
An eleven-year sublease agreement for 1,216 square feet of office space, and the right to three 
parking spaces for the Chief Executive Office, Legislative Affairs and Intergovernmental Relations 
units’ advocacy office.

SUBJECT

July 12, 2016

The Honorable Board of Supervisors
County of Los Angeles
383 Kenneth Hahn Hall of Administration
500 West Temple Street 
Los Angeles, California 90012
 
Dear Supervisors:

SUBLEASE AGREEMENT
CHIEF EXECUTIVE OFFICE

LEGISLATIVE AFFAIRS & INTERGOVERNMENTAL RELATIONS
660 NORTH CAPITOL STREET, WASHINGTON, D.C.

(ALL DISTRICTS)
(3 VOTES)

IT IS RECOMMENDED THAT THE BOARD:

1.  Approve and instruct the Chair to sign the proposed sublease agreement with National 
Association of Counties (NACo), Sublessor, for the occupancy of 1,216 square feet of office space 
for the Chief Executive Office Washington, D.C.  Advocacy Office at 660 North Capitol Street, 
Washington, D.C., at an initial annual base rental cost of $77,280, effective the second year of the 
sublease.  The rental cost of the sublease for the first year will be waived.  The sublease costs are 
100 percent net County cost.

2.  Authorize and direct the Chief Executive Officer to execute any other ancillary documentation 
necessary to effectuate the lease, which will be effective upon approval by the Board of Supervisors, 
and authorize the Chief Executive Office to take any actions necessary and appropriate to implement 
the project.
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PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION

Since July, 1988, the County has housed three staff in 1,105 square feet of office space rented from 
the National Association of Counties (NACo) located at 440 First Street, N.W., Washington, D.C. and 
later moved with NACo to its current office location in 1,228 square feet at 25 Massachusetts 
Avenue.  The County’s Washington, D.C. office is responsible for leading the County’s advocacy 
efforts, including directing staff and contract representatives and coordinating the advocacy activities 
of County departments and affiliates.  The County legislative staff is responsible for advocacy and 
monitoring of key legislative and regulatory issues, in accordance with the County’s Board-approved 
Federal Legislative Agenda and Policies.  In addition, the County’s Chief Legislative Representative 
in Washington, D.C. is responsible for coordinating the advocacy efforts of five contract lobbyists.

The County has benefited from the existing office location because of its close proximity to numerous 
congressional offices and federal buildings.  Currently, the three assigned Chief Executive Office 
(CEO) employees have access to NACo personnel and conference rooms, as well as technical and 
computer support services, which has proven to be a cost-effective and efficient method of managing 
operations.

Though the existing sublease with NACo is due to expire in February 2017, NACo has elected to 
move to an alternative and more convenient location at 660 North Capital Street, Washington, D.C.  
Accordingly, the County proposes to move with NACo into the new offices with an approximate 
commencement date of November 1, 2016.  There will be no responsibility to backfill the existing 
office space to be vacated, nor will the County be charged any early termination fees by the current 
building ownership.  The rental cost for the first year of the new sublease agreement will be waived.

The new facility is located within close proximity to federal governmental facilities, the Senate, and 
House of Representatives.  By co-locating with NACo, the County will continue to take advantage of 
existing benefits associated with the CEO-Washington, D.C. Office’s adjoining NACo without an 
interruption in legislative advocacy operations.

Implementation of Strategic Plan Goals
The Countywide Strategic Plan Goal of Community Support and Responsiveness (Goal 2) directs 
that we enrich lives of Los Angeles County residents by providing enhanced services, and effectively 
planning and responding to economic, social, and environmental challenges.  In this case, the 
proposed sublease supports these goals with suitably located office space with appropriate 
workspace allowing legislative staff to advocate and monitor key legislative and regulatory issues 
affecting the County.  The sublease agreement is in conformance with the Asset Management 
Principles as outlined in Attachment A.

FISCAL IMPACT/FINANCING

The proposed sublease will provide 1,216 square feet of office space, which is slightly less than the 
existing office space.  The initial base rent will be waived in the first year of the sublease, and 
beginning in year two of the lease, the base rent will be $6,440 per month, or $77,280 annually.
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This is a full-service sublease whereby the Sublessor is responsible for operating costs associated 
with the County’s occupancy.  The annual rent of $62 per square foot will be waived for the first year 
of the sublease at the new location, and the annual rent beginning in the second year of the 
sublease will be $63.55 per square foot and is subject to 2.5 percent annual increases over the 
remaining term.  Attachment B is an overview of the changes associated with the proposed new 
sublease agreement.

Sufficient funding for the proposed sublease costs will be included in the Fiscal Year (FY) 2016-17 
Rent Expense budget, and will be billed back to the CEO.  CEO will have sufficient funding in its FY 
2016-17 operating budget to cover the projected sublease costs.

FACTS AND PROVISIONS/LEGAL REQUIREMENTS

The proposed sublease agreement will provide 1,216 square feet of office space and access to three 
parking spaces for the Federal Advocacy Office of the Legislative Affairs & Intergovernmental 
Relations Branch (Legislative Affairs) of the CEO.  The sublease contains the following provisions:

-  Eleven-year term, with the first year’s rent waived, commencing after completion of the 
improvements by the Sublessor and acceptance by the County, scheduled to be November 1, 2016.

-  A full-service gross basis whereby the Sublessor is responsible for operational and maintenance 
costs.

-  A Tenant Improvement allowance of up to $152,000, or $125 per square foot, per the terms of the 
Master Lease, included in the base rental rate for improvement of the premises.

-  Annual rental rate adjustments subject to 2.5 percent and pro-rata share of operating expenses, 
per the provisions of the Master Lease.

-  One five-year option to extend the sublease at the same terms and conditions.

The CEO Real Estate Division staff conducted a survey within the search area to determine the 
availability of comparable and more economical sites.  Based upon said survey, staff has established 
that the rental range for similar space is between $60 and $100 per square foot per year on a full-
service gross basis.  Thus, the annual base rent of $62 per square foot per year full-service for the 
proposed sublease represents a rate within the market range for the area.  There are no other 
County-owned or leased facilities in Washington, D.C.

The proposed sublease will continue to provide a facility consistent with the County’s Facility 
Location Policy, adopted by the Board of Supervisors on July 24, 2012, as outlined in Attachment C.

ENVIRONMENTAL DOCUMENTATION

As the subject facility is located outside of California, the California Environmental Quality Act 
(CEQA) is not applicable to this transaction.
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IMPACT ON CURRENT SERVICES (OR PROJECTS)

The proposed sublease agreement will provide the necessary office space for this ongoing County 
requirement.

CONCLUSION

It is requested that the Executive Office, Board of Supervisors, return three originals of the executed 
sublease agreement, two certified copies of the Minute Order, and the adopted, stamped Board letter 
to the CEO, Real Estate Division at 222 South Hill Street, 4th Floor, Los Angeles, CA  90012 for 
further processing.

SACHI A. HAMAI

Chief Executive Officer

Enclosures

c: Executive Office, Board of Supervisors
County Counsel
Auditor-Controller

Respectfully submitted,

SAH:DPH:CMM
TS:NCH:gw
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ATTACHMENT A

CHIEF EXECUTIVE OFFICE
LEGISLATIVE AFFAIRS & INTERGOVERNMENTAL RELATIONS

660 NORTH CAPITOL STREET, WASHINGTON, D.C.
Asset Management Principles Compliance Form1

Occupancy

A Does lease consolidate administrative functions?2

B Does lease co-locate with other functions to better serve clients?2

C Does this lease centralize business support functions?2

D Does this lease meet the guideline of 200 sq. ft of space per person?2
— This is the only space adjacent to NACo and space is not divisible.

E Does lease meet the 4/1000 sq. ft. parking ratio guideline?2 3

F Does public parking and mass-transit exist to facilitate employee, client and visitor

— — access to the proposed lease location?2
2. ~pital

A Is it a substantial net County cost (NCC) program? X

B Is this a long term County program? X

C If yes to 2 A or B; is it a capital lease or an operating lease with an option to buy? X

D If no, are there any suitable County-owned facilities available? X

B If yes, why is lease being recommended over occupancy in County-owned space? X

F Is Building Description Report attached as Attachment C? X

G Was build-to-suit or capital project considered? The County currently co-houses
with NACo and will move to the new building as part of the group.

3. Portfolio Management

A Did department utilize CEO Space Request Evaluation (SRE)? X

B Was the space need justified? X

C If a renewal lease, was co-location with other County departments considered? X

D Why was this program not co-located? X

1. The program clientele requires a stand alone” facility.

2. — No suitable County occupied properties in project area.

3. No County-owned facilities available for the project.

4. — Could not get City clearance or approval.

5. X The Program is being co-located (with the National Association of Counties).

E Is lease a full service lease?2 X

F Has growth projection been considered in space request? X

G Has the Dept. of Public Works completed seismic review/approval? New facility. X

1As approved by the Board of Supervisors 1 1/1 7/98

2If not, why not?



ATTACHMENT B

FISCAL IMPACT I FINANCING

OVERVIEW OF LEASE CHANGES

NACo EXISTING SUBLEASE PROPOSEDSUBLEASE
(National Association 25 Massachusetts Ave., 660 N. Capitol Street CHANGE
of Counties) Washington, D.C. Washington, D.C.

Area (square feet) 1,228 1,216 -12

(11/01/2007-2/21/2017) Eleven years upon +11 yearsTerm Ten years Board adoption

$77,634 $75,392Annual Rent -$2,242 (-1 .22/sq.ft.)($63.22/sq ft.) ($62/sq ft.)

Tenant
+$88,758Improvements $63,242 ($51 .50/sq.ft.) $152,000 ($1 25/sq.ft.) (+$73.50/sq.ft.)

(in Base Rent)

Cancellation None None None

Parking 2 spaces 3 spaces +1

Option to Renew No options remain One 5-year option +One 5-year option

1.7 percent increase + 2.5 percent increase + +0.8 percent increase +

Rental Adjustment pro rata share of pro rata share of pro rata share of
operating expenses. operating expenses. operating expenses.



ATTACHMENT C

FACILITY LOCATION POLICY ANALYSIS

Proposed lease renewal: Eleven-year sublease for the Chief Executive Office (CEO)
Legislative Affairs & Intergovernmental Relations (Legislative Affairs) — All Districts.
There is a County option to renew after eleven years.

A. Establish Service Function Category — Advocacy office public service function.

B. Determination of the Service Area — The proposed sublease will allow the
CEO-Legislative Affairs to continue to provide an advocacy office centrally
located to the downtown Washington D.C. area.

C. Apply Location Selection Criteria to Service Area Data

• Need for proximity to service area and population: Advocacy programs
are most effective when located in the same geographic area as their
similar programs, providers and stakeholders. This location meets the
service area criteria and remains in the desired Governmental area.

• Need for proximity to existing County facilities: N/A

• Need for proximity to Los Angeles Civic Center: N/A

• Economic Development Potential: N/A

• Proximity to public transportation: The location is adequately served by
local transit services.

• Availability of affordable housing for County employees: The surrounding
area provides for housing and rental opportunities.

• Use of historic buildings: N/A

• Availability and compatibility of existing buildings: There are no existing
County buildings available to meet the Department’s service needs.

• Compatibility with local land use plans: This is a new facility in close
proximity to existing uses.

• Estimated acquisition/construction and ongoing operational costs: The
initial maximum annual rent is $77,280. Rental costs are 100 percent net
County cost.



0. Analyze results and identify location alternatives

Based upon the space and service needs of the CEO-Legislative Affairs, staff
surveyed the immediate area to determine the availability of comparable and
more economical site alternatives.

Based on a survey of the area, staff established the annual rental range for
similar office space is up to $100 per square foot on an annual full-service basis,
i.e., including operational, maintenance costs and available parking. Therefore,
the proposed initial annual rent of $62 on a full-service gross basis, excluding the
cost of parking, is within market range for the area and supports the sublease at
this co-location.

E. Determine benefits and drawbacks of each alternative based upon
functional needs, service area, cost and other Location Selection Criteria

The subject sublease for CEO-Legislative Affairs will provide adequate office
space for its employees and efficient space for on-site services, which is
consistent with the County’s Facility Location Policy, adopted by the Board of
Supervisors on July 24, 2012. The cost of comparable sites was higher per
square foot if the County was separately located, and the sites would require
tenant improvements that would drive the rent up further.



1 AGREEMENT OF SUBLEASE

2 THIS AGREEMENT OF SUBLEASE (the “Sublease”) is made as of , 2016,
3 by and between NATIONAL ASSOCIATION OF COUNTIES, a Delaware not-for-profit
4 corporation (the “Sublessor”) having an office at 25 Massachusetts Avenue, NW, Suite 500,
5 Washington, DC 20001, Attn: Executive Director, and LOS ANGELES COUNTY, a body
6 corporate and politic (the “Sublessee”) having an office at 500 W. Temple Street, Room 358,
7 Los Angeles, CA 90012.

8 WITNESSETH:

9 WHEREAS, pursuant to the Office Lease Agreement dated as of October 5, 2015, by and
10 between 660 North Capitol Street Property LLC, a Delaware limited liability company, as
11 landlord (the “Landlord”), and Sublessor, as tenant (the “Lease”), Landlord leased to Sublessor
12 certain office space (the “Prime Lease Premises”) on the third (3’~’) and fourth (4th) floor in the
13 building located at 660 N. Capitol Street, N.W., Washington, D.C. 20001-143 1 and known as
14 Republic Square II (the “Building”); and

15 WHEREAS, Sublessor desires to sublease to Sublessee, and Sublessee desires to sublease
16 from Sublessor, certain space in the Prime Lease Premises, on the terms and conditions
17 hereinafter set forth.

18 NOW, THEREFORE, in consideration of the mutual covenants herein contained, and for
19 other good and valuable consideration, the receipt and sufficiency of which are hereby
20 acknowledged, the parties agree as follows:
21
22 1. Subleasing of the Premises. Sublessor hereby subleases to Sublessee and
23 Sublessee hereby subleases from Sublessor, that certain office space in the Prime Lease
24 Premises, as depicted on the plan attached hereto as Exhibit A, known as Suite 402, together
25 with the right to use in common with the other occupants of the Prime Lease Premises, the
26 restroom located within the Prime Lease Premises, subject to any modifications thereto required
27 by any governmental authority in connection with the obtaining of all permits and approvals
28 required in connection with the work to be performed therein by Sublessor, deemed for all
29 purposes of this Sublease to be One Thousand Two Hundred Sixteen (1,216) rentable square feet
30 (the “Premises”), upon and subject to all of the terms, covenants, rentals and conditions
31 hereinafter set forth.
32
33 2. Term.

34 (a) This Sublease shall be in full force and effect from the date it has been
35 executed by Sublessor and Sublessee Landlord has consented thereto. The term (the “Term”) of
36 this Sublease shall commence on the Lease Commencement Date, as defined in the Lease (the
37 “Commencement Date”), and expire on the last day of the one hundred thirty-second (132”~’)
38 full calendar month thereafter (the “Expiration Date”), unless sooner terminated as hereinafter
39 provided. Based on the Landlord’s representations to Sublessor, Sublessor anticipates that the
40 Commencement Date shall be on or about November 1, 2016; provided, however, that Sublessor
41 shall have no liability whatsoever, and this Sublease shall not be rendered void or voidable, if the
42 Commencement Date does not occur on such date. After the Commencement Date is
43 determined, Sublessor may deliver to Sublessee a certificate confirming such date.
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44 (b) As used in this Sublease, the term “Lease Year’ shall have the meaning
45 set forth in this subsection. The first Lease Year of the Term shall commence on the
46 Commencement Date and terminate on the last day of the twelfth (12th) full calendar month after
47 such Commencement Date. Each subsequent Lease Year shall commence on the date
48 immediately following the last day of the preceding Lease Year and shall continue for a period of
49 twelve (12) full calendar months, except that the last Lease Year of the Term shall terminate on
50 the date this Sublease expires or is otherwise terminated.

51 (c) Subject to (i) Sublessor’ s exercise of its renewal rights pursuant to
52 Section 3.8 of the Lease, and (ii) Sublessor waiving its right of recapture of the Premises for its
53 exclusive use and occupancy, Sublessor hereby grants to Sublessee the right, exercisable at
54 Sublessee’ s option, to renew the term of this Sublease for one (1) term of five (5) years (the
55 “Renewal Term”). If exercised, and if the conditions applicable thereto have been satisfied, the
56 Renewal Term shall commence immediately following the end of the initial Lease Term. The
57 right of renewal herein granted to Sublessee shall be subject to, and shall be exercised in
58 accordance with, the following terms and conditions:

59 (i) Sublessee shall exercise its rights with respect to the Renewal
60 Term by giving Sublessor written notice thereof by letter from Sublessee’ s Chief Executive
61 Office, not earlier than the first day of the last Lease Year of the initial Term (the “Renewal
62 Notice”). All then-current terms and conditions of this Sublease shall continue to apply during
63 the Renewal Term, and the base rent shall be as set forth in the table in Section 3(a) below for
64 the Renewal Term.)

65 (ii) If the Renewal Notice is not given timely, then Sublessee’ s rights
66 of renewal pursuant this Section 2(c) shall lapse and be of no further force or effect.

67 (iii) If a material default has occurred under this Sublease (which
68 default continued past any applicable notice and cure periods) on or before the date the Renewal
69 Notice is given to Sublessor or at any time thereafter prior to commencement of the Renewal
70 Term, then, at Sublessor’ s option, the Renewal Term shall not commence and the term of this
71 Sublease shall expire at the expiration of the initial Term.

72 (iv) Landlord, through its consent to this Sublease, hereby consents to
73 the Renewal Term if exercised in accordance with the terms of this Section 2(c).

74 3. Rent.

75 (a) During the Term, Sublessee shall pay to Sublessor, in lawful money of the
76 United States, annual base rent (“Annual Base Rent”), payable in equal monthly installments
77 (the “Monthly Base Rent”). Annual Base Rent shall be calculated, with respect to each Lease
78 Year, as the product of the Rent per square foot, as set forth below, multiplied by the number of
79 square feet of rentable area in the Premises, as set forth above. All such Monthly Base Rent is to
80 be paid in advance, on the first (1st) day of each month during the Term, at the office of
81 Sublessor, or such other place as Sublessor may designate, without any abatement, set-off or
82 deduction of any kind whatsoever. Simultaneously with Sublessee’ s execution and delivery of
83 this Sublease, Sublessee shall pay the first installment of Monthly Base Rent, which Sublessor
84 shall credit toward the first full month’s rent due to Sublessor hereunder. If the Commencement
85 Date is a date other than the first day of a month, rent for the period commencing with and
86 including the Commencement Date and ending on and including the day prior to the first day of
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87 the following month shall be prorated at the rate of one-thirtieth (1/30th) of the Monthly Base
88 Rent per day and shall be due and payable on the Commencement Date. Notwithstanding the
89 foregoing, the first twelve (12) monthly payments ofMonthly Base Rent shall be abated.

Lease Year Rent Per Square Foot Monthly Rent

1 $62.00 None—Rent Abated
2 $63.55 $6,439.73
3 $65.14 $6,600.82
4 $66.77 $6,766.02
5 $68.44 $6,935.25
6 $70.15 $7,108.93
7 $71.90 $7,285.87
8 $73.70 $7,468.27
9 $75.54 $7,654.72
10 $77.43 $7,846.24
11 $79.37 $8,042.83

RENEWAL TERM RENT
12 $81.35 $8,243.47
13 $83.38 $8,449.17
14 $85.47 $8,660.96
15 $87.60 $8,876.80
16 $89.79 $9,098.72

90 (b) All amounts payable by Sublessee to Sublessor pursuant to this Sublease
91 shall be deemed and constitute rent and, in the event of any non-payment thereof and after the
92 lapse of any applicable grace period, Sublessor shall have all of the rights and remedies provided
93 herein, in the Lease, and at law or in equity for non-payment of rent. Sublessee’ s obligation to
94 pay rent hereunder shall be on account of the period from and after the Commencement Date and
95 shall survive the Expiration Date or sooner termination of this Sublease.

96 (c) Effective from and after January 1, 2018, Sublessee shall pay to Sublessor
97 as additional rent (i) Sublessee’ s Proportionate Share of the difference between Operating
98 Charges (as defined in the Lease) payable by Sublessor under the Lease with respect to the
99 applicable calendar year, and Operating Charges paid by Sublessor under the Lease with respect

100 to calendar year 2017, (ii) Sublessee’ s Proportionate Share of the difference between Office
101 Specific Charges (as defmed in the Lease) payable by Sublessor under the Lease with respect to
102 the applicable calendar year, and Office Specific Charges paid by Sublessor under the Lease with
103 respect to calendar year 2017, (iii) Sublessee’ s Proportionate Share of the difference between
104 Real Estate Taxes (as defmed in the Lease) payable with respect to the applicable calendar year,
105 and Real Estate Taxes paid by Sublessor under the Lease with respect to calendar year 2017, (iv)
106 Sublessee’ s Proportionate Share of any and all amounts which by the terms of the Lease become
107 due and payable by the Sublessor to Landlord and (v) fees that would be due and payable by
108 Sublessor but for the acts, requests for services and/or failure to act reasonably of Sublessee.
109 The term “Sublessee’ s Proportionate Share” shall mean the result obtained by multiplying one
110 hundred percent (100%) by a fraction, the numerator being the number of rentable square feet in
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111 the Premises and the denominator being the number of rentable square feet in the Prime Lease
112 Premises.

113 4. Care, Surrender and Restoration of the Premises.

114 (a) Without limiting any other provision of this Sublease or the Lease,
115 Sublessee shall take good care of the Premises, suffer no waste or injury thereto and shall
116 comply with all laws, orders and regulations which are imposed on Sublessor, as tenant under the
117 Lease, and are applicable to the Premises and/or Sublessee’ s use thereof Upon the Expiration
118 Date or sooner termination of this Sublease, Sublessee shall quit and surrender the Premises to
119 Sublessor in the condition such Premises were in on the Commencement Date, broom clean, in
120 good order and condition, ordinary wear and tear excepted.

121 (b) Upon the Expiration Date or sooner termination of this Sublease,
122 Sublessee shall remove from the Premises at its sole expense all of its personal property. Upon
123 removal of Sublessee’s property from the Premises, Sublessee shall, at its sole expense, promptly
124 repair and restore the Premises to the condition existing prior to the placement of such personal
125 property upon the Premises and repair any damage to the Premises and/or the Building related to
126 such removals, so as to restore the Premises to the condition required under subsection (a) above,
127 or, at Sublessor’s election, as may otherwise be required under the Lease. All property permitted
128 or required to be removed by Sublessee upon the Expiration Date or sooner termination of this
129 Sublease remaining on the Premises after such Expiration Date or sooner termination shall be
130 deemed abandoned and may, at the election of Sublessor, either be retained as Sublessor’ s
131 property or may be removed from the Premises by Sublessor, at Sublessee’ s expense. Any such
132 expenses shall be paid by Sublessee to Sublessor upon demand therefor.

133 5. Use. Sublessee shall use and occupy the Premises, subject to the terms of the
134 Lease, solely for general office use, and for no other purpose.

135 6. Incorporation of Terms of Lease. Sublessor and Sublessee agree that this
136 Sublease is subordinate to the Lease. The terms, provisions, covenants, stipulations, conditions,
137 rights, obligations, remedies and agreements of the Lease are incorporated into this Sublease by
138 reference and made a part hereof as if herein set forth at length, and shall, as between Sublessor
139 and Subles see (as if they were the Landlord and Tenant, respectively, under the Lease and as if
140 the Premises being sublet hereby were the premises demised under the Lease), constitute the
141 terms of this Sublease, including without limitation, the late payment fee and interest on past due
142 rent, except to the extent that they do not expressly relate to the Premises or are expressly
143 inapplicable to, or expressly modified or eliminated by, or otherwise addressed by, the terms of
144 this Sublease. Notwithstanding the foregoing provisions of this Sublease to the contrary, it is
145 expressly understood and agreed that Sections 3.1, 3.2, 3.5, 3.6, 15.2, 21.3, Articles XI and
146 XXVI of the Lease, and Exhibit B (Leasehold Improvements) of the Lease shall not be
147 applicable with respect to this Sublease or the Premises. Sublessor and Sublessee each agree to
148 observe and be bound by each and every covenant, condition and provision of the Lease insofar
149 as any such covenant, condition or provision affects the Premises or Sublessee’ s use thereof
150 Sublessee acknowledges that it has reviewed and is familiar with the Lease, and Sublessor
151 represents that the copy of the Lease attached hereto as Exhibit B is a true, correct and complete
152 copy of the Lease.

153 7. Covenants with Respect to the Lease. Except as otherwise expressly provided
154 herein, all acts to be performed and all of the terms and provisions to be observed by Sublessor
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155 with respect to the Premises, as Tenant under the Lease, shall be performed and observed by
156 Sublessee. Sublessee covenants and agrees that Sublessee shall not do anything that would
157 constitute a default under the Lease or omit to do anything that Sublessee is obligated to do
158 under the terms of this Sublease so as to cause a default under the Lease.

159 8. Utilities and Services. Notwithstanding anything to the contrary contained in this
160 Sublease, Sublessor shall not be obligated to perform for Sublessee any services of any nature
161 whatsoever or furnish to Sublessee or the Premises any utilities of any nature whatsoever,
162 including without limitation, heat, electricity, air conditioning, elevator service, cleaning,
163 window washing or trash removal services, however, Sublessor shall exercise reasonable efforts
164 to obtain such utilities and services for the Premises from the Landlord pursuant to and in
165 accordance with the terms of the Lease. Sublessee shall be responsible for any additional costs
166 incurred by Sublessor in connection with this Sublease, whether due to extra services provided to
167 Subles see or otherwise.

168 9. [Intentionally Omitted]

169 10. Parking. During the Term hereof, Sublessee shall have the right to purchase and
170 use, in common with other tenants of the Building and subject to and in accordance with the
171 terms of the Lease, three (3) parking spaces in the Parking Facility. Sublessee shall not have any
172 right to designate any parking spaces for reserved parking or use any parking spaces designated
173 for Sublessor’ s use as reserved parking.

174 11. Representations and Warranties; Broker.

175 (a) Each party represents and warrants to the other that it has the power and
176 authority to enter into this Sublease, and that this Sublease is the valid and binding obligation of
177 such party and is enforceable against it in accordance with its terms.

178 (b) Sublessor and Sublessee represent and warrant to each other that neither
179 has dealt with any broker in connection with this Sublease other than Jones Lang LaSalle
180 Brokerage Services, Inc., acting as Sublessor’ s broker (the “Broker”). Sublessee shall
181 indemnify and hold Sublessor harmless from and against any claim for brokerage or other
182 commissions asserted by any broker, agent or finder employed by Sublessee or with whom
183 Sublessee has dealt other than the Broker. Sublessor shall pay the Broker a commission in
184 connection with this Sublease pursuant to a separate written agreement between Sublessor and
185 the Broker.

186 12. Indemnification. Sublessee agrees to indemnify Sublessor and Landlord
187 (Sublessor and Landlord are herein collectively referred to as the “Indemnified Party”) against
188 and hold each Indemnified Party harmless from any loss, cost, liability or expense (including,
189 without limitation, reasonable attorneys’ fees and related disbursements) incurred by such
190 Indemnified Party by reason of(a) any injuries to persons or damage to property occurring in, on
191 or about the Premises, other than those arising from the negligence or willful misconduct of such
192 Indemnified Party, (b) any work or thing whatsoever done or condition created by Sublessee in,
193 on or about the Premises or the Building, (c) any act or omission of Sublessee, its agents,
194 contractors, servants, employees, invitees or licensees, or (d) any failure by Sublessee to perform
195 or observe any of the covenants and obligations required of Sublessee under this Sublease,
196 including without limitation, any breach of the Lease caused or permitted by Sublessee. In
197 addition to, and not in limitation of the foregoing, wherever the Sublessor as tenant under the
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198 Lease has agreed to indemnify the Landlord with respect to the Premises, so in this Sublease,
199 Sublessee likewise agrees to indemnify Sublessor and Landlord, however, only with respects to
200 acts and or omissions pertaining to Sublessee. Sublessee’ s obligations under this Section shall
201 survive the expiration or termination of this Sublease. Sublessee and Sublessor hereby further
202 agree that notwithstanding the foregoing indemnification, Sublessor’s and Sublessee’s
203 obligations to indemnify each other shall be limited to such liabilities arising from or related to
204 their respective acts, errors and omissions.

205 13. Default. Sublessor shall not be liable to Sublessee for any default of Landlord
206 under the Lease. Sublessee acknowledges and agrees that Sublessor shall not be responsible for a
207 breach of any of the representations and warranties of the Landlord under the Lease. In addition,
208 notwithstanding the incorporation of the terms of the Lease, Sublessor and Sublessee
209 acknowledge and agree that Sublessor is not responsible or liable for making any repairs or
210 restoration (including but not limited to the event of any casualty or condemnation) or otherwise
211 complying with any of Landlord’s obligations or providing any of the services and/or utilities
212 required to be provided by Landlord under the Lease, and that Sublessor’ s sole obligation with
213 respect thereto shall be to promptly make demand upon Landlord for the performance or cure of
214 the subject matter following Sublessor’ s receipt of Sublessee’ s request, and thereafter to use its
215 commercially reasonable good faith efforts to take such action as is reasonably required to
216 promptly cause Landlord to cure, cause the cure or obtain the cure of the subject default to the
217 extent provided herein. Sublessee shall not have any claim against Sublessor by reason of
218 Landlord’s failure or refusal to comply with any of the provisions of the Lease. This Sublease
219 shall remain in full force and effect notwithstanding Landlord’s failure or refusal to comply with
220 any such provisions of the Lease and Sublessee shall pay Rent and all other charges provided for
221 herein without any abatement, deduction or setoff whatsoever. Sublessee further covenants not to
222 take any action or do or perform any act or fail to perform any act which would result in the
223 failure or breach of any of the covenants, agreements, terms, provisions or conditions of the
224 Lease on the part of Sublessor thereunder.

225 14. Approvals and Consents. Notwithstanding anything to the contrary contained in
226 this Sublease, Landlord’s consent or approval shall be required for all matters under this
227 Sublease for which the approval or consent of Landlord is required under the Lease. Upon
228 execution and delivery of this Sublease by both parties, Sublessor shall promptly and diligently
229 seek Landlord’s consent to this Sublease. Sublessor shall have no obligation to pay any fee or
230 charge of any nature whatsoever other than customary and reasonable fees and charges which are
231 required to be paid under the Lease in connection with or as a condition to obtaining such
232 consent and shall suffer and incur no liability to Sublessee for its failure to obtain such consent.

233 15. Condition of the Premises; Sublessee’ s Alterations.

234 (a) On the Commencement Date, the Premises shall be delivered to Sublessee
235 in a condition substantially consistent with the Final Working Drawings (as defmed in the
236 Lease). Notwithstanding anything herein to the contrary, (i) any costs attributable to any change
237 in construction of the improvements requested by Sublessee and approved by Sublessor from the
238 plans prepared by Studios Architects dated November 5, 2015 shall be borne by Sublessee, and
239 (ii) any costs attributable to any change in construction of the improvements initiated by
240 Sublessor from the plans prepared by Studios Architects dated November 5, 2015 shall be borne
241 by Sublessor. Sublessee acknowledges that it enters into this Sublease without any
242 representations or warranties by Sublessor or Landlord, or anyone acting or purporting to act on
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243 behalf of Sublessor or Landlord, as to the present or future condition of the Premises or the
244 appurtenances thereto or any improvements therein or of the Building, except as specifically set
245 forth in this Sublease. It is further agreed that Sublessor shall have no obligation to perform any
246 other work in or for the benefit of the Premises.

247 (b) Notwithstanding anything to the contrary contained in the Lease,
248 Sublessee shall not make any alterations or changes to the Premises whatsoever, including,
249 without limitation, structural or non-structural changes, without the prior written consent of
250 Sublessor and Landlord, pursuant to and in accordance with the terms and conditions of the
251 Lease.

252 16. Time Limits. In the event Sublessee receives from Sublessor any notice to cure
253 any default hereunder or under the Lease which notice is based on a notice sent to Sublessor by
254 Landlord pursuant to the Lease, Sublessee shall cure such condition three (3) days prior to the
255 time required of Sublessor by Landlord for the cure thereof

256 17. Assignment and Subletting. Notwithstanding anything to the contrary contained
257 in the Lease, Sublessee, for itself; its successors and assigns, expressly covenants that it shall not
258 assign, whether by operation of law or otherwise, or pledge or otherwise encumber this Sublease,
259 or sublet all or any part of the Premises. Any attempted assignment or subletting shall be void
260 and of no force and effect. Sublessor reserves the right to transfer and assign its interest in and to
261 this Sublease to any entity or person whom shall succeed to Sublessor’ s interest in and to the
262 Lease.

263 18. Insurance.

264 (a) Sublessee shall obtain and keep in full force and effect during the Term
265 with regard to the Premises, at its sole cost and expense, commercial general public liability
266 insurance, property damage insurance, and fire and extended coverage insurance and any other
267 insurance coverage required to be obtained by Sublessor, as tenant under the Lease, and such
268 insurance coverage shall be in the nature and amounts set forth therein. Such insurance policies
269 shall name Sublessor and Landlord (and such other person as Sublessor may request by notice to
270 Sublessee from time to time) as additional insureds thereunder. Any reference to Landlord in
271 that provision of the Lease relating to the tenant’s insurance requirements shall include both
272 Sublessor and Landlord. Sublessee shall pay all premiums and charges for such insurance. If
273 Sublessee shall fail to obtain such insurance, Sublessor may, but shall not be obligated to, obtain
274 the same, in which event the amount of the premium paid shall be paid by Sublessee to Sublessor
275 upon Sublessor’ s demand therefor. Such amount shall be deemed additional rent hereunder and
276 shall be collectible by Sublessor in the same manner and with the same remedies as though said
277 sums were Monthly Base Rent reserved hereunder.

278 (b) On or before the date of this Sublease, Sublessee shall furnish to Sublessor
279 and Landlord certificates evidencing the aforesaid insurance coverage, and renewal certificates
280 shall be furnished to Sublessor and Landlord at least thirty (30) days prior to the expiration of
281 each policy for which a certificate was theretofore furnished. All insurance policies required of
282 Sublessee hereunder shall provide that Sublessor and Landlord will be given at least thirty (30)
283 days prior written notice of any cancellation or material change in the policy, or any other
284 expiration or defaults thereunder.

285 (c) Sublessee acknowledges that neither Landlord nor Sublessor will carry
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286 any insurance in favor of Sublessee, of Sublessee’ s furniture, fixtures, equipment,
287 improvements, appurtenances or other property of Sublessee in or about the Premises.

288 (d) Notwithstanding the foregoing, for so long as the initial named Sublessee
289 as specified in the opening paragraph of this Sublease remains the sole occupant of the Premises,
290 Tenant shall have the right to self-insure in lieu of obtaining the insurance described above.

291 19. Release and Waiver of Subrogation. Any property damage, fire or extended
292 coverage insurance policy obtained by Sublessee, and covering the Premises or the personal
293 property, fixtures and equipment located therein or thereon, shall contain an endorsement
294 pursuant to which the respective insurance companies waive subrogation against Landlord and
295 Sublessor. Sublessee hereby releases Sublessor and Landlord to the limits of the coverage of the
296 insurance policies required to be held by Sublessee under this Sublease with respect to any claim
297 (including a claim for negligence) which it might otherwise have against Sublessor and Landlord
298 for loss, damage or destruction with respect to its property.

299 20. Hold-Over. If Sublessee shall not immediately surrender the Premises at the end
300 of the Term, then Sublessee shall, by virtue of this Sublease, become a tenant at sufferance at a
301 monthly rental equal to twice the Monthly Base Rent plus any additional rent due under the other
302 terms of this Sublease, commencing with the first day following the end of the Term. Sublessee,
303 as a tenant at sufferance, shall be subject to all of the conditions and covenants of this Sublease
304 (including payment of additional rent) as though the tenancy had originally been a monthly
305 tenancy. During the holdover period, each party hereto shall give to the other at least thirty (30)
306 days written notice to quit the Premises, except in the event of nonpayment of Monthly Base
307 Rent or additional rent when due, or of the material breach of any other provision hereof by
308 Sublessee, in which event, Sublessee shall not be entitled to any notice to quit, the usual thirty
309 (30) days’ notice to quit being expressly waived. Without limiting the generality of Paragraph
310 12 above, and notwithstanding anything to the contrary contained in this Paragraph 20, Sublessee
311 specifically agrees to be responsible for, and indemnify and hold Sublessor harmless from and
312 against, all costs incurred by Sublessor under the Lease (including, without limitation, holdover
313 rent for the entire Prime Lease Premises, to the extent charged by Landlord) to the extent it
314 results from Sublessee’ s failure to surrender the Premises on the Expiration Date.

315 21. Notices.

316 (a) Any notice, demand or communication required or desired hereunder by
317 either party to the other shall be in writing and shall be given when personally delivered or three
318 (3) days after sent by certified or registered mail, first class, postage prepaid, or one (1) business
319 day after delivery to a recognized national overnight courier, to the party for whom intended (i)
320 prior to the Commencement Date, at the respective addresses of Sublessor and Sublessee first set
321 forth above, and (ii) from and after the Commencement Date, at the Building. Either party may,
322 by like written notice, designate a new address to which such notice, demand or communication
323 shall thereafter be given.

324 (b) Sublessee shall promptly after receipt thereof, furnish to Sublessor by
325 hand delivery a copy of any notice, demand or other communication received from Landlord
326 with respect to the Premises.

327 21. Landlord’s Consent.

328 (a) Sublessor and Sublessee each acknowledge and agree (i) that this Sublease
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329 is subject to, and will not be effective without the receipt of, the written consent of Landlord in
330 accordance with the terms of the Lease, and (ii) that Landlord’s consent to this Sublease shall not
331 create any contractual liability or duty on the part of Landlord to Sublessee, and shall not in any
332 manner increase, decrease or otherwise affect the rights and obligations of Landlord and
333 Sublessor, as landlord and tenant under the Lease, with respect to the Premises.

334 (b) This Sublease is subject and subordinate to the Lease and to the matters to
335 which the Lease is or shall be subordinate. In the event of the termination of the Lease, or the re
336 entry or dispossession of Sublessor, as tenant, by Landlord under the Lease, Landlord, at its
337 option, may either terminate this Sublease, in which case Sublessee shall peacefully vacate the
338 Premises, or require Sublessee to attorn to Landlord as its sublessor pursuant to the then
339 applicable terms of this Sublease for the remaining term hereof, except that Landlord shall not be
340 (i) liable for damages for any previous act or omission of Sublessor under this Sublease, (ii)
341 subject to any offset which theretofore accrued to Sublessee against Sublessor, or (iii) bound by
342 any previous modification of this Sublease not consented to in writing by Landlord or by a
343 previous prepayment of rent more than one month in advance.

344 23. Miscellaneous.

345 (a) This Sublease may not be extended, renewed, terminated (other than in
346 accordance with the terms hereof), or otherwise modified except by an instrument in writing
347 signed by the party against whom enforcement of any such modification is sought.

348 (b) It is understood and agreed that all understandings and agreements
349 heretofore had between the parties hereto are merged in this Sublease, which alone fully and
350 completely expresses their agreement. This Sublease has been entered into after full
351 investigation, neither party relying upon any statement, representation or warranty made by the
352 other not embodied in this Sublease.

353 (c) The section headings appearing herein are for purposes of convenience
354 only and are not deemed to be a part of this Sublease.

355 (d) The provisions of this Sublease shall be governed by and construed in
356 accordance with the laws of the District of Columbia. Any action or proceeding in connection
357 with any matter arising out of or in any way connected with this Sublease, Sublessee’ s use or
358 occupancy of the Premises, and/or any claim for injury or damage related thereto shall be
359 brought and maintained in the Federal District Court for the Federal District in which the
360 Building is located, or the applicable state court for the county in which the Building is located.

361 (e) Time is of the essence as to the obligations contained in this Sublease.

362 (f) Sublessor and Sublessee each hereby waive trial by jury in any action,
363 proceeding or counterclaim brought by either of them against the other in connection with any
364 matter arising out of or in any way connected with this Sublease, Sublessee’ s use or occupancy
365 of the Premises, and/or any claim for injury or damage.

366 (g) Sublessor and Sublessee each hereby agree that neither shall be permitted
367 to record this Sublease nor any memorandum nor assignment thereof.

368 [signatures appear on following page]

369
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