals for any proposed Subtenant
Improvements, as well as any architects/designers and contractors whom Subtenant proposes to
retain to perform such work, provided that (i) Sublandlord will cooperate with Subtenant to
coordinate the concurrent submission by Subtenant of a request for consent to both Sublandlord
and Landlord and (ii) Sublandlord’s consent will not be unreasonably withheld, conditioned or
delayed. Subtenant may perform decorative alterations (as described in the last sentence of
Section 8.1 of the Master Lease) without the consent of Sublandlord or Landlord, but, otherwise
in compliance with the terms of this Sublease and the Master Lease. Subtenant will bear all costs
imposed by Landlord under the Master Lease, as well as all costs incurred by Sublandlord, in
connection with any Subtenant Improvements. Promptly following the completion of any
Subtenant Improvements or subsequent alterations or additions by or on behalf of Subtenant,
Subtenant will deliver to Sublandlord one (1) set of reproducible “as built” drawings of such
work, together with a CAD file of the “as-built” drawings meeting Sublandlord’s CAD Format
Requirements (defined below). Subtenant acknowledges that it is not authorized to make or
perform any alterations or improvements in or to the Subleased Premises except as permitted by
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the provisions of this Sublease and the Master Lease and that upon termination of this Sublease,
Subtenant may be obligated to remove from the Subleased Premises any Alterations (as defined
in the Master Lease) constructed therein by Subtenant (and to restore the applicable area(s) to its
(their) condition existing prior to the installation of such Alterations by Subtenant) if so elected
by Landlord pursuant to the terms of the Master Lease. As used herein, “Sublandlord’s CAD
Format Requirements” shall mean, as of the Effective Date (but subject to subsequent
adjustment) (a) the version is no later than current Autodesk version of AutoCAD plus the most
recent release version, (b) files must be unlocked and fully accessible (no “cad-lock”, read-only,
password protected or “signature” files), (c) files must be in “.dwg” format, (d) if the data was
electronically in a non-Autodesk product, then files must be converted into “*.dwg” files when
given to Sublandlord. Subtenant may, at its own expense, and subject to the prior written
consent of Landlord and Sublandlord (Sublandlord’s consent not to be unreasonably withheld,
conditioned or delayed), install its own card key or “key fob” security system (“Subtenant’s
Security System”) in the Subleased Premises; provided, however, that Subtenant shall
coordinate the installation and operation of Subtenant’s Security System with Landlord to assure
that Subtenant’s Security System is compatible with Landlord’s security system and the Building
Systems (as defined in the Master Lease) and equipment and to the extent that Subtenant’s
Security System is not compatible with Landlord’s security system and the Building Systems and
equipment, Subtenant shall not be entitled to install or operate it. Subtenant shall be solely
responsible, at Subtenant’s sole cost and expense, for the monitoring, operation and removal of
Subtenant’s Security System.

(b) Code-Required Work. If the performance of any Subtenant
Improvements or other work by Subtenant within the Subleased Premises or the Building
“triggers” a requirement for code-related upgrades to or improvements of any portion of the
Building, Subtenant shall be responsible for the cost of such code-required upgrades or
improvements.

15. Furniture.

@ Generally. The parties acknowledge that Subtenant and Point are
entering into an agreement pursuant to which Point will transfer ownership of certain furniture,
fixtures and equipment and associated cabling currently located in the Subleased Premises (the
“Furniture”). Subtenant expressly acknowledges that no warranty is made by Sublandlord with
respect to the condition of the Furniture or any associated cabling). Subtenant shall be solely
responsible for the proper removal of the Furniture from the Subleased Premises and the
Building in accordance with the terms and provisions of the Master Lease at the expiration or
sooner termination of this Sublease.

16. Holding Over. If Subtenant fails to surrender the Subleased Premises at
the expiration or earlier termination of this Sublease, occupancy of the Subleased Premises after
the termination or expiration shall be that of a tenancy at sufferance. Subtenant’s occupancy of
the Subleased Premises during any holdover shall be subject to all the terms and provisions of
this Sublease and, additionally, Subtenant shall pay an amount (on a per month basis without
reduction for partial months during the holdover) equal to 150% of the sum of the Base Rent due
for the period immediately preceding the holdover, plus 100% of all applicable Additional Rent.
No holdover by Subtenant or payment by Subtenant after the expiration or early termination of
this Sublease shall be construed to extend the Sublease Term or prevent Sublandlord from
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immediate recovery of possession of the Subleased Premises by summary proceedings or
otherwise. In addition to the payment of the amounts provided above, Subtenant shall be liable
to Sublandlord for all damages, including, without limitation, consequential damages, for which
Sublandlord is liable under the Master Lease; Subtenant expressly acknowledges that such
damages may include all of the “holdover” rent charged by Landlord under the Master Lease as a
result of Subtenant’s holdover, which Master Lease holdover rent may apply to the entire Master
Lease Premises.

17. Signage. Subject to the prior consent of Landlord pursuant to the terms of
the Master Lease and Sublandlord (Sublandlord’s consent not to be unreasonably withheld,
conditioned or delayed), Subtenant shall have the right to install Building-standard signage
identifying Subtenant in the thirtieth (30th) floor elevator lobby and shall further have the right
to Building-standard ground floor lobby directory signage/identification, all at Subtenant’s sole
cost and expense, and will have the right to have its name installed in any electronic directory in
the Building lobby. All signage installed pursuant to the provisions of this Section 17 will be
removed by (or at the cost of) Subtenant as of the expiration or sooner termination of this
Sublease.

18. Notices: Any notice by either party to the other required, permitted or
provided for herein shall be valid only if in writing and shall be deemed to be duly given only if
(@) delivered personally, or (b) sent by means of Federal Express, UPS Next Day Air or another
reputable express mail delivery service guaranteeing next day delivery, or (c) sent by United
States certified mail, return receipt requested, addressed: (i) if to Sublandlord, at the following
addresses:

Twitter, Inc.

1355 Market Street, Suite 900

San Francisco, California 94103

Attn: VP, Real Estate &
Workplace

with a copy to:

Shartsis Friese LLP

One Maritime Plaza, 18th Floor

San Francisco, California 94111

Attn: Jonathan Kennedy/
Tess Brandwein

and a copy to: SRS Lease Administration
15660 North Dallas Parkway, Suite 1200
Dallas, TX 75248
Attention: Twitter Lease Administrator
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and a copy by electronic mail to: REWleasing@ Twitter.com

(i1) if to Subtenant, at the following address:

DENTSU INTERNATIONAL AMERICAS, LLC
150 East 42nd Street

New York, New York 10017

Attention: Chris Bendowski, VP Real Estate

With copies to:

DENTSU INTERNATIONAL AMERICAS, LLC
7001 Columbia Gateway Drive

Columbia, Maryland 21406

Attention: Brian O’Grady, Director Real Estate

And

MOSES & SINGER LLP

405 Lexington Avenue, 12th Floor
New York, New York 10184
Attention: Nahum M. Palefski, Esqg.

or at such other address for either party as that party may designate by notice to the other. A
notice shall be deemed given and effective, if delivered personally, upon hand delivery thereof
(unless such delivery takes place after hours or on a holiday or weekend, in which event the
notice shall be deemed given on the next succeeding business day), if sent via overnight courier,
on the business day next succeeding delivery to the courier, and if mailed by United States
certified mail, three (3) business days following such mailing in accordance with this Section.

19. Brokers. Subtenant represents that it has dealt directly with and only with
CBRE, Inc. (“Subtenant’s Broker™), as a broker in connection with this Sublease. Sublandlord
represents that it has dealt directly with and only with CRESA (“Sublandlord’s Broker™), as a
broker in connection with this Sublease. Sublandlord and Subtenant shall indemnify and hold
each other harmless from all claims of any brokers other than Subtenant’s Broker and
Sublandlord’s Broker claiming to have represented Sublandlord or Subtenant in connection with
this Sublease. Subtenant’s Broker shall be paid a commission by Point and Sublandlord will
have no obligation to compensate Subtenant’s Broker. Sublandlord’s Broker shall be paid a
commission by Sublandlord in connection with this Sublease.

20. Complete Agreement. There are no representations, warranties,
agreements, arrangements or understandings, oral or written, between the parties or their
representatives relating to the subject matter of this Sublease which are not fully expressed in
this Sublease. This Sublease cannot be changed or terminated nor may any of its provisions be
waived orally or in any manner other than by a written agreement executed by both parties.
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21.  CASp. This notice is given pursuant to California Civil Code Section
1938. The Subleased Premises has not been issued a disability access inspection certificate. A
Certified Access Specialist (CASp) can inspect the Subleased Premises and determine whether
the Subleased Premises complies with all of the applicable construction-related accessibility
standards under state law. Although state law does not require a CASp inspection, Sublandlord
may not prohibit Subtenant from obtaining a CASp inspection for the occupancy or potential
occupancy of Subtenant, if requested by Subtenant. If Subtenant elects to perform a CASp
inspection, Subtenant will provide written notice to Sublandlord, and Sublandlord or Landlord
may elect, in their sole discretion, to retain a CASp to perform the inspection. If Sublandlord
and Landlord do not so elect, the time and manner of the CASp inspection will be subject to the
prior written approval of Sublandlord, and Landlord. In either event, the payment of the fee for
the CASp inspection shall be borne by Subtenant. The cost of making any repairs necessary to
correct violations of construction-related accessibility standards within the Subleased Premises
shall be borne by Subtenant .

22.  Confidentiality. Subtenant acknowledges that the content of this Sublease
and any related documents (including, without limitation, the terms and conditions of the Master
Lease) are confidential information. Sublandlord and Subtenant shall keep such confidential
information strictly confidential and shall not disclose such confidential information to any
person or entity other than their respective financial, legal and space planning consultants, or
their respective directors, officers, employees, attorneys, or accountants, to potential sub-
subtenants (in the case of Subtenant), to Landlord and Landlord’s lenders (in the case of
Sublandlord) and to potential assignees of the Master Lease or this Sublease, or to the extent that
disclosure is mandated by applicable laws. Notwithstanding the foregoing, the restriction on
disclosure described in this Section 22 will not apply with respect to (i) information which is or
becomes generally available to the public other than as a result of a disclosure by a party hereto,
or (ii) the inclusion by either party of a reference to this Sublease and/or information regarding
the rent payable hereunder in such party’s financial statement(s) which are compiled in a normal
course of such party’s business (and the subsequent submission of such financial statements to
governmental authorities as required by applicable law and/or potential investors).

23. Interpretation. Irrespective of the place of execution or performance, this
Sublease shall be governed by and construed in accordance with the laws of the State of
California. If any provision of this Sublease or the application thereof to any person or
circumstance shall, for any reason and to any extent, be invalid or unenforceable, the remainder
of this Sublease and the application of that provision to other persons or circumstances shall not
be affected but rather shall be enforced to the extent permitted by law. The table of contents,
captions, headings and titles, if any, in this Sublease are solely for convenience of reference and
shall not affect its interpretation. This Sublease shall be construed without regard to any
presumption or other rule requiring construction against the party causing this Sublease or any
part thereof to be drafted. Each covenant, agreement, obligation or other provision of this
Sublease shall be deemed and construed as a separate and independent covenant of the party
bound by, undertaking or making same, not dependent on any other provision of this Sublease
unless otherwise expressly provided. All terms and words used in this Sublease, regardless of
the number or gender in which they are used, shall be deemed to include any other number and
any other gender as the context may require. The word “person” as used in this Sublease shall
mean a natural person or persons, a partnership, a corporation or any other form of business or
legal association or entity.
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24, Subtenant is currently in compliance with
and shall at all times during the Sublease Term remain in compliance with the regulations of the
Office of Foreign Asset Control (“OFAC”) of the Department of the Treasury (including those
named on OFAC’s Specially Designated and Blocked Persons List) and any statute, executive
order (including the September 24, 2001, Executive Order Blocking Property and Prohibiting
Transactions with Petsons Who Commut, Threaten to Commut, or Support Terrorism), or other
governmental action relating thereto.

25 This Sublease may be executed in multiple counterparts,
each of which is deemed an original but which together constitute one and the same instrument.
This Sublease shall be fully executed when each party whose signature is required has signed
and delivered to each of the parties at least one counterpart, even though no single counterpart
contains the signatures of all of the parties hereto This Sublease may be executed in so-called
“pdf” format and each party has the right to rely upon a pdf counterpart of this Sublease signed
by the other party to the same extent as if such party had received an original counterpart

26. . With Landlord’s consent Subtenant shall have the right,
but not obligation, to rent from Landlord, on a monthly basis commencing on the
Commencement Date and anytime thereafter, one (1) unreserved valet parking pass for every
5,000 RSF of the Subleased Premises Subtenant shall pay Landlord (or its designee) on a
monthly basis the prevailing rate charged from time to time at the Building Subtenant shall
abide by all rules and regulations of the orderly operation and use of the parking facilities at the
Building.

IN WITNESS WHEREOF, the parties hereto hereby execute this Sublease as of
the Effective Date.

SUBLANDLORD: TWITTER, INC ,
a Delaware corporation

BV Jalana
Print Name: Dalana Brnad
Title: cer
SUBTENANT: DENTSU INTERNATIONAL
AMERICAS LLC,
a Delaware limited liability
Yy
By:
Print Name:
Title:
20
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EXHIBIT A

Subleased Premises
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EXHIBIT B

Commencement Agreement

Date

Subtenant
Address

Re:  Commencement Letter with respect to that certain Sublease dated as of
September___, 2022, by and between TWITTER, INC., a Delaware corporation, as
Sublandlord, and DENTSU INTERNATIONAL AMERICAS LLC, a Delaware limited
liability company, as Subtenant, for 15,546 rentable square feet on the thirtieth (30th)
floor of the Building located at 650 California Street, San Francisco, California.

Dear

In accordance with the terms and conditions of the above referenced Sublease, Subtenant
accepts possession of the Subleased Premises and agrees:

1. The Commencement Date is and

2. The Expiration Date is January 31, 2025.

Please acknowledge your acceptance of possession and agreement to the terms set forth
above by signing this Commencement Letter in the space provided and returning a fully executed
counterpart (a scanned signature sent in PDF or similar format to @ .com
will suffice) to my attention.

Sincerely,
Twitter, Inc.

By:
Print Name:

Agreed and Accepted:

Subtenant:

By: [EXHIBIT - - DO NOT SIGN]
Name:
Title:
Date:
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EXHIBIT C

Form of Letter of Credit

FORM OF LETTER OF CREDIT

Beneficiary: Twitter, Inc. Issuance Date:

1355 Market Street, Suite 900
San Francisco, California 94103
Attention:

Accountee/Applicant:

Attn:

Ladies and Gentlemen:

We hereby establish our Irrevocable Letter of Credit no. in your favor for the
account of for an amount not to exceed in the aggregate

and _ /100 U.S. Dollars ($ ).

Funds under this credit are available against presentation of this original Letter of Credit and the
attached Exhibit A, with the blanks appropriately completed.

This Letter of Credit expires and is payable at the office of [Issuing
Bank’s name, address, department, and fax number], on or prior to , 20
[enter the Expiration Date], or any extended date as hereinafter provided for (the “Expiration
Date”).

If the Expiration Date shall ever fall on a day which is not a business day, then such Expiration
Date shall automatically be extended to the date which is the next business day. It is a condition
of this Letter of Credit that the Expiration Date will be automatically extended without
amendment for one (1) year from the Expiration Date hereof, or any future Expiration Date,
unless at least sixty (60) days prior to any Expiration Date we notify you by certified mail, return
receipt requested, or overnight courier service with proof of delivery to the address shown above,
attention: Legal Department, and concurrently notify Shartsis Friese LLP, One Maritime Plaza,
18th Floor, San Francisco, California 94111, ATTN: Jonathan M. Kennedy/Tess S. Brandwein,
in the same delivery method, that we elect not to extend the Expiration Date of this Letter of
Credit. Upon your receipt of such notification, you may draw against this Letter of Credit by
presentation of this original Letter of Credit and the attached Exhibit B, with the blanks
appropriately completed.
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Demands presented by fax (to fax number ) are acceptable; provided that if any
such demand is presented by fax, the original Exhibit and Letter of Credit shall be
simultaneously forwarded by overnight courier service to our office located at the address stated
above; provided further that the failure of the courier service to timely deliver shall not affect the
efficacy of the demand. Further, you shall give telephone notice of a drawing to the Bank,
attention: at , on the day of such demand, provided
that your failure to provide such telephone notification shall not invalidate the demand.

Drawing(s) in compliance with all of the terms of this Letter of Credit, presented prior to
11:00 A.M., Pacific time, on a Business Day, shall be made to the account number or address
designated by you of the amount specified, in immediately available funds, on the immediately
following Business Day.

Drawing(s) in compliance with all of the terms of this Letter of Credit, presented on or after
11:00 A.M., Pacific time, on a Business Day, shall be made to the account number or address
designated by you of the amount specified, in immediately available funds, on the second
Business Day.

This Letter of Credit is transferable any number of times without charge to you. Transfer must
be requested in accordance with our transfer form, which is attached as Exhibit C, accompanied
by the return of this original Letter of Credit and all amendments thereto for endorsement
thereon by us to the transferee. This Letter of Credit is transferable provided that such transfer
would not violate any governmental rule, order or regulation applicable to us.

We hereby engage with you that documents (including fax documents) presented in compliance
with the terms and conditions of this Letter of Credit will be duly honored if presented to our
bank on or before the Expiration Date of this Letter of Credit, which is , 20 .

Multiple and partial drawings are permitted.

This Letter of Credit is subject to the International Standby Practices 1998, International
Chamber of Commerce Publication No. 590.

[Issuing Bank’s name]
By:

Name:
Title:
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Exhibit A to Exhibit C
SIGHT DRAFT

Irrevocable Standby Letter of Credit No.

Date of This Draft:

To:

Name of Issuing Bank

Address

Re:  Irrevocable Standby Letter of Credit No.

To the order of

Pay $ )

At Sight

For value received under Letter of Credit No.

Payment of the amount demanded is to be made to the Beneficiary by wire transfer in
immediately available funds in accordance with the following instructions:

[Payment instructions to be inserted]

By:
Name:
Title:
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Exhibit B to Exhibit C
Irrevocable Standby Letter of Credit No.

Date:

To:

Name of Issuing Bank

Address

Ladies and Gentlemen:

Re:  Irrevocable Standby Letter of Credit No.

The undersigned, a duly authorized official of TWITTER, INC., a Delaware corporation,

(hereinafter referred to as “Sublandlord”), hereby certifies that Sublandlord is entitled to draw

upon Irrevocable Standby Letter of Credit No. in the amount of $

[amount in words U.S. Dollars] as we have been notified that the Letter of Credit will not be

extended and has not provided us with an acceptable substitute irrevocable

standby letter of credit in accordance with the terms of that certain Sublease dated as of
: by and between Sublandlord and , s Subtenant.

Drawn under Irrevocable Standby Letter of Credit No. issued by
[name of Issuing Bank].

Payment of the amount demanded is to be made to the Beneficiary by wire transfer in
immediately available funds in accordance with the following instructions:

[Payment instructions to be inserted]
[Beneficiary’s name]
By:

Name:
Title:
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Exhibit C to Exhibit C
Irrevocable Standby Letter of Credit No.

Date:

To:

Name of Issuing Bank

Address

Ladies and Gentlemen:

Re:  Irrevocable Standby Letter of Credit No.

For value received, the undersigned Beneficiary hereby irrevocably transfers to:

(Name of Transferee)

(Address)

(City, State, Zip Code)

All rights of the undersigned beneficiary to draw under the above Letter of Credit up to its
available amount as shown above as of the date of this transfer.

By this transfer, all rights of the undersigned Beneficiary in such Letter of Credit are transferred
to the Transferee and the Transferee shall have the sole rights as Beneficiary thereof, including
sole rights relating to any amendments whether increases or extensions or other amendments and
whether now existing or hereafter made. All amendments are to be advised direct to the
Transferee without necessity of any consent of or notice to the undersigned Beneficiary.

The original of such Letter of Credit is returned herewith, and we ask you to endorse the transfer
on the reverse thereof, and forward it directly to the Transferee with your customary Notice of
Transfer.

Very truly yours,
[Beneficiary’s name]
By:

Name:
Title:
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The above signature with title as stated conforms to that on file with us and is authorized for the
execution of said instruments.

[Name of Authenticating Bank]
By:

Name:
Title:
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EXHIBITD

JPM Initial Letter of Credit

IRREVOCABLE STANDBY LETTER OF CREDIT NUMBER DATED:
To: Beneficiary Name and Address
DEAR SIR/MADAM:

WE HEREBY ISSUE OUR IRREVOCABLE STANDBY LETTER OF CREDIT IN
YOUR FAVOR.

BENEFICIARY: (NAME AND ADDRESS) ACCOUNT PARTY: (NAME AND
ADDRESS) DATE OF EXPIRY:

PLACE OF EXPIRY: OUR COUNTERS AMOUNT:
APPLICABLE RULES: ISP LATEST VERSION

THIS LETTER OF CREDIT IS ISSUED AT THE REQUEST ON
BEHALF OF

FUNDS UNDER THIS CREDIT ARE AVAILABLE AT SIGHT WITH JPMORGAN CHASE
BANK, N.A. UPON PRESENTATION OF BENEFICIARY’S SIGNED AND DATED
STATEMENT READING ASFOLLOWS:

“Beneficiary is entitled to draw upon the Letter of Credit pursuant to the terms of that certain
Sublease dated as of , 2022 by and between Beneficiary, as Sublandlord, and
Applicant, as Subtenant, therefore we hereby demand the amount of USD under JP
Morgan Chase Bank, N.A. Letter Credit number 7

IT IS A CONDITION OF THIS LETTER OF CREDIT THAT IT SHALL BE
AUTOMATICALLY EXTENDED WITHOUT AMENDMENT FOR ADDITIONAL 12
MONTH PERIODS FROM THE PRESENT OR EACH FUTURE EXPIRATION DATE,
UNLESS AT LEAST 60 DAYS PRIOR TO THE CURRENT EXPIRY DATE WE SEND
NOTICE IN WRITING TO YOU AT THE ABOVE ADDRESS, THAT WE ELECT NOT TO
AUTOMATICALLY EXTEND THIS LETTER OF CREDIT FOR ANY ADDITIONAL
PERIOD. HOWEVER IN NO EVENT SHALL THIS LETTER OF CREDIT BE
AUTOMATICALLY EXTENDED BEYOND THE FINAL EXPIRY DATE OF [DATE MUST
BE 90 DAYS AFTER SCHEDULED SUBLEASE EXPIRATION DATE].

THIS LETTER OF CREDIT IS TRANSFERABLE, BUT ONLY IN ITS ENTIRETY, AND
MAY BE SUCCESSIVELY TRANSFERRED. TRANSFER OF THIS LETTER OF
CREDIT SHALL BE EFFECTED BY US UPON YOUR SUBMISSION OF THIS ORIGINAL
LETTER OF CREDIT, INCLUDING ALL AMENDMENTS, IF ANY, ACCOMPANIED BY
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OUR TRANSFER REQUEST FORM DULY COMPLETED AND EXECUTED. IF YOU
WISH TO TRANSFER THE LETTER OF CREDIT, PLEASE CONTACT US FOR THE
FORM WHICH WE SHALL PROVIDE TO YOU UPON YOUR REQUEST. IN ANY
EVENT, THIS LETTER OF CREDIT MAY NOT BE TRANSFERRED TO ANY PERSON
OR ENTITY LISTED IN OR OTHERWISE SUBJECT TO, ANY SANCTION OR
EMBARGO UNDER ANY APPLICABLE RESTRICTIONS. CHARGES AND FEES
RELATED TO SUCH TRANSFER WILL BE FOR THE ACCOUNT OF THE APPLICANT
AND NEED NOT BE PAID AS A CONDITION TO ANY SUCH TRANSFER.

WE ENGAGE WITH YOU THAT DOCUMENTS PRESENTED UNDER AND IN
CONFORMITY WITH THE TERMS AND CONDITIONS OF THIS CREDIT WILL BE
DULY HONORED ON PRESENTATION IF PRESENTED ON OR BEFORE THE
EXPIRATION AT OUR COUNTERS AT 10420 HIGHLAND MANOR DR., 4TH FL.,
TAMPA, FL 33610 ATTN: STANDBY LETTER OF CREDITUNIT.

THIS LETTER OF CREDIT MAY BE CANCELLED PRIOR TO EXPIRATION PROVIDED
THE ORIGINAL LETTER OF CREDIT (AND AMENDMENTS, IF ANY) ARE RETURNED
TO JPMORGAN CHASE BANK, N.A., AT OUR ADDRESS AS INDICATED HEREIN,
WITH A STATEMENT SIGNED BY THE BENEFICIARY STATING THAT THE
ATTACHED LETTER OF CREDIT IS NO LONGER REQUIRED AND IS BEING
RETURNED TO THE ISSUING BANK FORCANCELLATION.

THIS LETTER OF CREDIT IS GOVERNED BY, AND CONSTRUED IN ACCORDANCE
WITH THE LAWS OF THE STATE OF NEW YORK AND, EXCEPT AS OTHERWISE
EXPRESSLY STATED HEREIN, IS SUBJECT TO THE INTERNATIONAL STANDBY
PRACTICES, ICC PUBLICATION NO. 590 (THE “ISP98”), AND IN THE EVENT OF ANY
CONFLICT, THE LAWS OF THE STATE OF NEW YORK WILL CONTROL, WITHOUT
REGARD TO PRINCIPLES OF CONFLICT OF LAWS.

ALL INQUIRIES REGARDING THIS TRANSACTION MAY BE DIRECTED TO OUR
CLIENT SERVICE GROUP AT THE FOLLOWING TELEPHONE NUMBER OR EMAIL
ADDRESS QUOTING OUR REFERENCE

TELEPHONE NUMBER 1-800-634-1969
EMAIL ADDRESS:GTS.CLIENT.SERVICES@JPMCHASE.COM

YOURS FAITHFULLY, JPMORGAN CHASE BANK, N.A.

Authorized Signature
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CONSENT TO SUBLEASE AGREEMENT

THIS CONSENT TO SUBLEASE AGREEMENT (this "Agreement") is made as of
NovemberNovem,bfﬁﬁo(thez:wéonsent Effective Date”), by and among COLUMBIA REIT - 650
CALIFORNIA, LLC, a Delaware limited liability company ("Landlord"), TWITTER, INC., a
Delaware corporation ("Tenant"), and DENTSU INTERNATIONAL AMERICAS LLC, a
Delaware limited liability company ("Subtenant").

A. Landlord and Tenant (as successor-in-interest to CrossInstall LLC. a Delaware
limited liability company, as successor-in-interest to CrossInstall, Inc., a Delaware corporation)
are parties to that certain Office Lease (the "Lease") dated as of September 12, 2017, with respect
to certain premises (the "Premises"), on the thirtieth (30 floor of that certain office building
located at 650 California Street, San Francisco, California 94108 (the "Building").

B. Pursuant to the terms of Section 14.1 of the Lease, Tenant has requested Landlord's
consent to that certain Sublease dated October 5, 2022 between Tenant and Subtenant (the
"Sublease"), with respect to a subletting by Subtenant of the entirety of the Prcmises, as more
particularly described in the Sublease (the "Sublet Premises"). A copy of the Sublease is attached
hereto as Exhibit A. Tenant has previously notified Landlord of Tenant’s intent to (i) terminate
the existing sublease by and between Tenant and Point Up, Inc. (“Peint Up”), dated as of April
23,2021 (the “Point Up Sublease™), and (ii) thereafter sublease the entire Premises to Subtenant
pursuant to the Sublease. Landlord is willing to consent to the Sublease on thc terms and
conditions contained herein.

C. All defined terms not otherwise expressly defined herein shall have the respective
meanings given in the Lease.

AGREEMENT:

1. Tenant Estoppel. Tenant represents and warrants to Landlord that, as of the
Consent Effective Date: (a) the Lease is in full force and effect; (b) Tenant’s interest in the Lease
has not been assigned or encumbered (excepting the Point Up Sublease referenced above);
(c) Tenant knows of no current defense or counterclaim to the enforcement of the Lease; (d) Tenant
is not entitled to any current reduction, offset or abatermnent of the rent payable under the Lease;
(e) a true and complete copy of the Sublease is attached hereto, and the Sublease constitutes the
complete agreement between Tenant and Subtenant with respect to the subject matter thereof,
(f) Landlord has completed all work in the Premises, if any, to be performed by Landlord under
the Lease (subject to Landlord’s ongoing maintenance obligations set forth in the Lease) and has
paid all contributions and other sums due to Tenant under the Lease and (g) to Tenant’s knowledge,
neither Landlord nor Tenant is in default of any of their respective obligations or covenants, and
neither has breached any of their respective representations or warranties, under the Lease.

650 CALIFORNIA STREET
4883-0179-5644.1 Consent to Subleasc
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2. Landlord's Consent. Landlord hereby consents to the Sublease; provided
however, notwithstanding anything contained in the Sublease to the contrary, such consent is
granted by Landlord only upon the terms and conditions set forth in this Agreement. The Sublease
is subject and subordinate to the Lease. Landlord shall not be bound or estopped by any of the
terms, covenants, conditions, provisions or agreements of the Sublease.  Accordingly,
notwithstanding any provision contained in the Sublease to the contrary (including, without
limitation Sections 14.2 and 17 of the Sublease), Landlord's consent pursuant to the terms of this
Agreement shall not be deemed to be Landlord's consent to any alteration of the Premises or the
Sublct Premises nor entitle Subtenant to any signage under the Sublease except that, pursuant to
Section 17 of the Sublease, subject to the prior consent of Landlord pursuant to the terms of the
Master Lease and Sublandlord (Sublandlord’s consent not to be unreasonably withheld,
conditioned or delayed), Subtenant shall have the right to install Building-standard signage
identifying Subtenant in the thirtieth (30th) floor elevator lobby and shall further have the right to
Building-standard ground floor lobby directory signage/identification, all at Subtenant’s sole cost
and expense, and will have the right to have its name installed in any electronic directory in the
Building lobby. Nothing contained herein shall be construed as a consent to, approval of, or
ratification by Landlord of, any of the particular provisions of the Sublease or any plan or drawing
referred to or contained therein (except as may be expressly provided herein). Landlord has not
reviewed or approved any provision of the Sublease. In furtherance of the foregoing, the parties
acknowledge and agree that Subtenant is not being granted any rights that are personal to Tenant
under the Lease, including, without limitation, the Option Right described in Section 2.2.1 of the
Lease.

3. Tenant or Subtenant Default. If Tenant or Subtenant take any action which, after
the giving any notice required by Landlord under the I .ease and the passage of any applicable cure
period under the Lease would constitute an event of default as described in Article 19 of the Lease,
then Landlord may declare an event of default under Article 19 of Lease and avail itself of all
remedies provided at law or in equity or under the Lease with respect to an event of default.
Landlord's rights and remedies under this Agreement shall be in addition to every other right or
remedy available to it under the Lease, at law, in equity or otherwise and Landlord shall be able to
assert its rights and remedies at the same time as, before, or after its assertion of any other right or
remedy to which it is entitled without in any way diminishing such other rights or remedies.

4. Non-Release of Tenant; Further Transfers. Neither the Sublease nor this
consent thereto shall release or discharge Tenant from any liability, whether past, present or future,
under the Lease or alter the primary liability of the Tenant to pay the rent and perform and comply
with all of the obligations of Tenant to be performed under the Lease (including the payment of
all bills rendered by Landlord for charges incurred by the Subtenant for services and materials
supplied to the Sublet Premises). Notwithstanding anything to the contrary contained in the
Sublease, neither the Sublease nor this consent thereto shall be construed as a waiver of Landlord's
right to consent to any further subletting either by Tenant or by the Subtenant or to any assignment
by Tenant of the Lease or assignment by the Subtenant of the Sublease, or as a consent to any
portion of the Sublet Premises being used or occupied by any other party (and any fees or costs
due and owing in connection with any such future transfers shall be paid by Tenant to Landlord
and not Subtenant to Landlord). Landlord may consent to subsequent sublettings and assignments
of the Lease or the Sublease or any amendments or modifications thereto without notifying Tenant,
Subtenant nor anyone else liable under the Lease and without obtaining their consent. No such

650 CALIFORNIA STREET
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deemed an attornment by Subtenant to Landlord in the absence of a specific written agreement
signed by Landlord to such an effect.

5.2.  Landlord's Election of Tenant's Attornment. In the event Landlord
elects, at its option, to cause Subtenant to attorn to Landlord pursuant to Section 3, above, Landlord
shall undertake the obligations of Tenant under the Sublease from the sime of the exercise of the
option, but Landlord shall not (i) be liable for any prepayment of more than one month's rent or
any security deposit paid by Subtenant, except to the extent any security deposit is actually
rcceived by Landlord, (ii) be liable for any previous act or omission of Tenant under the Lease or
for any other defaults of Tenant under the Sublease, except to the extent any such act, omission or
default continues after Landlord succeeds to Tenant’s interest in the Sublease, provided, however,
that such liability shall arise only from and after the date that Landlord succeeds Tenant’s interest
in the Sublease, (iii) be subject to any defenses or offsets previously accrued which Subtenant may
have against Tenant, except for any rental abatement expressly provided for in the Sublease
relating to a condition that continues after Landlord succeeds to Tenant’s interest in the Sublease,
provided, however, that such abatement shall commence only from and after the date that Landlord
succeeds Tenant’s interest in the Sublease, or (iv) be bound by any changes or modifications made
to the Sublease without the written consent of Landlord.

5.3. Landlord Exculpation. The liability of Landlord or the “Landlord
Parties”, as that term is defined in the Lease, to Subtenant for any default by Landlord under this
Agreement or arising in connection herewith or with Landlord's operation, management, leasing,
repair, renovation, alteration or any other matter relating to the Building, the Premises or the Sublet
Premises shall be limited solely and exclusively to an amount which is equal to the interest of
Landlord in the Building. Neither Landlord nor any of the Landlord Parties shall have any personal
liability therefor, and Subtenant hereby expressly waives and releases such personal liability on
behalf of itself and all persons claiming by, through or under Subtenant. The limitations of liability
contained in this Section S.3 shall inure to the benefit of Landlord's and the Landlord Parties’
present and future partners, beneficiaries, officers, directors, trustees, shareholders, agents and
employees, and their respective partners, heirs, successors and assigns. Under no circumstances
shall any present or future partner of Landlord (if Landlord is a parmership), or trustee or
beneficiary (if Landlord or any partner of Landlord is a wrust), have any liability for the
performance of Landlord's obligations under this Agreement. Notwithstanding any contrary
provision herein, neither Landlord nor the Landlord Partics shall be liable under any circumstances
for injury or damage to, or interference with, Subtenant's business, including but not limited to,
loss of profits, loss of rents or other revenues, loss of business opportunity, loss of goodwill or loss
of use, in each case, however occurring.

6. Certified Access Specialist. For purposes of Section 1938 of the California Civil
Code, Landlord hereby discloses to Tenant and Subtenant, and Tenant and Subtenant hereby
acknowledge, that the Premises has not undergone inspection by a Certified Access Specialists
(CASp). As required by Section 1938(e) of the California Civil Code, Landlord hereby states as
follows: "A Certified Access Specialist (CASp) can inspect the subject premises and determine
whether the subject premises comply with all of the applicable construction-related accessibility
standards under state law. Although state law does not require a CASp inspection of the subject
premises, the commercial property owner or lessor may not prohibit the lessee or tenant from
obtaining a CASp inspection of the subject premises for the occupancy or potential occupancy of

650 CALIFORNIA STREET
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IN WITNESS WHEREOF, the parties have exccuted this Consent to Sublease Agreement

as of the Consent Effective Date.

"Landlord"

Columbia REIT - 650 California, LLC,
a Delaware limited liability company

By: Chaperone Portfolio Mezz A-1 LLC,
a Delaware limited liability company, its manager
By: Columbia Property Trust Operating Partnership, L.P.,
a Delaware limited partnership, its sole member
By: Columbia Property Trust, Inc.,
a Maryla }‘/)D:)cuSigneé by: i general partner
Eﬁ@dﬁ%@ﬁﬁdﬁey
SVP

"Tenant":
TWITTER, INC.,
a Dclawareﬁ%

By:

Name: _(OSF—

Its:

"Subtenant":

RNATIONAL AMERICAS LLC,
lited lif?lity company
A

By: -
Name: 4%’4! l‘_".:‘ J\("".b{ ""\l L

Its:
By:
Name:

Its:
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